
 

 

 
 

REPORT TO THE HEARING OFFICER 
 

 
DATE ISSUED: August 20, 2024 

HEARING DATE: September 3, 2024 AGENDA ITEM: #5 

PROJECT NUMBER: PRJ2024-001206-(5) 
PERMIT NUMBER(S): Conditional Use Permit No. RPPL2024001805 
SUPERVISORIAL DISTRICT: 5  
PROJECT LOCATION: 25910 The Old Road  
OWNER: Valencia Market Place LLC 
APPLICANT: MOD Super Fast Pizza (California), LLC 
PUBLIC MEETINGS HELD:  N/A (Project is not subject to ISO) 

CASE PLANNER: Christopher Keating, Regional Planner  
CKeating@planning.lacounty.gov 

  
 
R E C OMME NDAT ION 
The following recommendation is made prior to the public hearing and is subject to change 
based upon testimony and/or documentary evidence presented at the public hearing: 
 
LA County Planning staff (“Staff”) recommends APPROVAL of Project Number PRJ2024-
001206-(5), Conditional Use Permit (“CUP”) No. RPPL2024001805, based on the Findings 
(Exhibit C – Findings) contained within this report and subject to the Draft Conditions of 
Approval (Exhibit D – Conditions of Approval). 
 
Staff recommends the following motion: 
 

I,  T HE  HE AR ING  OF F IC E R , C LOS E  T HE  P UB LIC  HE AR ING  AND F IND T HAT  T HE  
P R OJ E C T  IS  C AT E G OR IC ALLY  E X E MP T  P UR S UANT  T O S T AT E  AND LOC AL C E QA 
G UIDE LINE S . 

 
I,  T HE  HE AR ING  OF F IC E R , AP P R OVE  C ONDIT IONAL US E  P E R MIT  NO. 
R P P L2024001805 S UB J E C T  T O T HE  AT T AT C HE D F INDING S  AND C ONDIT IONS  
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PROJECT DESCRIPTION 
A. Entitlement(s) Requested 

• CUP to authorize the continued sale of beer and wine for on-site consumption (Type 
41) at an existing restaurant known as MOD Pizza located on a property in the C-3-DP 
(General Commercial – Development Program) Zone within the Newhall Zoned 
District pursuant to County Code Sections 22.20.030.C (Land Use Regulations for 
Zones C-H, C-1, C-2, C-3, C-M, C-MJ, and C-R, Use Regulations) and 22.140.030 
(Alcohol Beverage Sales). 

 
B. Project 

MOD Super Fast Pizza (California), LLC (“applicant”) requests a CUP to authorize the 
continued sale of beer and wine for on-site consumption (Type 41) at an existing 
restaurant known as MOD Pizza (“Project”), located at 25910 The Old Road (“Project 
Site”) within the C-3-DP Zone in the Newhall Zoned District. The requested hours of 
alcohol beverage are from 10:30 a.m. to 10:00 p.m. Sunday through Thursday and 10:30 
a.m. to 11:00 p.m. Friday through Saturday, same as the existing hours of operation. 
 
The Project Site is located at the northeast corner of The Old Road and Stevenson Ranch 
Parkway in a multi-tenant commercial development known as Valencia Marketplace 
(“Complex”), which is comprised of twenty-eight parcels, with the restaurant located on 
Assessor’s Parcel Number (“APN”) 2826-095-003. The subject parcel is rectangular and 
5.48 acres in size. The Complex is on the eastern side of The Old Road between Pico 
Canyon Road and Stevenson Ranch Parkway. The Complex spans multiple buildings and 
has a total of 717,723 square feet of commercial buildings on approximately 83.7 acres. 
The parking for the Complex consists of 3,813 parking spaces throughout the property. 
Overall, the Project Site is a linear shape with gently sloping topography throughout. The 
Project Site is accessible via The Old Road, which is designated a Major Highway on the 
County Master Plan of Highways. 
 
The floor plan depicts the proposed interior layout of the restaurant with an ordering 
counter, waiting area, dining areas, an outside patio, alcohol storage, and kitchen. 
 
MOD Pizza requires 46 parking spaces based on the approved occupancy load of 138 
people. Based on records from previously approved site plans for the Complex, a total of 
3,587 parking spaces are required for the existing uses and a total of 3,813 on-site parking 
spaces are provided for the Complex. 

SUBJECT PROPERTY AND SURROUNDINGS 
The following chart provides property data within a 500-foot radius: 
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LOCATION SANTA CLARITA 
VALLEY AREA 
PLAN LAND USE 
POLICY 

ZONING EXISTING USES 

SUBJECT 
PROPERTY 

CM (Major 
Commercial) 

C-3-DP Restaurants, Retail 

NORTH OS-PR (Parks and 
Recreation – Open 
Space) 

O-S (Open Space) Vacant Land 

EAST City of Santa Clarita City of Santa Clarita City of Santa Clarita 
SOUTH CM C-3-DP Restaurants, Retail 
WEST CG (General 

Commercial), H5 
(Residential 5 – 0 to 
5 Dwelling Units per 
Acre), H2 
(Residential 2 – 0 to 
2 Dwelling Units per 
Acre) 

C-3-DP, RPD-
5,000-6U 
(Residential 
Planned 
Development – 
5,000 Square Feet 
Minimum Required 
Lot Area – 6 
Dwelling Units per 
Net Acre), R-1 
(Single-Family 
Residence) 

Retail, Single-
Family Residences, 
Multifamily Housing 
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PROPERTY HISTORY 
A. Zoning History 

ORDINANCE NO. ZONING DATE OF ADOPTION 
7486 C-3 (General Commercial) November 14, 1958 
940066z C-3-DP August 23, 1994 

 
B. Previous Relevant Cases for APN 2826-095-003 

CASE NO. REQUEST DATE OF ACTION 
RCUP-CP92075 CUP to authorize the 83.7-

acre commercial complex, 
Valenica Marketplace 

Approved on September 20, 
1995 

RCUP-CP97183 ABC CUP to authorize the 
sale of beer and wine at the 
same tenant space 

Approved on March 3, 1998; 
Expired on March 9, 2008 

RCUP201000023 ABC CUP to authorize the 
sale of beer and wine at the 
same tenant space 

Approved on August 17, 
2010; Expired on June 17, 
2017 

RCUP201300097 ABC CUP to authorize the 
sale of beer and wine for 
MOD Pizza 

Approved November 19, 
2013; Expired on November 
19, 2023 

REA201300190 Revised Exhibit “A” 
(“REA”) for tenant 
improvements for MOD 
Pizza 

Approved on October 8, 
2013 

RCUP01300097 Modification to CUP 
Condition No. 32 to allow 
for alcoholic beverage 
sales in the outdoor dining 
area 

Approved on September 1, 
2015 

 
C. Violations 

CASE NO. VIOLATION CLOSED/OPEN 
RPZPE2019003441 ABC CUP Violations on 

Condition Nos. 19, 21, and 
24 

Opened June 24, 2019; 
Closed February 26, 2020 

RPZPE2023005492 Expired CUP for alcoholic 
beverage sales. This CUP 
abates the violation. 

Opened 
RPZPE2023005492 
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ANALYSIS 
A. Land Use Compatibility 

The Project Site is part of an 83.7-acre multi-tenant shopping center, consisting of multiple 
detached buildings, in the CM land use category of the Santa Clarita Valley Area Plan 
(“Area Plan”), a component of the General Plan. The CM land use designation is intended 
for large and intense commercial uses, such as regional shopping centers, and tourist and 
recreation-related commercial services as well as multifamily residences and residential 
and commercial mixed uses. The Project Site falls into this land use category. Specific 
allowable uses and development standards are determined by the underlying C-3-DP 
zoning designation. The C-3-DP Zone allows restaurants as well as alcoholic beverage 
sales for on-site consumption with a CUP, pursuant to County Code Section 22.20.030.C. 
The underlying use, the existing MOD Pizza restaurant, is regulated by the Development 
Program CUP No. 92075 and this subject CUP is only for the continued sale of beer and 
wine. 
 

B. Neighborhood Impact (Need/Convenience Assessment) 
The continued sale of alcoholic beverages for on-site consumption at the Project Site is 
appropriate and will not likely result in a nuisance situation. The restaurant will offer a full 
dining experience, and, across other locations of this restaurant chain, customers 
generally expect alcoholic beverages as a service option. 
 
There are three alcohol licenses within a 600-foot radius of the Project Site. Two 
restaurants, Chuck E. Cheese and Chili’s Grill & Bar, have on-site alcohol consumption; 
Vons Market has alcohol sales for off-site consumption. There is one sensitive use located 
nearby the restaurant; the Montessori of Stevenson Ranch is located approximately 250 
feet from MOD Pizza. The sensitive use is buffered by six other commercial tenant spaces 
and is located in a separate building from the MOD Pizza. There are no churches, parks, 
playgrounds, within the 600-foot radius. Alcoholic beverages will only be consumed within 
the restaurant’s premises, which includes the outdoor patio area. The Complex is a large, 
established, and well-maintained retail center that serves the Santa Clarita Valley area 
since the 1990s. The continued sale of alcoholic beverages at the restaurant is not likely 
to adversely impact the neighborhood. 
 
The Project Site is located in Crime Reporting District No. 664 and, in a report, dated June 
25, 2024, the California Department of Alcoholic Beverage Control (“ABC”) determined it 
is a high crime reporting district. The letter is attached as Exhibit J in the report to the 
Commission. The Complex concentrates a large share of the retail establishments in the 
Stevenson Ranch area. As such, the concentration of retail establishments tends to lead 
to a higher number of reported crimes in Crime Reporting District No. 664 compared to the 
average Crime Reporting District. Furthermore, the Sheriff recommends approval of this 
use, as the reported crimes for the Project Site have been routine in nature and the site 
has not been a problem location for the Sheriff. This needs to be balanced with the adverse 
effects of the easy availability of alcoholic beverages either too early or too late in the day 
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(see Exhibit K). Because of these, staff believes that the public convenience and necessity 
of selling beer and wine at the Project Site can be established for the hours of 10:30 a.m. 
to 10:00 p.m. Sunday through Thursday and 10:30 a.m. to 11:00 p.m. Friday through 
Saturday, same as the existing hours of operation. 
 

C. Design Compatibility 
The building containing the subject restaurant was built as part of the larger commercial 
development authorized by CUP No. 92075 that was approved by the County Board of 
Supervisors on September 20, 1995, and multiple subsequent ministerial cases for tenant 
improvements and REA submittals were approved since then. REA No. 201300190 
authorized on November 20, 2013 approved tenant improvements for MOD Pizza. The 
exterior appearance of the structure will not change as a result of the Project and is 
compatible with other buildings in the commercial development in the surrounding area. 
The building exterior is well maintained and clean. 

 
GENERAL PLAN/COMMUNITY PLAN CONSISTENCY 
The Project is consistent with applicable goals and policies of the General Plan and Area Plan.  
Consistency findings can be found in the attached Findings (Exhibit C – Findings).  
 
ZONING ORDINANCE CONSISTENCY 
The Project complies with all applicable zoning requirements. Consistency findings can be 
found in the attached Findings (Exhibit C – Findings). 
 
BURDEN OF PROOF 
The applicant is required to substantiate all facts identified by Sections 22.158.050.B 
(Conditional Use Permits, Findings and Decision – Findings) and 22.140.030.F (Alcohol 
Beverage Sales, Findings) of the County Code.  The Burden of Proof form with applicant’s 
responses is attached (Exhibit E – Applicant’s Burden of Proof).  Staff is of the opinion that 
the applicant has met the burden of proof required findings. 
 
ENVIRONMENTAL ANALYSIS 
Staff recommends that this Project qualifies for a Categorical Exemption (Class 1, Existing 
Facilities) under the California Environmental Quality Act (“CEQA”) Section 15301 and the 
Los Angeles County Environmental Guidelines. The Project involves the continued sale of 
alcoholic beverages in an existing restaurant without any modifications to the building. The 
project does not result in cumulative impacts, is not near a scenic highway, is not included on 
a list of hazardous waste sites, does not impact historic resources, and does not result in other 
significant effects on the environment. Therefore, no exceptions to the exemptions are 
applicable and staff recommends that the Hearing Officer determine that the project is 
categorically exempt from CEQA. An environmental determination (Exhibit F – 
Environmental Determination) was issued for the Project. 
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COMMENTS RECEIVED 
A. County Department Comments and Recommendations

County Sheriff’s Department (“Sheriff”), in a letter dated May 29, 2024, recommended
approval of this CUP. The letter was accompanied by a report of calls received by the
Sheriff for the address during the past five years. All calls for service are considered routine 
in nature. Sheriff recommended the CUP for approval without comment. A copy of the
letter is attached for reference (Exhibit I).

B. Other Agency Comments and Recommendations
ABC, in a letter dated June 25, 2024, indicated that there are 18 on-site alcohol licenses
in this census tract (9203.26), while up to seven (7) such license is allowed. There is an 
over-concentration of alcoholic beverage sales for on-site consumption in the area as
determined by ABC. The letter also indicates that the Project Site is located within a High
Crime Reporting District, as defined and determined by ABC. A copy of the letter is
attached for reference (Exhibit J).

C. Public Comments
Staff has not received any comments at the time of report preparation.

Report 
Reviewed By: 

Samuel Dea, Supervising Regional Planner

Report 
Approved By: 

Susan Tae, Assistant Deputy Director 

LIST OF ATTACHED EXHIBITS
EXHIBIT A Plans 
EXHIBIT B Project Summary Sheet
EXHIBIT C Draft Findings 
EXHIBIT D Draft Conditions of Approval
EXHIBIT E Applicant’s Burden of Proof
EXHIBIT F Environmental Determination 
EXHIBIT G Informational Maps 
EXHIBIT H Photos
EXHIBIT I Sheriff Letter 
EXHIBIT J ABC Report
EXHIBIT K Reference Documents
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1. “Effectiveness of Policies Restricting Hours of Alcohol Sales in Preventing 
Excessive Alcohol Consumption and Related Harms”. US National Library of 
Medicine National Institutes of Health. 2010. 
https://www.ncbi.nlm.nih.gov/pubmed/21084080  

2. “International alcohol control study: pricing data and hours of purchase predict 
heavier drinking”. US National Library of Medicine National Institutes of Health. 
https://www.ncbi.nlm.nih.gov/pubmed/24588859 

3. “How To Use Local and Land Use Powers to Prevent Underage Drinking”. 
Pacific Institute for Research and Evaluation, August 2013 
(https://www.ojp.gov/ncjrs/virtual-library/abstracts/how-use-local-regulatory-
and-land-use-powers-prevent-underage) 

 

https://www.ncbi.nlm.nih.gov/pubmed/21084080
https://www.ncbi.nlm.nih.gov/pubmed/24588859
https://www.ojp.gov/ncjrs/virtual-library/abstracts/how-use-local-regulatory-and-land-use-powers-prevent-underage
https://www.ojp.gov/ncjrs/virtual-library/abstracts/how-use-local-regulatory-and-land-use-powers-prevent-underage
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1. VENDOR TO PROVIDE NEW  NEW WALL COVER. GC TO
VERIFY IN FIELD EXACT LENGTH PRIOR TO ORDERING
AND INSTALLATION.  SEE DETAIL 2/A112.

2. VENDOR  TO PROVIDE NEW HOT ROLLED STEEL CORNER
GUARDS AT RIGHT ANGLE CORNERS.  SEE CASEWORK
SCHEDULE FOR SPECIFICATIONS.

3. G.C TO REMOVE AND DISPOSE EXISTING MOD BADGE.
AND INSTALL NEW MOD BADGE AS NOTED ON ELEVATION
SHEET A-204 AND IN MOD GRAPHIC INSTALLATION GUIDE.

4. GC TO REMOVE EXISTING WOF. PATCH, REPAIR AND
PREP WALL TO ACCEPT NEW VENDOR SUPPLIED AND
INSTALLED WOF. SEE MOD GRAPHICS PACKAGE AND
INSTALLATION GUIDE. INSTALL WALL COVERING TO 36"
BELOW.

5. VENDOR TO INSTALL CUSTOM GRAPHIC LOCALIZED ART.
SEE MOD GRAPHICS PACKAGE AND INSTALLATION GUIDE.

6. GC TO REMOVE AND DISPOSE OF EXISTING COMMUNITY
BOARD.

7. GC TO REFINISH BEVERAGE PANELS. SEE FINISH
SCHEDULE.

8. GC TO REMOVE MOD STRIPES AND CLEAN TO LIKE-NEW
CONDITION. VERIFY EXTENT IN FIELD.

9. NOT USED.

10. DEMO AND DISPOSE OF EXIST. TABLE TOP AND REPLACE
W/ NEW TABLE TOP FINISH,  ADD NEW STOOLS OR
CHAIRS.  SEE FURNITURE SCHEDULE- G.C. TO INSTALL
NEW  TABLE HARDWARE.

11. GC TO REMOVE AND DISPOSE OF EXISTING  TABLES AND
CHAIRS AND INSTALL NEW BOOTH SEATING. SEE
FURNITURE SCHEDULE.

12. GC TO REFINISH EXISTING ENGINE PANELS.

13. GC TO INSTALL NEW ACCENT WALL. SEE FINISH
SCHEDULE AND A204.

14. GC TO REPLACE EXISTING RESTROOM MIRRORS WITH
STANDARD. SEE DETAIL 3/A-112.

15. GC TO ADD UNDERCOUNTER EXPO FRIDGE.

16. REMOVE AND REPLACE EXISTING EXTERIOR TRASH
CART WITH NEW MOD SUPPLIED TRASH CART.

17. GC TO INSTALL NEW INTERIOR TRASH CART. SEE
FURNITURE SCHEDULE.

18. GC TO INSTALL NEW QUEUE RAIL. SEE CASEWORK
SCHEDULE.

19. INSTALL NEW BOLT DOWN BASES ON EXISTING
COMMUNITY TABLE TOP; ADD NEW STOOLS.

20. VENDOR  TO INSTALL NEW GRAPHIC POSTER. SEE MOD
GRAPHICS PACKAGE AND INSTALLATION GUIDE.

GENERAL NOTES:
A. NUMERICAL NOTES NOT LISTED ARE NOTE USED.

B. ALL GRAPHICS ARE INSTALLED BY VENDOR UNLESS
OTHERWISE NOTED. SEE MOD GRAPHIC INSTALLATION
GUIDE FOR REFERENCE.

C. GENERAL CONTRACTOR TO VERIFY  ALL DIMENSIONS AND
CONDITIONS. NOTIFY MOD CM OF ANY DISCREPANCIES
PRIOR TO CONSTRUCTION.

D. REFER TO SHEET A-001 FOR SCOPE OF WORK
INFORMATION AS DESIGNATED BY     #     SYMBOL.
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PROJECT SUMMARY 

PROJECT NUMBER HEARING DATE  
PRJ2024-001206-(5) September 3, 2024  
REQUESTED ENTITLEMENT(S)    
Conditional Use Permit (“CUP”) No. RPPL2024001805 
 

 

OWNER / APPLICANT MAP/EXHIBIT DATE  
Valencia Marketplace LLC September 25, 2018  

PROJECT OVERVIEW  
The applicant requests a CUP to authorize the continued sale of beer and wine for on-site consumption (Type 41) 
at an existing restaurant named MOD Pizza, located at 25910 The Old Road within the C-3-DP (General 
Commercial – Development Program) Zone in the Newhall Zoned District. The requested hours of alcohol 
beverage sales are from 10:30 a.m. to 10:00 p.m. Sunday through Thursday and 10:30 a.m. to 11:00 p.m. Friday 
through Saturday.  

 

LOCATION ACCESS  
25910 The Old Road  The Old Road  

ASSESSORS PARCEL NUMBER(S) SITE AREA  
2826-095-003 5.5 Acres  

AREA PLAN ZONED DISTRICT PLANNING AREA 
Santa Clarita Valley Newhall                                                 Santa Clarita Valley  

LAND USE DESIGNATION ZONE  
CM (Major Commercial) C-3-DP  

PROPOSED UNITS MAX DENSITY/UNITS COMMUNITY STANDARDS DISTRICT  
NA NA NA  

ENVIRONMENTAL DETERMINATION (CEQA)  
Class 1, Existing Facilities  

KEY ISSUES  
• Consistency with the General Plan and Santa Clarita Valley Area Plan 
• Satisfaction of the following portions of Title 22 of the Los Angeles County Code: 

o 22.20.050 (Development Standards for Zones C-H, C-1, C-2, C-3, and C-M) 
o 22.158.050.B (CUP Findings and Decision, Findings) 
o 22.140.030 (Alcoholic Beverage Sales) 

 

CASE PLANNER: PHONE NUMBER: E-MAIL ADDRESS:  

Christopher Keating 
Regional Planner 

(213) 647 - 2467 CKeating@planning.lacounty.gov  

 

e682018
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EXHIBIT B - PROJECT SUMMARY
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LOS ANGELES COUNTY 
DEPARTMENT OF REGIONAL PLANNING 

DRAFT FINDINGS OF THE HEARING OFFICER 
AND ORDER 

PROJECT NO. PRJ2024-001206-(5) 
CONDITIONAL USE PERMIT NO. RPPL2024001805 

 

RECITALS 

1. HEARING DATE(S). The Los Angeles County (“County”) Hearing Officer conducted 
a duly noticed public hearing in the matter of Conditional Use Permit (“CUP”) No. 
RPPL2024001805 on September 3, 2024. 
 

2. HEARING PROCEEDINGS.  To be updated after the hearing. 
 

3. ENTITLEMENT(S) REQUESTED. The permittee, MOD Super Fast Pizza (California), 
LLC ("permittee"), requests the CUP to authorize the continued sale of beer and wine 
for on-site consumption (Type 41) at an existing restaurant known as MOD Pizza 
(“Project”) on a property located at 25910 The Old Road in the unincorporated 
community of Stevenson Ranch ("Project Site") the C-3-DP (General Commercial – 
Development Program) Zone pursuant to Los Angeles County Code ("County Code") 
Sections 22.20.030.C (Land Use Regulations for Zones C-H, C-1, C-2, C-3-, C-M, C-
MJ, and C-R, Use Regulations) and 22.140.030 (Alcohol Beverage Sales). The 
requested hours of alcohol beverage are from 10:30 a.m. to 10:00 p.m. Sunday through 
Thursday and 10:30 a.m. to 11:00 p.m. Friday through Saturday, same as the existing 
hours of operation. 
 

4. LOCATION.  The Project is located at 25910 The Old Road within the Newhall Zoned 
District and Santa Clarita Valley Planning Area.  

 
5. PREVIOUS ENTITLEMENT(S).  CUP No. 92075 was approved on September 20, 

1995, by the County Board of Supervisors to authorize the construction of the 83.7-
acre commercial complex, Valencia Marketplace (“Complex”). CUP No. 97-183 
approved the sale of beer and wine at the same tenant space on March 3, 1998, and 
was consecutively reauthorized by CUP No. RCUP201000023 on August 17, 2010 and 
CUP No. RCUP01300097 on November 19, 2013. Revised Exhibit “A” (“REA”) No. 
REA201300190 approved the tenant improvements for the MOD Pizza on October 8, 
2013.  A Modification to CUP No. 201300097 was approved on September 1, 2015 to 
authorize the sale of alcoholic beverages on the outdoor dining patio by eliminating 
Condition No. 32. CUP No. RCUP01300097 expired on November 29, 2023. 
 

6. LAND USE DESIGNATION.  The Project Site is located within the CM (Major 
Commercial) land use category of the Santa Clarita Valley Area Plan (“Area Plan”) 
Land Use Policy Map, a component of the County General Plan. 
 

7. ZONING.  The Project Site is located in the Newhall Zoned District and is currently 
zoned C-3-DP. Pursuant to County Code Section 22.20.030.C a CUP is required for 
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alcoholic beverage sales, in compliance with County Code Section 22.140.030.F 
(Alcoholic Beverage Sales, Findings for Uses Subject to CUP), in the C-3 Zone. 
 

8. SURROUNDING LAND USES AND ZONING 
The following chart provides property data within a 500-foot radius: 
 

LOCATION AREA PLAN LAND 
USE POLICY 

ZONING EXISTING USES 

NORTH OS-PR (Parks and 
Recreation – Open 
Space) 

O-S (Open Space) Vacant Land 

EAST City of Santa Clarita City of Santa Clarita City of Santa Clarita 
SOUTH CM C-3-DP Restaurants, Retail 
WEST CG (General 

Commercial), H5 
(Residential 5 – 0 to 
5 Dwelling Units per 
Acre), H2 
(Residential 2 – 0 to 
2 Dwelling Units per 
Acre) 

C-3-DP, RPD-
5,000-6U 
(Residential 
Planned 
Development – 
5,000 Square Feet 
Minimum Required 
Lot Area – 6 
Dwelling Units per 
Net Acre), R-1 
(Single-Family 
Residence) 

Retail, Single-
Family Residences, 
Multifamily Housing 

 
 

9. PROJECT AND SITE PLAN DESCRIPTION. 
 
A. Existing Site Conditions 

The Project Site is located at the northeast corner of The Old Road and Stevenson 
Ranch Parkway in a multi-tenant commercial development known as Valencia 
Marketplace (“Complex”), which is comprised of twenty-eight parcels, with the 
restaurant located on Assessor’s Parcel Number (“APN”) 2826-095-003. The 
subject parcel is rectangular and 5.48 acres in size. The Complex is on the eastern 
side of The Old Road between Pico Canyon Road and Stevenson Ranch Parkway. 
The Complex spans multiple buildings and has a total of 717,723 square feet of 
commercial buildings on approximately 83.7 acres. The parking for the Complex 
consists of 3,813 parking spaces throughout the property. Overall, the Project Site 
is a linear shape with gently sloping topography throughout. The Project Site is 
accessible via The Old Road, which is designated a Major Highway on the County 
Master Plan of Highways. 
 

B. Site Access 
The Project Site is accessible via The Old Road to the west. Primary access to the 
Project Site will be via an entrance/exit on The Old Road. The Old Road is 
designated a Major Highway on the County Master Plan of Highways. 
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C. Site Plan 
The Site Plan depicts the Project Site along with the rest of the Complex. The 
Project Site is in the northeast section of the Complex near Stevenson Ranch 
Parkway. There are six other tenants located within the same building as MOD 
Pizza. The floor plan depicts the existing interior layout of the restaurant with an 
ordering counter, dining areas, an outside patio, men and women’s restrooms, 
alcohol storage, and kitchen. 

D. Parking 
MOD Pizza requires 46 parking spaces based on the approved occupancy load of 
138 people. Based on records from previously approved site plans for the Complex, 
a total of 3,587 parking spaces are required for the existing uses and a total of 3,813 
on-site parking spaces are provided for the Complex. 

10. CEQA DETERMINATION. Prior to the Hearing Officer’s public hearing on the Project, 
County Department of Regional Planning (“LA County Planning”) staff determined that 
the Project qualifies for a Categorical Exemption (Class 1, Existing Facilities) under the 
California Environmental Quality Act (“CEQA”) Section 15301 and the County 
environmental guidelines. The Project involves the continued sale of alcoholic 
beverages in an existing restaurant without any modifications to the building. No 
development is proposed in a Significant Ecological Area or other designated 
environmental resource area. The project does not result in cumulative impacts, is not 
near a scenic highway, is not included on a list of hazardous waste sites, does not 
impact historic resources, and does not result in other significant effects on the 
environment. Therefore, no exceptions to the exemptions are applicable and the 
Project is exempt from CEQA. 
 

11. PUBLIC COMMENTS.  Staff has not received any comments at the time of report 
preparation. 
 

12. LEGAL NOTIFICATION. Pursuant to Section 22.222.120 (Public Hearing) of the 
County Code, the community was properly notified of the public hearing by mail, and 
newspapers (SCV Signal), and property posting. Additionally, the Project was noticed 
and case materials were available on LA County Planning's website.  On July 25, 2024, 
a total of 202 Notices of Public Hearing were mailed to all property owners as identified 
on the County Assessor's record within a 1,000-foot radius from the Project Site, as 
well as 23 notices to those on the courtesy mailing list for the Newhall Zoned District 
and to any additional interested parties. 

 

GENERAL PLAN CONSISTENCY FINDINGS 

13. LAND USE POLICY. The Hearing Officer finds that the Project is consistent with 
the goals and policies of the Area Plan because the CM land use designation is 
intended to promote the development of regional focal points for commercial, 
entertainment, and cultural uses serving the general public and drawing from a 
large market area. The proposed project is for the continued sale of alcoholic 
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beverages at an existing restaurant, which is consistent with the underlying land 
use category of the Area Plan.  

 
14. GOALS AND POLICIES.  The Hearing Officer finds that the Project is consistent with 

the goals and policies of the General Plan applicable to the proposed project: 
 
a.  General Plan Land Use Policy LU 5.2: “Encourage a diversity of commercial 

and retail services, and public facilities at various scales to meet regional and 
local needs.”  

 
The Project serves the area beyond the immediate vicinity as a restaurant 
offering full-service dining with alcoholic beverage options and contributing to 
the diversity in the available dining options that serve the immediate and 
surrounding communities. 

 
b. Area Plan Land Use Policy LU-1.2.2: “In Valencia, promote business 

development, job creation, and expansion of regional commercial, civic, 
cultural, and entertainment uses, to create a vibrant Town Center serving as a 
community focal point for the entire Santa Clarita Valley.”  

 
The Project is located at a major commercial center adjacent to the Freeway and 
major highway (Interstate 5 Freeway and The Old Road, respectively). The 
Project adds to the diverse dining options in the commercial center, which 
serves as a major business and shopping destination for the area and 
contributes to the growth of the Santa Clarita Valley. 

 
c. Area Plan Land Use Policy LU-4.1.2: “Promote creation of village commercial 

centers throughout the Santa Clarita Valley to meet the local and convenience 
needs of residents.” 

 
The Project is located adjacent to both the major commercial center and various 
types of residential areas. It serves to meet the local and regional needs of 
residents by providing additional dining and beverage options.   

 
d. Area Plan Land Use Policy LU-4.1.4: “Promote economic opportunity for all 

segments of the community, including small businesses and new businesses.”  
 

The Project is a restaurant chain operating in the Santa Clarita Valley and 
throughout the Southern California area. The Project’s operation and continued 
sale of alcohol beverages as a service option for dining will sustain economic 
activity for the restaurant as well as for the shopping center which directly 
benefits the local employment market. 
 

ZONING CODE CONSISTENCY FINDINGS  

15. PERMITTED USE IN ZONE.  The Hearing Officer finds that the Project is consistent 
with the C-3-DP zoning classification as sale of alcohol for on-site consumption at a 
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restaurant is permitted in such zone with a CUP pursuant to County Code Section 
22.20.030.C. 
 

16. REQUIRED YARDS.  The Hearing Officer finds that the Project is consistent with the 
standards identified in County Code Section 22.20.040 (Development Standards for 
Commercial Zones). While the Project is a request for alcohol sales for on-site 
consumption, the structure conforms with development standards, and it was 
constructed as approved by CUP No. 92075. 

 
17. HEIGHT.  The Hearing Officer finds that the Project is consistent with the 35-foot 

maximum height standard identified in County Code Section 22.20.040. While the 
Project is a request for alcoholic beverage sales for on-site consumption, the structure 
conforms with development standards, and it was constructed as approved by CUP 
No. 92075. 

 
18. PARKING.  The Hearing Officer finds that the Project is consistent with the standard 

identified in County Code Chapter 22.112 (Parking). While the Project is a request for 
alcoholic beverage sales for on-site consumption, the existing restaurant requires 46 
parking spaces based on the approved occupancy load of 138. The total number of 
parking spaces required for commercial center is 3,587 and 3,813 parking spaces are 
provided. 

 
19. SIGNS.  The Hearing Officer finds that the Project is consistent with the standard 

identified in County Code Section 22.114.020 (Signs). While the Project is a request for 
alcoholic beverage sales for on-site consumption, the existing wall signs for MOD 
Pizza were approved by Plot Plan No. RPP-201301111 on October 3, 2013. 

 
20. ALCOHOLIC BEVERAGE SALES. The Hearing Officer finds that the Project is 

consistent with the findings identified in County Code Section 22.140.030 (Alcoholic 
Beverage Sales, Additional Findings), which are further discussed below, under 
“Supplemental Findings – Alcoholic Beverage Sales” section. There are no 
development standards in this County Code Section for sale of alcoholic beverages for 
on-site consumption. 
 

CONDITIONAL USE PERMIT FINDINGS 

21. The Hearing Officer finds that the proposed use with the attached conditions will 
be consistent with the adopted General Plan. The proposed continued sale of 
alcoholic beverages for on-site consumption at the existing restaurant is consistent 
with the adopted General Plan. Pursuant to County Code Section 22.20.030.C, 
alcoholic beverage sales are allowed in the C-3-DP Zone with a CUP. The CM land use 
designation is intended for commercial businesses, such as restaurants, which serve 
residents locally and across the region. The proposed continued sale of alcohol is 
consistent with the CM land use designation. 
 

22. The Hearing Officer finds that the proposed use at the site will not adversely 
affect the health, peace, comfort, or welfare of persons residing or working in the 
surrounding area; will not be materially detrimental to the use, enjoyment, or 
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valuation of property of other persons located in the vicinity of the site; and will 
not jeopardize, endanger, or otherwise constitute a menace to the public health, 
safety, or general welfare. Alcoholic beverage consumption will only take place 
within the restaurant and will not adversely affect the people and businesses in the 
surrounding area. There is one sensitive use located nearby the restaurant; the 
Montessori of Stevenson Ranch is located approximately 250 feet from MOD Pizza. 
The sensitive use is buffered by six other commercial tenant spaces and is located in a 
separate building from the MOD Pizza. There are no places of religious worship, parks, 
playgrounds, or other sensitive uses within a 600-foot radius of the Project Site. The 
proposed continuation of alcohol sales will not adversely affect the health, peace, 
comfort, or welfare of residents in the surrounding area. 
 

23. The Hearing Officer finds that the proposed site is adequate in size and shape to 
accommodate the yards, walls, fences, parking and loading facilities, 
landscaping and other development features prescribed in Title 22, or as is 
otherwise required in order to integrate said use with the uses in the surrounding 
area. While the Project is a request for the continuation of alcohol sales for on-site 
consumption, the building containing the subject restaurant was built as part of the 
larger commercial development approved by CUP No. 92075 and the tenant 
improvements for MOD Pizza approved by REA No. 201300190. The exterior 
appearance of the structure will not change as a result of the CUP and is compatible 
with other building in the area. The building exterior is well maintained and clean.  

 
24. The Hearing Officer finds that the proposed site is adequately served by 

highways or streets of sufficient width and improved as necessary to carry the 
kind and quantity of traffic such use would generate, and by other public or 
private service facilities as are required. The subject restaurant is accessible from 
The Old Road to the west. The Old Road is designated as a Major Highway on the 
County Master Plan of Highways, with 100 feet of right-of-way width and the 
continuation of alcohol sales is unlikely to generate significant traffic to the existing 
restaurant as the segment of The Old Road along the Project Site was improved to 
accommodate the Complex authorized by CUP No. 92075. 
 

SUPPLEMENTAL FINDINGS – ALCOHOL BEVERAGE SALES 

25. The Hearing Officer finds that the requested use at the proposed location will not 
adversely affect the use of a place used exclusively for religious worship, school, 
park, playground, or any similar use within a 600-foot radius.  Alcoholic beverage 
consumption will only take place within the restaurant and will not adversely affect the 
people and businesses in the surrounding area. There is one sensitive use located 
nearby the restaurant; the Montessori of Stevenson Ranch is located approximately 
250 feet from MOD Pizza. The sensitive use is buffered by six other commercial tenant 
spaces and is located in a separate building from the MOD Pizza. The alcoholic 
beverage sales at this location was approved since 1998 and there is no known issues 
associated with the previous and current operator. The request does not deviate to the 
hours of sale and permit type from previous approvals. There are no other places of 
religious worship, parks, playgrounds, or other sensitive uses within a 600-foot radius 
of the Project Site.  
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26. The Hearing Officer finds that the requested use at the proposed location is 

sufficiently buffered in relation to any residential area within the immediate 
vicinity, so as not to adversely affect said area.  There is a sufficient buffer from the 
proposed continuation of alcohol sales at an existing restaurant and the residential 
land uses within a 600-foot radius of the Project Site. All residential land uses are on 
the other side of The Old Road to the west, a designated Major Highway.  Both the width 
and configuration of The Old Road will continue to provide buffering between the 
premise and the nearby residences.   

 
27. The Hearing Officer finds that the requested use at the proposed location will not 

adversely affect the economic welfare of the nearby community.  MOD Pizza was 
previously approved for the sale of alcoholic beverages for on-site consumption 
authorized by CUP No. RPPL 201300097 in November 2013 and expired in November 
2023. The ongoing sale of alcoholic beverages may contribute to sustaining the 
economic activity in the community as the commercial uses in the area attract 
customers from a wider geographic area and travelers along Interstate 5 Freeway. 

 
28. The Hearing Officer finds that the exterior appearance of the structure will not be 

inconsistent with the exterior appearance of commercial structures already 
constructed or under construction within the immediate neighborhood, so as to 
cause blight, deterioration, or substantially diminish or impair property values 
within the neighborhood.  While the Project is a request for the continuation of alcohol 
sales for on-site consumption, the building containing the subject restaurant was built 
as part of the larger commercial development approved by CUP No. 92075 and the 
tenant improvements for MOD Pizza was approved by REA No. 201300190. The 
requested Project does not propose any changes to the building in this CUP 
application. The existing exterior structure is consistent with the design and 
appearance of other buildings in the Complex. The building is clean and well 
maintained, its appearance and condition will not likely to impact property value of the 
neighborhood negatively. 

 
29. The Hearing Officer finds that even though the proposed sale of alcohol would 

occur at a site within a high crime reporting district or in an area of undue 
concentration, pursuant to the California Alcoholic Beverage Control Act and the 
regulations adopted under that Act, or that the use selling alcoholic beverages 
for on-site consumption is proposed within a 600-foot radius of another use 
selling alcoholic beverages for on-site consumption, the sale of alcohol at the 
subject property contributes to the public convenience or necessity.  There are 
two locations that sell alcoholic beverages for on-site consumption and one location 
that sells alcoholic beverages for off-site consumption within a 600-foot radius of the 
Project Site. The Complex attracts many customers from the Santa Clarita Valley 
region. The restaurant is likely to continue to serve customers who visit other retail or 
service businesses in the vicinity as well as travelers along the Interstate 5 Freeway. 
The Complex is a regional commercial area that attracts travelers and serves the 
residents of neighboring census tracts to Census Tract 9203.26, justifying the undue 
concentration of alcohol sales. The Complex has a high number of restaurants and 
food service tenants are likely to sell alcohol to enhance their customers’ experience. 
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Furthermore, the subject tenant space has been authorized to sell alcoholic beverages 
since 1998 with three prior CUP approvals and continuation of alcohol sales would 
continue to contribute to the public convenience. The area around the Project Site – 
The Complex – is a dense commercial area, attracting many customers from the Santa 
Clarita Valley region and beyond. The restaurant is likely to serve customers who visit 
other retail or service businesses in the vicinity as well as travelers along the Interstate 
5 Freeway, thereby enhancing the economic viability of the area. The Project Site is 
located in a regional commercial area that attracts travelers and serves the residents 
of neighboring areas. The Project Site includes retail, supermarkets, restaurants, and 
other commercial uses within walking distance and is therefore a convenient location 
for nearby residents and visitors to enjoy a meal, potentially including alcoholic 
beverages. The subject restaurant is in a well-maintained building that will help to 
maintain the aesthetic character of the area and will have a pleasant ambiance for 
diners. The serving of alcoholic beverages will provide a convenience for customers 
who choose to have alcoholic beverages with their meals. The Project Site is located 
in Crime Reporting District No. 664 and, in a report, dated June 25, 2024, the California 
Department of Alcoholic Beverage Control (“ABC”) determined it is a high crime 
reporting district. The letter is attached as Exhibit J in the report to the Commission. 
The Complex concentrates a large share of the retail establishments in the Stevenson 
Ranch area. As such, the concentration of retail establishments tends to lead to a 
higher number of reported crimes in Crime Reporting District No. 664 compared to the 
average Crime Reporting District. Furthermore, the Sheriff recommends approval of 
this use, as the reported crimes for the Project Site have been routine in nature and the 
site has not been a problem location for the Sheriff. This needs to be balanced with the 
adverse effects of the easy availability of alcoholic beverages either too early or too late 
in the day (see Exhibit K). Because of these, staff believes that the public convenience 
and necessity of selling beer and wine at the Project Site can be established for the 
hours of 10:30 a.m. to 10:00 p.m. Sunday through Thursday and 10:30 a.m. to 11:00 
p.m. Friday through Saturday, same as the existing hours of operation.  

 

ENVIRONMENTAL FINDINGS 

30. The Hearing Officer finds that the Project is exempt from the California Environmental 
Quality Act pursuant to State CEQA Guidelines Section 15301 (Class 1, Existing 
Facilities).The Project involves the continuation of the sale of alcoholic beverages in an 
existing restaurant without any modifications to the building. No development is 
proposed in a Significant Ecological Area or other designated environmental resource 
area. The project does not result in cumulative impacts, is not near a scenic highway, 
is not included on a list of hazardous waste sites, does not impact historic resources, 
and does not result in other significant effects on the environment. Therefore, no 
exceptions to the exemptions are applicable and the Project is exempt from CEQA. 
 

ADMINISTRATIVE FINDINGS 

31. LOCATION OF DOCUMENTS.  The location of the documents and other materials 
constituting the record of proceedings upon which the Hearing Officer’s decision is 
based in this matter is at LA County Planning, 13th Floor, Hall of Records, 320 West 
Temple Street, Los Angeles, California 90012. The custodian of such documents and 
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materials shall be the Section Head of the North County Development Services 
Section, LA County Planning.   

BASED ON THE FOREGOING, THE HEARING OFFICER CONCLUDES THAT: 

A. The proposed use with the attached conditions will be consistent with the adopted 
General Plan. 
 

B. The proposed use at the site will not adversely affect the health, peace, comfort or 
welfare of persons residing or working in the surrounding area, will not be materially 
detrimental to the use, enjoyment or valuation of property of other persons located in 
the vicinity of the site, and will not jeopardize, endanger or otherwise constitute a 
menace to the public health, safety or general welfare. 

 
C. The proposed site is adequate in size and shape to accommodate the yards, walls, 

fences, parking and loading facilities, landscaping and other development features 
prescribed in Title 22, or as is otherwise required in order to integrate said use with 
the uses in the surrounding area. 

 
D. The proposed site is adequately served by highways or streets of sufficient width and 

improved as necessary to carry the kind and quantity of traffic such use would 
generate, and by other public or private service facilities as are required. 

 
E. The requested use at the proposed location will not adversely affect the use of a place 

used exclusively for religious worship, school, park, playground, or any similar use 
within a 600-foot radius. 

 
F. The requested use at the proposed location is sufficiently buffered in relation to any 

residential area within the immediate vicinity, so as not to adversely affect said area. 
 
G. The requested use at the proposed location will not adversely affect the economic 

welfare of the nearby community. 
 

H. The exterior appearance of the structure will not be inconsistent with the exterior 
appearance of commercial structures already constructed or under construction 
within the immediate neighborhood, so as to cause blight, deterioration, or 
substantially diminish or impair property values within the neighborhood. 

 
I. Even though the proposed sale of alcohol would occur at a site within a high crime 

reporting district or in an area of undue concentration, pursuant to the California 
Alcoholic Beverage Control Act and the regulations adopted under that Act, or that 
the use selling alcoholic beverages for on-site consumption is proposed within a 600-
foot radius of another use selling alcoholic beverages for on-site consumption, the 
sale of alcohol at the subject property contributes to the public convenience or 
necessity. 
 

  



 EXHIBIT C 
PROJECT NO. PRJ2024-001206-(5)  FINDINGS 
CONDITIONAL USE PERMIT NO. RPPL2024001805 PAGE 10 OF 10 
 

v.02072023 

THEREFORE, THE HEARING OFFICER: 
 

1. Finds that the Project is exempt from the California Environmental Quality Act pursuant 
to State CEQA Guidelines Section 15301 (Class 1, Existing Facilities); and 
 

2. Approves CONDITIONAL USE PERMIT  NO.  RPPL2024001805, subject to the 
attached conditions. 
 

ACTION DATE: September 3, 2024 

 

SD:CK 

August 20, 2024 

c: Zoning Enforcement, Building and Safety 

 



CC.082014 

  LOS ANGELES COUNTY 
DEPARTMENT OF REGIONAL PLANNING 

 
DRAFT CONDITIONS OF APPROVAL 
PROJECT NO. PRJ2024-001206-(5)  

CUP NO. RPPL2024001805 
 
PROJECT DESCRIPTION 
 
The project is a Conditional Use Permit (“CUP”) to authorize the continued sale of beer 
and wine for on-site consumption (Type 41) at an existing restaurant known as MOD Pizza 
(“Project”) in the C-3-DP (General Commercial – Development Program) Zone located at 
25910 The Old Road (“Project Site”), subject to the following conditions of approval:  
 
GENERAL CONDITIONS 
 
1. Unless otherwise apparent from the context, the term “Permittee” shall include the 

applicant, owner of the property, and any other person, corporation, or other entity 
making use of this grant.   

 
2. This grant shall not be effective for any purpose until the Permittee, and the owner of 

the subject property if other than the Permittee, have filed at the office of the Los 
Angeles County ("County") Department of Regional Planning (“LA County 
Planning”) their affidavit stating that they are aware of and agree to accept all of the 
conditions of this grant, and that the conditions of the grant have been recorded as 
required by Condition No. 6. Notwithstanding the foregoing, this Condition No. 2 and 
Condition Nos. 3, 4, and 8 shall be effective immediately upon the date of final 
approval of this grant by the County. 
 

3. The Permittee shall defend, indemnify, and hold harmless the County, its agents, 
officers, and employees from any claim, action, or proceeding against the County or 
its agents, officers, or employees to attack, set aside, void, or annul this permit 
approval, which action is brought within the applicable time period of Government 
Code section 65009 any other applicable limitations period. The County shall 
promptly notify the Permittee of any claim, action, or proceeding and the County shall 
reasonably cooperate in the defense.  If the County fails to promptly notify the 
Permittee of any claim, action, or proceeding, or if the County fails to cooperate 
reasonably in the defense, the Permittee shall not thereafter be responsible to 
defend, indemnify, or hold harmless the County. 

 
4. In the event that any claim, action, or proceeding as described above is filed against 

the County, the Permittee shall within ten days of the filing make an initial deposit with 
LA County Planning in the amount of up to $5,000.00, from which actual costs and 
expenses shall be billed and deducted for the purpose of defraying the costs or 
expenses involved in LA County Planning's cooperation in the defense, including but 
not limited to, depositions, testimony, and other assistance provided to Permittee or 
Permittee's counsel.   

 
If during the litigation process, actual costs or expenses incurred reach 80 percent of 
the amount on deposit, the Permittee shall deposit additional funds sufficient to bring 
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the balance up to the amount of $5,000.00.  There is no limit to the number of 
supplemental deposits that may be required prior to completion of the litigation.   

 
At the sole discretion of the Permittee, the amount of an initial or any supplemental 
deposit may exceed the minimum amounts defined herein.  Additionally, the cost for 
collection and duplication of records and other related documents shall be paid by 
the Permittee according to County Code Section 2.170.010. 

 
5. If any material provision of this grant is held or declared to be invalid by a court of 

competent jurisdiction, the permit shall be void and the privileges granted hereunder 
shall lapse. 

 
6. Prior to the use of this grant, the Permittee, or the owner of the subject property if 

other than the Permittee, shall record the terms and conditions of the grant in the 
office of the County Registrar-Recorder/County Clerk (“Recorder”).  In addition, upon 
any transfer or lease of the property during the term of this grant, the Permittee, or the 
owner of the subject property if other than the Permittee, shall promptly provide a 
copy of the grant and its conditions to the transferee or lessee of the subject property. 

 
7. This grant shall terminate on September 3, 2039.  Entitlement to use of the 

property thereafter shall be subject to the regulations then in effect.  If the Permittee 
intends to continue operations after such date, whether or not the Permittee 
proposes any modifications to the use at that time, the Permittee shall file a new 
Conditional Use Permit application with LA County Planning, or shall otherwise 
comply with the applicable requirements at that time.  Such application shall be filed 
at least twelve months prior to the expiration date of this grant and shall be 
accompanied by the required fee.  In the event that the Permittee seeks to 
discontinue or otherwise change the use, notice is hereby given that the use of such 
property may require additional or different permits and would be subject to the then-
applicable regulations.   

 
8. This grant shall expire unless used within ninety (90) days from the date of final 

approval of the grant.  A single thirty (30) day time extension may be requested in 
writing and with the payment of the applicable fee prior to such expiration date. For 
the purposes of this provision, continued operation of the restaurant and alcoholic 
beverage sales and satisfaction of Condition No. 2 shall be considered use of this 
grant. 
 

9. The subject property shall be maintained and operated in full compliance with the 
conditions of this grant and any law, statute, ordinance, or other regulation applicable 
to any development or activity on the subject property.  Failure of the Permittee to 
cease any development or activity not in full compliance shall be a violation of these 
conditions.  No provision of any easement of any other encumbrance on the property 
shall exempt the Permittee and/or property owner from compliance with these 
conditions and applicable regulations.  Inspections shall be made to ensure 
compliance with the conditions of this grant as well as to ensure that any 
development undertaken on the subject property is in accordance with the approved 
site plan on file.  The Permittee shall deposit with the County the sum $3,528.00, 
which shall be placed in a performance fund and be used exclusively to reimburse LA 
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County Planning for all expenses incurred while inspecting the premises to determine 
the Permittee's compliance with the conditions of this grant.  The fund provides for 
eight (8) inspections.  Inspections may be unannounced and may be conducted 
utilizing any available technologies, including, but not limited to, unmanned aircraft 
systems (UAS).  

 
If additional inspections are required to ensure compliance with the conditions of this 
grant, or if any inspection discloses that the subject property is being used in violation 
of any one of the conditions of this grant, the Permittee shall be financially responsible 
and shall reimburse LA County Planning for all additional enforcement efforts 
necessary to bring the subject property into compliance. The amount charged for 
additional inspections shall be $441.00 per inspection, or the current recovery cost 
established by LA County Planning at the time any additional inspections are 
required, whichever is greater. 

 
10. Notice is hereby given that any person violating a provision of this grant is guilty of a 

misdemeanor.  Notice is further given that the Regional Planning Commission 
(“Commission”) or a Hearing Officer may, after conducting a public hearing, revoke 
or modify this grant, if the Commission or Hearing Officer finds that these conditions 
have been violated or that this grant has been exercised so as to be detrimental to the 
public’s health or safety or so as to be a nuisance, or as otherwise authorized 
pursuant to Chapter 22.238 of the County Code. 

 
11. All development pursuant to this grant must be kept in full compliance with the County 

Fire Code to the satisfaction of the County Fire Department. 
 
12. All development pursuant to this grant shall conform with the requirements of the 

County Department of Public Works to the satisfaction of said department. 
 

13. All development pursuant to this grant shall comply with the requirements of Title 22 
of the County Code and of the specific zoning of the subject property, unless 
specifically modified by this grant, as set forth in these conditions, including the 
approved Exhibit "A," or a revised Exhibit "A" approved by the Director of LA County 
Planning (“Director”). 

 
14. The Permittee shall maintain the subject property in a neat and orderly fashion. The 

Permittee shall maintain free of litter all areas of the premises over which the 
Permittee has control. 
 

15. All structures, walls and fences open to public view shall remain free of graffiti or other 
extraneous markings, drawings, or signage that was not approved by LA County 
Planning.  These shall include any of the above that do not directly relate to the 
business being operated on the premises or that do not provide pertinent information 
about said premises.  The only exceptions shall be seasonal decorations or signage 
provided under the auspices of a civic or non-profit organization.   

 
In the event of graffiti or other extraneous markings occurring, the Permittee shall 
remove or cover said markings, drawings, or signage within 48 hours of such 
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notification, weather permitting.  Paint utilized in covering such markings shall be of 
a color that matches, as closely as possible, the color of the adjacent surfaces.   

 
16. The subject property shall be developed and maintained in substantial conformance 

with the plans marked Exhibit “A.”  If changes to any of the plans marked Exhibit “A” 
are required as a result of instruction given at the public hearing, one (1) digital copy 
of a modified Exhibit “A” shall be submitted to LA County Planning by November 2, 
2024. 
 

17. In the event that subsequent revisions to the approved Exhibit “A” are submitted, the 
Permittee shall submit one (1) digital copy of the proposed plans to the Director for 
review and approval. All revised plans must substantially conform to the originally 
approved Exhibit “A”. All revised plans must be accompanied by the written 
authorization of the property owner(s) and applicable fee for such revision. 

 
18. The conditions of this grant shall always be retained on the premises and shall be 

immediately produced upon request by any County Sheriff, LA County Planning 
Zoning Enforcement (“Zoning Enforcement”) inspector, or State of California 
Department of Alcoholic Beverage Control (“ABC”) agent.  The manager and all 
employees of the facility shall be knowledgeable of the conditions herein.  Violation 
of the conditions herein may subject the use to the provisions of County Code 
Chapter 22.238 (Modifications and Revocations).   

 
PERMIT-SPECIFIC CONDITIONS – CONDITIONAL USE PERMIT (SALE OF 
ALCOHOLIC BEVERAGES) 
 
19. This grant authorizes the sale of beer and wine for on-site consumption in association 

with a restaurant as depicted on the Exhibit “A”, from 10:30 a.m. to 10:00 p.m. 
Sunday through Thursday and 10:30 a.m. to 11:00 p.m. Friday through Saturday. 

 
20. Loitering, including loitering by employees of the subject property, shall be prohibited 

on or within the immediate vicinity of the subject property, including adjacent public 
and private parking lots, public sidewalks, alleys, and other public rights-of-way. 
Signage in compliance with County Code Chapter 22.114 (Signs) shall be placed on 
the exterior of the premises indicating said prohibition. Employees shall be instructed 
to enforce these regulations and to call local law enforcement if necessary. If loitering 
occurs on a continuous basis, as determined by the County Sheriff, a security guard 
shall be required during business hours at the discretion of the Director. 

 
21. All employees who directly serve or are in the practice of selling alcoholic beverages, 

including managers and security personnel, shall participate in the LEAD (Licensee 
Education on Alcohol and Drugs) Program provided by ABC, or a similar program, 
such as STAR (Standardized Training for Alcohol Retailers) or another comparable 
State of California-certified program. All new designated employees shall be required 
to attend. The licensee shall display a certificate or plaque in a publicly accessible 
area of the establishment, such as the lobby, indicated they have participated in this 
program. Proof of completion of the facility’s training program by employees, the 
licensee, and all managers shall be provided to Zoning Enforcement within 90 days 
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of the effective date of this Conditional Use Permit, and subsequently within 90 days 
of the hire date of all new employees and/or managers. 

 
22. The permittee and all managers and employees shall not allow the sale of alcoholic 

beverages to any intoxicated person, any person appearing to be intoxicated, or any 
person exhibiting behaviors associated with being intoxicated. 

 
23. The permittee shall not advertise the sale of alcoholic beverages on the exterior of 

any structure on the subject property, including windows, walls, fences or similar 
structures, or within any portion of the interior of any structure that is visible from the 
outside. 

 
24. Alcoholic beverages shall only be sold or served to patrons age 21 or older. 
 
25. The permittee shall post the telephone numbers of local law enforcement agencies 

and shall post the telephone numbers of taxicab companies or a sign promoting 
ridesharing options, at or near the cashier or within a similar public service area. Such 
telephone numbers shall be visible by, and available to, the public. 

 
26. A numbering address sign, in compliance with County Code Chapter 22.114 (Signs), 

shall be located at the front of the building in a location clearly visible from the property 
grounds and the nearest public street, to the satisfaction of the Director. 

 
27. The premises, including exterior facades, adjacent public and private parking lots, 

fences, and adjacent sidewalks, alleys, and other public rights-of-way, shall be 
maintained in a neat and orderly condition and be free of garbage, trash, debris, or 
junk and salvage, except in designated trash collection containers and enclosures. 
All garbage, trash, debris, or junk and salvage shall be collected, and disposed of, 
daily. 

 
28. The permittee shall maintain active and functional surveillance recording equipment 

which captures video recordings of adjacent public and private parking lots, public 
sidewalks, alleys, and other public rights-of-way on a continuous loop. Recordings 
shall be retained for a minimum of 30 days and shall be immediately produced upon 
request of any County Sheriff or Zoning Enforcement Inspector. 

 
29. There shall be no consumption of alcoholic beverages outside the designated areas 

of the subject facility, as depicted on the site and floor plans labeled Exhibit “A.” 
Designated areas include the interior dining room and outdoor patio. The permittee 
shall instruct all designated employees, who directly serve or are in the practice of 
selling alcoholic beverages, regarding this restriction. Employees shall be instructed 
to enforce such restrictions and to call local law enforcement as necessary. 

 
30. The permittee shall develop and implement a Designated Driver program (e.g. free 

soft drinks or coffee to a designated driver of a group). A printed two-side card 
explaining this program shall be placed on all tables in the facility or an explanation 
regarding this program shall be printed on the menu. 
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31. Music or other audible noise at the premises shall comply with County Code Title 12 

to the satisfaction of the County Department of Public Health. 
 
32. No live entertainment, dancing, or dance floor is authorized in or outside the 

premises. 
 
33. Employees age 18 or older may serve alcoholic beverages in an area primarily 

designed and used for the sale and service of food for consumption on the premises 
as an incidental part of their overall duties. 

 
34. Alcoholic beverages shall be sold to customers only when food is ordered and 

consumed within the subject restaurant, including the interior dining room and 
outdoor patio.  

 
35. The sale and serving of alcoholic beverages for consumption is prohibited outside the 

designated areas of the restaurant, as depicted on the site and floor plans labeled 
Exhibit “A.” Designated areas include the interior dining room and outdoor patio. The 
business shall employ not less than one full-time cook that is engaged in the 
preparation of meals for patrons during the permissible hours of operation. 

 
36. Food service shall be continuously provided during operating hours. 
 
37. The overall occupant load for the establishment, and number of persons admitted to 

the establishment, may not exceed 48 unless approved by the Director. Any increase 
to the building area or the occupant load or any change to the parking layout shall 
require LA County Planning approval of a Revised Exhibit “A”. 

  



FINDINGS 
 

CUP FINDINGS: 
 
B.1 – The proposed use will be consistent with the adopted General Plan for the area. 
 
The use is consistent with the goals, policies, and mapped land use designations in the County 
General Plan ("General Plan") and the Santa Clarity Valley Areawide Plan ("SCV Plan"). The 
Restaurant is located within the "CM" (Major Commercial) category of the SCV Plan, a 
component of the General Plan. The CM land use designation is intended for a wide range of 
commercial and visitor-serving uses. The use is a well-established small restaurant in a multi-
tenant commercial center. The continuation of alcoholic beverage service will contribute to the 
viability of the restaurant and continue to activate the shopping center by attracting visitors 
seeking a full-service dining experience throughout the day, including evening hours when many 
of the retail establishments are closed. In addition, the commercial center houses various other 
restaurants that sell alcoholic beverages. Therefore, the project is consistent with, and will 
enhance, the uses intended in the underlying land use category. 
 
The following policies of the General Plan are applicable to the subject property and serve as a 
guideline for land use and development: 
 

General Development Policy 64: Promote jobs within commuting range of urban 
residential areas in order to reduce commuting time, save energy, reduce air pollution, 
and improve public convenience.  

 
The use is consistent with the above policy. The Restaurant is located within the vicinity of 
residential areas, offices and recreational uses. The Restaurant employs a number of individuals 
who may live or work in the nearby residential areas, thereby reducing commuting times to and 
from the Restaurant to home, work and recreation.  
 
The following policies of the SCV Plan are applicable to the proposed project and serve a 
guideline for land use and development: 
 

Land Use Element Policy 6.1: Encourage the appropriate mix of land use types to prevent 
disharmony and degradation. Residential, commercial, employment, recreational, and 
cultural uses should be integrated using appropriate buffering techniques to create a 
cohesive community. 

 
The use is consistent with the above policy. A restaurant serving alcoholic beverages adds to the 
diversity of the commercial center with a variety of uses, including retail, restaurants, and hotels, 
as well as residential and recreational uses. Although the uses are close in proximity, the 
Restaurant is adequately buffered from nearby residential areas to prevent disharmony. The 
Restaurant is over 200 feet from the nearest residential unit, and Hazelcrest Lane and Sagecrest 
Circle separate the shopping center from nearby residences.  
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Land Use Element Policy 12.1, Lifestyle Options: Promote and support efforts by public 
and private agencies and citizen groups to provide the opportunity for a choice of living, 
working, recreation, and cultural pursuits for all ages, incomes, and ethnic groups. This 
variety of choice includes: housing densities, types, prices, rents, configurations, and 
sizes; employment opportunities (commerce, manufacturing, sales, professional, etc.); 
recreational activities (parks, theaters, indoor sports, amusement parks, bike paths, 
equestrian trails, etc.); and cultural facilities (museums, libraries, schools, etc.).  

 
The use is consistent with the above policy. The continuation of beer and wine sales at the 
Restaurant provides patrons the convenience of alcoholic beverage consumption with their 
dining experience. Furthermore, the beer and wine offerings at the Restaurant are typical in 
traditional pizza establishments of this nature and a lifestyle option for residents and visitors.  
 
B.2 – The requested use at the location proposed will not: 
a. Adversely affect the health, peace, comfort, or welfare of persons residing or working in 
the surrounding area; 
b. Be materially detrimental to the use, enjoyment, or valuation of property of other 
persons located in the vicinity of the site; and 
c. Jeopardize, endanger, or otherwise constitute a menace to the public health, safety, or 
general welfare. 
 
The sale of alcoholic beverages at the established Restaurant will not have a negative impact on 
the community. The location of the subject site is well-suited for the restaurant use and has been 
used as a restaurant without complaint. The Restaurant is an established business that offers beer 
and wine as an accompaniment to meals, and is an asset to the commercial center and to the 
neighborhood.  
 
Currently the Restaurant closes between 10:30pm and 11:00pm. The majority of the surrounding 
retail businesses are closed around 7:00pm, except for other restaurants. Because of the hours, as 
well as the significant separation and buffering of the shopping center from the residential areas, 
there will be little-to-no impact of noise and traffic on the surrounding properties.  
 
The Restaurant does not create noticeable noise or attract criminal elements. The option to 
consume beer and wine with meals will enhance customer dining experience. Furthermore, the 
Restaurant offers a family-friendly environment, including hosting kids’ parties. Therefore, the 
use will not be materially detrimental to the residents in the vicinity.  
 
The requested use will not adversely affect the health, peace, comfort or welfare of persons 
residing or working in the surrounding area. It will provide a convenience to the surrounding 
community. The nature of the shopping center is such that the Restaurant’s operation contributes 
to the valuation of the property and surrounding properties of other persons located in the 
vicinity of the site. The Restaurant operations will not jeopardize, endanger, or otherwise 
constitute a menace to public health, safety or general welfare.  
 
B.3 – The proposed site is adequate in size and shape to accommodate the yards, walls, 
fences, parking and loading facilities, landscaping, and other development features 



prescribed in this Title 22, or as is otherwise required in order to integrate said use with the 
uses in the surrounding area.  
 
The site is adequate in size and shape to accommodate all development features related to the 
sale of alcoholic beverages for on-site consumption in connection with a restaurant. The 
Restaurant and the shopping center in which it is located meets all standards and requirements of 
the zone. The business will continue to operate in a manner that is consistent and compatible 
with the surrounding area.  
 
Therefore, the site is adequate in size and shape to accommodate the yards, walls, fences, 
parking and loading facilities, landscaping and other development features prescribed in this 
Title 22, or as it is otherwise required in order to integrate said use with the uses in the 
surrounding area.  
 
B.4 – The proposed site is adequately served: 
a. By highways or streets of sufficient width, and improved as necessary to carry the kind 
and quantity of traffic such use would generate; and 
b. By other public or private service facilities as are required. 
 
The use is adequately served by The Old Road, an existing Secondary Highway on the County 
Master Plan of Highways, and Stevenson Ranch (McBean) Parkway, an existing Major 
Highway. The Old Road is an existing Class III Bike Path on the County Master Plan of 
Bikeways and is proposed as a Class II. Stevenson Ranch Parkway is an existing Class II Bike 
Path. The use is also served by public utility infrastructure already in place, such as water and 
sewer services. The use is not expected to generate additional need for these road or utility 
networks. The sale of beer and wine for on-site consumption is ancillary to the food offerings at 
the Restaurant, and the existing roads and parking are sufficient to accommodate the patronage 
generated by alcoholic beverage sales.  
 
Therefore, the site is adequately served by highways or streets of sufficient width and improved 
as necessary to carry the kind and quantity of pedestrian, bicycle, and vehicular traffic such use 
would generate, and by other public or private service facilities as are required.  
 
ALCOHOLIC BEVERAGE SALES FINDINGS 
 
F.1.a. The requested use at the proposed location will not adversely affect the use of a place 
used exclusively for religious worship, school, park, playground, or any similar use within a 
600-foot radius. 
 
The Restaurant is located on property zoned CM (Major Commercial). The CM land use 
designation is intended for a wide range of commercial and visitor-serving uses. The shopping 
center in which the Restaurant is located is mixed use in nature and home to other businesses, a 
number of which serve alcoholic beverages. The Restaurant is a well-established business that 
has always operated in a responsible manner while serving the surrounding community.  
 



No places of worship, parks or playgrounds, or similar uses exist within a 600-foot radius of the 
Restaurant. There is a learning center (Montessori Stevenson Ranch) located within the shopping 
center and within 600 feet of the Restaurant. The learning center primarily caters to preschool-
aged children. The family-friendly nature of the Restaurant is such that it will not adversely 
affect the operation of the learning center or other nearby properties.  
 
F.1.b. The requested use at the proposed location is sufficiently buffered in relation to any 
residential area within the immediate vicinity, so as not to adversely affect said area. 
 
The shopping center in which the Restaurant is located is separated from nearby residences by a 
landscaped, manufactured slope, and further buffered by Stevenson Ranch Parkway and the I-5 
freeway. All access to the commercial center is via The Old Road or Stevenson Ranch Parkway. 
The operation of the Restaurant will not generate additional noise, odors, traffic, or parking 
congestion to the surrounding residential area.  
 
F.1.c. The requested use at the proposed location will not adversely affect the economic 
welfare of the nearby community. 
 
The sale of alcoholic beverages at the Restaurant will positively affect the economic welfare of 
the nearby community because the addition of a customary service – alcohol sales in connection 
with a full service restaurant – will allow this establishment to compete with other restaurants in 
the vicinity and allow for greater dining choices. The Restaurant has been serving the economic 
needs of the community by providing jobs and dining offerings that are consistent with the needs 
and desires of the surrounding community. 
 
F.1.d. The exterior appearance of the structure will not be inconsistent with the exterior 
appearance of commercial structures already constructed or under construction within the 
immediate neighborhood, so as to cause blight, deterioration, or substantially diminish or 
impair property values within the neighborhood. 
 
As an existing established restaurant requesting to extend its privileges to serve beer and wine, 
there are no proposed changes to the façade or exterior appearance of the structure that would 
conflict with the appearance of the structures in the immediate vicinity. The Restaurant is located 
within an established shopping center. Thus, no blight or impaired property values will result 
from the continuation of alcohol sales at this location.  
 
Additional findings of public convenience or necessity. 
 
While the Restaurant is located within an area classified as having an “undue” concentration of 
licenses, this is not unusual for licensed establishments located within heavily commercial census 
tracts. Local residents and visitors patronize this establishment often, and the option to consume 
beer or wine with their meals enhances customers’ dining experience. The Restaurant offers a 
unique selection of food and beverage offerings in a family-friendly causal environment that sets 
them apart from the other restaurants nearby. The surrounding neighborhood is accustomed to the 
availability of the Restaurant’s beer and wine offerings. It would be an inconvenience for patrons 
to have to leave the Restaurant to purchase beer and wine elsewhere. Thus, the public convenience 



outweighs the fact that the subject location is within the vicinity of other establishments selling 
alcoholic beverages. 
 



 

 

PROPOSED ENVIRONMENTAL DETERMINATION  
 

 
DETERMINATION DATE: September 3, 2024 
PROJECT NUMBER: PRJ2024-001206 
PERMIT NUMBER(S): Conditional Use Permit No. RPPL2024001805 
SUPERVISORIAL DISTRICT: 5  
PROJECT LOCATION: 25910 The Old Road  
OWNER: Valencia Marketplace LLC 
APPLICANT: MOD Super Fast Pizza (California), LLC 
CASE PLANNER: Christopher Keating, Regional Planner  

CKeating@planning.lacounty.gov  
 

 
Los Angeles County (“County”) completed an initial review for the above-mentioned project.  
Based on examination of the project proposal and the supporting information included in the 
application, the County proposes that an Exemption is the appropriate environmental 
documentation under the California Environmental Quality Act (“CEQA”). The project 
qualifies for an exemption pursuant to Class 1 (Existing Facilities) under State CEQA 
Guidelines Section 15301 and the County environmental guidelines because the project 
involves the continued sale of alcoholic beverages at an existing restaurant without any 
modifications to the building which will have no significant effect on the environment. No 
development is proposed in a Significant Ecological Area or other designated environmental 
resource area. The project does not result in cumulative impacts, is not near a scenic highway, 
is not included on a list of hazardous waste sites, does not impact historic resources, and does 
not result in other significant effects on the environment. Therefore, no exceptions to the 
exemptions are applicable and the Project can be considered categorically exempt. 
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1. Entrance

2. South View



3. North View

4. South Side



5. Adjacent Businesses - North

6. Adjacent Businesses - South



7. Parking Lot 

8. East View
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