CITY OF SIMI VALLEY

DEPARTMENT OF ENVIRONMENTAL SERVICES
ADMINISTRATIVE STAFF REPORT

CASE NO.: CUP-S-2026-0002 DATE: June 11, 2026
STAFF CONTACT: Mark Nason

(805) 583-6836
REQUEST: Conditional Use Permit to allow a commercial recreation

facility, which includes six simulated golf bays; and a
determination that the project is exempt from the
California Environmental Quality Act.

RECOMMENDATION: Approve the Certificate of Approval, subject to the
attached conditions.
APPLICANT: Matt Fowler

24151 Paseo Del Rancho Drive
Santa Clarita, CA 91354
(805) 450-0240

GENERAL PLAN: General Commercial
ZONING: Commercial Planned Development (CPD)

LOCATION: 3200 East Los Angeles Avenue
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CASE NO.: CUP-S-2026-0002
APPLICANT: Matt Fowler

PROJECT DESCRIPTION

The Applicant, Matt Fowler, on behalf of SVN2 Golf, is requesting approval of an
Administrative Conditional Use Permit to utilize an existing 4,020-square-foot tenant
space of a commercial retail center located at 3200 E. Los Angeles Ave. (Unit 12) to
operate an indoor recreation facility. The facility will include six simulated golf bays
totaling 1,844 square feet, a front lobby of 215 square feet, an office of 231 square feet,
and a common area and restrooms totaling 1,662 square feet (Figure 1).

The hours of operation are Monday through Thursday, 6:00 a.m. to 10:00 p.m., and Friday
through Sunday, 6:00 a.m. to 11:00 p.m. The business will have an on-site employee
during operating hours to manage operations and assist customers. There is no food or
drink prepared on site; however, customers may bring outside food and drink.

The Public Notice was published and mailed to surrounding property owners not less than
ten days prior to the public hearing in accordance with Simi Valley Municipal Code
(SVMC) § 9-74.020.

Figure 1: Proposed Floor Plan
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CASE NO.: CUP-S-2026-0002
APPLICANT: Matt Fowler

Figure 2: Site Plan

=1 | E. Los Angeles Ave.

Project Location

ANALYSIS

To grant an administrative Conditional Use Permit, it must be found that the proposed
changes are consistent with the findings in SVMC § 9-52.070.G.

1. The proposed use is allowed with a Conditional Use Permit within the applicable
zoning district as identified in SVMC § 9-52.070.E and complies with all applicable
provisions of the Development Code, in that the site is zoned Commercial Planned
Development (CPD) and indoor entertainment, and recreation facilities such as
simulated golf are permitted with a Conditional Use Permit. Additionally, the project
complies with all development standards approved under PD-S-606, in that there
are no changes to the exterior of the building or parking lot.

The existing four-acre commercial retail center was approved under PD-S-606,
which provides 229 parking spaces. The project requires 12 parking spaces (2
parking spaces per golf bay), resulting in an excess of 86 parking spaces for the
parcel (Figure 2); therefore, parking requirements have been met. Therefore, the
project complies with this finding.
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CASE NO.: CUP-S-2026-0002
APPLICANT: Matt Fowler

2. The proposed development or use is consistent with the General Plan and any
applicable Specific Plan, in that the General Plan Land Use designation is General
Commercial, and the zone is Commercial Planned Development, which is intended
for a variety of commercial uses that encourage spending on specialty retail shops
and entertainment.

The project is consistent with the following General Plan Policies:

LU-17.1: “Provide for, and encourage the development of, a broad range of uses
in Simi Valley’s commercial centers and corridors that reduce the need to travel to
adjoining communities, and capture a greater share of local spending.” The
proposed project would expand the range of commercial recreation facilities in the
City, reducing the need to travel to adjoining communities. Therefore, the project
complies with this finding.

LU-17.2: “Promote the development of commercial centers that provide a strong
fiscal base for the City.” The proposed commercial recreation facility in a currently
vacant space will generate job opportunities, spur local spending, and increase
property value, increasing economic activity. Therefore, the project complies with
this finding

3. The proposed site plan and design are consistent with applicable City adopted
design guidelines, in that the Applicant does not propose any exterior alterations
to the building, and the site plan and design remain the same. Therefore, the
project complies with this finding.

4. The design, location, operating characteristics, and size of the proposed use would
be compatible with the existing and future land uses in the vicinity, in terms of
aesthetics, character, scale, and view protection, in that no exterior alterations are
proposed to the building, and use will continue to be compatible with existing and
future uses. Table A below shows the surrounding General Plan designations,
Zoning districts, and land uses. Therefore, the project complies with this finding.

Table A: Surrounding General Plan Designations, Zoning Districts, and Land Uses

GENERAL ZONING EXISTING LAND USE
PLAN
Project | General Commercial Existing commercial retail
Site Commercial Planned center
Development
(CPD)
North Transportation | Residential East Los Angeles Ave.;
Medium Density | railroad and single-family
(RM) residential beyond
4
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CASE NO.: CUP-S-2026-0002
APPLICANT: Matt Fowler

East General Commercial Commercial Building and
Commercial Planned Golden State Water District
Development lot
(CPD)
. Residential
Medium Medium Density
Density (RM)
West General Commercial Blackstock Street; Vacant lot
Commercial Planned beyond
Development
(CPD)
South Medium Residential Existing Adult Education
Density Medium Density | Campus
(RM)

5. The proper standards and conditions have been imposed, which protect the public
safety, health, and welfare, in that the Applicant must obtain all required building
permits from Building and Safety pursuant to the California Building Code
(Condition A-5). Therefore, the project complies with this finding.

ENVIRONMENTAL REVIEW AND CEQA REQUIREMENTS

Under the provisions of Section 15301 of the California Environmental Quality Act (CEQA)
Guidelines, interior modifications to an existing commercial building to accommodate a
commercial recreation facility, with no expansion of the existing structure where it will be
located, is categorically exempt from CEQA.

Section 15301 of the State CEQA Guidelines, titled “Existing Facilities,” reads as follows:

“Class 1 consists of the operation, repair, maintenance, permitting, leasing, licensing, or
minor alteration of existing public or private structures, facilities, mechanical equipment,
or topographical features, involving negligible or no expansion of existing or former use.
The types of “existing facilities” itemized below are not intended to be all-inclusive of the
types of projects that might fall within Class 1. The key consideration is whether the
project involves negligible or no expansion of use.”

The proposed use of a commercial recreation facility in an existing commercial building
constitutes the leasing of an existing private structure. There would not be any increase
in the building square footage and no expansion of the existing land use. Therefore, the
project is exempt from further review under CEQA pursuant to Section 15301 of the State
CEQA guidelines.
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CASE NO.: CUP-S-2026-0002
APPLICANT: Matt Fowler

INDEX

Public Hearing Procedure .................
Certificate of Administrative Approval
Exhibit A: Conditions of Approval.
Attachment A: Notice of Exemption..
Exhibit 1: Floor Plan (11”7 x 177)
Exhibit 2: Site Plan (11” x 17”)
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STAFF PUBLIC HEARING PROCEDURE

HEARING DATE: June 11, 2026

1. DEPUTY ENVIRONMENTAL
SERVICES DIRECTOR/
CITY PLANNER:

2. CASE PLANNER:

3. DEPUTY ENVIRONMENTAL
SERVICES DIRECTOR/
CITY PLANNER:

4. APPLICANT:

5. DEPUTY ENVIRONMENTAL
SERVICES DIRECTOR/
CITY PLANNER:

6. AUDIENCE:

P 1/6-26(ngb)

This is the time and place set for a
administrative public hearing on the
consideration of CUP-S-2026-0002. It is
currently 4:00 p.m. on Thursday, June 11,
2026.

Let the record show that due notice was
given of this hearing as required by law. An
affidavit to this effect is on file in the
Environmental Services Department Offices.

The report of the City Staff relating to this
matter shall be made a part of the record of
this hearing.

Will Mark Nason the case planner please
provide an oral report on this matter.

(Report)

| will now open the public testimony portion
of this hearing. Would the Applicant like to
make a presentation or add any comments?
[Please identify yourself for the record.]

(Comments)

Is there anyone in the audience wishing to
be heard on this matter? If so, please
identify yourself for the record and address
your comments to the Hearing Officer.

(Comments)



7. DEPUTY ENVIRONMENTAL

SERVICES DIRECTOR/
CITY PLANNER:

8. DEPUTY ENVIRONMENTAL

SERVICES DIRECTOR/
CITY PLANNER:

9. DEPUTY ENVIRONMENTAL

SERVICES DIRECTOR.
CITY PLANNER:

10. DEPUTY ENVIRONMENTAL

SERVICES DIRECTOR/
CITY PLANNER:
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Would the applicant like to respond to any of
the comments?

The public testimony portion of the hearing
is now closed.

If the Deputy Environmental Services
Director/City Planner desires to approve the
project, the following is requested:

| approve CUP-S-2026-0002 based on the
findings noted in the staff report.

If the Deputy Environmental Services
Director/City Planner desires to defer the matter
to the Planning Commission, the following is
requested:

| defer the project to the Planning
Commission for consideration.

If you challenge staff's decision in court, you
may be limited to raising only those issues
you or someone else raised at the public
hearing.

The appeal period is 14 calendar days.



CERTIFICATE OF ADMINISTRATIVE APPROVAL

A DECISION OF THE DEPARTMENT OF
ENVIRONMENTAL SERVICES/PLANNING DIVISION OF
THE CITY OF SIMlI  VALLEY, APPROVING AN
ADMINISTRATIVE CONDITIONAL USE PERMIT (CUP-S-
2026-0002) TO ALLOW AN INDOOR RECREATION
FACILITY WITH SIX SIMULATED GOLF BAYS; AND A
DETERMINATION THAT THE PROJECT IS EXEMPT FROM
THE CALIFORNIA ENVIRONMENTAL QUALITY ACT.

WHEREAS, pursuant to the provisions of Chapter 9-52 et seq. of the Simi
Valley Municipal Code, the Applicant, Matt Fowler, has requested approval of CUP-S-
2026-0002 for the certain site located at 3200 East Los Angeles Avenue, known as
Ventura County Assessor’s Parcel No. 642-0-290-080, for the purpose of operating an
indoor recreation facility with six simulated golf bays; and a determination that the project
is exempt from the California Environmental Quality Act; and,

WHEREAS, pursuant to the provisions of Section 15301 of the California
Environmental Quality Act, the project qualifies as Categorically Exempt and a Notice of
Exemption was prepared (Attachment A).

NOW, THEREFORE, THE ENVIRONMENTAL SERVICES DIRECTOR OF
THE CITY OF SIMI VALLEY OR DESIGNEE AUTHORIZES THE FOLLOWING:

SECTION 1. The findings, for approval, for Administrative Conditional Use Permit (CUP-
S-2026-0002), contained in the staff report dated June 11, 2026 and incorporated herein
by reference are hereby adopted.

SECTION 2. The Administrative Conditional Use Permit (CUP-S-2026-0002) is hereby
approved, subject to compliance with all the conditions, attached hereto as Exhibit A.
Violation of any such condition will be grounds for revocation of the permit, as well as any
other remedy which is available to the City.

SECTION 3. This approval does not constitute a vested entitlement or vesting of rights
to construct any of the land uses or improvements described in the Administrative
Conditional Use Permit. No existing provisions of state law, or provisions of state law as
may hereafter be adopted, amended, or judicially interpreted, will be construed as
authorizing this approval to constitute a vested entittement or vesting of rights to
construct. Approval of the project will in no way impair the power or the right of the City
Council to initiate a general plan amendment, specific plan amendment, zone change, or
other action to consider alternative land use designations and zoning for the subject
property prior to the issuance of building permits and the construction of substantial
improvements in good faith reliance thereon, or prior to the vesting of rights to the extent
provided by Government Code Section 66498.1 et seq. or by the express terms of a
development agreement adopted pursuant to Government Code Section 65865 et seq.
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SECTION 4. The time within which judicial review must be sought for administrative
decisions is governed by California Code of Civil Procedure Section 1094.6.

PASSED and ADOPTED this 11" day of June 2026.

Attest:
Nikolette Baer Sean Gibson, Deputy Environmental
Recording Secretary Services Director/City Planner
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EXHIBIT A
CASE NO.: CUP-S-2026-0002
APPLICANT: Matt Fowler

PROJECT PERMIT CONDITIONS

The conditions marked with an asterisk (*) are Special Conditions applicable specifically
to this permit. In the event of a conflict between a Standard Condition and a Special
Condition, the Special Condition will take precedence. These conditions of approval will
supersede any conflicting notations, specifications, dimensions, and typical sections that
may be shown on a development plan or exhibit. Permittee will assume all costs incurred
in complying with the conditions contained herein. “Permittee” or “Applicant” or
“‘Developer” or “Owner” as used in these conditions means all Applicants, developers,
permittees, and all owners of the subject property and all successors and assigns thereto.
These conditions are deemed to touch and concern the real property, which is the subject
hereof, and will run with the land. Compliance with these conditions must be maintained
for the life of the permit. Permittee must comply with all of the conditions.

GENERAL CONDITIONS

GC.1 The effectiveness of this project will be suspended for the time period that
any Condition of Approval is appealed whether administratively or as part
of a legal action filed in a court of competent jurisdiction. If any Condition of
Approval is invalidated by a court of law, the project must be reviewed by
the City and substitute conditions may be imposed.

GC.2 Permittee is responsible for ascertaining and paying all City fees as required
by the Simi Valley Municipal Code (SVMC). This condition serves as notice,
pursuant to Government Code Section 66020(d) that the City is imposing
development impact fees (DIFs) upon the project in accordance with the
Mitigation Fee Act (Government Code Section 66000, et seq.) and the
SVMC. The permittee is informed that it may protest DIFs in accordance
with Government Code Section 66020.

GC.3 Permittee must sign these Conditions of Approval, as set forth below, to
acknowledge acceptance, within 30 days from the date of approval by the
Director of Environmental Services or designee.

GC.4 The City will only issue permits for the development when the construction
documents (e.g., building plans) substantially comply with the approved
plans. Substantial conformity is determined by the Director.

GC.5 This decision is not effective until Permittee acknowledges acceptance of
all project conditions and any appeal period has lapsed, or a waiver of right
to appeal is filed or if there is an appeal, until a final decision has been made
on the appeal. By use of the entittements granted by a development
application, the Permittee acknowledges agreement with the Conditions of
Approval.

A. ENVIRONMENTAL SERVICES CONDITIONS:
Planning Division:

A-1  This permit is granted for all of the buildings, roadways, parking areas,
landscaping, lighting, colors and materials, and other features which must

11
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CASE NO.:

CUP-S-2026-0002

APPLICANT: Matt Fowler
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be as shown on the formal application and exhibits specifically labeled as
Exhibit 1 - Floor Plan, dated June 11, 2026.

The approval of this project expires if the approved use is not commenced
within three years from the date of this approval, unless it is extended in
accordance with the Simi Valley Municipal Code (SVMC).

Permittee and its successors in interest must indemnify, protect, defend
(with legal counsel reasonably acceptable to the City), and hold harmless,
the City, its elected and appointed officials, officers, employees, and agents
from and against any and all liabilities, claims, actions, causes of action,
proceedings, suits, damages, judgments, liens, levies, costs, and expenses
of whatever nature, including reasonable attorney’s fees and disbursements
(collectively “Claims”) arising out of or in any way relating to this project, any
discretionary approvals granted by the City related to the development of
the project or the environmental review conducted under the California
Environmental Quality Act, Public Resources Code Section 21000, et seq.,
for the project. If the City Attorney is required to enforce any conditions of
approval, all costs, including attorney’s fees, must be paid for by the
Permittee in accordance with the SVMC.

Anything which is not shown on the application/plans, or which is not
specifically approved, or which is not in compliance with this Administrative
Conditional Use Permit, is not approved. Any application and/or plans which
are defective as to, without limitation, omission, dimensions, scale, use,
colors, materials, encroachments, or easements render any entitlement null
and void.

During the lifetime of the permit, Permittee must comply with all applicable
laws and regulations of every local, state, and federal entity; and all such
requirements and enactments will be incorporated by reference as
conditions of this permit. The duty of inquiry as to such requirements and
any amendments thereto will be upon Permittee, its assignees, or
successors in interest.

Permittee agrees that if any of the conditions or limitations of this permit are
held to be invalid by a court of competent jurisdiction, that holding will render
this permit to be null and void.

Permittee must provide to the Deputy Environmental Services Director/City
Planner a copy of all conditions of approval recorded with the Ventura
County Recorder's Office.

Permittee cannot attach signs, flags, pennants, streamers, or banners of
any type to the light poles or landscaping.

Permittee must not conduct any outdoor activities except as permitted by
the Simi Valley Municipal Code.

END OF ALL CONDITIONS

12



CASE NO.: CUP-5-2026-0002
APPLICANT: Matt Fowler

AFFIDAVIT

l, , do hereby declare under penalty of perjury that | have Power of
attorney on behalf of all property owners of the subject application and that all property
owners accept all conditions imposed by the Environmental Services Director or designee
in its approval of CUP-S-2026-0002. Permittee and property owners agree to comply with
these conditions and all other applicable laws and regulations that affect this project.

Signature

Date

Printed Name

13
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ATTACHMENT A
NOTICE OF EXEMPTION

To: County Clerk From: City of Simi Valley
County of Ventura 2929 Tapo Canyon Road
800 S. Victoria Avenue Simi Valley, CA 93063

Ventura, CA 93001

Project Title: _ CUP-S-2026-0002 SVN2 Golf

Project Location - Specific: 3200 East Los Angeles Avenue, Suite 12, known as Ventura County
Assessor’s Parcel No. 642-0-290-080

Project Location - City:  Simi Valley Project Location - County: Ventura

Description of Nature, Purpose, and Beneficiaries of Project: = Administrative Conditional Use
Permit to allow the operation of an indoor recreation facility with six simulated golf bays.

Name of Public Agency Approving Project: The City of Simi Valley

Date of Approval

Name of Person or Agency Carrying Out Project: Matt Fowler

Exempt Status: (check one)

Ministerial [Sec. 21080(b)(1); 15268];

Declared Emergency [Sec. 21080(b)(3); 15269(a)l;
Emergency Project [Sec. 21080(b){4);15269(b)(c)];
Categorical Exemption. State type and section number 15301
Statutory Exemption. State code number
Common Sense Exemption [Sec. 15061 (b)(3)]

OOXOO0

Text of exemption and reasons why project is exempt:

Under the provisions of Section 15301 of the California Environmental Quality Act (CEQA) Guidelines,
interior modifications to an existing commercial building to accommodate a commercial recreation facility,
with no expansion of the existing structure where it will be located, is categorically exempt from CEQA.

Section 15301 of the State CEQA Guidelines, titled “Existing Facilities,” reads as follows:

“Class 1 consists of the operation, repair, maintenance, permitting, leasing, licensing, or minor alteration
of existing public or private structures, facilities, mechanical equipment, or topographical features,
involving negligible or no expansion of existing or former use. The types of “existing facilities” itemized
below are not intended to be all-inclusive of the types of projects that might fall within Class 1. The key
consideration is whether the project involves negligible or no expansion of use.”

The proposed use for the operation of an indoor recreation facility in an existing commercial building
constitutes the leasing of an existing private structure. There would not be any increase in the building
square footage and no expansion of the existing land use. Therefore, the project is exempt from further
review under CEQA pursuant to Section 15301 of the State CEQA guidelines.

Lead Agency

Contact Person: Mark Nason Area Code/Telephone: (805) 583-6836
Signature: W Date: 06/11/2026 Title: Assistant Planner
Mark Nason

Xl Signed by Lead Agency
Date received for filing at OPR:

14
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Hearing Exhibit Stamp

mnason
Text Box
City of Simi Valley - Environmental Services Department
Planning Division
Exhibit Date: June 11, 2026
Project Number: CUP-S-2026-0002
Exhibit Name: Floor Plan 
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