
MEMO
October 31, 2024

TO: Terrel Harrison, Cultural & Community Services Director

FROM: Julie Estrada, Management Analyst - Cultural Arts

Subject: Review of the Oxnard Performing Arts & Convention Center Agreement

In 2019, when the City faced a $9.2 million budget shortfall, staff presented the City
Council with the option to close the Oxnard Performing Arts and Convention Center
(PACC) to save over $1 million annually in subsidies towards the facility. The City
Council countered by agreeing to a 6-month closure of the PACC in order for staff to
determine a way to keep it open.

After a competitive bidding process, the City Council approved a five-year management
contract with Sterling Venue Ventures (SVV) in February 2020 to operate the Oxnard
Performing Arts & Convention Center (PACC). The contract with SVV expires in March
2025, with an option to extend for five more years.

For the first two years of the contract period the agreement was not fully in effect due to
the COVID-19 Pandemic. Despite pandemic closures, SVV has met and exceeded
contractual goals for auditorium, meeting room, and concession fees, helping maintain
the PACC and fund necessary capital improvements. These include a new roof for the
Oxnard and Ventura Rooms (2022) and floor repairs in the Ventura Room (2024).

SVV operates the PACC in coordination with the Oxnard Performing Arts Center
Corporation (OPAC), a non-profit. However, several issues have arisen between SVV
and OPAC, which are summarized below.

Concerns Regarding Sterling Venue Ventures (SVV)

2020 - 2024 Professional Demeanor
● In meetings with SVV, City staff have noticed that SVV employees are

very direct in their speech and communications. This may come across to
some as brash.

2/1/23 Equipment Use Dispute
● OPAC raised concerns about SVV’s use of OPAC equipment. SVV

committed to using its own equipment first and ensuring any room rentals



are properly arranged. No equipment issues have been reported since the
meeting between SVV and OPAC on February 1, 2023.

7/9/24 Cannabis Event
(Attachment 1 - Email Correspondence between City staff and a cannabis vendor)

● City staff were made aware of an SVV event with a cannabis client who
wished to distribute products. SVV complied with the City’s instructions to
cancel an event involving a cannabis company once the issue was
flagged.

Concerns Regarding the Oxnard Performing Arts Center Corporation
(OPAC) Non-Profit

12/9/21 Side Letter Agreement
(Attachment 2 - Copy of the agreement dated 12/9/21 that identified areas for
clarification and resolution signed by SVV owner Lance Sterling and OPAC Board
President Gary Blum)

● As noted below, the agreement is between SVV and the OPAC. However,
city intervention was requested at this time to develop an agreement that
would satisfy the City’s contract with SVV. The meetings continued due to
issues that arose over recent years.

● SVV operates the PACC in coordination with OPAC to use the Oxnard
Performing Arts Center Community (PACC) rooms under a side letter
agreement signed by SVV owner Lance Sterling and OPAC Board
President Gary Blum.

● The agreement required OPAC to report maintenance issues to SVV and
seek approval for concerts exceeding 300 attendees to ensure compliance
with licenses, fees, and liability insurance.

● However, OPAC has repeatedly violated the agreement, including hosting
unauthorized events that served alcohol and failing to pay for room rentals
from 2020-2023, the details of which are included below and supported by
the accompanying attachments.

10/21/22 Unauthorized Lock Changes & Alarm Installation
(Attachment 3 - Letter from City Attorney’s Office to executive director Carolyn Mullin
requesting copies of keys, access codes and to abide by the national flag protocol)
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● OPAC changed locks and installed alarms in the PACC without informing
City staff (property owner) or SVV, prompting the City Attorney to issue a
letter to OPAC executive director Carolyn Mullin in order to retrieve the
venue's keys and security codes.

11/5/22 Unauthorized Alcohol Use at Events
● Staff for SVV were present at the OPAC Dia de los Muertos event and

witnessed an OPAC vendor serving alcohol in the Courtyard of the PACC
without a permit, risking SVV’s liquor license. The SVV staff put a stop to
this and SVV brought this to a discussion at the next routine meeting with
SVV, OPAC, City Staff in January 2023.

3/31/23 Unauthorized Concerts & Alcohol Consumption by Minors
(Attachment 4 - Screenshot of text message from SVV employee Richard Bellhoff
sharing photos of beer cans and trash left in the PACC courtyard)

● Two unauthorized concerts were held by OPAC, resulting in a security
incident, injury, and an insurance claim. Alcohol was served without proper
permits. Attachment 4 contains photos from that event.

● This item was addressed at the routine meeting with SVV, OPAC, and City
staff on May 10, 2023. While the OPAC stated they did not know about
any injuries the solution was to not allow any rock concerts in the meeting
rooms.

● There is a dispute from OPAC that no injuries occurred at the OPAC event
March 31, 2023, and it could possibly be the concert on April 7, 2023.
However, SVV states the insurance claim made against them was for an
incident on March 31, 2023.

4/6/23 Unauthorized Use of a City-operated Room
(Attachment 5 - Email sent by Director Terrel Harrison to Carolyn Mullin and Gary Blum
regarding unauthorized use of City property)

● The City operates the PACC Youth Center, which is only to be used by city
staff. The Youth Center room experienced flood damage in December
2020 and was closed for repairs. No one was to enter the room due to the
asbestos in the damaged floors. City staff later determined that the OPAC
staff was entering and using the space without the city’s authorization.
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● Attached are social media posts that OPAC made to its Facebook account
on March 28, 2023, showing that OPAC made a large, multi-panel art
exhibit.

● On April 6, 2023, City staff entered the Youth Center and discovered that
the room - which was damaged and closed for repairs - was actively being
used without permission for painting and storing a large, multi-panel art
exhibit (which city staff later identified was featured on the OPAC
Facebook page).

● Attachment 5 contains an email sent by Director Terrel Harrison to Carolyn
Mullin and Gary Blum regarding OPAC staff entering City property without
authorization and a summary reminder of the areas that are only used by
City employees and not PACC lessees.

4/18/23 Deceptive Communications
(Attachment 6 - Includes three pages of communications between OPAC executive
director Carolyn Mullin and City staff trying to clarify details between OPAC coordinating
clean ups in unauthorized areas)

● OPAC Executive Director Carolyn Mullin was found to have misled City
staff regarding unauthorized cleanup operations at the PACC.

● Attachment 6 is a summary report of the incident in April 2023, where
Carolyn Mullin from OPAC contacted resident Marvin Boos for a cleanup
at the PACC. The City’s contract and the side letter agreement with SVV
confirms that all maintenance issues are to be authorized by SVV. This
issue escalated when Mr. Boos contacted Mayor Zaragoza to complain
about being denied access to the PACC for a cleanup.

● OPAC initially denied contacting Mr. Boos to conduct this clean up.
However, when staff called OPAC for a second time, Ms. Mullin admitted
to leaving a message to Mr. Boos but not speaking with the resident.

5/11/23 Failure to Pay Rental Fees
(Attachment 7 - Includes two pages of communications between OPAC executive
director Carolyn Mullin, SVV general manager Richard Belloff and City staff trying to
clarify details between OPAC rental events that did not collect fees)

● In addressing the reported issues listed above relating to operating events
without proper permits and security, SVV recognized that OPAC never
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submitted rental fees for what OPAC considered “OPAC Events” and not
rentals. Attachment 7 is an email from Carolyn Mullin acknowledging such
an event.

● SVV began to further examine OPAC’s rental reports and started
documenting events that SVV was aware of that had occurred, yet they
were not included in OPAC’s fee payments that SVV must pay to the City.

11/17/23 Failure to Pay Rental Fees
(Attachments 8 and 9 - A letter from the City Attorney’s Office to SVV demanding
payment for unpaid rental fees and a Letter from SVV’s Attorney to OPAC stating
noncompliance with OPAC’s accounting for events and failure to comply with financial
obligations. Attachment 10 - Documentation of the payment and deposit into the City’s
account of the unpaid rental fees that SVV recovered in March 2024)

● OPAC is required to pay 50% of the fees from the use of the PACC Rooms
to SVV, who remits payment to the City per its contract. These rates are
non-negotiable.

● However, SVV discovered that OPAC failed to pay rental fees for several
years, breaching the contract. In November 2023, the City Attorney
demanded payment from SVV for the unpaid rent.

● SVV's attorney then notified OPAC of their breach and set a deadline of
December 11, 2023, for the submission of the necessary documents to
resolve the issue. The City received the payment of $34,267.50 in back
fees from OPAC (paid through SVV) in February 2024.

2/28/24 Security
● At a routine meeting with city staff, SVV, and OPAC there was a

discussion surrounding event consistency and safety such as the injury at
the concert on 3/31/23. A verbal agreement was made by SVV and OPAC
that all events were to use SVV’s security services.

3/19/24 Termination of Original Side Letter Agreement
(Attachment 11 - A copy of the revised Side Letter agreement that SVV presented to
OPAC to address the issues previously documented in this memo.)

● SVV terminated the original side letter due to the issues noted above and
presented OPAC with a revised agreement.
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● OPAC had concerns regarding the items listed in the new agreement. SVV
agreed to make adjustments to address concerns and provide clarity.

3/27/24 Failure to Sign Revised Side Letter Agreement
(Attachment 12- A copy of the redlined edits to the revised Side Letter agreement
following a meeting between City Staff, SVV and OPAC, which all parties verbally
agreed to.)

● City staff organized a routine meeting with SVV and OPAC to review the
side letter agreement and facilitate an understanding between the parties.
During the meeting, both sides agreed verbally to the proposed changes
to the revised agreement. City staff believed that a final agreement had
been reached, with signatures to follow.

● However, as of October 31, 2024, the OPAC has not signed the
agreement with SVV.

3/27/24 Unauthorized Mailbox Installation
(Attachment 12- The revised side letter agreement includes in the redlined edits an
agreement that OPAC will provide a key to SVV to the authorized mailbox that OPAC
staff installed at the PACC)

● A key issue in the second draft of the revised side letter agreement was
OPAC's unauthorized installation of a locked mailbox (Item 9 in the
agreement).

● This was discussed in a meeting on March 17, 2024, where the agreed
solution was that both parties would have a key to the mailbox, and any
misdelivered mail would be immediately handed to the correct party.

08/20/24 Business Competition
(Attachment 13 - Four pages of email correspondence between SVV General Manager
Richard Belloff and his client at the Oxnard School District (OSD). In this email thread,
OSD rescinds their room rental request through SVV and states they will rent through
OPAC after discussing a room rental agreement with OPAC employee Jose Becerra.)

● OPAC was accused of taking clients from SVV, as noted in Attachment 13.
An SVV client canceled their reservation with SVV to book the same room
through OPAC instead, raising concerns about unfair competition between
the two organizations.
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10/11/24 Failure to Report Accurate Rentals
(Attachment 14 - Email from SVV General Manager Richard Bellhoff to Director Terrel
Harrison regarding another discovery of OPAC reporting inaccurate rental fees.)

● On Oct. 11, 2024, City staff was informed of inaccurate rental reporting for
the community rooms as SVV prepared to submit payments for
September. The discrepancy was uncovered when a customer, who had
hired SVV for bartending services, requested an additional hour, bringing
the total rental to three hours.

● However, OPAC reported only two hours for payment. SVV notified City
staff of their intention to collect the missing funds and would inform the
City once the payment is received.
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Oxnard city support for cannabis event at The Canyon at OPAC
Harrison, Terrel <terrel.harrison@oxnard.org> Tue, Oct 15, 2024 at 4:24 PM
To: "Estrada, Julie" <julie.estrada@oxnard.org>

Terrel Harrison
Cultural and Community Services Director
City of Oxnard
805-385-7995 (P)

---------- Forwarded message ---------
From: Gabe Teran <gabe.teran@oxnard.org>
Date: Tue, Jul 9, 2024 at 3:22 PM
Subject: Re: Oxnard city support for cannabis event at The Canyon at OPAC
To: Sean Harding <hardingseansf@gmail.com>
CC: <Carolyn@theopac.org>, Terrel Harrison <terrel.harrison@oxnard.org>

Hi Sean,

Thanks for reaching out. The City Council actually does not typically have events at the OPAC come before them for approval. The property is owned by the City, but the
entertainment operations are contracted to Sterling Venue Ventures who usually hosts shows in the large theater, and the OPAC Non-Profit runs the rental side of the
facility. My guess would be that those entities have likely entered into an agreement with the host/vendors of the Taco Tuesday event. Just want to give credit where it is
properly due, for those who are happy with any of the center's community offerings.

I have CCd the Executive Director for the OPAC non-profit, Carolyn Mullin, as she may be able to provide any additional info on this. I have also CCd our director of
Cultural and Community Services, should you have any additional questions about the City's side of the OPAC, or any cultural arts-related efforts.

Thanks again, 

Gabe Teran (he/him/él)
City Councilmember, District 2
City of Oxnard

On Tue, Jul 9, 2024 at 3:06 PM Sean Harding <hardingseansf@gmail.com> wrote:

Good afternoon, Oxnard folks. I want to commend you for your forward thinking when it comes to embracing events for everyone in the community. I’m hoping this email lands in the
right places, so please forgive me if it doesn’t. 

I’m looking forward to tonight’s event at The Canyon at OPAC for Taco Tuesday, music, and a host of cannabis vendors. Having grown up in the Bay Area, I’ve always been surrounded
by a strong cannabis community.  Now that I reside in Oxnard, I’m happy to see this city embracing this kind of gathering as safe spaces for us to enjoy. 

I’ve attempted to connect with The Canyon at OPAC but didn’t get a response. My neighbor mentioned the facility is owned by the city and to look for email contacts on your website. I
had no luck locating any information dedicated to The Canyon at OPAC, but I did find an arts page that included something about Recreation Services.  I figured this was the right place
given tonight’s event is a celebration of recreational cannabis. I’m also including all the council members because I’m not sure which one represents my district.  Please forgive my
ignorance on this matter. 

I’m hoping to run into some of you tonight at The Canyon at OPAC. I would love to introduce myself and my sister, Sasha. We're getting more active in the arts scene in Oxnard. I've
attached screenshots of the social media posts I found on Instagram.

We’re also interested in organizing fundraisers at the performing arts center to benefit the many talented and skilled artists living and working in this city. Please let us know who we can
talk to about planning cannabis related events and any special permits required to make it happen.

Once again, thank you for all you do and for proving Oxnard is a progressive place with a strong creative edge. 

All the best. 

Sean Harding 
Oxnard Resident

ATTACHMENT 1
Estrada, Julie <julie.estrada@oxnard.org>

mailto:gabe.teran@oxnard.org
mailto:hardingseansf@gmail.com
mailto:Carolyn@theopac.org
mailto:terrel.harrison@oxnard.org
mailto:hardingseansf@gmail.com


Attachment 1



Attachment 1





Attachment 2



Attachment 2



Stephen M. Fischer 

City Attorney 

Office of the City Attorney 

305 West Third Street, Suite 100E 
Oxnard, CA 93030 
(805) 385-7 483
Fax (805) 385-7 423

October 21, 2022 

VIA FIRST CLASS AND ELECTRONIC MAIL 

Oxnard Performing Arts Center Corporation 
800 Hobson Way 
Oxnard, CA 93030 
ATTN: Carolyn Mullin 

Via electronic mail to: Director@oxnardperformingarts.com 

Re: Oxnard Performing Arts Center 

Ms. Mullin: 

ATTACHMENT 3

CITY OF 

OXNARD 
....,, ����--

� 
CALIFORNIA 

City staff has informed the Office of the City Attorney that in recent weeks you have changed the 
locks and installed security alarms in the rooms located at the Oxnard Performjng Arts Center 
("OPAC"), and placed the Uruted States flag at half-staff without authorization. 

I am writing this letter to direct that you: 

(1) immedfately provide copies of current keys to the locks you have changed, and the
alarm codes to the City's Cultural and Commuruty Services Director, Terrel Harrison
and to Sterling Venue Ventures owner, Lance Sterling;

(2) change the locks back to their original configurations by November 1, 2022; and

(3) refrain from placing any flags located in or around the OPAC at half-staff in the
future without authorization.

The City and Sterling Venue Ventures maintain an agreement for the operation of the rooms at the 
OPAC. That agreement clearly authorizes Sterling Venue Ventures, and no other individual or entity, 
to provide alarm morutoring services and to secure the rooms. For avoidance of any doubt, aside 
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Screenshot of a text message containing an image of the rear parking lot for the Performing Arts 

Center. Richard Belloff of Sterling Venue Ventures received the message from an associate and 

sent a screenshot to Terrel Harrison. 
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Estrada, Julie <julie.estrada@oxnard.org>

PACC Youth Center
Harrison, Terrel <terrel.harrison@oxnard.org> Thu, Apr 6, 2023 at 1:06 PM
To: Carolyn Mullin <director@oxnardperformingarts.com>, Gary Blum <garyaths@aol.com>
Cc: "Lance Sterling (primary)" <lance@wmmts.com>, Richard Belloff <richard@wmmts.com>, Luanne Nast <luannenast@gmail.com>, Julie Estrada
<julie.estrada@oxnard.org>

Today one of our Coordinators went to the Youth Center located at the Performing Arts & Convention Center and made a troubling discovery.  Inside 
the room that is not to be utilized for programming at this time was a table filled with art supplies and a multi-panel mural standing in the room. It also 
appears that someone is actively working in the area as lights were left on and fresh paint was out. After some discussion, it was discovered that this 
mural was facilitated by the Oxnard Performing Arts Center Corporation.

As a reminder this room, its courtyard, and its parking lot is not included in any of the operators agreements with Sterling Venue Ventures and therefore 
can not be included in any of its sub agreements as this space is for the sole use of the City of Oxnard programs. You have 24 hours to remove the 
items, moving forward, no one is to enter this room for any reason without city personnel approval and escort. This room is closed for a specific cause 
and is not to be entered or disturbed without proper clearance. Failure to abide will be considered trespassing on city property and a formal notice will 
be issued. 

--
Terrel Harrison - Cultural & Community Services Director
Cultural & Community Services Department 
305 West Third Street . 1st Floor - West Wing  
Oxnard, California  93030 
O: 805.385.7994  
www.oxnard.org
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ATTACHMENT 6 

Over the last few weeks there have been some incidents that need to be discussed surrounding 

the use of facilities at the Oxnard Performing Arts and Convention Center. The first incident was 

sent to both Carolyn and Gary on April 6th. The message sent was: 

Today one of our Coordinators went to the Youth Center located at the Performing Arts 

& Convention Center and made a troubling discovery. Inside the room that is not to be 

utilized for programming at this time was a table filled with art supplies and a multi-panel 

mural standing in the room. It also appears that someone is actively working in the area 

as lights were left on and fresh paint was out. After some discussion, it was discovered 

that this mural was facilitated by the Oxnard Performing Arts Center Corporation. 

As a reminder this room, its courtyard, and its parking lot is not included in any of the 

operators agreements with Sterling Venue Ventures and therefore can not be utilized by 

any of its lessees as this space if for the sole use of the City of Oxnard programs. You 

have 24 hours to remove the items, moving forward, no one is to enter this room for any 

reason without city personnel approval and escort. This room is closed for a specific 

cause and is not to be entered or disturbed without proper clearance. Failure to abide 

will be considered trespassing on city property and a formal notice will be issued. 
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The second incident occurred last week when I received a call from the Mayor with concerns 

regarding the Performing Arts Center Facility. The first point of concern is that the mayor was 

made aware of a Fire at the PACC facility, but my office was not made aware of a fire at the 

location. If there is such an incident that needs to be reported immediately through Sterling 

Venue Ventures. Martin Boos contacted the Mayor's office saying that he was turned away after 

being contacted by staff to do a clean up in a courtyard and some paint on the side of the 

building for an upcoming event. After receiving this message we contacted Carolyn, she said 



ATTACHMENT 6 

that she didn't know what he was talking about, there wasn't a fire, and she hasn't spoken to Mr. 
Boos. She did mention that she follows him on social media and knows what he does but she 
wasn't aware of what we were talking about. 

After confirming with the Mayor's office again, I called Mr. Boos to inform him that I spoke with 
Carolyn and she was not aware of what he was talking about. Mr. Boos reiterated that he 
received a request from Carolyn tc_:> do a clean-up. I then called Carolyn back and told her Mr. 
Boos was adamant that he received a request from her. She then said she left him a message 
but never actually spoke to Mr. Boos. When I asked why she didn't say that the first time I did 
not receive a response. 

It is important that the City of Oxnard holds faith in those who are in operation of their facilities 
and the trust in the delivery of complete and true information is key in keeping that faith. Over 
the last month this now makes twice where we have had to send notices to the Oxnard 
Performing Arts Center Corporation in regards to conduct. I am not sure what courtyard was in 
need of a clean-up and paint as our operations contract has all basic upkeep of the areas within 
the indicated fenced area is to be maintained by the contractor, Sterling Venue Ventures, and 
through the side letter for the convention/meeting rooms the Non-profit is to maintain and SVV 
should be notified for any repairs. 
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cnvo, 

OXNARD 
ATTACHMENT 7

Estrada, Julie <julie.estrada@oxnard.org> 
CAUrOIINIA 

Fwd: March 31st. 

1 message 

Harrison, Terrel <terrel.harrison@oxnard.org> 
To: "Estrada, Julie" <julie.estrada@oxnard.org> 

FYI 

---------- Forwarded message ---------

From: Richard Bellott <richard@wmmts.com> 
Date: Thu, May 11, 2023 at 12:46 PM 
Subject: Fwd: March 31st. 
To: Terrel Harrison <terrel.harrison@oxnard.org> 

Hi, 
Please call me to discuss this. 

Richard Bellott 
General Manager Oxnard Perfoming Arts Center 
818-519-3776

Begin forwarded message: 

From: Carolyn Mullin <carolyn@theopac.org> 
Date: May 11, 2023 at 11 :23:21 AM PDT 
To: Richard Belloff <richard@wmmts.com> 

Thu, May 11, 2023 at 1 :13 PM 

Cc: Luanne Nast <luanne@wmmts.com>, Lance Sterling <lance@wmmts.com>, Gary Blum 
<garyaths@aol.com>, Gary Davis <4garydavis@gmail.com>, Jose Becerra <jose@theopac.org> 
Subject: Re: March 31st. 

Hi, all-

Apologies as I didn't have my calendar in front of me yesterday. The March 31st event was presented by 
OPAC, so not a rental and thus not included in the list of rental payments we gave you. Attached is the 
additional certificate of insurance we pulled for this event. We also had an EMT on-site for the duration of 
the event and no slip-and-fall (or any big incident), to my knowledge, had been reported. 

The 2 other concerts - both rentals - that happened around this time were on Friday, April 7 and another on 
April 8, both by different promoters/rental clients. If you need additional information on these, please let me 
or Jose know. 

Thank you, 

Carolyn 

----
OXNARD PERFORMING 
ARTS CENTER NONProf<T 

Carolyn Merino Mullin 
Executive Director 

0 805-651-3207 g carolyn@theopac.org @TheOPAC.org 

@ 800 Hobson Way Oxnard, CA 93030 
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Our mission: To foster and seNe our community through inclusive programming, cultural and artistic 
exchange, and developing people-centered spaces . 

•
A,&

i.V � 
ASIAN AMERICAN 

FESTIVAL 

On Thu, May 11, 2023 at 10:57 AM Richard Belloff <richard@wmmts.com> wrote: 
Good Morning Carolyn, 

The date in question we discussed during the meeting yesterday is March 31st. Please send me a copy 
of the invoice to the promoter and all insurance forms plus their contact information. 

Thank you, 

Richard Belloff 
General Manager Oxnard Perfoming Arts Center 
818-519-3776

Terrel Harrison 
Cultural and Community Services Director 
City of Oxnard 
805-385-7995 (P)

f:l Certificate (1).pdf
112K 
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Stephen M. Fischer 

City Attorney 

Office of the City Attorney 

305 West Third Street, Suite 100E 

Oxnard, CA 93030 

(805) 385-7483

Fax (805) 385-7423

November 17, 2023 

VIA FIRST CLASS AND ELECTRONIC MAIL 

Sterling Venue Ventures, LLC. 

28912 Roadside Dr. 

Agoura Hills, CA 91301 

Attn: Lance Sterling 

Via electronic mail to: Lance@wmmts.com 

Re: Demand for unpaid rental fees 

tv1r. Sterling: 

ATTACHMENT 8 

CITY Of 

OXNARD 
� 

...,, 

-------
CALIFORNIA 

I am writing on behalf of the Office of the City Attorney to address a matter of significant 

concern regarding Agreement No. 8210 ("Agreement") between the City of Oxnard ("City") and 

Sterling Venue Ventures ("SVV") for the operation of the Oxnard Performing Arts and Convention 

Center Rooms ("PACC Rooms"). SVV in turn allows the Oxnard Performing Arts Center 

Corporation ("PACC") operate the PACC Rooms. 

As stipulated in Section 4.1 of the Agreement, SVV is obligated to remit 50% of all fees collected 

from renters of the PACC Rooms to the City -- as outlined in Exhibit C of the Agreement. These 

rates, established by the Oxnard City Council, are non-negotiable and serve as definitive benchmarks 

for financial transactions under our co�tractual arrangement. 

Regrettably, it has come to light that, over the course of several years, the PACC has either directly 

organized or permitted third parties to conduct numerous events in the PACC Rooms without 

remitting the stipulated rental fees to SVV, contravening the terms expressly set forth in the 

Agreement. 
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LAW OFFICE OF GARY KURTZ, INC. 
30101 Agoura Court 

Suite 118 
Agoura Hills, California 91301 

(818) 884-8400 (telephone)
(818) 884-8404 (telefax)

eMail: gary@garykurtzlaw.com 

November 28, 2023 

Myers Widders Gibson, Jones & Feingold 
39 N. California Street 
Ventura, CA 93001 

Re: Oxnard Performing Arts Center Corporation 
Current Example of Non-Compliance 

Dear Counsel: 

Gary Kurtz, Esq. 

Info@MWGJLaw.com 

This letter is being addressed to your firm rather than the Oxnard Performing Arts Center 
Corporation ("OPAC") because your firm has previously indicted representation of OPAC. If 
that is no longer the case, please make that known immediately so we may communicate 
directly. 

In addition to the myriad of prior issues, Sterling Venue Ventures, LLC ("SW") has recently 
been given notice that OPAC has failed to comply with financial obligations. Attached is a 
copy of a disturbing letter that was recently received from Jason Zaragoza, Deputy City 
Attorney for the City of Oxnard. Mr. Zaragoza expresses concern that PACC rooms have been 
rented for income without providing the City of Oxnard with the required 50% and has 
demanded a specific accounting for all events. The due date is January 1, 2024. 

SW has complied with its financial obligations and has records of its events to comply with 
the City's demand. SW does not have the required information for OPAC. Attention is 
directed to paragraph 2 or the side letter between SW and OPAC, which states: 

OPAC will retain 100% of the proceeds from the convention/meeting 
room rental, less expenses and rent paid to the City. 

Rent will be turned into SW management by the first of the month. 
Check may be written to SW with appropriate back-up with booking 
for the next month. 
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REVISED AGREEMENT 

BETWEEN STERLING VENUE VENTURES and OPAC BOARD OF DIRECTORS 

(1) SVV agrees to allow OPAC to continue to have an office at the Oxnard Performing Arts Center, through

February 28, 2025, in accordance with the stipulations below.

(2) SVV must be included or copied on all requests to hold events on property. Should OPAC receive any

requests, they will immediately be directed to the SVV GM.

(3) OPAC cannot enter into any binding agreements with any third parties to work out of the OPACC. As

stated above, the SVV GM must be included or copied on all booking requests for the auditorium,

convention/meeting rooms, courtyards, parking lots. Once an event is approved by SVV, OPAC must

submit a Rental Agreement Packet form with all supporting documents (customer invoice and

subsequent rental agreements and corresponding contracts that involve outside vendors). These

agreements and contracts must be printed out on paper and turned into the SVV General Manager.

(4) OPAC will retain half of the rent from the events OPAC holds in the convention/meeting rooms,

courtyards, parking lots. Rent checks will be delivered to SVV management the first of every month,

along with existing excel spreadsheet and completed Net Of Door Form.

• Rental rates apply to all events, including those hosted or presented by OPAC. Anytime any part of

the property is being used exclusively by OPAC or a client, rent must be collected on the City's behalf.

• Any and all sales of alcohol will be conducted by SVV. Therefore, any renter who requests bar

service will be referred directly to SVV to handle all contractual arrangements.

• SVV will be the sole provider of security staff and will ensure that the conditions outlined in SVV's

agreement with the City are met for all events held on the OPACC property.

• All food consumed within the premises must be prepared in accordance with the Health

Department, FDA, and in accordance with California state law.

• The OPAC Board of Directors and all outside vendors must provide proof of insurance, as well as a

letter of indemnification to SVV, and must be responsible for reporting and paying sales tax for each

respective event.

• OPAC will provide SVV with a list of pre-approved caterers which match the criteria detailed above,

and will include SVV on that list. Once the list is submitted and approved, only these caterers will be

permitted to perform services on the OPACC property.

(5) OPAC must provide to Sterling a complete list of all property and equipment owned by the non-profit

by 3/30/24.

STERLIN G V E N U E VEN TURES 

WVvW.WI-IEREMUSICMEETSTHESOUL.COM • 888-645-5006 
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Re: [EXTERNAL]Re: Reservation of the OPAC - Oxnard Room 
1 message 

Harrison, Terrel <terrel.harrison@oxnard.org> 
To: Luanne Nast <luannenast@gmail.com> 

Luanne, 
Didn't they work directly with you guys before? 

Terrel Harrison 
Cultural and Community Services Director 
City of Oxnard 
805-385-7995 (P) 

On Tue, Aug 20, 2024 at 9:55 AM Luanne Nast <luannenast@gmail.com> wrote: 
Hi Terrel, 

ATTACHMENT 13
Harrison, Terrel <terrel.harrison@oxnard.org> 

Tue, Aug 20, 2024 at 10:00 AM 

Please read the email below, which Richard received from the Oxnard School District, and keep in mind that this comes after Richard had already worked out 100% of 
the details for this event. Another example of sabotage for Carolyn and company ... 

Luanne Nast 
Sterling Venue Ventures 
luannenast@gmail.com 
818.636.5339-cell 
888-645-5006-office 
T he Canyons Agoura HIiis & Montclair 
T he Saban in Beverly Hills 
T he Libbey Bowl in Ojai 
Oxnard PACC 

Begin forwarded message: 

From: Richard Belloff <richard@wmmts.com> 
Subject: Fwd: [EXTERNAL]Re: Reservation of the OPAC - Oxnard Room 
Date: August 16, 2024 at 4:00:31 PM PDT 
To: Luanne Nast <luannenast@gmail.com> 

Richard Belloff 
General Manager 
Oxnard Performing Arts Center 
Libbey Bowl, Ojai 
818-519-3776 

Begin forwarded message: 

From: "Chinas, Mayle" <mchinas@oxnardsii.org> 
Date: August 16, 2024 at 3:07:17 PM PDT 
To: Richard Belloff <richard@wmmts.com> 
Cc: "Ruvalcaba, Teresa" <truvalcaba@oxnardsd.org>, Jose Becerra <jose@theopac.org> 
Subject: Re: (EXTERNAL]Re: Reservation of the OPAC - Oxnard Room 

Hello Mr. Richard, 

Hope this email finds you doing well. 

I would like to follow up with you regarding our request of a quote for the date of April 3rd, 2025. 

I was informed of the process of reserving the smaller rooms at the OPAC would happen with Jose Becerra. Since we were 

instructed that we need to contact the corresponding personal for reservations, I will need to cancel any reservation request 

I had made with you for this date, April 3rd, 2025 for the use of the Oxnard Room. 

I have contacted Jose already and we will be reserving the Oxnard room with him for the date of April 3rd, 2025. 

Thank you, I appreciated your help when it came to the help on this reservation months back when I contacted you. We look 

forward to working with you soon in the future. 

1<.tVld Regtirc!s, 

fvfo.,yte,� 
secrettir)::j for 
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