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Project Environmental Analysis 
 The County's environmental review process incorporates all of the requirements for 
completing the Initial Study as required by the California Environmental Quality Act (CEQA) and the 
CEQA Guidelines.  The Initial Study includes staff's on-site inspection of the project site and 
surroundings and a detailed review of the information in the file for the project.  In addition, available 
background information is reviewed for each project.  Relevant information regarding soil types and 
characteristics, geologic information, significant vegetation and/or wildlife resources, water 
availability, wastewater disposal services, existing land uses and surrounding land use categories 
and other information relevant to the environmental review process are evaluated for each project.  
Exhibit A includes the references used, as well as the agencies or groups that were contacted as a 
part of the Initial Study.  The County Planning Department uses the checklist to summarize the results 
of the research accomplished during the initial environmental review of the project. 
 Persons, agencies or organizations interested in obtaining more information regarding the 
environmental review process for a project should contact the County of San Luis Obispo Planning 
Department, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408-2040 or call (805) 781-5600. 

A.  PROJECT  

DESCRIPTION:  Request by Moondance Partners, LP for a Major Grading Permit to: construct a 16-
foot wide dual use road (agricultural and residential) (Road A) that will provide primary access from 
Santa Rita Road, construct an internal 12-foot wide agricultural use road (Road B), installation of seven 
(7) culverts (Roads A & B), and grade for an approximately 10,000 square foot residential complex 
(single family residence, guesthouse, farm support quarters). The project is located in the Agriculture 
land use category, at 1835 Santa Rita Road, southwest of the community of Templeton and adjacent 
to the City of Atascadero, within the North County Planning Area, Salinas River Sub-area. 
 
  
Background 
 
Moondance Partners LP owns four contiguous parcels totaling about 504 acres located in the rolling to 
steeply sloping hills southwest of the community of Templeton. Historical agricultural uses on the project 
site have included livestock grazing, dry farming and walnut orchards. The project site is within the 
Templeton Agricultural Preserve and is subject to a Williamson Act contract. 
 
The proposed project is located on two of the legal lots of record that drain north and east to the Salinas 
River via Paso Robles Creek. The project area is located approximately 2.5 miles east of the Salinas 
River, within the Upper Salinas Watershed. Two unnamed, USGS-mapped blue line streams cross the 
property and converge near the western parcel boundary. These two ephemeral drainages flow north 
into Paso Robles Creek along Acorn Springs Road. Several other ephemeral drainages are present; 
some of which have been historically culverted to allow stormwater flow under existing ranch/agricultural 
roads. The primary site access is via Acorn Springs Road, an unimproved driveway that connects Santa 
Rita Road to a network of ranch roads on the property. 

Topography consists of gently- to moderately-sloped rolling hills, with elevations ranging from 
approximately 1,100 to 1,500 feet (335 to 460 meters) above sea level. The southern half of the property 
consists of relatively intact oak woodland and oak savannah grassland habitat. In addition, riparian 
corridors associated with the unnamed blue line streams support intact, mixed oak woodland habitat.  

In October, 2016 and January 2017, Agricultural Exempt grading statements (GRA2016-00004 & 
GRA2017-00010) were filed by the landowner in accordance with LUO Section 22.52.070(A) and (C) 
for intent to prepare the land for the planting of vineyards. The exemption allowed under Section 
22.52.070 (C) applies to the following types of agricultural grading: 
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• New crop production or grazing purposes and vegetation removal on slopes of less than 30 
percent. 

• Construction of small reservoirs, subject to the standards listed in Section 22.52.150F. 
• Projects which are undertaken for soil, water quality, habitat, or wildlife restoration, 

conservation, or enhancement occurring outside of the channel of a stream.  
 

Substantial tilling and other surface site disturbance over the subject parcels has occurred under the 
Agricultural Grading statements.  The Initial Study does not address these activities as they are not part 
of the requested grading permit.  In addition, agricultural wells have been installed on the two Assessor’s 
parcels under the appropriate permits from the Environmental Health Department (two in 2016, and 
three in 2017).  The installation and operation of these wells is not part of the activities evaluated in this 
Initial Study.   
 
A demolition permit was issued in 2016 to authorize the removal of a residence, residential accessory 
structures and agriculture related buildings. The structures have since been demolished.  In June, 2017, 
the property owner applied for a minor grading permit to allow construction of a barn and access road.  
This work is currently under construction.  
 
Proposed Project 
The applicant is has proposed to construct a 16-foot wide dual use road (agricultural and residential) 
(Road A on Figure 3) that will provide primary access from Acorn Springs Road to the proposed home 
site (Building Permit PMTR2017-00707), and an internal 12-foot wide agricultural use road (Road B on 
Figure 2) that will connect the agricultural operations. Construction of Roads A and B will require the 
installation of seven (7) culverts; based on preliminary site plans and a site assessment (i.e., 
jurisdictional determination) six (6) of the seven drainage crossings (i.e., culverts 1 through 4 and 
culverts 6 and 7 on Figure 2) will impact features determined to be within the jurisdiction of the California 
Department of Fish and Wildlife (CDFW). The owner is also proposing to construct an approximately 
10,000 square-foot residential complex comprised of several connected buildings and a pool area. Two 
single-family residences and a guesthouse, attached garage area totaling 2,200 square feet, and 
retaining walls with terraces are proposed within the complex. 
 
The two new access roads will be constructed and improved largely on existing dirt roads; however, 
several sections will be constructed within undisturbed areas. The proposed project will also include 
stabilizing and restoring several degraded swale features on site that were damaged during the 
2016/2017 rainy season. 
 
Total site disturbance under the proposed grading permit is estimated to cover 4.61 acres including 
13,560 cubic yards of cut and fill (Table 1). 
 

Table 1 – Project Summary 

Project 
Component 

Pervious Area 
(Sq.Ft.) 

Impervious 
Area 

(Sq.Ft.) 

Total Area 
(Sq.Ft.) 

Total 
Area 

(Acres) 

Cut 
(Cu. Yd.) 

Fill 
Cu. Yd.  

Total 
(Cu. Yd.) 

Road A (includes 
residence) 

82,700 50,300 133,000 3.05 6,190 3,930 10,120 

Road B 68,000 0 68,000 1.56 1,580 1,860 3,440 

Total: 150,700 50,300 201,000 4.61 7,770 5,790 13,560 

Source: Timothy P. Roberts, RPE, January 2018 
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The project is located at 1835 Santa Rita Road southwest of the community of Templeton and adjacent 
to the City of Atascadero within the Salinas River Sub-area of the North County Planning Area and 
within the Agriculture land use category. 
 

 

 
Figure 1 – Project Location 
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Figure 2 – Project Site 
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Figure 3 -- Site Plan 
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ASSESSOR PARCEL NUMBER(S): 039-261-051 and -052 

Latitude:  35 degrees  31'  7.55" N  Longitude:  -120 degrees  44'  
30.45" W 

SUPERVISORIAL DISTRICT # 5  

B. EXISTING SETTING 

PLAN AREA: North County Rural  SUB: Salinas River       COMM: NA  

LAND USE CATEGORY: Agriculture          

COMB. DESIGNATION: None,               

PARCEL SIZE: Four parcels totaling 504 acres  

TOPOGRAPHY: Nearly level  to steeply sloping  

VEGETATION: Grasses Scattered Oaks Oak woodland  

EXISTING USES: Agricultural uses        

SURROUNDING LAND USE CATEGORIES AND USES: 

North:  Agriculture;      agricultural uses  East:  Residential Rural; residential       

South:  Agriculture; vacant   undeveloped  West:  Rural Lands;        agricultural uses     
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C. ENVIRONMENTAL ANALYSIS 

During the Initial Study process, at least one issue was identified as having a potentially significant 
environmental effects (see following Initial Study).  Those potentially significant items associated with 
the proposed uses can be minimized to less than significant levels.  

  

 

COUNTY OF SAN LUIS OBISPO 
INITIAL STUDY CHECKLIST 

 
 

0. AESTHETICS  

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Create an aesthetically incompatible 
site open to public view? 

    

b) Introduce a use within a scenic view 
open to public view? 

    

c) Change the visual character of an area?     

d) Create glare or night lighting, which 
may affect surrounding areas? 

    

e) Impact unique geological or physical 
features? 

    

f) Other:            

Setting. The project area is in a predominantly rural area with views dominated by oak and grassland 
covered hillsides and drainages.  While some scattered residential development is visible, most is 
hidden from view from public roads due to setbacks from the road, and topography.  Roads A and B 
will be constructed primarily on the interior of the project site in areas that are not visible from public 
vantage points. Santa Rita Road is not a state-designated scenic highway, nor is it listed as a 
“suggested scenic corridor” by Table VR-2 of the Conservation and Open Space Element. 

Preliminary construction plans show the home site atop a gently sloping ridgeline on the southern half 
of APN 039-261-052 on the interior of the site and approximately 1.2 miles south of Santa Rita Road.  

Impact. Construction of the roadways will alter the appearance of the ranch by the clearing of vegetation 
and the grading of cut and fill slopes; no oak trees will be removed. In addition, the residence could be 
visible from portions of Santa Cruz Road within the City of Atascadero. However, project impacts on 
visual and aesthetics resources when viewed from major public roadways is considered less than 
significant because: 
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Figure 4 – Areas With A Direct Line of Sight To SFR Pad Location 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

• Although the proposed single family residences may be visible from portions of Santa Cruz Road 
within the City of Atascadero, as shown on Figure 2, views to the north from Santa Cruz Road 
are blocked by dense stands of coast live oak. 

• Roads A and B generally follow the contours of the existing topography in the lowlands between 
the ridgelines that cross the project site.  

• Portions of Roads A and B will be un-paved and will not detract from the agricultural character 
of the project site.  

• No mature oak trees will be removed.  
• No retaining walls, bridges or other visible features will be constructed. 
• Figure 4 provides an illustration of locations on surrounding properties with a direct line of sight 

to the proposed single family residences assuming no screening is provided by the intervening 
vegetation. As shown on Figure 4, the residence and Roads A and B will not be visible from 
Santa Rita Road or other County roadways.  

 

The project’s residential development could have the potential to project light  or  glare that would impact 
nighttime views from offsite; however the development will be subject to the County’s Land Use  
Ordinance Section 22.10.060 requiring downward-directed lighting and minimizing glare. 
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Mitigation/Conclusion. The potential for the project to impact aesthetic and visual resources are fully 
mitigated by ordinance requirements such that no additional mitigation measures are necessary beyond 
ordinance requirements. 

 

2.  AGRICULTURAL RESOURCES 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Convert prime agricultural land, per 
NRCS soil classification, to non-
agricultural use? 

    

b) Convert Prime Farmland, Unique 
Farmland, or Farmland of Statewide 
Importance to non-agricultural use? 

    

c) Impair agricultural use of other property 
or result in conversion to other uses? 

    

d) Conflict with existing zoning for 
agricultural use, or Williamson Act 
program? 

    

e) Other:             

 

Setting.  Project Elements.  The following area-specific elements relate to the property’s importance 
for agricultural production: 

Land Use Category:  Agriculture Historic/Existing Commercial Crops:  None 

State Classification:  Not prime farmland In Agricultural Preserve?  Yes  

Under Williamson Act contract? Yes 

Setting. The project site includes topography ranging from nearly level-to-steeply sloping. Historical 
agricultural operations have occurred on much of the property since at least 1994, including regular 
tilling. An orchard of approximately 15 acres was removed from the western edge of the property in 
2016, leaving the area denuded of vegetation. 

The property owner has cleared much of the northern portion of the project site for the purpose of 
planting vineyards. The project site is within the Templeton Agricultural Preserve area and is subject to 
a Williamson Act contract which was entered in 1977 (Resolution No. 77-64).  

The soil types and characteristics of the area where the ranch road extension will be constructed (Figure 
5) include: 

Balcom-Nacimiento association, moderately steep 

The Balcom component makes up 45 percent of the map unit. Slopes are 9 to 30 percent. This 
component is on mountains. The parent material consists of residuum weathered from sandstone and 
shale. The natural drainage class is well drained. Water movement in the most restrictive layer is 
moderately high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell 
potential is moderate. This soil is not flooded. It is not ponded. There is no zone of water saturation 
within a depth of 72 inches. Nonirrigated land capability classification is 4e. Irrigated land capability 
classification is 4e. This soil does not meet hydric criteria.  

The Nacimiento component makes up 20 percent of the map unit. Slopes are 9 to 30 percent. This 
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component is on hills. The parent material consists of residuum weathered from calcareous shale and/or 
sandstone. The natural drainage class is well drained. Water movement in the most restrictive layer is 
moderately high. Shrink-swell potential is moderate. This soil is not flooded. It is not ponded. There is 
no zone of water saturation within a depth of 72 inches. Nonirrigated land capability classification is 4e. 
Irrigated land capability classification is 4e. This soil does not meet hydric criteria.  

Balcom-Nacimiento association, steep 

The Balcom component makes up 45 percent of the map unit. Slopes are 30 to 50 percent. This 
component is on hills. The parent material consists of residuum weathered from sandstone and shale. 
The natural drainage class is well drained. Water movement in the most restrictive layer is moderately 
high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell potential is 
moderate. This soil is not flooded. It is not ponded. There is no zone of water saturation within a depth 
of 72 inches. Nonirrigated land capability classification is 6e. Irrigated land capability classification is 
6e. This soil does not meet hydric criteria.  

The Nacimiento component makes up 20 percent of the map unit. Slopes are 30 to 50 percent. This 
component is on hills. The parent material consists of residuum weathered from calcareous shale and/or 
sandstone. The natural drainage class is well drained. Water movement in the most restrictive layer is 
moderately high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell 
potential is moderate. This soil is not flooded. It is not ponded. There is no zone of water saturation 
within a depth of 72 inches. Nonirrigated land capability classification is 6e. Irrigated land capability 
classification is 6e. This soil does not meet hydric criteria.  

Linne-Calodo complex, 9 to 30 percent slopes 

The Linne component makes up 30 percent of the map unit. Slopes are 9 to 30 percent. This component 
is on hills. The parent material consists of residuum weathered from calcareous shale and/or sandstone. 
The natural drainage class is well drained. Water movement in the most restrictive layer is moderately 
high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell potential is 
moderate. This soil is not flooded. It is not ponded. There is no zone of water saturation within a depth 
of 72 inches. Nonirrigated land capability classification is 4e. Irrigated land capability classification is 
4e. This soil does not meet hydric criteria.  

The Calodo component makes up 25 percent of the map unit. Slopes are 15 to 30 percent. This 
component is on hills. The parent material consists of residuum weathered from calcareous shale and/or 
residuum weathered from calcareous sandstone. The natural drainage class is well drained. Water 
movement in the most restrictive layer is moderately high. Available water to a depth of 60 inches (or 
restricted depth) is very low. Shrink-swell potential is moderate. This soil is not flooded. It is not ponded. 
There is no zone of water saturation within a depth of 72 inches. Nonirrigated land capability 
classification is 4e. Irrigated land capability classification is 4e. This soil does not meet hydric criteria.  

Linne-Calodo complex, 30 to 50 percent slopes 

The Linne component makes up 30 percent of the map unit. Slopes are 30 to 50 percent. This 
component is on hills. The parent material consists of residuum weathered from calcareous shale and/or 
sandstone. Depth to a root restrictive layer, bedrock, paralithic, is 20 to 40 inches. The natural drainage 
class is well drained. Water movement in the most restrictive layer is moderately high. Available water 
to a depth of 60 inches (or restricted depth) is low. Shrink-swell potential is moderate. This soil is not 
flooded. It is not ponded. Nonirrigated land capability classification is 6e. Irrigated land capability 
classification is 6e. This soil does not meet hydric criteria.  

The Calodo component makes up 25 percent of the map unit. Slopes are 30 to 50 percent. This 
component is on hills. The parent material consists of residuum weathered from calcareous shale and/or 
residuum weathered from calcareous sandstone. The natural drainage class is well drained. Water 
movement in the most restrictive layer is moderately high. Available water to a depth of 60 inches (or 
restricted depth) is very low. Shrink-swell potential is moderate. This soil is not flooded. It is not ponded. 
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There is no zone of water saturation within a depth of 72 inches. Non-irrigated land capability 
classification is 7e. Irrigated land capability classification is 7e. This soil does not meet hydric criteria.  

 

Nacimiento-Los Osos complex, 9 to 30 percent slopes 

The Nacimiento component makes up 30 percent of the map unit. Slopes are 9 to 30 percent. This 
component is on hills. The parent material consists of residuum weathered from calcareous shale and/or 
sandstone. The natural drainage class is well drained. Water movement in the most restrictive layer is 
moderately high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell 
potential is moderate. This soil is not flooded. It is not ponded. Non-irrigated land capability classification 
is 4e. Irrigated land capability classification is 4e. This soil does not meet hydric criteria.  

The Los Osos component makes up 20 percent of the map unit. Slopes are 9 to 30 percent. This 
component is on hills. The parent material consists of residuum weathered from shale and/or sandstone. 
The natural drainage class is well drained. Water movement in the most restrictive layer is moderately 
low. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell potential is high. 
This soil is not flooded. It is not ponded. Non-irrigated land capability classification is 4e. Irrigated land 
capability classification is 4e. This soil does not meet hydric criteria.  

Rincon clay loam, 2 to 9 percent slopes 

The Rincon component makes up 90 percent of the map unit. Slopes are 2 to 9 percent. This component 
is on terraces on valleys, alluvial fans on valleys. The parent material consists of clayey alluvium derived 
from sedimentary rock. The natural drainage class is well drained. Water movement in the most 
restrictive layer is moderately low. Available water to a depth of 60 inches (or restricted depth) is high. 
Shrink-swell potential is high. This soil is not flooded. It is not ponded. Non-irrigated land capability 
classification is 4e. Irrigated land capability classification is 2e.  

Sorrento clay loam, 2 to 9 percent slopes 

The Sorrento component makes up 85 percent of the map unit. Slopes are 2 to 9 percent. This 
component is on alluvial fans, alluvial plains. The parent material consists of fine-loamy alluvium derived 
from sedimentary rock. Depth to a root restrictive layer is greater than 60 inches. The natural drainage 
class is well drained. Water movement in the most restrictive layer is moderately high. Available water 
to a depth of 60 inches (or restricted depth) is high. Shrink-swell potential is moderate. This soil is not 
flooded. It is not ponded. Non-irrigated land capability classification is 3e. Irrigated land capability 
classification is 2e. This soil does not meet hydric criteria.  

Linne-Zakme complex, 30 to 50 percent slopes 

The Linne component makes up 30 percent of the map unit. Slopes are 30 to 50 percent. This 
component is on mountains. The parent material consists of residuum weathered from calcareous shale 
and/or sandstone. The natural drainage class is well drained. Water movement in the most restrictive 
layer is moderately high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-
swell potential is moderate. This soil is not flooded. It is not ponded. There is no zone of water saturation 
within a depth of 72 inches. Non-irrigated land capability classification is 6e. Irrigated land capability 
classification is 6e. This soil does not meet hydric criteria.  

The Zakme component makes up 25 percent of the map unit. Slopes are 30 to 50 percent. This 
component is on mountains. The parent material consists of residuum weathered from calcareous shale 
and/or sandstone. The natural drainage class is well drained. Water movement in the most restrictive 
layer is moderately low. Available water to a depth of 60 inches (or restricted depth) is moderate. Shrink-
swell potential is high. This soil is not flooded. It is not ponded. There is no zone of water saturation 
within a depth of 72 inches. Irrigated land capability classification is 6e. This soil does not meet hydric 
criteria. The calcium carbonate equivalent within 40 inches, typically, does not exceed 3 percent.  

Map Unit: 165—McMullin-Rock outcrop complex, 50 to 75 percent slopes 
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The McMullin component makes up 45 percent of the map unit. Slopes are 50 to 75 percent. This 
component is on mountains. The parent material consists of residuum weathered from shale. Depth to 
a root restrictive layer, bedrock, lithic, is 10 to 20 inches. The natural drainage class is somewhat 
excessively drained. Water movement in the most restrictive layer is moderately high. Available water 
to a depth of 60 inches (or restricted depth) is very low. Shrink-swell potential is low. This soil is not 
flooded. It is not ponded. Non-irrigated land capability classification is 7e. Irrigated land capability 
classification is 7e. This soil does not meet hydric criteria.  

Lompico-McMullin complex, 50 to 75 percent slopes 

The Lompico component makes up 30 percent of the map unit. Slopes are 50 to 75 percent. This 
component is on mountains. The parent material consists of residuum weathered from shale and/or 
sandstone. The natural drainage class is well drained. Water movement in the most restrictive layer is 
moderately high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell 
potential is moderate. This soil is not flooded. It is not ponded. There is no zone of water saturation 
within a depth of 72 inches. Non-irrigated land capability classification is 7e. Irrigated land capability 
classification is 7e. This soil does not meet hydric criteria.  

The McMullin component makes up 20 percent of the map unit. Slopes are 50 to 75 percent. This 
component is on mountains. The parent material consists of residuum weathered from shale. Depth to 
a root restrictive layer, bedrock, lithic, is 10 to 20 inches. The natural drainage class is somewhat 
excessively drained. Water movement in the most restrictive layer is moderately high. Available water 
to a depth of 60 inches (or restricted depth) is very low. Shrink-swell potential is low. This soil is not 
flooded. It is not ponded. There is no zone of water saturation within a depth of 72 inches. Non-irrigated 
land capability classification is 7e. Irrigated land capability classification is 7e. This soil does not meet 
hydric criteria.  

According to Table SL-2 of the Conservation and Open Space Element, the Rincon clay loam, 2 to 9 
percent slopes association is considered Prime Farmland and Highly Productive Rangeland Soil. The 
Sorrento clay loam, 2 to 9 percent slopes soils association is considered “Prime Farmland”. 
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Figure 5 – Soils of the Project Site 
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Figure 6 – Important Farmland of the Project Site 
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Impacts. Table 2 provides a summary of the soils impacted by construction of Roads A and B and the 
building site for the single family residences. As shown in Table 2, the roadways and residence will be 
constructed primarily on the least productive farmland. However, the project will impact 0.23 acres of 
Prime Farmland/Highly Productive Rangeland and 0.88 acres of Other Productive Soils. 

 

Table 2 – Soils Impacted By Construction 

Soil Complex1 
Important 

Agricultural Soil 
Classification2 

Area Impacted (Acres)3 

Road A Road B SFR Site 
Cut and 

Fill Areas 
Total 

Rincon Clay loam, 2 to 9 
percent slopes 

Prime Farmland, 
Highly Productive 
Rangeland 

0.17 0 0 0.06 0.23 

Nacimiento-Los Osos 
complex, 9 - 30 percent 
slopes 

Other Productive 
Soils 

0.27 0.38 0 0.23 0.88 

Linne-Calodo complex, 
30 to 50 percent slopes 

Not Classified 0.62 0.54 1.32 0.99 3.47 

Balcom-Nacimiento, 
steep 

Not Classified 0.03 0 0 0.01 0.04 

Total: -- 1.09 0.93 1.32 1.3 4.61 

Notes: 

1. NRCS Web Soil Survey, January 2017 
2. Source: San Luis Obispo County Conservation and Open Space Element, Table SL-2  
3. To provide a worse case analysis, the summary assumes a 16 foot wide roadway for all portions of Road A and Road 

B. 

 

Conclusion. Impacts to agricultural resources are considered less than significant because: 

• Roads A and B are located primarily on previously established ranch roads. 
• The areas to be served by Roads A and B have been used for livestock grazing and other 

agricultural operations in the past and are intended to facilitate access to vineyards to be planted 
on the surrounding land. These roads will improve the use of these areas for such purposes by 
enabling more efficient access. 

• With regard to the Land Conservation Act contract that affects the property, agricultural access 
roads are considered a compatible use in accordance with the County’s Rules of Procedures to 
Implement the California Land Conservation Act of 1965.  

• As shown in Table 2, Roads A and B have been located primarily on the least productive soils 
for agricultural production as directed by policy AGP18 of the Agriculture Element. 

• Road B will be un-paved and designed to minimize soil erosion. 

 

No mitigation measures are necessary. 
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3. AIR QUALITY 
 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Violate any state or federal ambient air 
quality standard, or exceed air quality 
emission thresholds as established by 
County Air Pollution Control District? 

    

b) Expose any sensitive receptor to 
substantial air pollutant concentrations? 

    

c) Create or subject individuals to 
objectionable odors? 

    

d) Be inconsistent with the District’s Clean 
Air Plan? 

    

e) Result in a cumulatively considerable net 
increase of any criteria pollutant either 
considered in non-attainment under 
applicable state or federal ambient air 
quality standards that are due to 
increased energy use or traffic generation, 
or intensified land use change? 

    

GREENHOUSE GASES 

f) Generate greenhouse gas emissions, 
either directly or indirectly, that may have 
a significant impact on the environment? 

 

 

 

 

 

 

 

 

g)  Conflict with an applicable plan, policy or 
regulation adopted for the purpose of 
reducing the emissions of greenhouse 
gases? 

    

h) Other:             

 

Setting.  The Air Pollution Control District (APCD) has developed and updated their CEQA Air Quality 
Handbook (2012) to evaluate project specific impacts and help determine if air quality mitigation 
measures are needed, or if potentially significant impacts could result.  To evaluate long-term emissions, 
cumulative effects, and establish countywide programs to reach acceptable air quality levels, a Clean 
Air Plan has been adopted (prepared by APCD). 

Greenhouse Gas (GHG) Emissions are said to result in an increase in the earth’s average surface 
temperature.  This is commonly referred to as global warming.  The rise in global temperature is 
associated with long-term changes in precipitation, temperature, wind patterns, and other elements of 
the earth’s climate system.  This is also known as climate change.  These changes are now thought to 
be broadly attributed to GHG emissions, particularly those emissions that result from the human 
production and use of fossil fuels. 

The passage of AB32, the California Global Warming Solutions Act (2006), recognized the need to 
reduce GHG emissions and set the greenhouse gas emissions reduction goal for the State of California 
into law.  The law required that by 2020, State emissions must be reduced to 1990 levels.  This is to be 
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accomplished by reducing greenhouse gas emissions from significant sources via regulation, market 
mechanisms, and other actions. Subsequent legislation (e.g., SB97-Greenhouse Gas Emissions bill) 
directed the California Air Resources Board (CARB) to develop statewide thresholds.  

In March 2012, the San Luis Obispo County Air Pollution Control District (APCD) approved thresholds 
for GHG emission impacts, and these thresholds have been incorporated the APCD’s CEQA Air Quality 
Handbook.  APCD determined that a tiered process for residential / commercial land use projects was 
the most appropriate and effective approach for assessing the GHG emission impacts.  The tiered 
approach includes three methods, any of which can be used for any given project: 

1. Qualitative GHG Reduction Strategies (e.g. Climate Action Plans): A qualitative threshold that 
is consistent with AB 32 Scoping Plan measures and goals; or, 

2. Bright-Line Threshold: Numerical value to determine the significance of a project’s annual GHG 
emissions; or, 

3. Efficiency-Based Threshold: Assesses the GHG impacts of a project on an emissions per capita 
basis. 

For most projects the Bright-Line Threshold of 1,150 Metric Tons CO2/year (MT CO2e/yr) will be the 
most applicable threshold.  In addition to the residential/commercial threshold options proposed above, 
a bright-line numerical value threshold of 10,000 MT CO2e/yr was adopted for stationary source 
(industrial) projects. 

It should be noted that projects that generate less than the above mentioned thresholds will also 
participate in emission reductions because air emissions, including GHGs, are under the purview of the 
California Air Resources Board (or other regulatory agencies) and will be “regulated” either by CARB, 
the Federal Government, or other entities.  For example, new vehicles will be subject to increased fuel 
economy standards and emission reductions, large and small appliances will be subject to more strict 
emissions standards, and energy delivered to consumers will increasingly come from renewable 
sources.  Other programs that are intended to reduce the overall GHG emissions include Low Carbon 
Fuel Standards, Renewable Portfolio standards and the Clean Car standards. As a result, even the 
emissions that result from projects that produce fewer emissions than the threshold will be subject to 
emission reductions.   

Under CEQA, an individual project’s GHG emissions will generally not result in direct significant impacts. 
This is because the climate change issue is global in nature. However, an individual project could be 
found to contribute to a potentially significant cumulative impact.  Projects that have GHG emissions 
above the noted thresholds may be considered cumulatively considerable and require mitigation.  

Impacts.   

Construction-Related Impacts. The SLO APCD CEQA Handbook establishes thresholds of significance 
for various types of development and associated activities (Table 3). The Handbook also includes 
screening criteria for construction related impacts. According to the Handbook, a project with grading in 
excess of 4.0 acres and moving 1,200 cubic yards of earth per day can exceed the construction 
threshold for respirable particulate matter (PM10). In addition, a project with the potential to generate 
137 lbs per day of ozone precursors (ROG + NOx) or diesel particulates in excess of 7 lbs per day can 
result in a significant impact (Table 3).  
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Table 3 – Thresholds of Significance for Construction 

 

Pollutant 
Threshold1 

Daily Quarterly Tier 1 Quarterly Tier 2 

ROG+NOx (combined) 137 lbs 2.5 tons 6.3 tons 

Diesel Particulate Matter 7 lbs 0.13 tons 0.32 tons 

Fugitive Particulate Matter (PM10), Dust2  2.5 tons  

Greenhouse Gases (CO2, CH4, N2O, HFC, 
CFC, F6S) 

Amortized and Combined with Operational 
Emissions 

Source: SLO County APCD CEQA Air Quality Handbook, page 2-2. 
Notes: 

1. Daily and quarterly emission thresholds are based on the California Health & Safety Code and the CARB Carl 
Moyer Guidelines. 

2. Any project with a grading area greater than 4.0 acres of worked area can exceed the 2.5 ton PM10 quarterly 
threshold. 

 

The project will result in the construction of two roads and a building site for a 7,100 square foot (sf) 
primary residence, a farm support quarters of 3,000 sf, and a 680 sf guest house. According to the 
project description, grading for the construction of Road A, Road B and the residential area will result 
in the disturbance of about 4.61 acres including about 7,770 cubic yards (cy) of cut and 5,790 cy of fill 
(total of 13,560 cy). Based on the size and type of construction, the project will likely generate ozone 
precursors that will be less than the APCD’s thresholds of significance for as identified by Table 2-1 of 
the CEQA Air Quality Handbook. However, the project could generate fugitive dust that would exceed 
the APCD’s thresholds. This is considered a potentially significant impact unless mitigated. 

Impacts to Sensitive Receptors. Sensitive receptors are people or other organisms that may have a 
significantly increased sensitivity or exposure to air pollution by virtue of their age and health (e.g. 
schools, day care centers, hospitals, nursing homes), regulatory status (e.g. federal or state listing as 
a sensitive or endangered species), or proximity to the source. There are no sensitive receptors within 
1,000 feet of areas where sensitive receptors could be exposed to diesel particulates and fugitive dust 
from construction activities.  In addition, ground disturbance, including construction activities can carry 
the potential to release fungal spores of coccidioidomycosis, or Valley Fever, a fungus found in surface 
layers of soil in San Luis Obispo County that can cause illness when spores are inhaled. Given the 
difficulty of identifying specific soils or areas of infection, and the prevalence of agricultural activities in 
the County, it is considered a County-wide risk.  Residents in the immediate area of the project 
expressed concerns regarding past agricultural activities on the site (preparation for vineyards) and 
incidents of Valley Fever.  Contact was made the County Health Department (Ann McDowell, personal 
communication, March 6, 2018) regarding these reports.  County Health indicated that it is difficult to 
link incidents of Valley Fever with specific activities due to multiple exposure possibilities. Fugitive dust 
control during construction activities would minimize the risk of exposure to, or release of, spores 
causing Valley Fever from the proposed grading activities.   

Naturally Occurring Asbestos. According to the APCD web map, the project is not located in a candidate 
area for the potential presence of naturally occurring asbestos (NOA).  

Operational Impacts. Following construction, Road A will be used to access a 7,100 sq. ft. single family 
residence, a farm support quarters of 3,000 sf, and a 680 sq. ft. guest house. The project will generate 
up to 29.4 trips per day.  

The APCD has quantified the number of vehicular round trips travelling on an un-paved roadway that 
would exceed the District’s 25 lbs per day threshold for the emission of particulates (PM10). The 
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distance travelled on un-paved road surfaces would be about 0.27 miles. Based on the APCD 
thresholds, an un-paved roadway of 0.27 miles can accommodate about 19.5 daily vehicular round trips 
before exceeding the 25 lbs per day threshold. Given the seasonal nature of farming activities and the 
intermittent nature of guest house occupancy, project related trips on un-paved surfaces are not 
expected to exceed the operational PM10 threshold. 

Greenhouse Gases. As discussed above, motor vehicle trips associated with operation of the project 
are expected to generate emissions that fall below the APCD threshold for operational impacts. With 
regard to greenhouse gas emissions, using the GHG threshold information described in the Setting 
section, the project is expected to generate less than the Bright-Line Threshold of 1,150 metric tons of 
GHG emissions. Therefore, the project’s potential direct and cumulative GHG emissions are found to 
be less significant and less than a cumulatively considerable contribution to GHG emissions.  Section 
15064(h)(2) of the CEQA Guidelines provide guidance on how to evaluate cumulative impacts.  If it is 
shown that an incremental contribution to a cumulative impact, such as global climate change, is not 
‘cumulatively considerable’, no mitigation is required.  Because this project’s emissions fall under the 
threshold, no mitigation is required. 

 

Mitigation/Conclusion.  With incorporation of mitigation measures to reduce fugitive dust during 
construction, potential impacts to air quality are expected to be less than significant. 
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4. BIOLOGICAL RESOURCES 
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Result in a loss of unique or special 
status species* or their habitats? 

    

b) Reduce the extent, diversity or quality 
of native or other important vegetation?  

    

c) Impact wetland or riparian habitat?     

d) Interfere with the movement of resident 
or migratory fish or wildlife species, or 
factors, which could hinder the normal 
activities of wildlife? 

    

e) Conflict with any regional plans or 
policies to protect sensitive species, or 
regulations of the California 
Department of Fish & Wildlife or U.S. 
Fish & Wildlife Service? 

    

f) Other:             

* Species – as defined in Section15380 of the CEQA Guidelines, which includes all plant and wildlife species that 

fall under the category of rare, threatened or endangered, as described in this section.  

 

Setting. The project site consists of rolling hills, annual grasslands, and mixed oak woodlands and 
shows evidence of past anthropogenic disturbance including extensive grazing and past agriculture 
use.  

The following are existing elements on or near the proposed project relating to potential biological 
concerns: 

On-site Vegetation:  Grassland, oak woodlands, and shrubs.  

Name and distance from blue line creek(s): Santa Rita Creek and Paso Robles Creek are 
approximately 2 miles to the north of the project site. 

Habitat(s):  Described below. 

Tree canopy coverage: The area impacted by the ranch road contains 30% coastal oak woodland.       

A biological assessment (BA) was prepared for the area impacted by the new roads and proposed 
single family residence (Terra Verde Environmental Consultants, July 2017, December 2017) which 
included jurisdictional delineations of the ephemeral creeks where they intersect the proposed 
roadways. The purpose of the jurisdictional survey was to conduct a focused assessment of the subject 
culvert crossings to determine the presence/absence of jurisdictional features that may trigger the need 
for permits from regulatory agencies. Specifically, the survey focused upon the location of 7 culverts 
located along the proposed road (Figure 3). The following is a summary of the findings and 
recommendations of those studies. 

Methodology. Terra Verde completed a general botanical and wildlife survey and jurisdictional 
delineation of drainages found within the project area on April 06, 2017 and May 19, 2017. The purpose 
of the surveys was to identify the limits of agency jurisdiction within the five ephemeral drainages which 
may be impacted during proposed road construction including the U.S. Army Corps of Engineers 
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(Corps), California Department of Fish and Wildlife (CDFW), and Regional Water Quality Control Board 
(RWQCB) found. Specifically, the inferred ordinary high water mark (OHWM; Corps jurisdiction) and 
top of bank (CDFW/RWQCB jurisdiction) for each drainage were pin-flagged upstream and downstream 
of proposed culvert locations and surveyed in by a professional surveyor. On May 19, 2017 Terra Verde 
biologists conducted a focused botanical and wildlife survey of the project area. 

Surveys included all limits of project disturbance (i.e., the home site, associated structures, and access 
Roads A and B) and an approximate 500-foot buffer on all sides, where access was feasible. Visibility 
was suitable to detect potentially occurring sensitive plant and wildlife species. Botanical species 
identifications and taxonomic nomenclature followed The Jepson Manual: Vascular Plants of California, 
2nd edition (Baldwin et al., 2012) as well as taxonomic updates provided in the Jepson eFlora (Jepson 
Flora Project, 2017). Vegetation community classifications followed the second edition of A Manual of 
California Vegetation (MCV) classification system (Sawyer et al., 2009). 

A list of regionally occurring special-status species reported in the scientific database queries was 
compiled. An analysis of the habitat requirements for each regionally occurring special-status species 
was completed and compared to the type and quality of habitats observed on site during the field 
surveys. The potential for many species to occur within the project area was eliminated due to lack of 
suitable habitat, elevation, lack of appropriate soils/substrate, and/or known distribution of the species. 
Special-status species determined to have potential, however low, to occur are discussed in-depth 
below and those determined to have no potential to occur are not discussed any further. 

Habitat Types. Two natural vegetation communities were observed within the survey area, as well as 
several areas classified as ruderal/anthropogenic due to past disturbances. Classified vegetation 
communities include coast live oak woodland and annual brome grassland (Figure 7). 

Annual Brome Grassland (47.8 acres) 

This community covers a majority of the southern half of the survey area and is dominated by 
non-native, annual species including ripgut grass (Bromus diandrus), red brome (Bromus 
madritensis subsp. rubens), false brome (Brachypodium distachyon) slender wild oats (Avena 
barbata), and wall barley (Hordeum murinum). Common forbs documented in this community 
include hairy vetch (Vicia villosa), annual lupines (Lupinus spp.), Italian thistle (Carduus 
pycnocephalus), and yellow star-thistle (Centaurea melitensis). 

This species composition was used in determining the community classification, which most 
closely corresponds with the Bromus (diandrus, hordeaceus) – Brachypodium distachyon Semi-
Natural Herbaceous Stands, annual brome grasslands, in the MCV classification system. 
Typically, annual brome grasslands occur in foothills, waste places, rangelands, and openings 
in woodlands at elevations below 2,200 m. This community may provide habitat for nesting birds, 
small mammals, and other wildlife. 

Coast Live Oak Woodland (16.6 acres) 

Intact coast live oak woodland was observed in discontinuous pockets along the hill crests at 
the southern and eastern edges of the survey area and in association with the blue line streams 
at the western property boundary. The proposed home site is situated at the edge of this 
community. The tree canopy is dominated by coast live oak (Quercus agrifolia), with a few 
individuals of valley oak (Quercus lobata). The shrub layer in this community, when present, is 
dominated by western poison oak (Toxicodendron diversilobum), California blackberry (Rubus 
ursinus), and California coffee berry (Frangula californica). The understory of this community in 
some areas supports dense stands of Italian thistle and/or milk thistle (Silybum marianum), 
which thrive in the shade. A few patches of remnant oak woodland habitat occur along the 
existing ranch road and include isolated oak trees. These areas are fragmented and the 
understory has been substantially impacted by adjacent agricultural operations. As such, they 
do not provide the same quality of habitat as intact coast live oak woodland habitat areas, and 
were mapped as ‘remnant oak woodland’. 
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This species composition was used in determining the community classification, which most 
closely corresponds with the Quercus agrifolia Woodland Alliance, Coast live oak woodland, in 
the MCV classification system. This community typically occurs in alluvial terraces, canyon 
bottoms, stream banks, slopes, and flats and may provide suitable habitat for various common 
and sensitive wildlife species. 

Ruderal/Anthropogenic (48.8 acres) 

Areas supporting minimal or ruderal vegetation and characterized by regular, ongoing and/or 
past agricultural disturbances were identified in large portions of the survey area. In particular, 
most of the northern half of the survey area and the recently cleared orchard support an 
assemblage of non-native weedy species including agricultural barley (Hordeum vulgare), 
Mediterranean hoary mustard (Hirschfeldia incana), black mustard (Brassica nigra), bindweed 
(Convolvulus arvensis), and redstem filaree (Erodium cicutarium). This species composition 
does not correspond to a natural vegetation community, but may provide marginally suitable 
foraging and cover habitat for various birds and other wildlife. 
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Figure 7 -- Habitat Types 
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Wildlife. Habitat for wildlife within and around the project area is generally high in quality and is present 
in a relatively natural condition where agricultural activities are not taking place. It is however, limited in 
structure and in its ability to support a high diversity of species by the presence of only two natural 
vegetation communities: oak woodlands and annual grasslands. Species that utilize these vegetation 
communities are expected to be present throughout the year. Others, such as amphibians, that rely on 
additional resources (e.g., aquatic and riparian corridors) may only be seasonally present and/or are 
more likely not to be found within the survey area. No perennial aquatic habitat or amphibians 
dependent upon permanent water sources were observed within the survey area. Agricultural 
disturbances at the site entrance and northern areas of the property may additionally discourage wildlife 
use within the project area, as it creates a barrier to movement, especially for small animals. 

In total, 34 wildlife species were documented in the survey area, 30 of which were avian species. Other 
common wildlife such as bobcat (Lynx rufus), Botta’s pocket gopher (Thomomys bottae), and multiple 
additional bird species can be expected to occur throughout the year and/or seasonally, but may not 
have been present at the time of surveys. No special-status wildlife species were observed. 

Hydrologic Features. As previously discussed, multiple ephemeral and USGS blue line drainages were 
identified within the survey area. Upon completion of the jurisdictional delineation, it was determined 
that four ephemeral drainages which will be impacted by road construction likely fall under jurisdiction 
of the Corps, CDFW, an RWQCB. This determination was made by the clear presence of a defined bed 
and bank, debris racking, scouring, etc. within each of the drainages. 

As previously noted, precipitation totals during the 2016 to 2017 rainy season were above average, 
which resulted in significant flows. As such, hydrological indicators were readily notable during the field 
surveys conducted in April and May of 2017. Saturated conditions and occasional standing water was 
observed. Flowing water was present within the westernmost, ephemeral drainage feature during the 
April field survey. 

Sensitive Resources. The results of the desktop research of the area surrounding the proposed project 
site indicated that 2 sensitive natural communities and 98 sensitive species, including 63 plant and 35 
wildlife species, could occur. A review of the habitat requirements for each of these species in 
comparison with site conditions narrowed the list to one sensitive plant community (oak woodland 
including isolated oak trees), 10 special-status plants, 8 special-status wildlife species, and nesting 
birds. A discussion of each sensitive resource deemed to have potential to occur on site, along with 
others for which further discussion was deemed warranted due to nearby occurrences, is included 
below. 

Special-Status Plant Species. For the purpose of this investigation, special status species are those 
plants and animals listed, proposed for listing, or candidates for listing as Threatened or Endangered 
by the U.S. Fish and Wildlife Service (USFWS) under the federal Endangered Species Act (FESA); 
those listed or proposed for listing as Rare, Threatened, or Endangered by the CDFG under the 
California Endangered Species Act (CESA); animals designated as “Species of Special Concern,” “Fully  
Protected,” or “Watch List” by the CDFG; and plants with California Rare Plant Ranks 1, 2, 3 and 4  
maintained by the California Department of Fish and Game with assistance from the California  
Native Plant Society. The California Rare Plant Rank definitions include the following:  

• 1A = Plants presumed extinct in California;  
• 1B.1 = Rare or endangered in California and elsewhere; seriously endangered in California 

(over 80% of occurrences threatened/high degree and immediacy of 
threat);  

• 1B.2 = Rare or endangered in California and elsewhere; fairly endangered in  
California (20-80% occurrences threatened);  

• 1B.3 = Rare or endangered in California and elsewhere, not very endangered in  
California «20% of occurrences threatened or no current threats known);  

• 2 = Rare, threatened or endangered in California, but more common elsewhere;  
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• 3 = Plants needing more information (most are species that are taxonomically  
unresolved; some species on this list meet the definitions of rarity under CNPS and  
CESA);  

• 4.2 = Plants of limited distribution (watch list), fairly endangered in California (20-  
80% occurrences threatened); and  

• 4.3 = Plants of limited distribution (watch list), not very endangered in California.  
 

No special-status plants were observed on site during either spring survey and as such, they are not 
expected to occur. A list and description of those which were the focus of field surveys, including a 
description of their habitat requirements and conservation status, is provided below. Oak woodland 
habitat areas including induvial oak trees, which are also afforded protection by the County of San Luis 
Obispo (County) and under the California Environmental Quality Act (CEQA), are also discussed under 
this section. 

Hoover’s Bent Grass (Agrostis hooveri), California Rare Plant Rank (CRPR) 1B.2  

Hoover’s bent grass is a perennial herb that is endemic to the central coast of California. Its 
known range is concentrated along the western edge of the Outer South Coast Ranges from 
central San Luis Obispo County to northern Santa Barbara County. This species typically occurs 
in dry, sandy soils in association with open chaparral or oak woodland communities. 

It has been documented at elevations of less than 600 meters (m). The typical blooming period 
is from April to August (Jepson eFlora, 2017). Documented threats to this species include 
development, vegetation clearing, and competition from non-native species. According to CCH 
records (2017), the nearest documented occurrence is approximately 17 miles southeast of the 
site. Although marginally suitable habitat for this species is present on site, it was not observed 
during appropriately timed surveys. As such, this species is not expected to occur on site. 

Oval-leaved Snapdragon (Antirrhinum ovatum), CRPR 4.2 

Oval-leaved snapdragon is an annual herb that is endemic to California. Its known range is 
concentrated along the eastern edge of the Inner South Coast Ranges from central Monterey 
County to northern Santa Barbara County. This species typically occurs in heavy clay soils in 
association with various vegetation communities including grassland, chaparral, and woodland. 
It has been documented at elevations ranging from 200 to 1,400 meters (m) and is known to 
tolerate some disturbance. The typical blooming period is from May to July (Jepson eFlora, 
2017). Documented threats to this species include grazing and vehicle traffic. This species is 
known to germinate in cyclic phases, with large populations appearing every 20 to 50 years 
(Jepson eFlora, 2017). According to CNDDB records (2017), the nearest documented 
occurrence is approximately 14 miles northeast of the site. Although marginally suitable habitat 
for this species is present on site, it was not observed during appropriately timed surveys. As 
such, this species is not expected to occur on site. 

Dwarf Calycadenia (Calycadenia villosa), CRPR 1B.1 

Dwarf calycadenia is an annual herb that is known to occur along the length of the Outer South 
Coast Ranges, from northern Monterey County to central Santa Barbara County. This species 
typically occurs in association with grassland and openings in foothill woodland on dry, rocky 
hills and ridges at elevations ranging from 250 to 850 m. The typical blooming period is from 
May to September (Jepson eFlora, 2017). According to CNDDB (2017) records, the nearest 
documented occurrence of this species is approximately 12 miles east of the site. Although 
marginally suitable habitat for this species is present on site, it was not observed during 
appropriately timed surveys. As such, this species is not expected to occur on site. 

Cambria morning-glory (Calystegia subacaulis subsp. episcopalis), CRPR 4.2  

Cambria morning-glory is a perennial herb that is endemic to central California. Its known range 
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is concentrated along the coastal ridges and foothills of the Outer South Coast Ranges of the 
County. This species typically occurs in clay soils in association with various vegetation 
communities including grassland, chaparral, and woodland. It has been documented at 
elevations up to 500 meters (m) and is known to tolerate disturbance. The typical blooming 
period is from April to June (Jepson eFlora 2017). Documented threats to this species include 
development, alteration of fire regimes, and competition from nonnative species (CNPS 2017). 
According to CCH (2017) records, the nearest documented occurrence of this species is 
approximately 4 miles southwest of the site. Although marginally suitable habitat for this species 
is present on site, it was not observed during appropriately timed surveys. As such, this species 
is not expected to occur on site. 

San Luis Obispo Owl’s Clover (Castilleja densiflora subsp. obispoensis), CRPR 1B.2 

San Luis Obispo owl’s clover is an annual herb that is endemic to San Luis Obispo County. 
Specifically, it is known to occur mostly in coastal areas along the Outer South Coast Ranges 
from just south of Ragged Point to Avila Beach. This species typically occurs in coastal 
grasslands at elevations below 400 m, and may be somewhat tolerant of disturbance. The typical 
blooming period is from March to June (Jepson eFlora 2017). According to CNDDB (2017) 
records, the nearest documented occurrence of this species is approximately 11 miles northeast 
of the site. Although marginally suitable habitat for this species is present on site, it was not 
observed during appropriately timed surveys. As such, this species is not expected to occur on 
site. 

Lemmon's Jewelflower (Caulanthus lemmonii), CRPR 1B.2 

Lemmon’s jewelflower is an annual herb that is endemic to California. It is known to occur 
throughout the Inner and Outer South Coast Ranges and along the western foothills of the San 
Joaquin Valley, with unconfirmed populations extending east along the Transverse Ranges and 
into the northwest corner of the Mojave Desert. This species typically occurs in grassland, 
chaparral, and scrub communities at elevations ranging from 80 to 1,100 m. The typical 
blooming period is from March to May (Jepson eFlora 2017). According to CNDDB (2017) 
records, the nearest documented occurrence of this species is approximately 9 miles northeast 
of the site. Although marginally suitable habitat for this species is present on site, it was not 
observed during appropriately timed surveys. As such, this species is not expected to occur on 
site. 

Monkey-flower savory (Clinopodium mimuloides), CRPR 4.2 

Monkey-flower savory is a perennial herb that is endemic to California. It is known from several 
populations along the central and southern coast, including the outer South Coast Ranges, the 
western Transverse Ranges, and into the San Gabriel Mountains. This species typically occurs 
along stream banks and other moist places in association with chaparral and woodland 
communities at elevations ranging from 400 to 1,800 m. The typical blooming period is from 
June through October (Jepson eFlora 2017). Known threats to this species are not well 
documented, but may include development. According to CCH records (2017), the nearest 
documented occurrence is greater than 13 miles away from the site. Although suitable habitat 
is present on site, no individuals of monkey-flower savory were observed during appropriately-
timed surveys. As such, this species is not expected to occur on site.  

Paniculate tarplant (Deinandra paniculata), CRPR 4.2 

Paniculate tarplant is an annual herb that is native to California and northern Baja California. 
Known populations are concentrated along the central and southern coastal ranges of California 
between San Luis Obispo and Baja, with an isolated occurrence along the eastern San 
Francisco Bay. This species typically occurs in sandy soils in grassland, open chaparral, and 
woodland communities at elevations up to 1,320 m. It is known to tolerate disturbance. The 
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typical blooming period is from May to November (Jepson eFlora 2017). 

Documented threats to this species include development, with some historical occurrences 
known to be extirpated by urbanization (CNPS 2017). According to CCH (2017) records, the 
nearest documented occurrence of this species is greater than 11 miles away from the site. 
Although suitable habitat is present on site, no individuals of monkey-flower savory were 
observed during appropriately-timed surveys. As such, this species is not expected to occur on 
site. 

Yellow-flowered eriastrum (Eriastrum luteum), CRPR 1B.3 

Yellow-flowered eriastrum is an annual herb that is endemic to California. It is known only to 
occur along the inner and outer South Coast Ranges. This species typically occurs on drying 
slopes in association with various vegetation communities at elevations of less than 1,000 m. 
The typical blooming period for this species is between May and June (Jepson eFlora 2017). 
Threats to this species include grazing and development. According to CCH (2017), the nearest 
documented occurrence of this species is approximately 5 miles southeast of the survey area. 
Suitable habitat is present on site, however this species was not observed during appropriately-
timed surveys. As such, this species is not expected to occur on site. 

Large-flowered nemacladus (Nemacladus secundiflorus var. secundiflorus), CRPR 4.3 

Large-flowered nemacladus is an annual herb that is endemic to California. Its known range is 
limited to the valleys and foothills around the southern end of the Central Valley, including the 
Inner and Outer South Coast Ranges and the southern High Sierra. This species typically occurs 
on dry, gravelly slopes in association with chaparral and foothill grassland communities. It has 
been documented at elevations ranging from 200 to 2,000 m. The typical blooming period is 
from April to May (Jepson eFlora 2017). Known threats to this species are not well documented, 
but may include development. According to CCH records (2017), the nearest documented 
occurrence is approximately 4.75 miles southeast of the site. Although suitable habitat is present 
on site, it was not observed during appropriately timed surveys. As such, this species is not 
expected to occur on site. 

Valley Oak (Quercus lobata) and Coast Live Oak (Quercus agrifolia), Protection under County 
of San Luis Obispo/CEQA 

Potential impacts to or the removal of any mature oak species greater than 5 inches in diameter 
at breast height (DBH; 4.5 feet above the ground) are regulated by the County per Section 
21083.4 of the Public Resources Code and guided by the Oak Woodland Ordinance, under 
Chapter 22.58 of the County Code. As such, impacts to these species are included in the CEQA 
review process. 

The proposed home site is located at the edge of mapped coast live oak woodland, and several 
mature valley oak and coast live oak trees are present along the proposed new access routes. 
The residence has been designed to avoid impacts to individual oak trees. If any trimming, 
removals, and/or soil compaction within the root zone occurs, mitigation in the form of on-site 
plantings or off-site protection of existing oak woodland will be required by the County.  The 
potential for impacts to oak woodland will be reduced to less than significant with implementation 
of the proposed mitigation measures that require a tree protection and replacement plan prior 
to issuance of a grading permit or construction permits for any residential structures on the site.   
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Special-status Wildlife Species. A list and description of the sensitive wildlife species with potential to 
occur, their habitats, conservation status, and likelihood for occurrence within the survey area is 
provided below. 

Sensitive Mammal Species 

Monterey dusky-footed woodrat (Neotoma macrotis luciana), State Status – Species of Special Concern 
(CSC) 

This species is known only from the Santa Lucia Mountains in southeastern Monterey and portions of 
San Luis Obispo County. Woodrats typically occur in dense chaparral, hardwood and conifer mixed 
forests, and riparian woodlands. In most instances, this species constructs its nests in thick and 
inaccessible areas on the ground or on the lower portions of trees and shrubs. 

Several woodrat (Neotoma sp.) houses were observed during the survey and one location was 
observed immediately adjacent to the proposed residence. Others were noted under or within coast live 
oak canopies and outside the proposed impact area. Woodrats are not readily identifiable to species 
level without the implementation of trapping; however, there is potential for Monterey dusky-footed 
woodrat to occur within the project area; therefore, the presence of this species is assumed. 

American badger (Taxidea taxus), State Status – CSC 

American badger is a non-migratory species that occurs throughout most of California. It occurs in open 
and arid habitats including grasslands, meadows, savannahs, open-canopy desert scrub, and open 
chaparral. This species requires friable soils in areas with low to moderate slopes. American badger is 
known to occur in nearly every region of California except for the North Coast region which includes Del 
Norte, Humboldt, Mendocino, Sonoma, and Marin counties. 

According to CNDDB (2017) records, the nearest documented occurrence of this species is 
approximately 4.25 miles northwest of the project area, along the Salinas River. Evidence of American 
badger (e.g., diagnostic burrows and/or dens) was not observed during surveys and the habitat on site 
is limited in suitability due to steep topography and tall vegetation. 

Although the likelihood of occurrence is considered low, recommended avoidance and minimization 
measures are provided in section 4.2, which will avoid any potential impacts to this species. 

San Joaquin kit fox (Vulpes macrotis mutica), State Status – Endangered, Federal Status – Endangered 

This species is the smallest member of the canine family of North America. The San Joaquin kit fox 
(SJKF) typically occurs in grasslands and scrublands with low-growing vegetation in arid climates and 
areas of low precipitation levels (generally less than 10 inches per year). The SJKF is nocturnal, but 
individuals may be seen during the day. They dig burrows or occupy abandoned burrows from other 
species and utilize the underground refugia yearround for cover and seasonal reproduction. 

Due to the steep topography, surrounding tree density and height of annual grasses on site, habitat for 
this species within the survey area is extremely limited. SJKF generally avoid wooded areas and the 
excessive height and density of grasses and forbs observed on site limits their ability to forage and 
avoid predation. Further, no potential dens were observed during the surveys. No CNDDB records were 
noted within 2 miles of the project area. The project area is also not located within the County designated 
SJKF habitat and mitigation area. As such, this species is not expected to occur on site and no impacts 
are anticipated. 

Sensitive Invertebrate Species 

Vernal pool fairy shrimp (VPFS; Branchinecta lynchi), Federal Status – Threatened  

VPFS typically occupy vernal pools, which are defined as shallow depressions in relatively flat grassland 
areas lined with impervious clay pan bottoms that hold rain water for a period of weeks to months. This 
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species will exist in a dormant life phase until triggered by adequate moisture and heat to complete a 
short-lived life cycle. Breeding generally occurs between December and May. VPFS are known to occur 
throughout the Central Valley from Shasta to Tulare County and along the Coast Range from Solano to 
Santa Barbara County. 

During the winter preceding the survey, Templeton received 27.15 inches of rain (County, 2017), as 
compared to the 18-inch average for this area. As such, it would be expected that aquatic habitat for 
VPFS would be detectable if present. No ponded water or depressions, suitable for sustaining VPFS 
were observed during the spring survey. Therefore, this species is not expected to occur on site. 

California linderiella (Linderiella occidentalis), State Status – Special Animal 

California linderiella is a member of the family Linderiellidae, which is closely related to the fairy shrimp 
family (Branchinectidae). California linderiella exhibits a life history strategy and has habitat 
requirements very similar to VPFS. Therefore, habitat is not present for this species and it is not 
expected to occur on site. 

Sensitive Amphibian Species 

California red-legged frog (Rana draytonii), Federal Status – Threatened, State Status – CSC 

California red-legged frogs (CRLF) require permanent or semi-permanent bodies of water such as 
lakes, streams, and ponds with plant cover for foraging and breeding habitat. These frogs use lowland 
and grassland areas to hunt and forage. Reproduction occurs in aquatic habitats and occurs from late 
November to early April. Egg masses are laid in the water, often on emergent vegetation. Adult frogs 
consume invertebrates, mice, fish, frogs, and larvae of other amphibians. During the breeding season, 
CRLF may make overland migrations to other, nearby (within approximately 1 mile) aquatic areas and 
juveniles may disperse this distance in the late summer or early fall. 

The nearest documented occurrence of CRLF is approximately 2 miles east of the project area, within 
the Salinas River (CNDDB, 2017). There is no suitable breeding habitat within the survey area, but 
there are sources of seasonal water within 1 mile. Though unlikely, there is a potential for CRLF to use 
the upland habitats on site for migration, foraging, and dispersal. During wet conditions, they may enter 
the project area from downstream drainages. Therefore, there is low potential for this species to occur 
in the project area. 

Lesser slender salamander (Batrachoseps minor), State Status – CSC 

The lesser slender salamander is a less commonly encountered species than the very similar and 
sympatric black-bellied slender salamander (Batrachoseps nigriventris). The lesser slender salamander 
is known to occur only from the Black Mountain area of the County, along Paso Robles, Santa Rosa, 
and Old Creeks (Stebbins, 2003). These watersheds surround the project area to the west and, 
therefore, there is potential to encounter this species in narrow habitat types. Specifically, this species 
may be found under damp oak canopies with dense understory of poison oak, decomposing logs, and 
leaf litter. 

Western spadefoot toad (Spea hammondii), State Status - CSC 

Western spadefoot toads generally inhabit lowlands, sandy washes, and river flood plains but also may 
be found in woodlands, grasslands, and chaparral where soils are sandy and loose. This species will 
occupy small mammal burrows where it may remain buried until the rainy season when it emerges to 
breed in ephemeral or seasonal pools. There is no suitable breeding habitat for this species within the 
survey area, due to the flashy, ephemeral nature of the drainages within the project area. Therefore, 
western spadefoot toad is not expected to occur on site. 

Sensitive Reptile Species 

California legless lizard (Anniella pulchra pulchra), State Status – CSC 

California legless lizard requires sandy or loose loamy soils within coastal dune scrub, coastal sage 
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scrub, chaparral, woodland, riparian, or forest habitats. It requires cover such as logs, leaf litter, or rocks 
and will cover itself with loose soil. Relatively little is known about the specific behavior and ecology of 
this species, but it is thought to be diurnal and breeds between the months of March and July. This 
species occurs from Antioch in Contra Costa County south through the Coast, Transverse, and 
Peninsular Ranges, and along the western edge of the Sierra Nevada. 

This species has been documented within 3.5 miles and is expected to be present within the project 
area, particularly under oak woodland canopies and dense leaf litter. 

Western pond turtle (Actinemys marmorata), State Status - CSC 

Western pond turtle is commonly found in a variety of freshwater aquatic habitats including ponds, 
lakes, rivers, streams, and marshes. Preferentially, this species utilizes deeper pools with abundant 
vegetation and muddy bottoms where it can burrow to hibernate during winter months or aestivate 
during summer droughts. There is no potential breeding habitat on site and it is unlikely that this species 
would occur in upland habitats of the project area; therefore, this species is not expected to occur on 
site. 

Migratory Nesting Birds and Sensitive Avian Species 

All avian species, with exceptions of introduced species, are protected by state and federal legislature, 
most notably the Migratory Bird Treaty Act (MBTA) and the CDFW Fish and Game code. Collectively, 
these and other international regulations make it unlawful to collect, sell, pursue, hunt, or kill native 
migratory birds, their eggs, nests, or any parts thereof. These laws were adopted to eliminate the 
commercial market for migratory bird feathers and parts, especially those of larger raptors and other 
birds of prey.  

Common and special-status avian species can be expected to occur within the survey area during all 
seasons and throughout construction of the proposed project. The potential to encounter and impact 
these species is highest during their nesting season (generally February 1 through September 15) when 
nests are likely to be active, and eggs and young are present. Large oak trees present the highest 
quality habitat for nesting birds on site.  

Raptors are particularly drawn to large trees and structures, and they are generally less tolerant of 
disturbances than other species. Annual grasslands are also suitable for groundnesting species. 

Golden eagle (Aquila chrysaetos), a Fully Protected species, was observed soaring overhead on April 
6, 2017 and there is potential for this species to nest on site. Other special-status avian species that 
may nest on site include white-tailed kite (Elanus leucurus), grasshopper sparrow (Ammodramus 
savannarum), and burrowing owl (Athene cunicularia). 

Sensitive Habitats.  
 
Federal and State Waters and Wetlands 
Four ephemeral drainages were identified as potentially jurisdictional features and are present within 
the project footprint, and a fifth drainage was identified near the immediate project footprint. The limits 
of jurisdiction were defined based on the presence of a well-defined bed and bank, evidence of water 
ponding and/or flow, and a significant nexus to navigable waters of the U.S. (i.e., the Salinas River). 
Any impacts within the channel and/or banks of these drainages, such as the culverts proposed in 
drainages 1 through 4, would likely require permits and compensatory mitigation, per the Corps, 
Regional Water Quality Control Board (RWQCB), and CDFW requirements. 
 
Permit applications for the installation of the six culverts that occur within jurisdictional drainages are in 
progress, and it is expected that further requirements, such as compensatory mitigation, are likely upon 
their authorization to proceed. 
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USFWS-designated Critical Habitats 
No critical habitat for federally threatened or endangered species occurs within the project area. 
 
Habitat Connectivity. Maintaining connectivity between areas of suitable habitat is critical for dispersal, 
migration, foraging, and genetic health of plant and wildlife species. The project area is located in a 
rural area of the County on the fringe of agricultural activity and open land, with only low-density 
residential activity. As such, the project area is situated within a large contiguous area of undeveloped 
land with natural habitat and connectivity to surrounding areas. There are minimal existing barriers to 
and from the property, particularly from the west where development is nearly absent. 
 
The proposed project is not expected to substantially increase the level of fragmentation in the region 
nor is it expected to create a barrier to terrestrial or avian migration. Further, the ephemeral drainages 
on site do not provide suitable habitat for anadromous fish species. Therefore, the proposed drainage 
crossing culverts will not result in stream passage barriers. 
 
Impacts.  

Effects on Unique or Special-status Species or their Habitats.  

Plants  

Oak Trees 

No native oak trees are planned for removal during construction. Several oak trees will require trimming, 
and development is planned within the critical root zone (CRZ) of multiple trees adjacent to the home 
site and along the proposed access roads. Avoidance and mitigation measures that comply with the 
Land Use Ordinance of the County Code will be required as a result of proposed impacts to oak trees. 
This will include the implementation of oak tree protection measures during construction (e.g., protective 
fencing) as well as mitigation for impacts to and removal of any oak trees, which will require oak tree 
replacement plantings coinciding with the level of impact. 

Special Status Wildlife 

Mammals 

It is anticipated that all woodrat houses within the project area can be avoided and given a sufficient 
buffer to avoid disturbance. Impacts, however, may occur to Monterey dusky-footed woodrat if the 
placement of permanent structures or construction activities overlaps their location and/or if trimming of 
trees or shrubs becomes necessary near occupied woodrat houses. Further, through the 
implementation of mitigation measures described below (e.g., preconstruction surveys), American 
badger dens can be identified prior to construction and avoided during construction. As such, if this 
species becomes present, appropriate avoidance buffers would be implemented and impacts are not 
expected to occur. A negligible loss of habitat can be expected for both of these species as abundant 
suitable habitat is present in the immediate vicinity of the proposed impact areas. 

Reptiles and Amphibians 

No impacts to CRLF are expected. Although this species may travel into upland areas periodically, the 
on-site drainages provide extremely low suitability habitat, and if present, they would most likely only 
occur during wet conditions for very short time periods.  

Lesser slender salamander and California legless lizard may occur in similar habitat types with the 
highest likelihood occurring with the coast live oak woodland areas. As such, these species have the 
potential to be impacted when ground disturbance such as grading and excavations are planned within 
these locations. 

Sensitive Avian Species and Nesting Birds 
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Direct impacts to listed, protected, or other bird species are most likely to occur if construction activities 
take place during the typical avian nesting season, generally February 1 through September 15, and as 
early as January for golden eagles. Indirect impacts may occur due to habitat loss (e.g., removal of 
suitable nesting trees) or construction-related disturbances that may deter nesting or cause nests to 
fail. However, impacts to nesting habitat are expected to be minimal. With the implementation of 
preconstruction surveys for nesting birds, impacts are expected to be avoided. 

 

Impacts to Sensitive Communities and Habitats. 

Hydrological Resources 

Impacts to jurisdictional drainages will occur in association with the construction of Roads A and B. The 
limits of jurisdiction within drainage 5 were determined to be sufficiently downslope of and outside the 
proposed limits of disturbance and culvert installation such that no impacts to jurisdictional areas are 
anticipated in this drainage. The following table provides a summary of the planned construction at each 
crossing and anticipated permitting requirements: 

 

Table 4 -- Summary of Permitting Requirements for Culverts 

Crossing General Location Impact1 
Anticipated Permit 

Requirements2 

1 
Near property entrance at Acorn 
Springs Road 

18” High-density  polyethylene 
(HDPE) culvert at 1% slope, 2 cubic 
yards (CY) rock rip rap 

CDFW 1600, Corps 404, 
RWQCB 401 

2 
Approx. 450 feet from start of on 
Road A 

24” HDPE culvert at 1% slope, 2 cubic 
yards (CY) rock rip rap 

CDFW 1600, Corps 404, 
RWQCB 401 

3 
Approx. 150 feet from start of on 
Road B 

18” HDPE culvert at 1% slope, 2 cubic 
yards (CY) rock rip rap 

CDFW 1600, Corps 404, 
RWQCB 401 

4 
Approx. 800 feet from start of on 
Road B 

24” HDPE culvert at 1% slope, 2 cubic 
yards (CY) rock rip rap 

CDFW 1600, Corps 404, 
RWQCB 401 

5 
Approx. 1,700 feet from start of on 
Road B 

18” HDPE culvert at 1% slope, 2 cubic 
yards (CY) rock rip rap 

None 

6 
Downslope of Culvert No. 3 on 
existing ranch road. 

18” HDPE culvert at 1% slope, 2 cubic 
yards rip rap. 

CDFW 1600, Corps 404, 
RWQCB 401 

7 Upslope of Culvert No. 3 on Road A 
18” HDPE culvert at 1% slope, 2 cubic 
yards rip rap. 

CDFW 1600, RWQCB 401 

Notes: 

1. Impacts/culvert specifications based on preliminary site plans prepared by Roberts Engineering. 

2. Delineation of agency jurisdiction and identification of likely permit requirements conducted by Terra Verde in April 
and December 2017; may be subject to agency concurrence. 

Both temporary and permanent impacts will occur as a result of culvert installation within drainages 1 
through 4. Short-term, temporary impacts may result from machinery and equipment working in and 
along the stream channel and bank, equipment and/or materials staging, and construction personnel. 
Long-term, permanent impacts will result from the installation of the culverts and associated 
infrastructure (e.g., rock rip rap). Only minimal, herbaceous vegetation is present along the banks of 
drainages 1 through 4 in the vicinity of proposed work and, as such, no removal of trees or woody 
riparian vegetation is anticipated. However, the bed and banks of the drainage features within the work 
areas will be impacted. Recommended mitigation measures are provided below to offset impacts to 
jurisdictional drainage features, including preparation of a compensatory mitigation plan. 
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Conclusion/Recommended Mitigation. 

No special-status species, beyond one golden eagle observed flying by overhead, were observed 
during the field surveys; however, there is potential for special-status wildlife to occur within the project 
area based upon the presence of suitable habitat. Wildlife species that have potential to occur include: 
Monterey dusky-footed woodrat, American badger, CRLF, lesser slender salamander, California legless 
lizard, and nesting birds. No special-status plants were observed during an appropriately timed survey; 
minor impacts to oak trees are expected and will result in County-required mitigation. Finally, four 
jurisdictional hydrological features will be impacted in association with the installation of two new access 
roads and four associated culverts. Permitting through the Corps, CDFW, and RWQCB are anticipated 
to be required and applications are being developed for each of these agencies.  

 

Mitigation measures are incorporated requiring: 

• preparation and implementation of an oak tree impact assessment and mitigation plan;  
• pre-construction training and pre-construction surveys for sensitive wildlife and avian species;  
• a compensatory mitigation plan for impacts to jurisdictional areas, and,  
• avoidance measures to protect sensitive species prior to and during construction.  

Implementation of the recommended mitigation measures will avoid and/or minimize impacts to 
potentially occurring sensitive resources to a less than significant level. 
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5.  CULTURAL RESOURCES  
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Disturb archaeological resources?     

b) Disturb historical resources?     

c) Disturb paleontological resources?      

d) Cause a substantial adverse change 
to a Tribal Cultural Resource? 

    

e) Other:              

Setting.  The project is located in an area historically occupied by the Obispeno Chumash.  No historic 
structures are present and no paleontological resources are known to exist in the area.   

In July, 2015, the legislature added the new requirements to the CEQA process regarding tribal cultural 
resources in Assembly Bill 52 (Gatto, 2014). By including tribal cultural resources early in the CEQA 
process, the legislature intended to ensure that local and Tribal governments, public agencies, and 
project proponents would have information available, early in the project planning process, to identify 
and address potential adverse impacts to tribal cultural resources. By taking this proactive approach, 
the legislature also intended to reduce the potential for delay and conflicts in the environmental review 
process.  

The project is not located in a designated Archaeologically Sensitive combining designation area. 
However culturally sensitive and archaeological resources are known to exist in the region. Letters 
requesting information concerning cultural resources in the area were sent to each of the tribal contacts 
identified by the Native American Heritage Commission (NAHC) on August 15, 2017.  A response 
received from the Xolon Salinan tribe indicated that the Tribe was not aware of known resources on the 
site, but preparation of a Phase I Archaeology report was requested for  the  project. 

Impacts. A Phase I archaeological survey was conducted for the project site by Thor Conway of 
Heritage Discoveries, Inc. in September, 2017. On September 13, 2017 Archaeologist Alison Bryson 
Deveraux completed a Phase I pedestrian survey of the project site. A standard surface survey was 
completed using 3-meter transect in all accessible areas. The survey areas were confirmed by 
Francisco Vargas of Kirk Consulting, and consisted of the listed A Road, B Road, and the to-be 
constructed house footprint. The survey was conducted in overcast weather with ground visibility 
ranging from good (at 60-80% visibility) to poor (0-10% visibility). Various native and non-native grasses, 
oak, poison oak, weeds and other vegetation were noted throughout the property. Additionally, the area 
was heavily modified by existing roads, graded access roads, and historic and modern ranching, as well 
as a current vineyard installation. 

The archaeological surface survey of the study area did not identify any cultural resources on the site. 
The literature search and records search also suggest that this part of the greater Salinas River Valley 
did not have geographical features, such as springs or major streams, or special food resource 
concentrations to attract prehistoric settlement. The closest nearby archaeological sites have been 
found on terraces directly above streams flowing into the Salinas River or at the mouth of streams. 

Based on the negative results of the intensive surface survey and the negative findings of other nearby 
archaeological surveys, the Phase I study recommended that no further cultural resource studies be 
required for this project. 

  

Mitigation/Conclusion.  No historical resources or unique archaeological resources, as defined by the 
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California Environmental Quality Act, have been identified previously within or adjacent to the project 
site. Based on the consultation with the tribal representative, it was agreed that LUO Section 20.10.040 
standards for archeological resources discovery during construction activities are sufficient to mitigate 
potential impacts to cultural resources, in the event of a discovery. No significant cultural resource 
impacts are expected to occur, and no mitigation measures above what are already required by 
ordinance are necessary.   
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6.  GEOLOGY AND SOILS 
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Result in exposure to or production of 
unstable earth conditions, such as 
landslides, earthquakes, liquefaction, 
ground failure, land subsidence or 
other similar hazards? 

    

b) Be within a California Geological 
Survey “Alquist-Priolo” Earthquake 
Fault Zone”, or other known fault 
zones*? 

    

c) Result in soil erosion, topographic 
changes, loss of topsoil or unstable soil 
conditions from project-related 
improvements, such as vegetation 
removal, grading, excavation, or fill? 

    

d) Include structures located on expansive 
soils? 

    

e) Be inconsistent with the goals and 
policies of the County’s Safety Element 
relating to Geologic and Seismic 
Hazards? 

    

f) Preclude the future extraction of 
valuable mineral resources? 

    

g) Other:             

*  Per Division of Mines and Geology Special Publication #42 

 

Setting.  The following relates to the project's geologic aspects or conditions: 

Topography:  Gently sloping to steeply sloping  

Within County’s Geologic Study Area?:  No   

Landslide Risk Potential:  Moderate to high 

Liquefaction Potential:  Low  

Nearby potentially active faults?:  No   Distance?        

Area known to contain serpentine or ultramafic rock or soils?:  No   

Shrink/Swell potential of soil:  Moderate  to high 

Other notable geologic features?  None  

 

The following geotechnical reports were prepared for the project: 

• A geotechnical investigation of March, 2017 by Beacon Geotechnical, Inc. This study presents 
the result of subsurface exploration, laboratory testing and recommendations for geotechnical 
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engineering aspects of the project design. 
• Geological Characterization Report, John Helms, CEG, October, 2017. The main objective of 

this study was to evaluate the slope conditions of the site with respect to the proposed roadway 
and residence design. 

Both studies incorporate the findings and recommendations of peer review conducted under the 
direction of the County Geologist. The following discussion is a summary of the findings and 
recommendations of these studies. 

The proposed access roads will cross five ephemeral drainages. Topographically the site contains 
relatively flat to very steep areas that contain brush and trees. Soils of the project area are described in 
section 2, Agricultural Resources and are generally light brown sandy clayey Monterey Shale overlain 
by dark brown sandy clayey silt. Groundwater was not encountered to a maximum depth of 40 feet.  

This portion of Central California is subject to significant seismic hazards from moderate to large 
earthquake events. Ground shaking resulting from earthquakes is the primary geologic hazard at the 
project site. Ground displacement resulting from faulting is a potential hazard at or near faults. The site 
does not lie within an Earthquake Fault Zone identified on a State of California Earthquake Fault Zone 
Map. The nearest active fault to the project site is the Rinconada Fault which is about 6.8 kilometers to 
the south. 

A sedimentation and erosion control plan is required for all construction and grading projects (LUO Sec. 
22.52.120, CZLUO Sec. 23.05.036) to minimize these impacts. When required, the plan is prepared by 
a civil engineer to address both temporary and long-term sedimentation and erosion impacts. A 
drainage plan was prepared for the proposed access road and is included as part of the project 
description. The grading and drainage plan incorporates culverts sized to convey the runoff under the 
access road while preventing erosion and sedimentation. 

Impact. The roadways will be 12 - 16 feet wide and will require grading and the installation of seven 
culverts associated with four ephemeral drainages. Grading will disturb approximately 4.61 acres and 
will result in 7,770 cubic yards of cut and 5,790 cubic yards of fill (13,560 cy, total). 

Liquefaction. Based on the quality and conditions of the in-place soils and the absence of groundwater 
in the boring explorations, the geotechnical studies conclude that the potential for liquefaction and/or 
lateral spreading is low. 

Landslides/Slope Stability. The site topography and exposed soil types indicate that the potential for 
landslides is minimal at this site. Furthermore, no evidence of previous landslides was observed at the 
site. However, the potential for earthquake induced landslides is considered moderate. 

Erosion. As discussed above, the project will result in the disturbance of approximately 4.61 acres. 
Based on the NRCS soil survey, soils covering the project site exhibit a moderate susceptibility for 
erosion. According to the preliminary grading plan for the project, the finish grades will result in 
manufactured slopes that would be subject to erosion. Construction of the access roads and building 
site and the compaction of the soils would also result in a slight increase to the volume and velocity of 
runoff when compared to existing conditions. The additional runoff could result in erosion and 
sedimentation. Grading activities and the construction of the access roadway are subject to the 
provisions of the California Building Code and County standards for grading and road construction. The 
entire project site is located outside the 100-year floodplain of the ephemeral creeks. The project site is 
not located within an extractive zone, and no mineral resources are known to be present within the 
project site. 
 
The project was reviewed by Public Works (letter from Glen Marshall, August 22, 2017). The project will 
be required to provide a grading and drainage plan prior to grading permit issuance. 
 
The project plans, Beacon geotechnical engineering report and the Geological Characterization Report 
prepared by John Helms  were reviewed by the County Geologist, Brian Papurello (letter dated January 
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3, 2018). The County Geologist recommends that the project engineering geologist and the project 
geotechnical engineer provide written verification of conformance of the construction plans with the 
geological characterization report and the geotechnical engineering report, prior to issuance of grading 
or construction permits.   
 

Mitigation/Conclusion. Due to the presence of low density soils and a cut/fill situation at the proposed 
access roads location, overexcavation and recompaction of soils along the access road will be 
necessary to decrease the potential for differential settlement and to provide more stable roadway 
conditions. However, compliance with relevant provisions of the Building Code and Land Use 
Ordinance, along with the recommendations of the geotechnical study, will ensure that no significant 
impacts associated with unstable earth conditions, earthquakes or ground failure will occur. There is no 
evidence that measures above what will already be required by ordinance or codes are needed. 

Compliance with relevant provisions of the Building Code and Land Use Ordinance (described in the 
Setting, above) will address potential impacts to erosion.  
 
With implementation of the recommendation of the County Geologist through the building permit 
process, the project’s potential for geology and soils impacts will be less than significant.  No additional 
mitigation measures are necessary. 
  



 

 County of San Luis Obispo, Initial Study Page 40 

 

7.  HAZARDS & HAZARDOUS 
MATERIALS - Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Create a hazard to the public or the 
environment through the routine 
transport, use, or disposal of hazardous 
materials? 

    

b) Create a hazard to the public or the 
environment through reasonably 
foreseeable upset and accident 
conditions involving the release of 
hazardous materials into the 
environment? 

    

c) Emit hazardous emissions or handle 
hazardous or acutely hazardous 
materials, substances, or waste within 
¼-mile of an existing or proposed 
school? 

    

d) Be located on, or adjacent to, a site 
which is included on a list of hazardous 
material/waste sites compiled pursuant 
to Gov’t Code 65962.5 (“Cortese List”), 
and result in an adverse public health 
condition? 

    

e) Impair implementation or physically 
interfere with an adopted emergency 
response or evacuation plan? 

    

f) If within the Airport Review designation, 
or near a private airstrip, result in a 
safety hazard for people residing or 
working in the project area? 

    

g) Increase fire hazard risk or expose 
people or structures to high wildland 
fire hazard conditions? 

    

h) Be within a ‘very high’ fire hazard 
severity zone? 

    

i)  Be within an area classified as a ‘state 
responsibility’ area as defined by 
CalFire? 

    

j) Other:             

 

Setting.  The State of California Hazardous Waste and Substances Site List (also known as the  
“Cortese List”) is a planning document used by state and local agencies and developers to comply with 
the siting requirements prescribed by federal, State, and local regulations relating to hazardous 



 

 

 County of San Luis Obispo, Initial Study Page 41 
 

materials sites. A search of the Cortese database conducted in September, 2017 revealed no active 
sites in the vicinity, including the project site.  
 
The project is not within an Airport Review area.  
 
According to the CalFire map of fire hazard severity zones for San Luis Obispo County, the project site 
is located in an area where the fire risk is Very High. It will take approximately 10-15 minutes to respond 
to a call from the fire station located in Templeton. 
 

Impact.  Grading activities may involve the use of oils, fuels and solvents. In the event of a leak or spill, 
persons, soil, and vegetation down-slope from the site may be affected. The use, storage, and transport 
of hazardous materials is regulated by the Department of Toxic Substances Control (DTSC) (22 Cal. 
Code of Regulations Section 66001, et seq.). The use of hazardous materials on the project site for 
construction and maintenance is required to be in compliance with local, state, and federal regulations.  

The project was reviewed by CalFIRE. No portion of any roadway providing access to the proposed 
residence may exceed 16% grade. Road A (the multi-use road for agriculture and SFR access) has 
been designed to meet CalFIRE access and turnaround requirements. In addition, the roadways and 
future home construction are required to comply with the California Building Code. Regarding road 
impacts, the project has been reviewed by County Public Works, which is discussed further in the 
Transportation section. 

 The project is not expected to conflict with any regional emergency response or evacuation plan.  

Mitigation/Conclusion.  Although the project is located within a Very High Fire Hazard area, the project 
is not expected to result in a significant impact related to fire hazards because: 

• Residential construction will be required to comply with CalFire standards for fire sprinklers, 
water storage, fuel clearance and the design of the residential access road.   

• Construction of the ranch road extension beyond the residential pad consistent with CalFire 
standards is expected to improve response times for fire protection to the interior of the project 
site.  

No additional mitigation measures are required.   

Compliance with existing regulations and code requirements will ensure potential impacts associated 
with hazards and hazardous materials impacts will be less than significant. 
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8.  NOISE 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Expose people to noise levels that 
exceed the County Noise Element 
thresholds? 

    

b) Generate permanent increases in the 
ambient noise levels in the project 
vicinity?  

    

c) Cause a temporary or periodic increase 
in ambient noise in the project vicinity? 

    

d) Expose people to severe noise or 
vibration? 

    

e) If located within the Airport Review 
designation or adjacent to a private 
airstrip, expose people residing or 
working in the project area to severe 
noise levels? 

    

f) Other:             

 

Setting. The project is located in a rural area of the County surrounded by grazing and agricultural 
operations. The nearest sensitive receptors in the area are located over 1,000 feet from any roadway 
construction; the prevailing land use in the area is agriculture. The primary noise source in the area is 
roadway noise on Santa Rita Road and ongoing agricultural activities.  

The Noise Element includes projections for future noise levels from known stationary and vehicle-
generated noise sources. According to the Noise Element, the project lies within an area where future 
noise levels are expected to remain within an acceptable threshold.  

Impact.  

Construction Impacts. Construction activities may involve the use of heavy equipment for grading and 
for the delivery and movement of materials on the project site. The use of construction machinery will 
also be a source of noise. Construction-related noise impacts would be temporary and localized. 
However, the nearest sensitive receptors in the area are more than 1,000 feet away. County regulations 
limit the hours of construction to day time hours between 7:00 AM and 9:00 PM weekdays, and from 
8:00 AM to 5:00 PM on weekends. 

Operational Impacts. Following construction, noise generated by the vehicular traffic on the access road 
would be comparable to the background noise generated by ongoing agricultural operations. 

Mitigation/Conclusion.  Compliance with County standards for the management of construction noise 
will ensure impacts to surrounding residences will be less than significant. No additional mitigation 
measures are recommended. 
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9.  POPULATION/HOUSING 
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Induce substantial growth in an area 
either directly (e.g., construct new 
homes or businesses) or indirectly 
(e.g., extension of major 
infrastructure)? 

    

b) Displace existing housing or people, 
requiring construction of replacement 
housing elsewhere? 

    

c) Create the need for substantial new 
housing in the area? 

    

d) Other:             

 

Setting In its efforts to provide for affordable housing, the county currently administers the Home 
Investment Partnerships (HOME) Program and the Community Development Block Grant (CDBG) 
program, which provides limited financing to projects relating to affordable housing throughout the 
county. The County’s Inclusionary Housing Ordinance requires provision of new affordable housing in 
conjunction with both residential and nonresidential development and subdivisions. 

Impact/Mitigation/Conclusion.  No significant population and housing impacts are anticipated. The 
project involves the construction of access roadways and residential building pad for two  single family 
residences at an existing ranch. The project will mitigate its cumulative impact to the shortage of 
affordable housing stock by providing affordable housing unit(s) either on-site and/or by payment of the 
in-lieu fee (residential projects), or housing impact fee (commercial projects)].  No mitigation measures 
are necessary. 
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10.  PUBLIC SERVICES/UTILITIES 
 Will the project have an effect upon, or 

result in the need for new or altered public 
services in any of the following areas: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Fire protection?     

b) Police protection (e.g., Sheriff, CHP)?     

c) Schools?     

d) Roads?     

e) Solid Wastes?     

f) Other public facilities?           

g) Other:             

Setting.  The project area is served by the following public services/facilities:  

Police:  County Sheriff  Location:  Templeton Approximately 10  miles to the north west  

Fire:    CalFIRE Hazard Severity:  Very High  Response Time:  10-15 minutes for 
CalFire.  

Location:  Templeton 

School District:  Templeton Unified School District, San Luis Obispo Joint Community College District 

   

Setting. The project site is located on a ranch which is provided with the full range of public services.  
The project site is located within the Templeton Road Fee Area.  

Impact.  The project involves the construction of access roadways and residential pad grading for new 
residential  construction on an existing ranch. No significant project-specific impacts to utilities or public 
services were identified.  This project, along with others in the area, will have a cumulative effect on 
police/sheriff and fire protection, roads and schools.  The project’s direct and cumulative impacts are 
within the general assumptions of allowed use for the subject property that was used to estimate the 
fees in place. 

 
Mitigation/Conclusion.  To mitigate the demand for new or expanded public facilities caused by 
development, the County has adopted development impact fees in accordance with Government Code 
Section 66000 et seq.. Under this program private development is required to pay a fee that is 
proportional to the incremental demand for a particular facility needed to serve such development. The 
amount of the fees must be justified by a supporting study (fee justification study) which identifies the 
new or expanded facilities needed to serve expected demand into the future and apportions these costs 
to new development. New development is required to pay the appropriate fees for new or expanded 
public facilities commensurate with the type and size of development. The project’s direct and 
cumulative impacts are within the general assumptions for allowable uses for the subject property that 
was used to estimate the county’s impact fees.  

Payment of the required impact fees will mitigate the project’s direct and cumulative impacts. 
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11.  RECREATION 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Increase the use or demand for parks 
or other recreation opportunities? 

    

b) Affect the access to trails, parks or 
other recreation opportunities?  

    

c) Other             

 

Setting. The County has adopted a Parks and Recreation Element and a Trails Plan for the purpose of 
establishing a trail system serving the unincorporated areas of the County.  
 
Impact.  Based on the project description, the proposed project will not create a significant need for 
additional park, Natural Area, and/or recreational resources. The Trails Plan shows a potential trail 
corridor along Santa Rita Road which may affect the project property, however the proposed 
improvement location is approximately 4,000 feet south of Santa Rita Road and would not affect any 
future trail alignment. As discussed in Section 10. Public Services/Utilities cumulative impacts to public 
facilities and services are addressed through the payment of fees for new residential  construction.  

 

Mitigation/Conclusion.  The construction area is not in a location that will affect any trail, park, 
recreational resource, and/or Natural Area. No significant recreation impacts are anticipated, and no 
mitigation measures are necessary beyond the application of building regulations and the payment of 
applicable fees.  
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12. TRANSPORTATION/CIRCULATION 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Increase vehicle trips to local or areawide 
circulation system? 

    

b) Reduce existing “Level of Service” on 
public roadway(s)? 

    

c) Create unsafe conditions on public 
roadways (e.g., limited access, design 
features, sight distance, slow vehicles)? 

    

d) Provide for adequate emergency access?     

e)  Conflict with an established measure of 
effectiveness for the performance of the 
circulation system considering all modes 
of transportation (e.g. LOS, mass transit, 
etc.)? 

    

f)  Conflict with an applicable congestion 
management program? 

    

g) Conflict with adopted policies, plans, or 
programs regarding public transit, 
bicycle, or pedestrian facilities, or 
otherwise decrease the performance or 
safety of such facilities? 

    

h) Result in a change in air traffic patterns 
that may result in substantial safety risks? 

    

i) Other:             

 

Setting. The project site is located entirely on private property within the Moondance Partners LP 
property. Access to the ranch is provided by Acorn Springs Road from Santa Rita Road from the north. 
Traffic counts taken by the County on Santa Rita Road in May, 2015 showed an afternoon peak traffic 
volume of 1,415. Both roadways are currently operating at an acceptable level of service in the project 
vicinity. The project site currently has no residences and generates a very low volume of traffic 
associated with ongoing agricultural operations. 

Impacts.   

Construction Impacts. Construction related traffic will consist of the delivery of construction machinery 
to the project site and the delivery of materials. Based on the project application materials, it is expected 
that as many as 3 workers may be arriving and leaving the project site on a typical construction work 
day. The temporary increase in traffic is not expected to reduce the currently-acceptable level of service.  

Operational Impacts. Once the access road is completed, it will be used periodically for agricultural 
operations and to provide access to the proposed single family residence, farm support quarters and 
guest house. Under County regulations, the project site is allowed up to three single family dwellings 
under the terms of the Williamson Act contracts on the two legal parcels.  Each residence can generate 
up to 9.8 trips per day for a total of 29.4 average daily trips. The additional trips are not expected to 
adversely impact Acorn Springs Road or Santa Rita Road.  
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Mitigation/Conclusion. The project will have a less than significant impact on transportation systems 
serving the project site.  

13.  WASTEWATER 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Violate waste discharge requirements 
or Central Coast Basin Plan criteria for 
wastewater systems? 

    

b) Change the quality of surface or ground 
water (e.g., nitrogen-loading, day-
lighting)? 

    

c) Adversely affect community wastewater 
service provider? 

    

d) Other:             

Setting. The proposed development of a primary residence, a guesthouse and Farm Support Quarters 
will be served by onsite wastewater disposal system.  Regulations and guidelines on proper wastewater 
system design and criteria are found within the County’s Plumbing Code (hereafter CPC; see Chapter 
7 of the Building and Construction Ordinance [Title 19]), the “Water Quality Control Plan, Central Coast 
Basin” (Regional Water Quality Control Board [RWQCB] hereafter referred to as the “Basin Plan”), and 
the California Plumbing Code.  These regulations include specific requirements for both on-site and 
community wastewater systems.  These regulations are applied to all new wastewater systems. 

For on-site septic systems, there are several key factors to consider for a system to operate 
successfully, including the following: 

� Sufficient land area (refer to County’s Land Use Ordinance or Plumbing Code) – depending on 
water source, parcel size minimums will range from one acre to 2.5 acres; 

� The soil’s ability to percolate or “filter” effluent before reaching groundwater supplies (30 to 120 
minutes per inch is ideal);  

� The soil’s depth (there needs to be adequate separation from bottom of leach line to bedrock [at 
least 10 feet] or high groundwater [5 feet to 50 feet depending on percolation rates]); 

� The soil’s slope on which the system is placed (surface areas too steep creates potential for 
daylighting of effluent); 

� Potential for surface flooding (e.g., within 100-year flood hazard area); 

� Distance from existing or proposed wells (between 100 and 250 feet depending on 
circumstances); and 

� Distance from creeks and water bodies (100-foot minimum). 

To assure a successful system can meet existing regulation criteria, proper conditions are critical.  
Above-ground conditions are typically straight-forward and most easily addressed.  Below ground 
criteria may require additional analysis or engineering when one or more factors exist:   

� the ability of the soil to “filter” effluent is either too fast (percolation rate is faster or less than 30 
minutes per inch and has “poor filtering” characteristics) or is too slow (slower or more than 120 
minutes per inch);  
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� the topography on which a system is placed is steep enough to potentially allow “daylighting” of 
effluent downslope; or  

� the separation between the bottom of the leach line to bedrock or high groundwater is 
inadequate.  

Based on Natural Resource Conservation Service (NRCS) Soil Survey map, the soil type(s) for the area 
of the project building site is Linne-Calodo complex, 30 to 50 percent slopes, as listed in the previous 
Agricultural Resource section.  The main limitation(s) of this soil for wastewater effluent include:  

--shallow depth to bedrock, which is an indication that there may not be sufficient soil depth 
to provide adequate soil filtering of effluent before reaching bedrock.  Once effluent reaches 
bedrock, the chances increase for the effluent to infiltrate cracks that could lead directly to 
groundwater source or surrounding wells without adequate filtering, or allow for daylighting of 
effluent where bedrock is exposed to the earth’s surface.  In this case, an engineered 
wastewater system featuring deep-bore dry wells are proposed to meet the basin plan criteria. 

--steep slopes, where portions of the soil unit contain slopes steep enough to result in potential 
‘daylighting’ of wastewater effluent.  In this case, the dry well systems are located within close 
proximity of steep slopes where some potential of effluent ‘daylighting’ exists. A registered civil 
engineer familiar with wastewater systems, shall prepare an analysis that shows the location 
and depth of the of he engineered system will have no potential for ‘daylighting’ of effluent.  

--slow percolation, where fluids will percolate too slowly through the soil for the natural 
processes to effectively break down the effluent into harmless components.  The Basin Plan 
identifies the percolation rate should be greater than 30 and less than 120 minutes per inch.  In 
this case, due to limited surface percolation, the applicant proposes to submit plans for an 
engineered wastewater system (of acceptable design by RWQCB) that shows how the 
CPC/Basin Plan criteria can be met. 

Impacts/Mitigation.  Based on the following project conditions or design features, wastewater impacts 
are considered less than significant:  

� The project has sufficient land area per the County’s Land Use Ordinance to support an on-site 
system; 

� The proposed engineered drywells can be designed to ensure adequate separation between 
the bottom of the dry well to bedrock or high groundwater; 

� The soil’s slope is less than 20%;  

� The proposed building site is well outside of the 100-year flood hazard area; 

� There is adequate distance between the proposed wastewater disposal system and existing or 
proposed wells; 

� The building site and wastewater disposal areas are at least 100 feet from creeks and water 
bodies. 

Based on the above discussion and information provided, the site appears to be able to support an on-
site system that will meet CPC/Basin Plan requirements.  Prior to building permit issuance and/or final 
inspection of the wastewater system, the applicant will need to show to the county compliance with the 
County Plumbing Code/ Central Coast Basin Plan, including any above-discussed information relating 
to potential constraints.  Therefore, based on the project being able to comply with these regulations, 
potential groundwater quality impacts are considered less than significant. 

Mitigation/Conclusion.  Given that the site is suitable to accommodate the proposed wastewater 
system and the engineered drywell system will be required to be designed to comply with building 
code requirements, no mitigation measures are necessary.
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14.  WATER & HYDROLOGY 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

QUALITY 

a) Violate any water quality standards? 
    

b) Discharge into surface waters or otherwise 
alter surface water quality (e.g., turbidity, 
sediment, temperature, dissolved oxygen, 
etc.)? 

    

c) Change the quality of groundwater (e.g., 
saltwater intrusion, nitrogen-loading, etc.)? 

    

d) Create or contribute runoff water which would 
exceed the capacity of existing or planned 
stormwater drainage systems or provide 
additional sources of polluted runoff? 

    

e) Change rates of soil absorption, or amount or 
direction of surface runoff? 

    

f) Change the drainage patterns where 
substantial on- or off-site sedimentation/ 
erosion or flooding may occur? 

    

g) Involve activities within the 100-year flood 
zone? 

    

QUANTITY 

h) Change the quantity or movement of available 
surface or ground water? 

    

i) Adversely affect community water service 
provider? 

    

j) Expose people to a risk of loss, injury or 
death involving flooding (e.g., dam failure, 
etc.), or inundation by seiche, tsunami or 
mudflow? 

    

k) Other:             

 

Setting. The project site is located on a gently to steeply sloping terrain covered with annual grasses 
and forbs and oak woodlands.  

       Santa Rita Creek and Paso Robles Creek are located about 1.0 mile to the north.  In addition, the 
proposed roadways cross five ephemeral drainages. As described in the NRCS Soil Survey, the soil 
surface is considered to have moderate    erodibility.      

Projects involving more than one acre of disturbance are subject to preparing a Storm Water Pollution 
Prevention Plan (SWPPP) to minimize on-site sedimentation and erosion.  When work is done in the 
rainy season, the County’s Land Use Ordinance requires that temporary erosion and sedimentation 
measures to be installed. 
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DRAINAGE – The following relates to the project’s drainage aspects: 

Within the 100-year Flood Hazard designation? No   

Closest creek?  Santa Rita Creek Distance?  About 1.0 miles north of the project site. 

Soil drainage characteristics:  Not well drained     

For areas where drainage is identified as a potential issue, the Land Use Ordinance (LUO Sec. 
22.52.110) includes a provision to prepare a drainage plan to minimize potential drainage impacts.  
When required, this plan would need to address measures such as:  constructing on-site retention or 
detention basins, or installing surface water flow dissipaters. This plan would also need to show that 
the increased surface runoff would have no more impacts than that caused by historic flows. 

SEDIMENTATION AND EROSION – Soil type, area of disturbance, and slopes are key aspects to 
analyzing potential sedimentation and erosion issues.  The project’s soil types and descriptions are 
listed in the previous Agriculture section under “Setting”.  As described in the NRCS Soil Survey, the 
project’s soil erodibility is as follows:  

Soil erodibility:  Moderate    

A sedimentation and erosion control plan is required for all construction and grading projects (LUO Sec. 
22.52.120) to minimize these impacts. When required, the plan is prepared by a civil engineer to 
address both temporary and long-term sedimentation and erosion impacts.  Projects involving more 
than one acre of disturbance are subject to the preparation of a Storm Water Pollution Prevention Plan 
(SWPPP), which focuses on controlling storm water runoff.  The Regional Water Quality Control Board 
is the local extension who monitors this program. 

Impact – Water Quality/Hydrology   

As discussed in the project description, the project will involve construction of 1.3 miles of roadways 
with seven culverts, and a residential pad for construction of two residences and a guest house. The 
area of disturbance will be 4.61 acres and will include 13,560 cy of cut and fill. 

A drainage plan was prepared for the proposed access roads and is included as part of the project 
description. The grading and drainage plan incorporates the following features to control erosion and 
sedimentation and protect surface and groundwater quality: 

• Graded areas and stockpiles will protected by employing best management practices, including 
the use of fiber rolls and straw bale dikes and other measures as required by the NPDES permit.  

• Graded areas will be hydroseeded as soon as practical following construction; 
• The number of culverts has been minimized. Culverts are sized to the minimum length feasible 

and include biodegradable fabric; 
• All staging areas are a minimum 100 feet from water bodies;  

With regards to project impacts on water quality the following conditions apply: 

� Approximately 4.61 acres of site disturbance is proposed and the movement of approximately 
13,560 cubic yards of material; 

� The project will be subject to standard County requirements for drainage, sedimentation and 
erosion control for construction and permanent use; 

� The project is not within a 100-year Flood Hazard designation; 

� The project includes a new access road with riparian crossings to be constructed within 100 feet 
of an onsite creek or surface water body subject to  CDFW permitting requirements; 

� All disturbed areas will be permanently stabilized with impermeable surfaces and landscaping; 

� Bioswales will be installed as a part of the drainage plan; 
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� Stockpiles will be properly managed during construction to avoid material loss due to erosion; 

� All hazardous materials and/or wastes will be properly stored on-site, which include secondary 
containment should spills or leaks occur; 

Compliance with relevant provisions of the Building Code and Land Use Ordinance, along with the 
recommendations of the drainage plan submitted with the project, will ensure impacts to water quality 
and hydrology from new construction will be less than significant 

Impact -- Water Quantity 

Based on the project scope (limited to  impacts of  grading for access and residential pad development) 
and the proposed development of one primary residence, one farm  support quarters and  one 
guesthouse,  as calculated on the County’s water usage worksheet (using 2.5 residences for the 
proposed residential complex), the project’s domestic water usage for residential  development is 
estimated as follows: 

 Indoor:   0.45 acre feet/year (AFY); 
 Outdoor:   1.57 AFY 
 Total Use:   1.95 AFY 
Water Conservation:  0 AFY 
Total Use w/ Conservation: 1.95 AFY 

Sources used for this estimate include one or more of the following references:  County’s Land Use Ordinance, 2000 Census 
data, Pacific Institute studies (2003), City of Santa Barbara Water Demand Factor & Conservation Study ‘User Guide’ (1989). 

 

As depicted above, the project is anticipated to create an additional water demand of approximately 
1.95 acre-feet per year for proposed residential development. The site is located within the 
Atascadero/Templeton Water Planning Area, and is not within the Paso Robles Groundwater basin.  
The applicant is required to provide satisfactory evidence of water availability and receive clearance  
from County Environmental Health for the domestic water supply prior to building permit issuance.   

 

Mitigation/Conclusion.  As specified above for water quality, existing regulations and/or required plans 
will adequately address surface water quality impacts during construction and permanent use of the 
project. No additional measures above what are required or proposed are needed to protect water 
quality. 

Based on the land use, amount of water proposed to be used and onsite water source, the applicant  
can demonstrate availability of adequate water supply to serve the project.  No additional measures 
above what will already be required by ordinance were determined necessary. 
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15.  LAND USE 
 Will the project: 

Inconsistent Potentially 
Inconsistent 

Consistent Not 
Applicable 

a) Be potentially inconsistent with land use, 
policy/regulation (e.g., general plan 
[County Land Use Element and 
Ordinance], local coastal plan, specific 
plan, Clean Air Plan, etc.) adopted to avoid 
or mitigate for environmental effects? 

    

b) Be potentially inconsistent with any 
habitat or community conservation plan? 

    

c) Be potentially inconsistent with adopted 
agency environmental plans or policies 
with jurisdiction over the project? 

    

d) Be potentially incompatible with 
surrounding land uses? 

    

e) Other:             

 

Setting/Impact.  Surrounding uses are identified on Page 2 of the Initial Study.  The proposed project 
was reviewed for consistency with policy and/or regulatory documents relating to the environment and 
appropriate land use (e.g., County Land Use Ordinance, etc.). The project was found to be consistent 
with these documents (refer also to Exhibit A on reference documents used). 

The proposed project is subject to the following Planning Area Standard(s) as found in the County’s 
LUO: 

1. LUO Section 22.10.040: Archaeological Resources 
2. LUO Section 22.10.120: Noise Standards 
3. LUO Section 22.10.155 Stormwater Management 
4. LUO Section 22.10.180: Water Quality 
5. LUO Section 22.52: Grading and Drainage 

 

The project is not within or adjacent to a Habitat Conservation Plan area.  The project is consistent or 
compatible with the surrounding uses as summarized on page 2 of this Initial Study. 

The project site is currently undergoing conversion to a more intensive agricultural use (e.g. vineyards).  
The physical conversion from one agricultural use to a new use does not involve a discretionary action 
by the County and thus is not a land use regulated by the County.  The project evaluated in this Initial 
Study is limited to the activities and improvements associated with the proposed grading permit 
(PMT2017-00144). 

Mitigation/Conclusion.  No inconsistencies were identified and therefore no additional measures 
above what will already be required were determined necessary. 
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16.  MANDATORY FINDINGS OF 
SIGNIFICANCE 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

 
a) Have the potential to degrade the quality of the environment, substantially reduce the 

habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or animal community, reduce the number 
or restrict the range of a rare or endangered plant or animal or eliminate important 
examples of the major periods of 

  California history or pre-history?     
 
b) Have impacts that are individually limited, but cumulatively considerable?  

(“Cumulatively considerable" means that the incremental effects of a project are 
considerable when viewed in connection with the effects of past projects, the effects of 
other current projects, and the effects  

 of probable future projects)      
 
c) Have environmental effects which will cause substantial adverse effects on human  

  beings, either directly or indirectly?                                                   
      

For further information on CEQA or the County’s environmental review process, please visit the 
County’s web site at “www.sloplanning.org” under “Environmental Information”, or the California 
Environmental Resources Evaluation System at:  http://www.ceres.ca.gov/topic/env_law/ceqa/guidelines  
for information about the California Environmental Quality Act. 
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Exhibit A - Initial Study References and Agency Contacts 

The County Planning Department has contacted various agencies for their comments on the proposed 
project.  With respect to the subject application, the following have been contacted (marked with an 
) and when a response was made, it is either attached or in the application file: 

Contacted Agency Response 

 County Public Works Department In File**      

 County Environmental Health Services Not Applicable      

 County Agricultural Commissioner's Office Not Applicable      

 County Airport Manager Not Applicable      

 Airport Land Use Commission Not Applicable      

 Air Pollution Control District Not Applicable      

 County Sheriff's Department Not Applicable      

 Regional Water Quality Control Board Not Applicable      

 CA Coastal Commission Not Applicable      

 CA Department of Fish and Wildlife None      

 CA Department of Forestry (Cal Fire) None      

 CA Department of Transportation Not Applicable      

     Community Services District Not Applicable      

 Other TAAG In File**      

 Other AB52 Tribal Consult In File**      
     ** “No comment” or “No concerns”-type responses are usually not attached 

The following checked (“ ”) reference materials have been used in the environmental review for the 
proposed project and are hereby incorporated by reference into the Initial Study.  The following 
information is available at the County Planning and Building Department.  

 Project File for the Subject Application 
County documents 

 Coastal Plan Policies 
 Framework for Planning (Coastal/Inland) 
 General Plan (Inland/Coastal), includes all 

maps/elements; more pertinent elements:  
  Agriculture Element 
  Conservation & Open Space Element 
  Economic Element 
  Housing Element 
  Noise Element 
  Parks & Recreation Element/Project List 
  Safety Element  

 Land Use Ordinance (Inland/Coastal) 
 Building and Construction Ordinance 
 Public Facilities Fee Ordinance 
 Real Property Division Ordinance 
 Affordable Housing Fund 
       Airport Land Use Plan 
 Energy Wise Plan 
 North County Area Plan/Adelaida Sub Area  

        

         Design Plan 
         Specific Plan 
 Annual Resource Summary Report 
       Circulation Study 

Other documents 
 Clean Air Plan/APCD Handbook 
 Regional Transportation Plan 
 Uniform Fire Code 
 Water Quality Control Plan (Central Coast 

Basin – Region 3) 
 Archaeological Resources Map 
 Area of Critical Concerns Map 
 Special Biological Importance Map 
 CA Natural Species Diversity Database 
 Fire Hazard Severity Map 
 Flood Hazard Maps 
 Natural Resources Conservation Service Soil 

Survey for SLO County 
 GIS mapping layers (e.g., habitat, streams, 

contours, etc.) 
 Other       
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In addition, the following project specific information and/or reference materials have been considered 
as a part of the Initial Study: 

 
Technical Studies 
 
Thor Conway, Heritage Discoveries, Inc., August 17, 2014, An Archaeological Surface Survey of Road 
Corridors at Rocky Canyon, 6410 Rocky Canyon Road 
 
John Helms, CEG, October, 2017,  Geological Characterization Report for Proposed Driveways and 
Single Family Residence3, 1835 Santa Rita Road 
 
Beacon Geotechnical, Inc., March 2017, Geotechnical Engineering Report For Proposed Single  Family 
Residence and Access Road Santa Rita Road APN 039-261-052 
 
Beacon Geotechnical, Inc., letter of January 4, 2018, review of grading and foundation plans 
 
Terra Verde Environmental Consulting, LLC. December 2017, Amended Biological Resources 

Assessment 1835 Santa Rita Road Development Project 
 
LandSet Engineers, Inc., January 3, 2018, Review of Geological Characterizations Report, Moondance 
Partners Residence and Driveways 
 
Other Materials 
 
Application and associated materials 
 
Letter of September 30, 2016 from Kirk Consulting filing for amended agricultural exempt grading 
 
Terra Verde Environmental Consultants, LLC, January 3, 2018, Response to Incomplete Notification of 
Lake or Streambed Alteration Agreement Application for the Moondance Partners GP.
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Exhibit B - Mitigation Summary Table 

Aesthetics 

AES-1 At the time of application for construction permits, the applicant shall submit an Exterior 
Lighting Plan for County review and approval. The Plan shall define the height, location, and 
intensity of all exterior lighting. All lighting fixtures shall be positioned “down and into” the 
development, and shielded so that neither the lamp nor the related reflector interior surface is 
visible from surrounding properties. All lighting poles, fixtures, and hoods shall be dark colored.  
These measures shall be shown on applicable construction drawings prior to issuance of 
construction permits and permanent lighting shall be installed prior to final inspection. 

  

Air Quality 

AQ-1 Construction phase mitigation measures to control fugitive dust impacts shall be reproduced on 
grading and construction plans prior to permit issuance, and implemented throughout 
construction: 

a. Reduce the amount of the disturbed area where possible; 

b. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust from 
leaving the site and from exceeding the APCD’s limit of 20% opacity for greater than 3 
minutes in any 60 minute period. Increased watering frequency would be required whenever 
wind speeds exceed 15 mph. Reclaimed (non-potable) water should be used whenever 
possible; 

c. All dirt stock pile areas should be sprayed daily and covered with tarps or other dust barriers 
as needed; 

d. Permanent dust control measures identified in the approved project revegetation and 
landscape plans should be implemented as soon as possible, following completion of any 
soil disturbing activities; 

e. Exposed ground areas that are planned to be reworked at dates greater than one month 
after initial grading should be sown with a fast germinating, non-invasive, grass seed and 
watered until vegetation is established; 

f. All disturbed soil areas not subject to revegetation should be stabilized using approved 
chemical soil binders, jute netting, or other methods approved in advance by the APCD; 

g. All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as 
possible. In addition, building pads should be laid as soon as possible after grading unless 
seeding or soil binders are used; 

h. Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved surface 
at the construction site; 

i. All trucks hauling dirt, sand, soil, or other loose materials are to be covered or should 
maintain at least two feet of freeboard (minimum vertical distance between top of load and 
top of trailer) in accordance with CVC Section 23114; 

j. Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash off 
trucks and equipment leaving the site; 

k. Sweep streets at the end of each day if visible soil material is carried onto adjacent paved 
roads. Water sweepers shall be used with reclaimed water should be used where feasible. 
Roads shall be pre-wetted prior to sweeping when feasible; 

l. All PM10 mitigation measures required should be shown on grading and building plans; and, 
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m. The contractor or builder shall designate a person or persons to monitor the fugitive dust 
emissions and enhance the implementation of the measures as necessary to minimize dust 
complaints, reduce visible emissions below the APCD’s limit of 20% opacity for greater than 
3 minutes in any 60 minute period. Their duties shall include holidays and weekend periods 
when work may not be in progress. The name and telephone number of such persons shall 
be provided to the APCD Compliance Division prior to the start of any grading, earthwork or 
demolition. 

 

Biological Resources 

BIO-1 Environmental Awareness Training. An environmental awareness training shall be presented 
by a qualified biologist to all construction personnel prior to the start of project activities. The 
environmental training shall include an overview of special-status species and sensitive 
resources, such as oak trees, with potential to occur on the project site, habitat requirements, 
their protection status, and all mitigation measures required by the County and other permitting 
agencies. 

 

BIO-2  Prior to grading permit or residential construction permit issuance, an “Oak Tree Impact 
and Replacement Plan” prepared by a qualified professional (e.g., e.g., landscape contractor, 
certified arborist, nurseryman, botanist) shall be submitted for County review and approval, and 
construction drawings shall provide a ‘Native Oak Tree Inventory’ of all native trees within 50 
feet of the proposed project limits along with the other applicable replacement/ planting 
provisions specified within this measure.  The following requirements of this measure shall be 
reproduced on grading and construction plans:  

 

A. Prior to issuance of Permits: Grading and/or construction plans shall provide a ‘Native Oak 
Tree Inventory’ and show locations of all native trees within 50 feet of the proposed project 
limits (including ancillary elements, such as trenching).  Each tree shall be marked with one 
of the following: 1) to be removed, 2) to be impacted, or 3) to remain intact/protected.  This 
information should be noted in the “Native Oak Tree Impact and Replacement Plan”. 

B. Trees identified as ‘impacted’ or ‘to remain protected’ shall be marked in the field as such 
and protected to the extent possible. Protective fencing shall be placed at the dripline, be 
visible to work crews and be able to remain in good working order for the duration of the 
construction work. Waterproof signage at protective edge is recommended (e.g., “TREE 
PROTECTION AREA – STAY OUT”).  Grading, trenching, compaction of soil, construction 
material/equipment storage, or placement of fill shall not occur within these protected areas.   

C. To minimize impacts from tree trimming, the following approach shall be used:   

i. Removal of larger lower branches shall be minimized to 1) avoid making tree top heavy 
and more susceptible to “blow-overs” (due to wind), 2) reduce number of large limb cuts 
that take longer to heal and are much more susceptible to disease and infestation, 3) 
retain the wildlife that is found only in the lower branches, 4) retain shade to keep 
summer temperatures cooler (retains higher soil moisture, creates greater passive solar 
potential, provides better conditions for oak seedling volunteers) and 5) retain the natural 
shape of the tree. 

ii. If trimming is unavoidable, no more than 10% of the oak canopy shall be removed.   

iii. If trimming is done, either a skilled certified arborist will be used, or trimming techniques 
accepted by the International Society of Arboriculture will be used (Figure 1).  Unless a 
hazardous or unsafe situation exists, trimming will be done only during the winter for 
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deciduous species. 

D. Smaller native trees (smaller than 5 inches in diameter at four feet six inches above the 
ground) within the project area are considered to be of high importance, and where possible, 
will be protected. 

E. Per the ‘Native Oak Tree Inventory’ and “Native Oak Tree Impact and Replacement Plan” 
specified above, the applicant will be replacing “in-kind” trees prior to Final Inspection or 
Occupancy, at the following ratios: 

1. For each tree identified as impacted, two (2) seedlings will be planted.   

2. For each tree identified for removal, four (4) seedlings will be planted.   

3.  The total number of required replacement trees shall be identified and addressed 
in the Oak Tree Replacement Plan, and shall be installed per the requirements 
below, prior to Final Inspection or Building Occupancy. 

Alternatively, the Applicant has the option to pay a mitigation fee of $970.00 per oak tree 
removed, or $485.00 per tree impacted, to the State Department of Fish and Wildlife Oak 
Woodland fund, and provide a copy of the receipt to County Planning staff prior to Final 
Inspection or Occupancy.  

F. The following planting and maintenance measures for replacement trees will be incorporated 
in the Oak Tree Impact and Replacement Plan and shown on the grading or construction 
plans and implemented to improve successful establishment: 

1. Indicate the proposed areas for replacement planting;  

2. Providing and maintaining protection (e.g. tree shelters, tubing, caging) from animals 
(e.g., deer, rodents, etc.); 

3.  Regular mulching and weeding (minimum of once early Fall and once early Spring) of 
at least a three-foot radius out from plant; herbicides should be avoided; 

4. Adequate watering (e.g., drip-irrigation system).  Watering should be controlled so only 
enough is used to initially establish the tree, and reducing to zero over a three-year 
period; 

5. Avoidance of planting between April and September unless irrigation system with timer 
is provided, where trees are watered 1-gallon every four weeks (may vary for certain 
species); 

6. Applying standard planting procedures (e.g., planting nutrient tablets, initial deep 
watering, etc.).  

7. When planting with, or near, other landscaping, all landscape vegetation within the 
eventual mature oak tree root zone (25-foot radius of planted oak) will need to have 
similar water requirements as the (oak) (including no summer watering once 
established). 

G. The ‘Oak Tree Impact and Replacement Plan’ shall include success criteria and adaptive 
management provisions to ensure that at seven years from planting there is no net loss of 
trees when compared to those removed/ impacted and that those replanted trees are alive 
and in a vigorous and healthy condition. 

H. Prior to final inspection or building occupancy, verification shall be provided by the applicant 
with a letter to the County from a qualified individual (e.g., landscape contractor, arborist, 
nurseryman, botanist) stating that the County-required replacement/planting provisions 
specified in this measure have been adhered to and successfully completed.   
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BIO-3  Pre-construction Survey for Sensitive Wildlife. A qualified biologist shall conduct a pre-
activity survey(s) prior to the initiation of initial project activities to ensure special-status wildlife 
species are not present during the start of construction. In the event sensitive wildlife species 
are found, they shall be allowed to leave the area on their own volition or relocated (as 
permitted) to suitable habitat areas located outside the work area(s). If necessary, resource 
agencies will be contacted for further guidance. Preactivity surveys shall be conducted as 
follows: 

 
(A) American badger - A qualified biologist shall conduct a pre‐construction survey within 30 
days prior to the onset of construction activities within all suitable badger habitat. If new or 
active dens are discovered, they will be inspected to determine if they are currently occupied. 
Any potential badger dens shall be avoided during construction. If the biologist determines that 
a den may be active or occupied during the pre-construction survey, CDFW shall be contacted 
for further guidance. 
 
(B) Monterey dusky-footed woodrat - To protect Monterey dusky-footed woodrat, all woodrat 
houses within the project area shall be flagged and fenced with an avoidance area of no less 
than 10 feet. This shall occur prior to initial project activities. If woodrat houses cannot be 
avoided, CDFW shall be contacted for further guidance. 
 
(C) Lesser slender salamander and California legless lizard - To protect lesser slender 
salamander and California legless lizard, the disturbance area around the proposed residence 
and other disturbance areas under tree canopies shall be surveyed within 48 hours immediately 
prior to initial disturbance activities. The survey shall include gently raking leaf litter (e.g., under 
trees and shrubs) within the proposed impact area. Any individuals discovered during the 
surveys will be moved to a suitable habitat location on the property, well outside of the 
construction zone. If these species are unearthed during the later development phases, a 
biologist will be contacted and they will be relocated to suitable habitat areas that will not be 
disturbed by the remaining construction activities. 

 
BIO-4  Pre-construction Survey for Nesting Birds. If work is planned to occur between February 1 

and September 15, a qualified biologist shall survey the area for nesting birds within one week 
prior to activity beginning on site. If nesting birds are located on or near the proposed project 
site, they shall be avoided until they have successfully fledged. A non-disturbance buffer of 250 
feet will be placed around non-listed, passerine species, and a 500-foot buffer will be 
implemented for raptor species. All activity will remain outside of that buffer until a qualified 
biologist has determined that the young have fledged or that proposed construction activities 
would not cause adverse impacts to the nest, adults, eggs, or young. If the latter is decided, 
the biologist may recommend a suitable buffer and/or biological monitoring to implement during 
construction. If special-status avian species are identified, no work will begin until an 
appropriate buffer is determined in consultation with the local CDFW biologist, and/or the 
USFWS. 

 
BIO-5  Limitation on Work within Flowing Water. To protect CRLF, no work shall occur within any 

jurisdictional drainage feature during wet conditions. Wet conditions are defined by periods of 
flowing or ponded water or within 24 hours of forecast precipitation exceeding 0.25 inch in a 
single rain event. If work must occur during these conditions, a qualified biologist shall survey 
the work areas prior to the start of construction. 

 
BIO-5  Mitigation for Impacts to Sensitive Communities and Habitats. To protect drainage 

features and aquatic resources, construction activities shall occur only when conditions are dry.  
 
(A) For short-term, temporary stabilization, an erosion and sedimentation control plan shall be 
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developed outlining Best Management Practices (BMPs), which shall be implemented to 
prevent erosion and sedimentation into the channel during construction. Acceptable 
stabilization methods include the use of weed-free, natural fiber (i.e., non-monofilament) fiber 
rolls, jute or coir netting, and/or other industry standards. BMPs shall be installed and 
maintained for the duration of the project. 

 
(B) In addition, a compensatory mitigation plan shall be developed to offset permanent impacts 
to jurisdictional areas. Mitigation for CDFW and RWQCB jurisdictional impacts is 2:1 and 1:1 
(minimum) for permanent and temporary impacts, respectively. The exact details and 
performance criteria of the restoration plan shall be determined during agency coordination, as 
necessary. Stabilization and restoration measures may include the installation of BMPs and/or 
revegetation using native seed mixes and plantings. The following general measures are 
recommended to minimize impacts to sensitive resources: 

 
• The use of heavy equipment and vehicles shall be limited to the proposed project limits, 

roadway, and defined staging areas/access points. The boundaries of each work area 
shall be clearly defined and marked with visible flagging and/or fencing. No work shall 
occur outside these limits. 

• All equipment and materials shall be stored out of the streambed at the end of each 
working day, and secondary containment shall be used to prevent leaks and spills of 
potential contaminants from entering the stream. 

• During construction, washing of concrete, paint, or equipment and refueling and 
maintenance of equipment shall occur only in designated areas a minimum of 50 feet from 
all drainages and aquatic features. Sandbags and/or sorbent pads shall be available to 
prevent water and/or spilled fuel from entering drainages. In addition, all equipment and 
materials shall be stored/stockpiled away from the channel. Construction equipment shall 
be inspected by the operator on a daily basis to ensure that equipment is in good working 
order and no fuel or lubricant leaks are present. 

• Prior to project initiation, all applicable agency permits with jurisdiction over the project 
area (i.e., Corps, CDFW, RWQCB) should be obtained, as necessary. All additional 
mitigation measures required by these agencies would be implemented as necessary 
throughout the project. 

 
Geology and Soils 
 
GEO-1 Prior to Issuance of Grading or Construction Permits, the project Engineering Geologist and  

Geotechnical  Engineer shall review the  project improvement  plans and prepare a written 
review letter, each  certifying conformance with the recommendations of the project geological  
characterization and the  project geotechnical engineering report, consistent with the 
recommendations of the  County Geologist (Letter dated January 3,  2018). 
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LEGAL DESCRIPTION

APPLICABLE CODES

PROJECT STATISTICS

SITE MAP

SURVEYOR

GENERAL NOTES

1. No construction shall be started without plans approved by the County
Building Department. The Building Department shall be notified at least 24
hours prior to starting of construction and of the time location of the
preconstruction conference. Any construction performed without
approved plans or prior notification to the Building Department will be
rejected and will be at the contractor’s and/or owner’s risk.

2. For any construction performed that is not in compliance with plans or
permits approved for the project the Building Department may revoke all
active permits and recommend that County Code Enforcement provide
a written notice or stop work order in accordance with Section 22.52.140
[23.10] of the Land Use Ordinance.

3. All construction work and installations shall conform to the most current
County of San Luis Obispo Public Improvement Standards and all work
shall be subject to the approval of the Building Department.

4. The project owner and contractor shall be responsible for providing
and/or maintaining all weather access at all times to existing properties
located in the vicinity of work. Additionally, they shall be responsible for
maintaining all existing services, including utility, garbage collection, mail
distribution, etc., to all existing properties located in the vicinity of work.

5. On-site hazards to public safety shall be shielded by construction fencing.
Fencing shall be maintained by the project owner and contractor until
such time that the project is completed and occupied, potential hazards
have been mitigated, or alternative protective measures have been
installed.

6. Soils tests shall be done in accordance with the County Public
Improvement Standards, Section 3.2.3. All tests must be made within 15
days prior to the placing material. The test results shall clearly indicate the
location and source of the material.

7. Roadway compaction tests shall be made on subgrade material,
aggregate base material, and material as specified by the Soils Engineer.
Said tests shall be made prior to the placement of the next material lift.

8. Subgrade material shall be compacted to a relative compaction of 95%
in the zone between finished subgrade elevation and a minimum of
1-foot below. All material in fill sections below the zone mentioned above
shall be compacted to 90% relative compaction.

9. A registered civil engineer shall certify that the improvements when
completed are in accordance with the plans prior to the request for a
final inspection. Record Drawings shall be prepared after construction is
completed. The civil engineer certifying the improvements and preparing
as-built plans may be present when the final inspection is made by the
County.

10. An Engineer of Work Agreement and an Engineer Checking and
Inspection Agreement are required prior to the start of construction. The
Building Department shall be notified in writing of any changes to the
Engineer of Work Agreement. Construction shall not proceed without an
Engineer or Work.

11. All utility companies shall be notified prior to the start of construction.

12. A County Encroachment Permit is required for all work done within the
County right-ofway. The Encroachment Permit may establish additional
construction, utility and traffic control requirements.

13. The County Inspector acting on behalf of the County Building
Department may require revisions in the plans to solve unforeseen
problems that may arise in the field. All revisions shall be subject to the
approval of the Developer’s Engineer of Work.

14. The structural section shall be based on soils tests taken at the time of
construction and using a Traffic Index of for (road name). The structural
section shall be approved by the Building Department prior to road
construction.

15.Hydro-seeding or other permanent erosion control shall be placed and
established with 90% coverage on all disturbed surfaces (other than
paved or gravel surfaces) prior to the final inspection.

16.For any public improvements to be maintained by the County, if
environmental permits from the U.S. Army Corps of Engineers, the
California Regional Water Quality Control Board, or the California
Department of Fish & Wildlife are required, the Developer shall:  a. submit
a copy of all such completed permits to the County Building Department
OR, b. document that the regulatory agencies determined that said
permit is not required; prior to acceptance of the completed
improvements for County maintenance and release of improvement
security. Any mitigation monitoring required by said permits will remain
the responsibility of the Developer.

17. When the project site earthwork is not intended to balance then a
separate grading permit for the sending or receiving property may be
required. A copy of the permit/s or evidence that no permits are required
shall be submitted to the Department prior to commencing project
earthwork.

18. A final report from the designing engineer is required for the engineered
leach field design.

GRADING NOTES

1. All grading construction shall conform to the applicable codes as noted
under "Applicable Codes" heading.

2. The developer shall be responsible for scheduling a pre-construction
meeting with the County and other affected agencies. The contractor
shall notify the County Building Department at least 24 hours prior to any
work being performed, and arrange for inspection.

3. Grading shall comply with the recommendations of the preliminary soils
report by Beacon Geotechnical, Inc., dated March 15, 2017, filed with
the County of San Luis Obispo.

4. Estimated earth quantities:
Cut: 7770 CY±        Fill: 5790 CY±

Note: exact shrinkage, consolidation, and subsidence factors and losses
due to clearing operations are not included.  Estimated earthwork
quantities are based upon the difference between existing ground
surface and proposed finish grades, or sub grades as shown on the plan,
and should vary according to these factors.  The contractor shall be
responsible for site inspection and quantity take off, and shall bid
accordingly.

5. Soils engineer to determine the soil is suitable to support the intended
structure.  Such report including progress and/or compaction reports shall
be submitted to the field inspector prior to final inspection when a soils
report is obtained.  The County policy regarding pad certification shall be
followed.  When applicable the engineer shall observe the grading
operation(s) and provide the field inspector with required compaction
reports and a report stating that the grading performed has been
observed and is in conformance with the UBC and County ordinances.

6. No cut or fill slopes will be constructed steeper than two horizontal to one
vertical (2:1).

7. Dust control is to be maintained at all times during construction.

8. Areas of fill shall be scarified, benched and recompacted prior to
replacing fill and observed by a soil or civil engineer.

9. Fill material will be recompacted to 90% of maximum density.

10.Remove any deleterious material encountered before placing fill.

11. All disturbed areas shall be hydro seeded or planted with approved
erosion control vegetation as soon as practical after construction is
complete.

12.Minimum setback to creeks and bluffs shall be maintained.  Minimum
setback of two feet from all property lines will be maintained for all
grading.

13.Minimum slope away from buildings shall be 5% for the first ten feet
around perimeter.

14. The contractor shall be responsible for the protection of all existing survey
markers during construction. All such monuments or markers disturbed
shall be reset at the contractor's expense.

15. All contractors and subcontractors working within the right of way shall
have an appropriate contractor's license, a local business license, and
shall obtain an encroachment permit.

16.Engineering reports for cut or fill slope steeper than 2:1 shall be submitted
to the field inspector.

UNDERGROUND UTILITY NOTES

1. An effort has been made to define the location of underground facilities
within the job site. However, all existing utility and other underground
structures may not be shown on this plan and their location where shown
is approximate. The construction contractor agrees that he shall assume
sole and complete responsibility for locating or having located all
underground utilities and other facilities and for protecting them during
construction.

2. All utility companies must be notified prior to the start of construction. The
construction contractor shall contact underground service alert (USA) at
811 two to ten days prior to the start of excavation and shall verify the
location of any known utilities and whether or not a representative of
each company will be present during excavation.

OWNER

Moondance Farms  -  1835 Santa Rita Road  -  Grading, Drainage & Erosion Control Plan
PROJECT DESCRIPTION: New residence, driveway and ag road.
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SCALE:

1" = 600'

ROAD 'A' (INCLUDES RESIDENCE)
Cut 6190 CY±, Fill 3930 CY±, Total 10120 CY±
Max. cut = 12.9 ft, Max. fill = 7.9 ft
Average slope > 10%
Parcel Area = 514.88 ac±
Pre-Project (sf ±)
   Impervious Area = 0, Total Project Area = 133,000
Post-Project (sf ±)
   Total Impervious Area = 50,300, Pervious Area = 82,700
      New Imp. Area = 50,300, Removed Imp. Area = 0
      Replaced Imp. Surface = 0
   Total Site Disturbance = 133,000 (3.05 acres)

1. All construction & inspections shall conform to 2016 California Building
Code (CBC) Chapter 17.

2. Special inspection requirement are required for this project, the owner or
registered design professional in responsible charge acting as the owner's
agent shall employ one or more special inspectors to provide inspections
during construction on all tasks identified below.

3. Special inspectors shall be a qualified person who shall demonstrate
competence, to the satisfaction of the County Building Department.
Names and qualifications of special inspector(s) shall be submitted to the
County Building Department for approval.

4. Each contractor responsible for the construction of components listed in
the special inspections shall submit a written statement of responsibility to
the County Building Department and the owner prior to the
commencement of work. The statement shall contain the items listed in
CBC 1706.1.

5. A final report prepared by a soil or civil engineer shall be submitted to the
field inspector stating the work performed is in substantial conformance
with the approved plans, applicable codes, and is found to be suitable to
support the intended structure.  Such report shall include any field
progress reports, compaction data etc.

Section 1705, Statement of Special Inspections:

· 1705.1 General. Where special inspection or testing is required by Section
1704, 1707 or 1708, the registered design professional in responsible
charge shall prepare a statement of special inspections in accordance
with Section 1705 for submittal by the permit application (see Section
1704.1.1).

· 1705.2 Content of statement of special inspections. The statement of
special inspections shall identify the following:

a) The materials, systems, components and work required to have special
inspection or testing by the building official or by the registered design
professional responsible for each portion of the work.

b) The type and extent of each special inspection.

c) The type and extent of each test.

d) Additional requirements for special inspection or testing for seismic or
wind resistance as specified in Section 1705.3, 1705.4, 1707 or 1708.

e) For each type of special inspection, identification as to whether it will be
continuous special inspection or periodic special inspection.

1706.5 Soils. Special inspections for existing site soil conditions, fill placement
and load-beraing requirements shall be as required by this section and
Table 1705.6. The approved geotechnical report, and the construction
documents prepared  by the registered design professionals shall be used
to determine compliance. During fill placement, the special inspector
shall determine that proper materials and procedures are used in
accordance with the provisions of the approved geotechnical report.

Observation & Testing Program.

The project soils engineer shall perform periodic inspection & testing for the
following tasks:

· Final plan review
· Stripping and clearing of vegetation
· Verification of overexcavation to the correct depth
· Utility trench backfill
· Fill quality, placement, moisture conditioning, and compaction, including

nonexpansive material
· Foundation excavations

The soils engineer of work shall be Beacon Geotechnical, Inc., P.O. Box 4814,
Paso Robles, CA  93447, Phone (805) 239-9457.

Soils report #F-101537.

The project engineer of work shall perform periodic inspection for the
following tasks:

· Rough grading & site preparation
· Final grading inspection prior to final County inspection

The project engineer of work shall be Tim Roberts of Roberts Engineering,
Inc., RCE 35366, 2015 Vista de la Vina, Templeton, CA 93465, phone (805)
239-0664

The Engineer of work shall state in writing the work is in substantial
conformance with the approved plans.

The person responsible for BMP inspection is Ted Plemons,
phone 674-8169

SPECIAL INSPECTIONS

TABLE 1705.6  REQUIRED VERIFICATION AND INSPECTION OF SOILS

VERIFICATION AND INSPECTION TASK

CONTINUOUS DURING

TASK LISTED

PERIODICALLY DURING

TASK LISTED

1. Verify materials below shallow foundations are

adequate to achieve the design bearing capacity.

- x

2. Verify excavations are extended to proper depth

and have reached proper material.

- x

3. Perform classification and testing of compacted

fill materials.

- x

4. Verify use of proper materials, densities and lift

thicknesses during placement and compaction of

compacted fill.

x -

5. Prior to placement of compacted fill, observe

subgrade and verify that site has been prepared

properly.

- x
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GRAVEL
TEMPORARY

2"-3" COURSE
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50' MIN

PLAN
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12
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2 % OR GREATERWHERE GRADE EXCEEDS 2%

SECTION A - A

 (STRAW BALE TYPE SHOWN)
 SEDIMENT BARRIER

WHEELS IF NECESSARY.
SUPPLY WATER TO WASH

FILTER FABRIC

DIVERSION RIDGE REQUIRED

EROSION CONTROL NOTES

1. Erosion control measures for wind, water, material stockpiles, and tracking
shall be implemented on all projects at all times and shall include source
control, including protection of stockpiles, protection of slopes, protection
of all disturbed areas, protection of accesses, and perimeter
containment measures. Erosion control shall be placed prior to the
commencement of grading and site disturbance activities unless the
Building Department determines temporary measures to be unnecessary
based upon location, site characteristics or time of year. The intent of
erosion control measures shall be to keep all generated sediments from
entering a swale, drainage way, watercourse, atmosphere, or migrate
onto adjacent properties or onto the public right-of-way.

2. Site inspections and appropriate maintenance of all erosion control
measures/devices shall be conducted and documented at all times
during construction and especially prior to, during, and after rain events.

3. The Developer shall be responsible for the placement and maintenance
of all erosion control measures/devices as specified by the approved
plan until such time that the project is accepted as complete by the
Building Department or until released from the Conditions of Approval of
their General Permit. Erosion control measures/devices may be relocated,
deleted or additional measures/devices may be required depending on
the actual conditions encountered during construction. Additional
erosion control measures/devices shall be placed at the discretion of the
Engineer of Work, County Inspector, SWPPP Monitor, or RWQCB Inspector.
Guidelines for determining appropriate erosion control devices shall be
included in the plans with additional measures/devices noted from the
appendix of the Public Improvement Standards.

4. Wet weather erosion control measures/devices shall be available,
installed, and/or applied between October 15 and April 15 or anytime
when the rain probability exceeds 30%.

5. The Contractor, Developer, and Engineer of Work shall be responsible to
review the project site prior to October 15 (rainy season) and to
coordinate an implementation plan for wet weather erosion control
devices. A locally based standby crew for emergency work shall be
available at all times during the rainy season (October 15 through April
15). Necessary materials shall be available and stock piled at convenient
locations to facilitate rapid construction or maintenance of temporary
devices when rain is imminent.

6. In the event of a failure, the Developer and/or his representative shall be
responsible for cleanup and all associated costs or damage. In the event
that damage occurs within the right-of-way and the County is required to
perform cleanup, the owner shall be responsible for County
reimbursement of all associated costs or damage.

7. In the event of failure and/or lack of performance by the owner and/or
contractor to correct erosion control related problems the Building
Department may revoke all active permits and recommend that County
Code Enforcement provide a written notice or stop work order in
accordance with Section 22.52.140 [23.10] of the Land Use Ordinance.

8. Permanent erosion control shall be placed and established with 90%
coverage on all disturbed surfaces other than paved or gravel surfaces,
prior to final inspection. Permanent erosion control shall be fully
established prior to final acceptance. Temporary erosion control
measures shall remain in place until permanent measures are established.

9. The County Air Pollution Control District (APCD) may have additional
project specific erosion control requirements. The Contractor, Developer,
and Engineer of Work shall be responsible for maintaining self-regulation
of these requirements.

10. All projects involving site disturbance of one acre or greater shall comply
with the requirements of the National Pollutant Discharge Elimination
System (NPDES). The Developer shall submit a Notice of intent (NOI) to
comply with the General Permit for Construction Activity with the
Regional Water Quality Control Board (RWQCB). The Developer shall
provide the County with the Waste Discharge Identification Number
(WDID #) or with verification that an exemption has been granted by
RWQCB.

WDID No.: pending

Person to contact 24 hours a day in the event there is an erosion
control/sedimentation problem (Storm Water Compliance Officer):
Name: Ted Plemons
Local Phone: 674-8169

TREE PROTECTION NOTES

1. No oak tree shall be removed without prior County approval.

2. Trees within 20 feet of grading or trenching shall be protected by
placement of protective fencing as indicated.

3. Protective fencing shall be four feet high chain link or safety fence, and
shall be placed at the dripline unless otherwise indicated

4. Trenching and excavation within tree driplines shall be hand dug or bored
to minimize root disturbance.  Any root encountered 1" diameter or
greater, shall be hand cut and appropriately treated.

5. Pruning of lower limbs in the construction area shall occur prior to
construction activities to minimize damage.

EROSION CONTROL & INSPECTIONS

Erosion and Sediment Control Best Management Practices must be in place
and functional PRIOR to the first inspection.  No inspections can be
performed if they are not in place or have failed to provide erosion control.
Failure to maintain erosion control will cause inspections to be delayed until
erosion control measures are functional.
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AC Asphalt Concrete Paving
BW Bottom of Wall
CO Clean-out
CL Centerline
CONC     Concrete
CONST     Construction
DIA & Ø Diameter
ELEV Elevation
(E) & ( ) Existing
FF Finished Floor
FS Finished Surface
FH Fire Hydrant
FL Flow Line
G Gas
GB Grade Break
GR Finished Grade
HDPE Hi-density Polyethylene
HP High Point
INV Invert Elevation
LT Left
LF Linear Feet
LP Low Point
MH Manhole
(N) New or Proposed
P Power
PC Point Of Curvature
PL Property Line
PRC Point Of Reverse Curvature
PT Point Of Tangency
PUE Public Utility Easement
PVC Polyvinyl Chloride
R Radius
RT Right
RW Right-of-way
S Slope
SD Storm Drain
SS Sanitary Sewer
STA Station
T Telephone
TC Top of Curb
TW Top Of Wall
TYP Typical
W Water

ABBREVIATIONS

W

S

OH

T

550

G

E

E

550

T

Property Line
Centerline
Existing Ground Contour
Finish Grade Contour

Concrete
Edge of Pavement
Water Line
Water Valve

Fire Hydrant
Sanitary Sewer Main

Electrical Line
Overhead Line
Utility Pole
Guy Anchor
Elec. Vault / Pedestal / Pull Box
Telephone Line

Tele. Vault / Pedestal / Pull Box

Gas Main

Fence

Flowline
Proposed Grade & Direction
Construction Note Reference
Spot Elevation

Proposed Slope

Retaining Wall
Silt Fence

LEGEND

WV

DY

H

2%

1
100.00
ELEV

FM Sanitary Sewer Force Main
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NOTE:
THE SHOP BUILDING AND PAD WILL BE
CONSTRUCTED UNDER A SEPARATE PERMIT.

STRUCTURE IS REMOVED

(E) UNPAVED

RANCH ROAD TYP

LEGEND

= Existing ranch road

= New all-weather base road

= New paved road

CULVERT #1

CULVERT #2

CULVERT #3

CULVERT #4

CULVERT #5

ERODED AREA TYP

ERODED AREA TYP

C-3

SITE PLAN

200 100 0 200 400

SCALE: 1" = 200'

EXISTING UTILITY POLE

POINT OF CONNECTION

NEW OVERHEAD

ELECTRICAL

NEW OVERHEAD

ELECTRICAL

INSTALL 3" SCH 80 PVC

WATER SUPPLY LINE

(SEE TYPICAL ROAD SECTION)

NEW UTILITY POLE & METER PANEL,

WATER STORAGE, PRESSURE PUMP,

GENERATOR, AND LPG TANK

SEE MECHANICAL PLANS.

NEW FIRE WATER

& DOMESTIC WATER LINE

NEW UNDERGROUND

ELECTRIC & GAS

NEW FIRE DEPT

CONNECTION

(N) ALL-WEATHER

BASE ROAD

(N) ALL-WEATHER

BASE ROAD

(N) PAVED ROAD

(N) PAVED ROAD

CULVERT #6

CULVERT #7

INSTALL (2) - 2" TELEPHONE CONDUIT

WITH PULL BOXES AT 400' INTERVALS

(SEE TYPICAL ROAD  SECTION)
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SCALE: 1" = 20'

Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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RESIDENCE

2400 ACORN SPRINGS RD

APN 039-261-051 & -052

TEMPLETON, CA 93465

No. Date Description

35366
Exp. 9/30/19

IMOTHY P. ROBERTS
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SCALE: 1" = 50'

ROAD 'A' PLAN

ROAD 'A' PROFILE

HORZ SCALE:

VERT SCALE: 1" = 50'

1" = 50'

SEE SHEET 6

STA
  13+50

M
A

TC
H LIN

E

Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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16'

8' 8'

4%

4%

C
L

2" ASPHALT PAVEMENT ON

LONGITUDINAL SLOPES < 12% ONLY

6" CLASS 2 AGGREGATE BASE

COMPACT TO 95% RELATIVE DENSITY

12" NATIVE SOIL OVEREX

RE-COMPACT TO 90% RELATIVE DENSITY

2:1 FILL

1.5:1 CUT

DRIVEWAY TYPICAL SECTION
NOT TO SCALE

2'

6'

PAVE

6'

PAVE

2'

INSTALL 3" SCH 80 PVC

WATER SUPPLY LINE

INSTALL (2) - 2" TELEPHONE CONDUIT

WITH PULL BOXES AT 400' INTERVALS

HORZ SCALE:

VERT SCALE: 1" = 20'

1" = 20'

CULVERT #2 SECTION

CULVERT #2

HORZ SCALE:

VERT SCALE: 1" = 20'

1" = 20'

CULVERT #1 SECTION

CULVERT #1

C-5

ROAD 'A' PLAN

31
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Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.
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CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.
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CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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BIOLOGIST

OHWM

BIOLOGIST

OHWM

Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.
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CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.
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CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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ROAD 'B' PROFILE

ROAD 'B' PLAN
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%

4
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Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.
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CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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C-10

ROAD 'B' PLAN

NEW UTILITY POLE & METER PANEL,

PRESSURE PUMP & GENERATOR

SEE MECHANICAL PLANS.

NEW WATER LINE

NEW OVERHEAD

ELECTRICAL

NEW FIRE WATER &

DOMESTIC WATER LINE

NEW UNDERGROUND

ELECTRICAL & GAS

IN JOINT TRENCH

(2) - 10,000 GAL STEEL

WATER STORAGE TANKS

NEW PROPANE TANK

HORZ SCALE:

VERT SCALE: 1" = 50'

1" = 50'

AutoCAD SHX Text
BLUE STAKE



EROSION CONTROL NOTES

1. Erosion control measures for wind, water, material stockpiles, and tracking
shall be implemented on all projects at all times and shall include source
control, including protection of stockpiles, protection of slopes, protection
of all disturbed areas, protection of accesses, and perimeter
containment measures. Erosion control shall be placed prior to the
commencement of grading and site disturbance activities unless the
Building Department determines temporary measures to be unnecessary
based upon location, site characteristics or time of year. The intent of
erosion control measures shall be to keep all generated sediments from
entering a swale, drainage way, watercourse, atmosphere, or migrate
onto adjacent properties or onto the public right-of-way.

2. Site inspections and appropriate maintenance of all erosion control
measures/devices shall be conducted and documented at all times
during construction and especially prior to, during, and after rain events.

3. The Developer shall be responsible for the placement and maintenance
of all erosion control measures/devices as specified by the approved
plan. Erosion control measures/devices may be relocated, deleted or
additional measures/devices may be required depending on the actual
conditions encountered during construction. Additional erosion control
measures/devices shall be placed at the discretion of the Engineer of
Work, or County Inspector. Guidelines for determining appropriate erosion
control devices shall be included in the plans with additional
measures/devices noted from the appendix of the Public Improvement
Standards.

4. Wet weather erosion control measures/devices shall be available,
installed, and/or applied between October 15 and April 15 or anytime
when the rain probability exceeds 30%.

5. The Contractor, Developer, and Engineer of Work shall be responsible to
review the project site prior to October 15 (rainy season) and to
coordinate an implementation plan for wet weather erosion control
devices. A locally based standby crew for emergency work shall be
available at all times during the rainy season (October 15 through April
15). Necessary materials shall be available and stock piled at convenient
locations to facilitate rapid construction or maintenance of temporary
devices when rain is imminent.

6. In the event of a failure, the Developer and/or his representative shall be
responsible for cleanup and all associated costs or damage. In the event
that damage occurs within the right-of-way and the County is required to
perform cleanup, the owner shall be responsible for County
reimbursement of all associated costs or damage.

7. In the event of failure and/or lack of performance by the owner and/or
contractor to correct erosion control related problems the Building
Department may revoke all active permits and recommend that County
Code Enforcement provide a written notice or stop work order in
accordance with Section 22.52.140 [23.10] of the Land Use Ordinance.

8. Permanent erosion control shall be placed and established with 90%
coverage on all disturbed surfaces other than paved or gravel surfaces,

prior to final inspection. Permanent erosion control shall be fully
established prior to final acceptance. Temporary erosion control
measures shall remain in place until permanent measures are established.

9. The County Air Pollution Control District (APCD) may have additional
project specific erosion control requirements. The Contractor, Developer,
and Engineer of Work shall be responsible for maintaining self-regulation
of these requirements.

10. All projects involving site disturbance of one acre or greater shall comply
with the requirements of the National Pollutant Discharge Elimination
System (NPDES). The Developer shall submit a Notice of intent (NOI) to
comply with the General Permit for Construction Activity with the
Regional Water Quality Control Board (RWQCB). The Developer shall
provide the County with the Waste Discharge Identification Number
(WDID #) or with verification that an exemption has been granted by
RWQCB.

WDID No.:  n/a Exempt due to agricultural operations.

Person to contact 24 hours a day in the event there is an erosion
control/sedimentation problem (Storm Water Compliance Officer):
Name: Neil Roberts
Local Phone: 805-226-0174

EROSION CONTROL & INSPECTIONS

Erosion and Sediment Control Best Management Practices must be in place
and functional PRIOR to the first inspection.  No inspections can be
performed if they are not in place or have failed to provide erosion control.
Failure to maintain erosion control will cause inspections to be delayed until
erosion control measures are functional.

Project number

Date

Drawn by

Checked by

Richard M. Archer, FAIA

203 E. Jones Ave. Suite 104

San Antonio, Texas 78215

TEL (210) 829-7003  FAX (210) 829-0844

Structural Engineer

Eric Ko

Arup

10370 Richmond Avenue Suite 475

Houston, Texas 77042

TEL (713) 783-2787

Mechanical, Electrical, and Plumbing Engineer

Mechanical and Plumbing: Todd Stonebraker, PE

Electrical: Shaun Landman

Arup

10370 Richmond Avenue Suite 475

Houston, Texas 77042

TEL (713) 783-2787

Lighting Design

Studio Lumina

9411 Chapel Down Street

Austin, Texas 78729

TEL (512) 382-1656

O V E R L A N D
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KEYPLAN

Interior Designer

Paul Draper and Associates

4106 Swiss Ave.

Dallas, Texas 75204

TEL (214) 824-8352  FAX (214) 824-0932

Civil Engineer

Timothy P. Roberts, RCE 35366  QSD/QSP

Roberts Engineering Inc.

Templeton, California  93465

Tel (805) 239-0664

Landscape Architect

Jeffrey Gordon Smith Landscape Architecture

1212 2nd St.

Los Osos, California 93402

TEL (805) 528-2118
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Moondance Farms  -  1835 Santa Rita Road  -  Gully Erosional Features Plan

SEED SPECIFICATIONS

http://www.watershedartisans.com/wp-content/uploads/2016/03/Erosion-Control-Field-Guide.pdf

C-11

GULLY EROSIONAL

FEATURES PLAN
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Richard M. Archer, FAIA

203 E. Jones Ave. Suite 104

San Antonio, Texas 78215

TEL (210) 829-7003  FAX (210) 829-0844

Structural Engineer

Eric Ko

Arup

10370 Richmond Avenue Suite 475

Houston, Texas 77042

TEL (713) 783-2787

Mechanical, Electrical, and Plumbing Engineer

Mechanical and Plumbing: Todd Stonebraker, PE

Electrical: Shaun Landman

Arup

10370 Richmond Avenue Suite 475

Houston, Texas 77042

TEL (713) 783-2787

Lighting Design

Studio Lumina

9411 Chapel Down Street

Austin, Texas 78729

TEL (512) 382-1656
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KEYPLAN

Interior Designer

Paul Draper and Associates

4106 Swiss Ave.

Dallas, Texas 75204

TEL (214) 824-8352  FAX (214) 824-0932

Civil Engineer

Timothy P. Roberts, RCE 35366  QSD/QSP

Roberts Engineering Inc.

Templeton, California  93465

Tel (805) 239-0664

Landscape Architect

Jeffrey Gordon Smith Landscape Architecture

1212 2nd St.

Los Osos, California 93402
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Existing ranch road typ.

Not used.

Proposed driveway.

Not used.

Existing ephemeral swale.

Existing blueline creek.

CDFW jurisdictional area.

Not used.

Not used.

Limits of vineyard planting.

Not used.
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GULLY EROSIONAL FEATURES NOTES

C-12

GULLY EROSIONAL

FEATURES PLAN

Install fiber rolls, non-monofilament only, as indicated typ. See
CASQA detail sheet 2.
Not used.

Install culvert. Rock rip rap slope protection at inlet and outlet
shall be comprised of onsite native rock over gravel filter.
Native planting area hatched

4:1 slopes seeded with native erosion control seed mix. See
Typical Channel Section for detail.
Install rock check dam per detail Sheet 11.

Install media luna feature per detail Sheet 11.

Vegetated swale.
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SCALE: 1" = 80'

TYPICAL CHANNEL SECTION

HORZ SCALE:

VERT SCALE: 1" = 2'
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COUNTY OF SAN LUIS OBISPO 

DEPARTMENT OF PLANNING & BUILDING 
MARVIN A. ROSE, INTERIM DIRECTOR 

 

 

 
 

976 Osos Street, Room 300  |  San Luis Obispo, CA 93408  |  (P) 805-781-5600  |  7-1-1 TTY/TRS Relay 
planning@co.slo.ca.us  |  www.sloplanning.org 

THIS IS A NEW PROJECT REFERRAL 

DATE:  6/7/2018 

TO: 2nd District Legislative Assistant, Building Division, Public Works, Cayucos Fire, 

Cayucos Sanitary, County Service Area10 (Cayucos Water), Coastal 

Commission, Cayucos Citizens Advisory Council, Brian Papurello 

FROM:  Young Choi (805-788-2086 or ychoi@co.slo.ca.us) 

PROJECT NUMBER & NAME:  DRC2018-00082 Riesner 

PROJECT DESCRIPTION: Proposed Minor Use Permit for a new 1798 sqft. Single Family 

Residence and a new 570 sqft. Garage located at the 2600 block of Studio Drive in Cayucos.  

APN(s): 064-254-024 
 

Return this letter with your comments attached no later than 14 days from receipt of this referral. 

CACs please respond within 60 days. Thank you. 

 

PART I:  IS THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW? 

 YES (Please go on to PART II.) 

 NO (Call me ASAP to discuss what else you need.  We have only 10 days in which 

we must obtain comments from outside agencies.) 

 

PART II:  ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR IMPACTS IN YOUR AREA   

 OF REVIEW? 

 YES (Please describe impacts, along with recommended mitigation measures to 

 reduce the impacts to less-than-significant levels, and attach to this letter.) 

 NO (Please go on to PART III.) 

 

PART III:  INDICATE YOUR RECOMMENDATION FOR FINAL ACTION. 

Please attach any conditions of approval you recommend to be incorporated into the 

project's approval, or state reasons for recommending denial. 

 

IF YOU HAVE "NO COMMENT," PLEASE SO INDICATE, OR CALL.  

 

_____________________________________________________________________________________________ 

 

_________________  __________________________ ____________________ _________________ 

Date   Name      Phone 

REFERRAL Page 1 of 24

mailto:planning@co.slo.ca.us
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COUNTY OF SAN LUIS OBISPO

DEPARTMENT OF PLANNING & BUILDING

PARCEL SUMMARY REPORT FOR APN 064-254-024

PRINTED ON 05/31/2018

OVERVIEW

PARCEL STATUS Active

TAX CODE 000

PRIMARY OWNER RIESNER RONALD M TRE ETAL

4211 ROBINIA PL DAVIS, CA 95618

SECONDARY OWNERS RIESNER TRENT D

RIESNER RONALD M & TRENT D REVOCABLE TRUST

RIESNER RONALD M

 ,PARCEL ADDRESS(ES)

COMMUNITY Cayucos

ADVISORY COUNCIL Cayucos Citizens Advisory Council

LEGAL DESCRIPTION MORRO STR U5 BL 67 LT 4 & PTN LT 5

PLANNING AREA(S) Estero Planning Area

LAND USE Residential Single-Family

COMBINING DESIGNATIONS Geologic Study Area, Local Coastal Program

PLANNING AREA STANDARDS 22.14.070, T23 Estero, T23 Estero Cay

PARCEL FLAGS 10A - CSA 10A Water Wait List, BLF - Blufftop Review Area, CAY - Cayucos Sanitary District, 

MS4 - MS4 Stormwater Area, RSF - Residential Single-Family, STM - Stormwater 

Management Area

NOTES TW:  TALKED TO TRENT RIESNER (530-758-0639) RE FOLLOWUP FROM PREAPP, SITE VISIT 

AND 25 FOOT BLUFF SETBACK.  RECOMMENDED THAT THE HOUSE BE DESIGNED TO 

CONFORM TO 25 FOOT BLUUF SETBACK DETERMINED BY R. GORMAN.  LEGAL AND 

PRACTICAL CONCERNS REMAIN RE USING RIP RAP SEA WALL LOCATED MOSTLY ON 

NEIGHBORING PROPERTY AS BASIS FOR LESSER SETBACK AT THIS CORNER OF THE 

PROPERTY.  LANDOWNER WILL EXPLORE DESIGN APPROACH THAT ADHERES TO 25 FOOT 

SETBACK AND DOES NOT TRY TO RELY ON SEAWALL. (9/22/17)

976 OSOS STREET, ROOM 300 | SAN LUIS OBISPO, CA 93408 | (805) 781-5600/711-TTY/TRS

WWW.SLOPLANNING.ORG | PLANNING@CO.SLO.CA.US REFERRAL Page 9 of 24



Page 2 of 2Parcel Summary Report for APN 064-254-024

RECORDED LOTS

Lot FlagsLot Number

T-APV.C76-038-A-N

T-AL71-42-A-Y BS - Sea Wall Problem-State Ownership

PARCEL HISTORY

Submitted Case Number Case Type Status

05/30/2018 Land UseDRC2018-00082 Submitted

NEW TWO STORY sfr W/ ATTACHED GARAGE - 1798 SF/570 GARAGE =2367 SQFT

11/20/2015 Pre-ApplicationPRE2015-00027 Submitted

NEW SFR ON VACANT BLUFF 

SEE CASE NOTES ON BLUFF DETERMINATION.

05/03/1998 SubdivisionS760038C Recorded

PROP 2 CERTS OF COMP TO RECORD AL- 71-042

976 OSOS STREET, ROOM 300 | SAN LUIS OBISPO, CA 93408 | (805) 781-5600/711-TTY/TRS

WWW.SLOPLANNING.ORG | PLANNING@CO.SLO.CA.US REFERRAL Page 10 of 24



Interactive Data Viewer

The County of San Luis Obispo does not assume liability for any damages
caused by errors or omissions in the data and makes no warranty of any kind,

express or implied, that these data are accurate and reliable.

2,257

© County of San Luis Obispo Planning and Building Department
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Creston Advisory Body Sub Areas
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Land Use Outlines
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Interactive Data Viewer

The County of San Luis Obispo does not assume liability for any damages
caused by errors or omissions in the data and makes no warranty of any kind,

express or implied, that these data are accurate and reliable.
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© County of San Luis Obispo Planning and Building Department
Map for Reference Purposes Only
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COUNTY OF SAN LUIS OBISPO 

DEPARTMENT OF PLANNING & BUILDING 
MARVIN A. ROSE, INTERIM DIRECTOR 

 

 

 
 

976 Osos Street, Room 300  |  San Luis Obispo, CA 93408  |  (P) 805-781-5600  |  7-1-1 TTY/TRS Relay 
planning@co.slo.ca.us  |  www.sloplanning.org 

THIS IS A NEW PROJECT REFERRAL 

DATE:  6/7/2018 

TO: 3RD District Legislative Assistant, Airport, Building Division, Cal Fire /County 

Fire, Public Works, Airport, Cal Trans, 

FROM:  Cody Scheel (805-781-5157 or cscheel@co.slo.ca.us) 

PROJECT NUMBER & NAME:  DRC2018-00087 McKee 

PROJECT DESCRIPTION: Proposed Minor Use Permit for a new 1938 sqft. Single Family 

Residence located at 6494 Edna Valley Rd in San Luis Obispo.   

APN(s): 044-401-046 
 

Return this letter with your comments attached no later than 14 days from receipt of this referral. 

CACs please respond within 60 days. Thank you. 

 

PART I:  IS THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW? 

 YES (Please go on to PART II.) 

 NO (Call me ASAP to discuss what else you need.  We have only 10 days in which 

we must obtain comments from outside agencies.) 

 

PART II:  ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR IMPACTS IN YOUR AREA   

 OF REVIEW? 

 YES (Please describe impacts, along with recommended mitigation measures to 

 reduce the impacts to less-than-significant levels, and attach to this letter.) 

 NO (Please go on to PART III.) 

 

PART III:  INDICATE YOUR RECOMMENDATION FOR FINAL ACTION. 

Please attach any conditions of approval you recommend to be incorporated into the 

project's approval, or state reasons for recommending denial. 

 

IF YOU HAVE "NO COMMENT," PLEASE SO INDICATE, OR CALL.  

 

_____________________________________________________________________________________________ 

 

_________________  __________________________ ____________________ _________________ 

Date   Name      Phone 

REFERRAL Page 1 of 16
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COUNTY OF SAN LUIS OBISPO

DEPARTMENT OF PLANNING & BUILDING

PARCEL SUMMARY REPORT FOR APN 044-401-046

PRINTED ON 06/07/2018

OVERVIEW

PARCEL STATUS Active

TAX CODE 000

PRIMARY OWNER MCKEE JOSEPH

6494 EDNA RD SLO, CA 93401-7997

6494 EDNA RD  SAN LUIS OBISPO, CA 93401PARCEL ADDRESS(ES)

LEGAL DESCRIPTION PM 75/11-13 PAR 3

PLANNING AREA(S) South County Planning Area

LAND USE Agriculture

COMBINING DESIGNATIONS Airport Review, Flood Hazard

PLANNING AREA STANDARDS 22.10.095 C, 22.14.060, 22.96.020, 22.96.040

PARCEL FLAGS AG - Agriculture, AR - Airport Review Area, FAA - FAA Height Restrictions Apply, FH - Flood 

Hazard, HWY - Highway Corridor Design Stds

NOTES PER COUNTER CALL/REQUEST BY NEW OWNER (MR. MCKEE), CONFIRMED EXISTING 

ADDRESS 6494 EDNA RD, ASSOCIATED ADDRESS TO APN, ISSUED ADDRESS 

VERIFICATION LETTER AND NOTICED.  3/27/13-PCS

PER FAX REQUEST BY GAS CO (JOHN DUFFY @ 818-701-4521), CONFIRMED ADDRESS 

6494 EDNA RD AND NOT "ST".  3/18/14-PCS

PARCEL DOCUMENTS

Document NumberDocument TypeRecorded Date

05/18/2012 Lot (C) 2012-I-001897

RECORDED LOTS

Lot FlagsLot Number

T-COAL10-0021-0003-Y
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Page 2 of 2Parcel Summary Report for APN 044-401-046

PARCEL HISTORY

Submitted Case Number Case Type Status

06/01/2018 Land UseDRC2018-00087 Submitted

DISTANCE WAIVER - ADD 1938 SQFT HOUSE, KEEP EXISTING 795 SQFT GRANNY UNIT

06/16/2017 Code EnforcementCOD2016-00849 Closed - Resolved

OCCUPIED OUTBUILDINGS W/SEPTIC CLOSE TO CREEK.

12/26/2013 CCM - Condition Compliance MonitoringSEP2013-00350 Permit Issued

Septic Inspection

11/29/2012 Pre-ApplicationPRE2012-00038 Submitted

3 ACRES +/-/ MEETING CANCELLED

03/18/2010 SubdivisionSUB2009-00040 Recorded

LOT LINE ADJUSTMENT- 4 LOTS

976 OSOS STREET, ROOM 300 | SAN LUIS OBISPO, CA 93408 | (805) 781-5600/711-TTY/TRS
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Interactive Data Viewer

The County of San Luis Obispo does not assume liability for any damages
caused by errors or omissions in the data and makes no warranty of any kind,

express or implied, that these data are accurate and reliable.
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Interactive Data Viewer

The County of San Luis Obispo does not assume liability for any damages
caused by errors or omissions in the data and makes no warranty of any kind,

express or implied, that these data are accurate and reliable.
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COUNTY OF SAN LUIS OBISPO 

DEPARTMENT OF PLANNING & BUILDING 
MARVIN A. ROSE, INTERIM DIRECTOR 

 

 

 
 

976 Osos Street, Room 300  |  San Luis Obispo, CA 93408  |  (P) 805-781-5600  |  7-1-1 TTY/TRS Relay 
planning@co.slo.ca.us  |  www.sloplanning.org 

THIS IS A NEW PROJECT REFERRAL 

DATE:  6/7/2018 

TO: 2ND District Legislative Assistant, Cayucos Fire, County Service Area 10, 

Building Division, Public Works, Cayucos Citizens Advisory Council 

FROM:  Young Choi (805-788-2086 or ychoi@co.slo.ca.us) 

PROJECT NUMBER & NAME:  DRC2018-00088 Garabedian 

PROJECT DESCRIPTION: Proposed Minor Use Permit for a new 2,134 sqft. Single family 

residence located at 2739 Santa Barbara Ave in Cayucos.  

APN(s): 064-204-064 
 

Return this letter with your comments attached no later than 14 days from receipt of this referral. 

CACs please respond within 60 days. Thank you. 

 

PART I:  IS THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW? 

 YES (Please go on to PART II.) 

 NO (Call me ASAP to discuss what else you need.  We have only 10 days in which 

we must obtain comments from outside agencies.) 

 

PART II:  ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR IMPACTS IN YOUR AREA   

 OF REVIEW? 

 YES (Please describe impacts, along with recommended mitigation measures to 

 reduce the impacts to less-than-significant levels, and attach to this letter.) 

 NO (Please go on to PART III.) 

 

PART III:  INDICATE YOUR RECOMMENDATION FOR FINAL ACTION. 

Please attach any conditions of approval you recommend to be incorporated into the 

project's approval, or state reasons for recommending denial. 

 

IF YOU HAVE "NO COMMENT," PLEASE SO INDICATE, OR CALL.  

 

_____________________________________________________________________________________________ 

 

_________________  __________________________ ____________________ _________________ 

Date   Name      Phone 

REFERRAL Page 1 of 24
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COUNTY OF SAN LUIS OBISPO

DEPARTMENT OF PLANNING & BUILDING

PARCEL SUMMARY REPORT FOR APN 064-204-064

PRINTED ON 06/07/2018

OVERVIEW

PARCEL STATUS Active

TAX CODE 000

PRIMARY OWNER GARABEDIAN MICHAEL ETUX

2183 W BEECHWOOD AVE FRESNO, CA 93711-7146

SECONDARY OWNERS GARABEDIAN MICHAEL

TOROIAN GAIL M

2739 SANTA BARBARA AVE  CAYUCOS, CA 93430PARCEL ADDRESS(ES)

COMMUNITY Cayucos

ADVISORY COUNCIL Cayucos Citizens Advisory Council

LEGAL DESCRIPTION MORRO STR U5 BL 82 LTS 24 & 25

PLANNING AREA(S) Estero Planning Area

LAND USE Residential Single-Family

COMBINING DESIGNATIONS Geologic Study Area, Local Coastal Program

PLANNING AREA STANDARDS 22.14.070, T23 Estero

PARCEL FLAGS 10A - CSA 10A Water Wait List, CAY - Cayucos Sanitary District, GS - Geologic Study Area, 

LCP - Local Coastal Plan, MS4 - MS4 Stormwater Area, RSF - Residential Single-Family, STM 

- Stormwater Management Area

NOTES THE OWNER WANTED TO KNOW WHAT WOULD BE NECESSARY TO REDO THE MUP SINCE 

IT HAS EXPIRED.  ACCORDING TO BRIAN P. OUR GEOLOGIST THE OLD REPORT WOULD 

NEED TO BE UPDATED WITH A LETTER AND ADDRESS THE NEW SEISMIC CALIF BUILDING 

CODES.  WE DISCUSSED THE FEE FOR THE MUP.  IT MIGHT BE A GOOD IDEA TO RTB 

BASED ON THE PREVIOUS ENVIRONMENTAL REVIEW DONE. I TOLD HIM TIER III MUP WITH 

PREVIOUS ND.   GS FEE IS THE ISSUE.  IF THE PROJECT IS RTB'D THIS MAY MAKE MORE 

SENSE BASED ON DISCUSSIONS WITH BRIAN THAT HE DOES NOT NEED TO DO FULL 

BLOWN PIER REVIEW ON THIS PROJECT. SWC 10/18/12

976 OSOS STREET, ROOM 300 | SAN LUIS OBISPO, CA 93408 | (805) 781-5600/711-TTY/TRS
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Page 2 of 2Parcel Summary Report for APN 064-204-064

PARCEL DOCUMENTS

Document NumberDocument TypeRecorded Date

03/08/2007 Lot (C) 2007-I-000616

03/08/2007 Lot (C) 2007-I-000616

RECORDED LOTS

Lot FlagsLot Number

T-M06-209-0001-Y

PARCEL HISTORY

Submitted Case Number Case Type Status

06/05/2018 Land UseDRC2018-00088 Submitted

SFR - 2134 SQFT ON 3 LEVELS

12/04/2014 PMTR - Residential PermitPMT2014-01521 Application Withdrawn

WITHDRAWN /FIRESPRINKLERS FOR SFD - PMT 2013-01379

12/06/2013 PMTG - Grading PermitPMT2013-01380 Application Expired

EXPIRED - MAJOR GRADING FOR SFD (PMT2013-01379)  DRC2013-00002

12/06/2013 PMTR - Residential PermitPMTR2013-01379 Application Expired

EXPIRED - 3-STORY SFD  (2,135 SF), ATTACHED GARAGE (524 SF), DECKS (290 SF),STORAGE (76 SF) & RETAINING WALLS  (MAJOR 

GRADING - PMT2013-01380)  DRC2013-00002

07/02/2013 Land UseDRC2013-00002 Approved

NEW SINGLE FAMILY DWELLING' SLOPES OVER 20%/ MINOR USE PERMIT FOR A PROPOSED 3 STORY 2,134 SF SFR. PROJECT SITE 

LOCATED OFF SANTA BARBARA AVE. IN CAYUCOS.

05/23/2013 Pre-ApplicationPRE2012-00072 Submitted

3 BEDROOM AND 2 BATHROOMS

01/15/2008 PMTG - Grading PermitPMT2007-01809 Application Expired

EXPIRED - MAJOR GRADING FOR SFD PAD, DRIVEWAY, 288 SF SITE WALLS & 1,500 SF SHORING INCLUDED, - NO SPECIAL INSP REQD FOR 

SHORING PER ARCH DAVID MARCHELL,RCE/SOILS:GEOSLOUTIONS [SFR:2006-00631, DRC2006-00053]

09/25/2006 SubdivisionSUB2006-00054 Recorded

PROP 2 TO 1 MERGER

09/07/2006 PMTR - Residential PermitPMT2006-00631 Application Expired

EXPIRED - SFD (2,716 SF) W/ATTACHED GARAGE (556 SF), TO INCLUDE ELEVATOR & RETAINING WALL   (MAJOR GRADING 

PMT2007-01809) DRC2006-00053

09/07/2006 Land UseDRC2006-00053 Expired

GRADING ON SLOPES GREATER THAN 20%

04/20/2006 Pre-ApplicationPRE2005-00212 Submitted

976 OSOS STREET, ROOM 300 | SAN LUIS OBISPO, CA 93408 | (805) 781-5600/711-TTY/TRS
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Interactive Data Viewer

The County of San Luis Obispo does not assume liability for any damages
caused by errors or omissions in the data and makes no warranty of any kind,

express or implied, that these data are accurate and reliable.
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Interactive Data Viewer

The County of San Luis Obispo does not assume liability for any damages
caused by errors or omissions in the data and makes no warranty of any kind,

express or implied, that these data are accurate and reliable.
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   Negative Declaration & Notice Of Determination 

SAN LUIS OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING 
976 OSOS STREET � ROOM 200 � SAN LUIS OBISPO � CALIFORNIA 93408 � (805) 781-5600 

 
ENVIRONMENTAL DETERMINATION NO. 17-100  DATE: April 25, 2018 
 
PROJECT/ENTITLEMENT: Moondance Partners LP Major Grading Permit          PMTG2017-00144 

 APPLICANT NAME: Kirk Consulting Email: jamie@kirk-consulting.net 
 ADDRESS: 8830 Morro Road, Atascadero CA 93422 
CONTACT PERSON: Jamie Jones Telephone: 805-461-5765

PROPOSED USES/INTENT: Request by Moondance Partners, LP for a Major Grading Permit to: 
construct a 16-foot wide dual use road (agricultural and residential) (Road A) that will provide primary 

access from Santa Rita Road, construct an internal 12-foot wide agricultural use road (Road B), 
installation of seven (7) culverts (Roads A & B), and grade for an approximately 10,000 square foot 
residential complex (single family residence, guesthouse, farm support quarters).  The applicant owns 
four contiguous agricultural parcels totaling about 504 acres; the proposed project is located on two of 
the legal lots of record. Based on preliminary site plans and a site assessment (i.e., jurisdictional 
determination), six (6) of the seven drainage crossings will impact features determined to be within the 
jurisdiction of the California Department of Fish and Wildlife (CDFW). Total site disturbance is 
approximately 4.6 acres and includes 13,560 cubic yards of cut and fill. 

LOCATION:  1835 Santa Rita Road, in San Luis Obispo County, CA - southwest of the community of 
Templeton and adjacent to the City of Atascadero, within the North County Planning Area, Salinas River 
Sub-area. 

LEAD AGENCY:   County of San Luis Obispo 
   Dept of Planning & Building 

976 Osos Street, Rm. 200  
San Luis Obispo, CA  93408-2040  
Website: http://www.sloplanning.org 

STATE CLEARINGHOUSE REVIEW:   YES  NO  

OTHER POTENTIAL PERMITTING AGENCIES:      California Department of Fish and Wildlife     

ADDITIONAL INFORMATION:  Additional information pertaining to this Environmental Determination 
may be obtained by contacting the above Lead Agency address or (805)781-5600. 
COUNTY “REQUEST FOR REVIEW” PERIOD ENDS AT  ............ 4:30 p.m. (2 wks from above DATE) 

30-DAY PUBLIC REVIEW PERIOD begins at the time of public notification  

Notice of Determination State Clearinghouse No.        

This is to advise that the San Luis Obispo County                                          as   Lead Agency  
 Responsible Agency   approved/denied the above described project on                                                , and 

has made the following determinations regarding the above described project: 

The project will not have a significant effect on the environment.  A Negative Declaration was prepared for this project 
pursuant to the provisions of CEQA.  Mitigation measures and monitoring were made a condition of approval of the 
project. A Statement of Overriding Considerations was not adopted for this project.  Findings were made pursuant to the 
provisions of CEQA. 

This is to certify that the Negative Declaration with comments and responses and record of project approval is 
available to the General Public at the ‘Lead Agency’ address above. 
 
                                               Cindy Chambers (cchambers@co.slo.ca.us)   County of San Luis Obispo    
Signature  Project Manager Name  Date  Public Agency 
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Project Environmental Analysis 
 The County's environmental review process incorporates all of the requirements for 
completing the Initial Study as required by the California Environmental Quality Act (CEQA) and the 
CEQA Guidelines.  The Initial Study includes staff's on-site inspection of the project site and 
surroundings and a detailed review of the information in the file for the project.  In addition, available 
background information is reviewed for each project.  Relevant information regarding soil types and 
characteristics, geologic information, significant vegetation and/or wildlife resources, water 
availability, wastewater disposal services, existing land uses and surrounding land use categories 
and other information relevant to the environmental review process are evaluated for each project.  
Exhibit A includes the references used, as well as the agencies or groups that were contacted as a 
part of the Initial Study.  The County Planning Department uses the checklist to summarize the results 
of the research accomplished during the initial environmental review of the project. 
 Persons, agencies or organizations interested in obtaining more information regarding the 
environmental review process for a project should contact the County of San Luis Obispo Planning 
Department, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408-2040 or call (805) 781-5600. 

A.  PROJECT  

DESCRIPTION:  Request by Moondance Partners, LP for a Major Grading Permit to: construct a 16-
foot wide dual use road (agricultural and residential) (Road A) that will provide primary access from 
Santa Rita Road, construct an internal 12-foot wide agricultural use road (Road B), installation of seven 
(7) culverts (Roads A & B), and grade for an approximately 10,000 square foot residential complex 
(single family residence, guesthouse, farm support quarters). The project is located in the Agriculture 
land use category, at 1835 Santa Rita Road, southwest of the community of Templeton and adjacent 
to the City of Atascadero, within the North County Planning Area, Salinas River Sub-area. 
 
  
Background 
 
Moondance Partners LP owns four contiguous parcels totaling about 504 acres located in the rolling to 
steeply sloping hills southwest of the community of Templeton. Historical agricultural uses on the project 
site have included livestock grazing, dry farming and walnut orchards. The project site is within the 
Templeton Agricultural Preserve and is subject to a Williamson Act contract. 
 
The proposed project is located on two of the legal lots of record that drain north and east to the Salinas 
River via Paso Robles Creek. The project area is located approximately 2.5 miles east of the Salinas 
River, within the Upper Salinas Watershed. Two unnamed, USGS-mapped blue line streams cross the 
property and converge near the western parcel boundary. These two ephemeral drainages flow north 
into Paso Robles Creek along Acorn Springs Road. Several other ephemeral drainages are present; 
some of which have been historically culverted to allow stormwater flow under existing ranch/agricultural 
roads. The primary site access is via Acorn Springs Road, an unimproved driveway that connects Santa 
Rita Road to a network of ranch roads on the property. 

Topography consists of gently- to moderately-sloped rolling hills, with elevations ranging from 
approximately 1,100 to 1,500 feet (335 to 460 meters) above sea level. The southern half of the property 
consists of relatively intact oak woodland and oak savannah grassland habitat. In addition, riparian 
corridors associated with the unnamed blue line streams support intact, mixed oak woodland habitat.  

In October, 2016 and January 2017, Agricultural Exempt grading statements (GRA2016-00004 & 
GRA2017-00010) were filed by the landowner in accordance with LUO Section 22.52.070(A) and (C) 
for intent to prepare the land for the planting of vineyards. The exemption allowed under Section 
22.52.070 (C) applies to the following types of agricultural grading: 
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• New crop production or grazing purposes and vegetation removal on slopes of less than 30 
percent. 

• Construction of small reservoirs, subject to the standards listed in Section 22.52.150F. 
• Projects which are undertaken for soil, water quality, habitat, or wildlife restoration, 

conservation, or enhancement occurring outside of the channel of a stream.  
 

Substantial tilling and other surface site disturbance over the subject parcels has occurred under the 
Agricultural Grading statements.  The Initial Study does not address these activities as they are not part 
of the requested grading permit.  In addition, agricultural wells have been installed on the two Assessor’s 
parcels under the appropriate permits from the Environmental Health Department (two in 2016, and 
three in 2017).  The installation and operation of these wells is not part of the activities evaluated in this 
Initial Study.   
 
A demolition permit was issued in 2016 to authorize the removal of a residence, residential accessory 
structures and agriculture related buildings. The structures have since been demolished.  In June, 2017, 
the property owner applied for a minor grading permit to allow construction of a barn and access road.  
This work is currently under construction.  
 
Proposed Project 
The applicant is has proposed to construct a 16-foot wide dual use road (agricultural and residential) 
(Road A on Figure 3) that will provide primary access from Acorn Springs Road to the proposed home 
site (Building Permit PMTR2017-00707), and an internal 12-foot wide agricultural use road (Road B on 
Figure 2) that will connect the agricultural operations. Construction of Roads A and B will require the 
installation of seven (7) culverts; based on preliminary site plans and a site assessment (i.e., 
jurisdictional determination) six (6) of the seven drainage crossings (i.e., culverts 1 through 4 and 
culverts 6 and 7 on Figure 2) will impact features determined to be within the jurisdiction of the California 
Department of Fish and Wildlife (CDFW). The owner is also proposing to construct an approximately 
10,000 square-foot residential complex comprised of several connected buildings and a pool area. Two 
single-family residences and a guesthouse, attached garage area totaling 2,200 square feet, and 
retaining walls with terraces are proposed within the complex. 
 
The two new access roads will be constructed and improved largely on existing dirt roads; however, 
several sections will be constructed within undisturbed areas. The proposed project will also include 
stabilizing and restoring several degraded swale features on site that were damaged during the 
2016/2017 rainy season. 
 
Total site disturbance under the proposed grading permit is estimated to cover 4.61 acres including 
13,560 cubic yards of cut and fill (Table 1). 
 

Table 1 – Project Summary 

Project 
Component 

Pervious Area 
(Sq.Ft.) 

Impervious 
Area 

(Sq.Ft.) 

Total Area 
(Sq.Ft.) 

Total 
Area 

(Acres) 

Cut 
(Cu. Yd.) 

Fill 
Cu. Yd.  

Total 
(Cu. Yd.) 

Road A (includes 
residence) 

82,700 50,300 133,000 3.05 6,190 3,930 10,120 

Road B 68,000 0 68,000 1.56 1,580 1,860 3,440 

Total: 150,700 50,300 201,000 4.61 7,770 5,790 13,560 

Source: Timothy P. Roberts, RPE, January 2018 
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The project is located at 1835 Santa Rita Road southwest of the community of Templeton and adjacent 
to the City of Atascadero within the Salinas River Sub-area of the North County Planning Area and 
within the Agriculture land use category. 
 

 

 
Figure 1 – Project Location 
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Figure 2 – Project Site 
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Figure 3 -- Site Plan 
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ASSESSOR PARCEL NUMBER(S): 039-261-051 and -052 

Latitude:  35 degrees  31'  7.55" N  Longitude:  -120 degrees  44'  
30.45" W 

SUPERVISORIAL DISTRICT # 5  

B. EXISTING SETTING 

PLAN AREA: North County Rural  SUB: Salinas River       COMM: NA  

LAND USE CATEGORY: Agriculture          

COMB. DESIGNATION: None,               

PARCEL SIZE: Four parcels totaling 504 acres  

TOPOGRAPHY: Nearly level  to steeply sloping  

VEGETATION: Grasses Scattered Oaks Oak woodland  

EXISTING USES: Agricultural uses        

SURROUNDING LAND USE CATEGORIES AND USES: 

North:  Agriculture;      agricultural uses  East:  Residential Rural; residential       

South:  Agriculture; vacant   undeveloped  West:  Rural Lands;        agricultural uses     
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C. ENVIRONMENTAL ANALYSIS 

During the Initial Study process, at least one issue was identified as having a potentially significant 
environmental effects (see following Initial Study).  Those potentially significant items associated with 
the proposed uses can be minimized to less than significant levels.  

  

 

COUNTY OF SAN LUIS OBISPO 
INITIAL STUDY CHECKLIST 

 
 

0. AESTHETICS  

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Create an aesthetically incompatible 
site open to public view? 

    

b) Introduce a use within a scenic view 
open to public view? 

    

c) Change the visual character of an area?     

d) Create glare or night lighting, which 
may affect surrounding areas? 

    

e) Impact unique geological or physical 
features? 

    

f) Other:            

Setting. The project area is in a predominantly rural area with views dominated by oak and grassland 
covered hillsides and drainages.  While some scattered residential development is visible, most is 
hidden from view from public roads due to setbacks from the road, and topography.  Roads A and B 
will be constructed primarily on the interior of the project site in areas that are not visible from public 
vantage points. Santa Rita Road is not a state-designated scenic highway, nor is it listed as a 
“suggested scenic corridor” by Table VR-2 of the Conservation and Open Space Element. 

Preliminary construction plans show the home site atop a gently sloping ridgeline on the southern half 
of APN 039-261-052 on the interior of the site and approximately 1.2 miles south of Santa Rita Road.  

Impact. Construction of the roadways will alter the appearance of the ranch by the clearing of vegetation 
and the grading of cut and fill slopes; no oak trees will be removed. In addition, the residence could be 
visible from portions of Santa Cruz Road within the City of Atascadero. However, project impacts on 
visual and aesthetics resources when viewed from major public roadways is considered less than 
significant because: 
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Figure 4 – Areas With A Direct Line of Sight To SFR Pad Location 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

• Although the proposed single family residences may be visible from portions of Santa Cruz Road 
within the City of Atascadero, as shown on Figure 2, views to the north from Santa Cruz Road 
are blocked by dense stands of coast live oak. 

• Roads A and B generally follow the contours of the existing topography in the lowlands between 
the ridgelines that cross the project site.  

• Portions of Roads A and B will be un-paved and will not detract from the agricultural character 
of the project site.  

• No mature oak trees will be removed.  
• No retaining walls, bridges or other visible features will be constructed. 
• Figure 4 provides an illustration of locations on surrounding properties with a direct line of sight 

to the proposed single family residences assuming no screening is provided by the intervening 
vegetation. As shown on Figure 4, the residence and Roads A and B will not be visible from 
Santa Rita Road or other County roadways.  

 

The project’s residential development could have the potential to project light  or  glare that would impact 
nighttime views from offsite; however the development will be subject to the County’s Land Use  
Ordinance Section 22.10.060 requiring downward-directed lighting and minimizing glare. 
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Mitigation/Conclusion. The potential for the project to impact aesthetic and visual resources are fully 
mitigated by ordinance requirements such that no additional mitigation measures are necessary beyond 
ordinance requirements. 

 

2.  AGRICULTURAL RESOURCES 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Convert prime agricultural land, per 
NRCS soil classification, to non-
agricultural use? 

    

b) Convert Prime Farmland, Unique 
Farmland, or Farmland of Statewide 
Importance to non-agricultural use? 

    

c) Impair agricultural use of other property 
or result in conversion to other uses? 

    

d) Conflict with existing zoning for 
agricultural use, or Williamson Act 
program? 

    

e) Other:             

 

Setting.  Project Elements.  The following area-specific elements relate to the property’s importance 
for agricultural production: 

Land Use Category:  Agriculture Historic/Existing Commercial Crops:  None 

State Classification:  Not prime farmland In Agricultural Preserve?  Yes  

Under Williamson Act contract? Yes 

Setting. The project site includes topography ranging from nearly level-to-steeply sloping. Historical 
agricultural operations have occurred on much of the property since at least 1994, including regular 
tilling. An orchard of approximately 15 acres was removed from the western edge of the property in 
2016, leaving the area denuded of vegetation. 

The property owner has cleared much of the northern portion of the project site for the purpose of 
planting vineyards. The project site is within the Templeton Agricultural Preserve area and is subject to 
a Williamson Act contract which was entered in 1977 (Resolution No. 77-64).  

The soil types and characteristics of the area where the ranch road extension will be constructed (Figure 
5) include: 

Balcom-Nacimiento association, moderately steep 

The Balcom component makes up 45 percent of the map unit. Slopes are 9 to 30 percent. This 
component is on mountains. The parent material consists of residuum weathered from sandstone and 
shale. The natural drainage class is well drained. Water movement in the most restrictive layer is 
moderately high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell 
potential is moderate. This soil is not flooded. It is not ponded. There is no zone of water saturation 
within a depth of 72 inches. Nonirrigated land capability classification is 4e. Irrigated land capability 
classification is 4e. This soil does not meet hydric criteria.  

The Nacimiento component makes up 20 percent of the map unit. Slopes are 9 to 30 percent. This 
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component is on hills. The parent material consists of residuum weathered from calcareous shale and/or 
sandstone. The natural drainage class is well drained. Water movement in the most restrictive layer is 
moderately high. Shrink-swell potential is moderate. This soil is not flooded. It is not ponded. There is 
no zone of water saturation within a depth of 72 inches. Nonirrigated land capability classification is 4e. 
Irrigated land capability classification is 4e. This soil does not meet hydric criteria.  

Balcom-Nacimiento association, steep 

The Balcom component makes up 45 percent of the map unit. Slopes are 30 to 50 percent. This 
component is on hills. The parent material consists of residuum weathered from sandstone and shale. 
The natural drainage class is well drained. Water movement in the most restrictive layer is moderately 
high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell potential is 
moderate. This soil is not flooded. It is not ponded. There is no zone of water saturation within a depth 
of 72 inches. Nonirrigated land capability classification is 6e. Irrigated land capability classification is 
6e. This soil does not meet hydric criteria.  

The Nacimiento component makes up 20 percent of the map unit. Slopes are 30 to 50 percent. This 
component is on hills. The parent material consists of residuum weathered from calcareous shale and/or 
sandstone. The natural drainage class is well drained. Water movement in the most restrictive layer is 
moderately high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell 
potential is moderate. This soil is not flooded. It is not ponded. There is no zone of water saturation 
within a depth of 72 inches. Nonirrigated land capability classification is 6e. Irrigated land capability 
classification is 6e. This soil does not meet hydric criteria.  

Linne-Calodo complex, 9 to 30 percent slopes 

The Linne component makes up 30 percent of the map unit. Slopes are 9 to 30 percent. This component 
is on hills. The parent material consists of residuum weathered from calcareous shale and/or sandstone. 
The natural drainage class is well drained. Water movement in the most restrictive layer is moderately 
high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell potential is 
moderate. This soil is not flooded. It is not ponded. There is no zone of water saturation within a depth 
of 72 inches. Nonirrigated land capability classification is 4e. Irrigated land capability classification is 
4e. This soil does not meet hydric criteria.  

The Calodo component makes up 25 percent of the map unit. Slopes are 15 to 30 percent. This 
component is on hills. The parent material consists of residuum weathered from calcareous shale and/or 
residuum weathered from calcareous sandstone. The natural drainage class is well drained. Water 
movement in the most restrictive layer is moderately high. Available water to a depth of 60 inches (or 
restricted depth) is very low. Shrink-swell potential is moderate. This soil is not flooded. It is not ponded. 
There is no zone of water saturation within a depth of 72 inches. Nonirrigated land capability 
classification is 4e. Irrigated land capability classification is 4e. This soil does not meet hydric criteria.  

Linne-Calodo complex, 30 to 50 percent slopes 

The Linne component makes up 30 percent of the map unit. Slopes are 30 to 50 percent. This 
component is on hills. The parent material consists of residuum weathered from calcareous shale and/or 
sandstone. Depth to a root restrictive layer, bedrock, paralithic, is 20 to 40 inches. The natural drainage 
class is well drained. Water movement in the most restrictive layer is moderately high. Available water 
to a depth of 60 inches (or restricted depth) is low. Shrink-swell potential is moderate. This soil is not 
flooded. It is not ponded. Nonirrigated land capability classification is 6e. Irrigated land capability 
classification is 6e. This soil does not meet hydric criteria.  

The Calodo component makes up 25 percent of the map unit. Slopes are 30 to 50 percent. This 
component is on hills. The parent material consists of residuum weathered from calcareous shale and/or 
residuum weathered from calcareous sandstone. The natural drainage class is well drained. Water 
movement in the most restrictive layer is moderately high. Available water to a depth of 60 inches (or 
restricted depth) is very low. Shrink-swell potential is moderate. This soil is not flooded. It is not ponded. 
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There is no zone of water saturation within a depth of 72 inches. Non-irrigated land capability 
classification is 7e. Irrigated land capability classification is 7e. This soil does not meet hydric criteria.  

 

Nacimiento-Los Osos complex, 9 to 30 percent slopes 

The Nacimiento component makes up 30 percent of the map unit. Slopes are 9 to 30 percent. This 
component is on hills. The parent material consists of residuum weathered from calcareous shale and/or 
sandstone. The natural drainage class is well drained. Water movement in the most restrictive layer is 
moderately high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell 
potential is moderate. This soil is not flooded. It is not ponded. Non-irrigated land capability classification 
is 4e. Irrigated land capability classification is 4e. This soil does not meet hydric criteria.  

The Los Osos component makes up 20 percent of the map unit. Slopes are 9 to 30 percent. This 
component is on hills. The parent material consists of residuum weathered from shale and/or sandstone. 
The natural drainage class is well drained. Water movement in the most restrictive layer is moderately 
low. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell potential is high. 
This soil is not flooded. It is not ponded. Non-irrigated land capability classification is 4e. Irrigated land 
capability classification is 4e. This soil does not meet hydric criteria.  

Rincon clay loam, 2 to 9 percent slopes 

The Rincon component makes up 90 percent of the map unit. Slopes are 2 to 9 percent. This component 
is on terraces on valleys, alluvial fans on valleys. The parent material consists of clayey alluvium derived 
from sedimentary rock. The natural drainage class is well drained. Water movement in the most 
restrictive layer is moderately low. Available water to a depth of 60 inches (or restricted depth) is high. 
Shrink-swell potential is high. This soil is not flooded. It is not ponded. Non-irrigated land capability 
classification is 4e. Irrigated land capability classification is 2e.  

Sorrento clay loam, 2 to 9 percent slopes 

The Sorrento component makes up 85 percent of the map unit. Slopes are 2 to 9 percent. This 
component is on alluvial fans, alluvial plains. The parent material consists of fine-loamy alluvium derived 
from sedimentary rock. Depth to a root restrictive layer is greater than 60 inches. The natural drainage 
class is well drained. Water movement in the most restrictive layer is moderately high. Available water 
to a depth of 60 inches (or restricted depth) is high. Shrink-swell potential is moderate. This soil is not 
flooded. It is not ponded. Non-irrigated land capability classification is 3e. Irrigated land capability 
classification is 2e. This soil does not meet hydric criteria.  

Linne-Zakme complex, 30 to 50 percent slopes 

The Linne component makes up 30 percent of the map unit. Slopes are 30 to 50 percent. This 
component is on mountains. The parent material consists of residuum weathered from calcareous shale 
and/or sandstone. The natural drainage class is well drained. Water movement in the most restrictive 
layer is moderately high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-
swell potential is moderate. This soil is not flooded. It is not ponded. There is no zone of water saturation 
within a depth of 72 inches. Non-irrigated land capability classification is 6e. Irrigated land capability 
classification is 6e. This soil does not meet hydric criteria.  

The Zakme component makes up 25 percent of the map unit. Slopes are 30 to 50 percent. This 
component is on mountains. The parent material consists of residuum weathered from calcareous shale 
and/or sandstone. The natural drainage class is well drained. Water movement in the most restrictive 
layer is moderately low. Available water to a depth of 60 inches (or restricted depth) is moderate. Shrink-
swell potential is high. This soil is not flooded. It is not ponded. There is no zone of water saturation 
within a depth of 72 inches. Irrigated land capability classification is 6e. This soil does not meet hydric 
criteria. The calcium carbonate equivalent within 40 inches, typically, does not exceed 3 percent.  

Map Unit: 165—McMullin-Rock outcrop complex, 50 to 75 percent slopes 
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The McMullin component makes up 45 percent of the map unit. Slopes are 50 to 75 percent. This 
component is on mountains. The parent material consists of residuum weathered from shale. Depth to 
a root restrictive layer, bedrock, lithic, is 10 to 20 inches. The natural drainage class is somewhat 
excessively drained. Water movement in the most restrictive layer is moderately high. Available water 
to a depth of 60 inches (or restricted depth) is very low. Shrink-swell potential is low. This soil is not 
flooded. It is not ponded. Non-irrigated land capability classification is 7e. Irrigated land capability 
classification is 7e. This soil does not meet hydric criteria.  

Lompico-McMullin complex, 50 to 75 percent slopes 

The Lompico component makes up 30 percent of the map unit. Slopes are 50 to 75 percent. This 
component is on mountains. The parent material consists of residuum weathered from shale and/or 
sandstone. The natural drainage class is well drained. Water movement in the most restrictive layer is 
moderately high. Available water to a depth of 60 inches (or restricted depth) is low. Shrink-swell 
potential is moderate. This soil is not flooded. It is not ponded. There is no zone of water saturation 
within a depth of 72 inches. Non-irrigated land capability classification is 7e. Irrigated land capability 
classification is 7e. This soil does not meet hydric criteria.  

The McMullin component makes up 20 percent of the map unit. Slopes are 50 to 75 percent. This 
component is on mountains. The parent material consists of residuum weathered from shale. Depth to 
a root restrictive layer, bedrock, lithic, is 10 to 20 inches. The natural drainage class is somewhat 
excessively drained. Water movement in the most restrictive layer is moderately high. Available water 
to a depth of 60 inches (or restricted depth) is very low. Shrink-swell potential is low. This soil is not 
flooded. It is not ponded. There is no zone of water saturation within a depth of 72 inches. Non-irrigated 
land capability classification is 7e. Irrigated land capability classification is 7e. This soil does not meet 
hydric criteria.  

According to Table SL-2 of the Conservation and Open Space Element, the Rincon clay loam, 2 to 9 
percent slopes association is considered Prime Farmland and Highly Productive Rangeland Soil. The 
Sorrento clay loam, 2 to 9 percent slopes soils association is considered “Prime Farmland”. 
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Figure 5 – Soils of the Project Site 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



 

 

 County of San Luis Obispo, Initial Study Page 15 
 

Figure 6 – Important Farmland of the Project Site 
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Impacts. Table 2 provides a summary of the soils impacted by construction of Roads A and B and the 
building site for the single family residences. As shown in Table 2, the roadways and residence will be 
constructed primarily on the least productive farmland. However, the project will impact 0.23 acres of 
Prime Farmland/Highly Productive Rangeland and 0.88 acres of Other Productive Soils. 

 

Table 2 – Soils Impacted By Construction 

Soil Complex1 
Important 

Agricultural Soil 
Classification2 

Area Impacted (Acres)3 

Road A Road B SFR Site 
Cut and 

Fill Areas 
Total 

Rincon Clay loam, 2 to 9 
percent slopes 

Prime Farmland, 
Highly Productive 
Rangeland 

0.17 0 0 0.06 0.23 

Nacimiento-Los Osos 
complex, 9 - 30 percent 
slopes 

Other Productive 
Soils 

0.27 0.38 0 0.23 0.88 

Linne-Calodo complex, 
30 to 50 percent slopes 

Not Classified 0.62 0.54 1.32 0.99 3.47 

Balcom-Nacimiento, 
steep 

Not Classified 0.03 0 0 0.01 0.04 

Total: -- 1.09 0.93 1.32 1.3 4.61 

Notes: 

1. NRCS Web Soil Survey, January 2017 
2. Source: San Luis Obispo County Conservation and Open Space Element, Table SL-2  
3. To provide a worse case analysis, the summary assumes a 16 foot wide roadway for all portions of Road A and Road 

B. 

 

Conclusion. Impacts to agricultural resources are considered less than significant because: 

• Roads A and B are located primarily on previously established ranch roads. 
• The areas to be served by Roads A and B have been used for livestock grazing and other 

agricultural operations in the past and are intended to facilitate access to vineyards to be planted 
on the surrounding land. These roads will improve the use of these areas for such purposes by 
enabling more efficient access. 

• With regard to the Land Conservation Act contract that affects the property, agricultural access 
roads are considered a compatible use in accordance with the County’s Rules of Procedures to 
Implement the California Land Conservation Act of 1965.  

• As shown in Table 2, Roads A and B have been located primarily on the least productive soils 
for agricultural production as directed by policy AGP18 of the Agriculture Element. 

• Road B will be un-paved and designed to minimize soil erosion. 

 

No mitigation measures are necessary. 
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3. AIR QUALITY 
 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Violate any state or federal ambient air 
quality standard, or exceed air quality 
emission thresholds as established by 
County Air Pollution Control District? 

    

b) Expose any sensitive receptor to 
substantial air pollutant concentrations? 

    

c) Create or subject individuals to 
objectionable odors? 

    

d) Be inconsistent with the District’s Clean 
Air Plan? 

    

e) Result in a cumulatively considerable net 
increase of any criteria pollutant either 
considered in non-attainment under 
applicable state or federal ambient air 
quality standards that are due to 
increased energy use or traffic generation, 
or intensified land use change? 

    

GREENHOUSE GASES 

f) Generate greenhouse gas emissions, 
either directly or indirectly, that may have 
a significant impact on the environment? 

 

 

 

 

 

 

 

 

g)  Conflict with an applicable plan, policy or 
regulation adopted for the purpose of 
reducing the emissions of greenhouse 
gases? 

    

h) Other:             

 

Setting.  The Air Pollution Control District (APCD) has developed and updated their CEQA Air Quality 
Handbook (2012) to evaluate project specific impacts and help determine if air quality mitigation 
measures are needed, or if potentially significant impacts could result.  To evaluate long-term emissions, 
cumulative effects, and establish countywide programs to reach acceptable air quality levels, a Clean 
Air Plan has been adopted (prepared by APCD). 

Greenhouse Gas (GHG) Emissions are said to result in an increase in the earth’s average surface 
temperature.  This is commonly referred to as global warming.  The rise in global temperature is 
associated with long-term changes in precipitation, temperature, wind patterns, and other elements of 
the earth’s climate system.  This is also known as climate change.  These changes are now thought to 
be broadly attributed to GHG emissions, particularly those emissions that result from the human 
production and use of fossil fuels. 

The passage of AB32, the California Global Warming Solutions Act (2006), recognized the need to 
reduce GHG emissions and set the greenhouse gas emissions reduction goal for the State of California 
into law.  The law required that by 2020, State emissions must be reduced to 1990 levels.  This is to be 
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accomplished by reducing greenhouse gas emissions from significant sources via regulation, market 
mechanisms, and other actions. Subsequent legislation (e.g., SB97-Greenhouse Gas Emissions bill) 
directed the California Air Resources Board (CARB) to develop statewide thresholds.  

In March 2012, the San Luis Obispo County Air Pollution Control District (APCD) approved thresholds 
for GHG emission impacts, and these thresholds have been incorporated the APCD’s CEQA Air Quality 
Handbook.  APCD determined that a tiered process for residential / commercial land use projects was 
the most appropriate and effective approach for assessing the GHG emission impacts.  The tiered 
approach includes three methods, any of which can be used for any given project: 

1. Qualitative GHG Reduction Strategies (e.g. Climate Action Plans): A qualitative threshold that 
is consistent with AB 32 Scoping Plan measures and goals; or, 

2. Bright-Line Threshold: Numerical value to determine the significance of a project’s annual GHG 
emissions; or, 

3. Efficiency-Based Threshold: Assesses the GHG impacts of a project on an emissions per capita 
basis. 

For most projects the Bright-Line Threshold of 1,150 Metric Tons CO2/year (MT CO2e/yr) will be the 
most applicable threshold.  In addition to the residential/commercial threshold options proposed above, 
a bright-line numerical value threshold of 10,000 MT CO2e/yr was adopted for stationary source 
(industrial) projects. 

It should be noted that projects that generate less than the above mentioned thresholds will also 
participate in emission reductions because air emissions, including GHGs, are under the purview of the 
California Air Resources Board (or other regulatory agencies) and will be “regulated” either by CARB, 
the Federal Government, or other entities.  For example, new vehicles will be subject to increased fuel 
economy standards and emission reductions, large and small appliances will be subject to more strict 
emissions standards, and energy delivered to consumers will increasingly come from renewable 
sources.  Other programs that are intended to reduce the overall GHG emissions include Low Carbon 
Fuel Standards, Renewable Portfolio standards and the Clean Car standards. As a result, even the 
emissions that result from projects that produce fewer emissions than the threshold will be subject to 
emission reductions.   

Under CEQA, an individual project’s GHG emissions will generally not result in direct significant impacts. 
This is because the climate change issue is global in nature. However, an individual project could be 
found to contribute to a potentially significant cumulative impact.  Projects that have GHG emissions 
above the noted thresholds may be considered cumulatively considerable and require mitigation.  

Impacts.   

Construction-Related Impacts. The SLO APCD CEQA Handbook establishes thresholds of significance 
for various types of development and associated activities (Table 3). The Handbook also includes 
screening criteria for construction related impacts. According to the Handbook, a project with grading in 
excess of 4.0 acres and moving 1,200 cubic yards of earth per day can exceed the construction 
threshold for respirable particulate matter (PM10). In addition, a project with the potential to generate 
137 lbs per day of ozone precursors (ROG + NOx) or diesel particulates in excess of 7 lbs per day can 
result in a significant impact (Table 3).  
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Table 3 – Thresholds of Significance for Construction 

 

Pollutant 
Threshold1 

Daily Quarterly Tier 1 Quarterly Tier 2 

ROG+NOx (combined) 137 lbs 2.5 tons 6.3 tons 

Diesel Particulate Matter 7 lbs 0.13 tons 0.32 tons 

Fugitive Particulate Matter (PM10), Dust2  2.5 tons  

Greenhouse Gases (CO2, CH4, N2O, HFC, 
CFC, F6S) 

Amortized and Combined with Operational 
Emissions 

Source: SLO County APCD CEQA Air Quality Handbook, page 2-2. 
Notes: 

1. Daily and quarterly emission thresholds are based on the California Health & Safety Code and the CARB Carl 
Moyer Guidelines. 

2. Any project with a grading area greater than 4.0 acres of worked area can exceed the 2.5 ton PM10 quarterly 
threshold. 

 

The project will result in the construction of two roads and a building site for a 7,100 square foot (sf) 
primary residence, a farm support quarters of 3,000 sf, and a 680 sf guest house. According to the 
project description, grading for the construction of Road A, Road B and the residential area will result 
in the disturbance of about 4.61 acres including about 7,770 cubic yards (cy) of cut and 5,790 cy of fill 
(total of 13,560 cy). Based on the size and type of construction, the project will likely generate ozone 
precursors that will be less than the APCD’s thresholds of significance for as identified by Table 2-1 of 
the CEQA Air Quality Handbook. However, the project could generate fugitive dust that would exceed 
the APCD’s thresholds. This is considered a potentially significant impact unless mitigated. 

Impacts to Sensitive Receptors. Sensitive receptors are people or other organisms that may have a 
significantly increased sensitivity or exposure to air pollution by virtue of their age and health (e.g. 
schools, day care centers, hospitals, nursing homes), regulatory status (e.g. federal or state listing as 
a sensitive or endangered species), or proximity to the source. There are no sensitive receptors within 
1,000 feet of areas where sensitive receptors could be exposed to diesel particulates and fugitive dust 
from construction activities.  In addition, ground disturbance, including construction activities can carry 
the potential to release fungal spores of coccidioidomycosis, or Valley Fever, a fungus found in surface 
layers of soil in San Luis Obispo County that can cause illness when spores are inhaled. Given the 
difficulty of identifying specific soils or areas of infection, and the prevalence of agricultural activities in 
the County, it is considered a County-wide risk.  Residents in the immediate area of the project 
expressed concerns regarding past agricultural activities on the site (preparation for vineyards) and 
incidents of Valley Fever.  Contact was made the County Health Department (Ann McDowell, personal 
communication, March 6, 2018) regarding these reports.  County Health indicated that it is difficult to 
link incidents of Valley Fever with specific activities due to multiple exposure possibilities. Fugitive dust 
control during construction activities would minimize the risk of exposure to, or release of, spores 
causing Valley Fever from the proposed grading activities.   

Naturally Occurring Asbestos. According to the APCD web map, the project is not located in a candidate 
area for the potential presence of naturally occurring asbestos (NOA).  

Operational Impacts. Following construction, Road A will be used to access a 7,100 sq. ft. single family 
residence, a farm support quarters of 3,000 sf, and a 680 sq. ft. guest house. The project will generate 
up to 29.4 trips per day.  

The APCD has quantified the number of vehicular round trips travelling on an un-paved roadway that 
would exceed the District’s 25 lbs per day threshold for the emission of particulates (PM10). The 
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distance travelled on un-paved road surfaces would be about 0.27 miles. Based on the APCD 
thresholds, an un-paved roadway of 0.27 miles can accommodate about 19.5 daily vehicular round trips 
before exceeding the 25 lbs per day threshold. Given the seasonal nature of farming activities and the 
intermittent nature of guest house occupancy, project related trips on un-paved surfaces are not 
expected to exceed the operational PM10 threshold. 

Greenhouse Gases. As discussed above, motor vehicle trips associated with operation of the project 
are expected to generate emissions that fall below the APCD threshold for operational impacts. With 
regard to greenhouse gas emissions, using the GHG threshold information described in the Setting 
section, the project is expected to generate less than the Bright-Line Threshold of 1,150 metric tons of 
GHG emissions. Therefore, the project’s potential direct and cumulative GHG emissions are found to 
be less significant and less than a cumulatively considerable contribution to GHG emissions.  Section 
15064(h)(2) of the CEQA Guidelines provide guidance on how to evaluate cumulative impacts.  If it is 
shown that an incremental contribution to a cumulative impact, such as global climate change, is not 
‘cumulatively considerable’, no mitigation is required.  Because this project’s emissions fall under the 
threshold, no mitigation is required. 

 

Mitigation/Conclusion.  With incorporation of mitigation measures to reduce fugitive dust during 
construction, potential impacts to air quality are expected to be less than significant. 
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4. BIOLOGICAL RESOURCES 
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Result in a loss of unique or special 
status species* or their habitats? 

    

b) Reduce the extent, diversity or quality 
of native or other important vegetation?  

    

c) Impact wetland or riparian habitat?     

d) Interfere with the movement of resident 
or migratory fish or wildlife species, or 
factors, which could hinder the normal 
activities of wildlife? 

    

e) Conflict with any regional plans or 
policies to protect sensitive species, or 
regulations of the California 
Department of Fish & Wildlife or U.S. 
Fish & Wildlife Service? 

    

f) Other:             

* Species – as defined in Section15380 of the CEQA Guidelines, which includes all plant and wildlife species that 

fall under the category of rare, threatened or endangered, as described in this section.  

 

Setting. The project site consists of rolling hills, annual grasslands, and mixed oak woodlands and 
shows evidence of past anthropogenic disturbance including extensive grazing and past agriculture 
use.  

The following are existing elements on or near the proposed project relating to potential biological 
concerns: 

On-site Vegetation:  Grassland, oak woodlands, and shrubs.  

Name and distance from blue line creek(s): Santa Rita Creek and Paso Robles Creek are 
approximately 2 miles to the north of the project site. 

Habitat(s):  Described below. 

Tree canopy coverage: The area impacted by the ranch road contains 30% coastal oak woodland.       

A biological assessment (BA) was prepared for the area impacted by the new roads and proposed 
single family residence (Terra Verde Environmental Consultants, July 2017, December 2017) which 
included jurisdictional delineations of the ephemeral creeks where they intersect the proposed 
roadways. The purpose of the jurisdictional survey was to conduct a focused assessment of the subject 
culvert crossings to determine the presence/absence of jurisdictional features that may trigger the need 
for permits from regulatory agencies. Specifically, the survey focused upon the location of 7 culverts 
located along the proposed road (Figure 3). The following is a summary of the findings and 
recommendations of those studies. 

Methodology. Terra Verde completed a general botanical and wildlife survey and jurisdictional 
delineation of drainages found within the project area on April 06, 2017 and May 19, 2017. The purpose 
of the surveys was to identify the limits of agency jurisdiction within the five ephemeral drainages which 
may be impacted during proposed road construction including the U.S. Army Corps of Engineers 
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(Corps), California Department of Fish and Wildlife (CDFW), and Regional Water Quality Control Board 
(RWQCB) found. Specifically, the inferred ordinary high water mark (OHWM; Corps jurisdiction) and 
top of bank (CDFW/RWQCB jurisdiction) for each drainage were pin-flagged upstream and downstream 
of proposed culvert locations and surveyed in by a professional surveyor. On May 19, 2017 Terra Verde 
biologists conducted a focused botanical and wildlife survey of the project area. 

Surveys included all limits of project disturbance (i.e., the home site, associated structures, and access 
Roads A and B) and an approximate 500-foot buffer on all sides, where access was feasible. Visibility 
was suitable to detect potentially occurring sensitive plant and wildlife species. Botanical species 
identifications and taxonomic nomenclature followed The Jepson Manual: Vascular Plants of California, 
2nd edition (Baldwin et al., 2012) as well as taxonomic updates provided in the Jepson eFlora (Jepson 
Flora Project, 2017). Vegetation community classifications followed the second edition of A Manual of 
California Vegetation (MCV) classification system (Sawyer et al., 2009). 

A list of regionally occurring special-status species reported in the scientific database queries was 
compiled. An analysis of the habitat requirements for each regionally occurring special-status species 
was completed and compared to the type and quality of habitats observed on site during the field 
surveys. The potential for many species to occur within the project area was eliminated due to lack of 
suitable habitat, elevation, lack of appropriate soils/substrate, and/or known distribution of the species. 
Special-status species determined to have potential, however low, to occur are discussed in-depth 
below and those determined to have no potential to occur are not discussed any further. 

Habitat Types. Two natural vegetation communities were observed within the survey area, as well as 
several areas classified as ruderal/anthropogenic due to past disturbances. Classified vegetation 
communities include coast live oak woodland and annual brome grassland (Figure 7). 

Annual Brome Grassland (47.8 acres) 

This community covers a majority of the southern half of the survey area and is dominated by 
non-native, annual species including ripgut grass (Bromus diandrus), red brome (Bromus 
madritensis subsp. rubens), false brome (Brachypodium distachyon) slender wild oats (Avena 
barbata), and wall barley (Hordeum murinum). Common forbs documented in this community 
include hairy vetch (Vicia villosa), annual lupines (Lupinus spp.), Italian thistle (Carduus 
pycnocephalus), and yellow star-thistle (Centaurea melitensis). 

This species composition was used in determining the community classification, which most 
closely corresponds with the Bromus (diandrus, hordeaceus) – Brachypodium distachyon Semi-
Natural Herbaceous Stands, annual brome grasslands, in the MCV classification system. 
Typically, annual brome grasslands occur in foothills, waste places, rangelands, and openings 
in woodlands at elevations below 2,200 m. This community may provide habitat for nesting birds, 
small mammals, and other wildlife. 

Coast Live Oak Woodland (16.6 acres) 

Intact coast live oak woodland was observed in discontinuous pockets along the hill crests at 
the southern and eastern edges of the survey area and in association with the blue line streams 
at the western property boundary. The proposed home site is situated at the edge of this 
community. The tree canopy is dominated by coast live oak (Quercus agrifolia), with a few 
individuals of valley oak (Quercus lobata). The shrub layer in this community, when present, is 
dominated by western poison oak (Toxicodendron diversilobum), California blackberry (Rubus 
ursinus), and California coffee berry (Frangula californica). The understory of this community in 
some areas supports dense stands of Italian thistle and/or milk thistle (Silybum marianum), 
which thrive in the shade. A few patches of remnant oak woodland habitat occur along the 
existing ranch road and include isolated oak trees. These areas are fragmented and the 
understory has been substantially impacted by adjacent agricultural operations. As such, they 
do not provide the same quality of habitat as intact coast live oak woodland habitat areas, and 
were mapped as ‘remnant oak woodland’. 
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This species composition was used in determining the community classification, which most 
closely corresponds with the Quercus agrifolia Woodland Alliance, Coast live oak woodland, in 
the MCV classification system. This community typically occurs in alluvial terraces, canyon 
bottoms, stream banks, slopes, and flats and may provide suitable habitat for various common 
and sensitive wildlife species. 

Ruderal/Anthropogenic (48.8 acres) 

Areas supporting minimal or ruderal vegetation and characterized by regular, ongoing and/or 
past agricultural disturbances were identified in large portions of the survey area. In particular, 
most of the northern half of the survey area and the recently cleared orchard support an 
assemblage of non-native weedy species including agricultural barley (Hordeum vulgare), 
Mediterranean hoary mustard (Hirschfeldia incana), black mustard (Brassica nigra), bindweed 
(Convolvulus arvensis), and redstem filaree (Erodium cicutarium). This species composition 
does not correspond to a natural vegetation community, but may provide marginally suitable 
foraging and cover habitat for various birds and other wildlife. 
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Figure 7 -- Habitat Types 
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Wildlife. Habitat for wildlife within and around the project area is generally high in quality and is present 
in a relatively natural condition where agricultural activities are not taking place. It is however, limited in 
structure and in its ability to support a high diversity of species by the presence of only two natural 
vegetation communities: oak woodlands and annual grasslands. Species that utilize these vegetation 
communities are expected to be present throughout the year. Others, such as amphibians, that rely on 
additional resources (e.g., aquatic and riparian corridors) may only be seasonally present and/or are 
more likely not to be found within the survey area. No perennial aquatic habitat or amphibians 
dependent upon permanent water sources were observed within the survey area. Agricultural 
disturbances at the site entrance and northern areas of the property may additionally discourage wildlife 
use within the project area, as it creates a barrier to movement, especially for small animals. 

In total, 34 wildlife species were documented in the survey area, 30 of which were avian species. Other 
common wildlife such as bobcat (Lynx rufus), Botta’s pocket gopher (Thomomys bottae), and multiple 
additional bird species can be expected to occur throughout the year and/or seasonally, but may not 
have been present at the time of surveys. No special-status wildlife species were observed. 

Hydrologic Features. As previously discussed, multiple ephemeral and USGS blue line drainages were 
identified within the survey area. Upon completion of the jurisdictional delineation, it was determined 
that four ephemeral drainages which will be impacted by road construction likely fall under jurisdiction 
of the Corps, CDFW, an RWQCB. This determination was made by the clear presence of a defined bed 
and bank, debris racking, scouring, etc. within each of the drainages. 

As previously noted, precipitation totals during the 2016 to 2017 rainy season were above average, 
which resulted in significant flows. As such, hydrological indicators were readily notable during the field 
surveys conducted in April and May of 2017. Saturated conditions and occasional standing water was 
observed. Flowing water was present within the westernmost, ephemeral drainage feature during the 
April field survey. 

Sensitive Resources. The results of the desktop research of the area surrounding the proposed project 
site indicated that 2 sensitive natural communities and 98 sensitive species, including 63 plant and 35 
wildlife species, could occur. A review of the habitat requirements for each of these species in 
comparison with site conditions narrowed the list to one sensitive plant community (oak woodland 
including isolated oak trees), 10 special-status plants, 8 special-status wildlife species, and nesting 
birds. A discussion of each sensitive resource deemed to have potential to occur on site, along with 
others for which further discussion was deemed warranted due to nearby occurrences, is included 
below. 

Special-Status Plant Species. For the purpose of this investigation, special status species are those 
plants and animals listed, proposed for listing, or candidates for listing as Threatened or Endangered 
by the U.S. Fish and Wildlife Service (USFWS) under the federal Endangered Species Act (FESA); 
those listed or proposed for listing as Rare, Threatened, or Endangered by the CDFG under the 
California Endangered Species Act (CESA); animals designated as “Species of Special Concern,” “Fully  
Protected,” or “Watch List” by the CDFG; and plants with California Rare Plant Ranks 1, 2, 3 and 4  
maintained by the California Department of Fish and Game with assistance from the California  
Native Plant Society. The California Rare Plant Rank definitions include the following:  

• 1A = Plants presumed extinct in California;  
• 1B.1 = Rare or endangered in California and elsewhere; seriously endangered in California 

(over 80% of occurrences threatened/high degree and immediacy of 
threat);  

• 1B.2 = Rare or endangered in California and elsewhere; fairly endangered in  
California (20-80% occurrences threatened);  

• 1B.3 = Rare or endangered in California and elsewhere, not very endangered in  
California «20% of occurrences threatened or no current threats known);  

• 2 = Rare, threatened or endangered in California, but more common elsewhere;  
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• 3 = Plants needing more information (most are species that are taxonomically  
unresolved; some species on this list meet the definitions of rarity under CNPS and  
CESA);  

• 4.2 = Plants of limited distribution (watch list), fairly endangered in California (20-  
80% occurrences threatened); and  

• 4.3 = Plants of limited distribution (watch list), not very endangered in California.  
 

No special-status plants were observed on site during either spring survey and as such, they are not 
expected to occur. A list and description of those which were the focus of field surveys, including a 
description of their habitat requirements and conservation status, is provided below. Oak woodland 
habitat areas including induvial oak trees, which are also afforded protection by the County of San Luis 
Obispo (County) and under the California Environmental Quality Act (CEQA), are also discussed under 
this section. 

Hoover’s Bent Grass (Agrostis hooveri), California Rare Plant Rank (CRPR) 1B.2  

Hoover’s bent grass is a perennial herb that is endemic to the central coast of California. Its 
known range is concentrated along the western edge of the Outer South Coast Ranges from 
central San Luis Obispo County to northern Santa Barbara County. This species typically occurs 
in dry, sandy soils in association with open chaparral or oak woodland communities. 

It has been documented at elevations of less than 600 meters (m). The typical blooming period 
is from April to August (Jepson eFlora, 2017). Documented threats to this species include 
development, vegetation clearing, and competition from non-native species. According to CCH 
records (2017), the nearest documented occurrence is approximately 17 miles southeast of the 
site. Although marginally suitable habitat for this species is present on site, it was not observed 
during appropriately timed surveys. As such, this species is not expected to occur on site. 

Oval-leaved Snapdragon (Antirrhinum ovatum), CRPR 4.2 

Oval-leaved snapdragon is an annual herb that is endemic to California. Its known range is 
concentrated along the eastern edge of the Inner South Coast Ranges from central Monterey 
County to northern Santa Barbara County. This species typically occurs in heavy clay soils in 
association with various vegetation communities including grassland, chaparral, and woodland. 
It has been documented at elevations ranging from 200 to 1,400 meters (m) and is known to 
tolerate some disturbance. The typical blooming period is from May to July (Jepson eFlora, 
2017). Documented threats to this species include grazing and vehicle traffic. This species is 
known to germinate in cyclic phases, with large populations appearing every 20 to 50 years 
(Jepson eFlora, 2017). According to CNDDB records (2017), the nearest documented 
occurrence is approximately 14 miles northeast of the site. Although marginally suitable habitat 
for this species is present on site, it was not observed during appropriately timed surveys. As 
such, this species is not expected to occur on site. 

Dwarf Calycadenia (Calycadenia villosa), CRPR 1B.1 

Dwarf calycadenia is an annual herb that is known to occur along the length of the Outer South 
Coast Ranges, from northern Monterey County to central Santa Barbara County. This species 
typically occurs in association with grassland and openings in foothill woodland on dry, rocky 
hills and ridges at elevations ranging from 250 to 850 m. The typical blooming period is from 
May to September (Jepson eFlora, 2017). According to CNDDB (2017) records, the nearest 
documented occurrence of this species is approximately 12 miles east of the site. Although 
marginally suitable habitat for this species is present on site, it was not observed during 
appropriately timed surveys. As such, this species is not expected to occur on site. 

Cambria morning-glory (Calystegia subacaulis subsp. episcopalis), CRPR 4.2  

Cambria morning-glory is a perennial herb that is endemic to central California. Its known range 
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is concentrated along the coastal ridges and foothills of the Outer South Coast Ranges of the 
County. This species typically occurs in clay soils in association with various vegetation 
communities including grassland, chaparral, and woodland. It has been documented at 
elevations up to 500 meters (m) and is known to tolerate disturbance. The typical blooming 
period is from April to June (Jepson eFlora 2017). Documented threats to this species include 
development, alteration of fire regimes, and competition from nonnative species (CNPS 2017). 
According to CCH (2017) records, the nearest documented occurrence of this species is 
approximately 4 miles southwest of the site. Although marginally suitable habitat for this species 
is present on site, it was not observed during appropriately timed surveys. As such, this species 
is not expected to occur on site. 

San Luis Obispo Owl’s Clover (Castilleja densiflora subsp. obispoensis), CRPR 1B.2 

San Luis Obispo owl’s clover is an annual herb that is endemic to San Luis Obispo County. 
Specifically, it is known to occur mostly in coastal areas along the Outer South Coast Ranges 
from just south of Ragged Point to Avila Beach. This species typically occurs in coastal 
grasslands at elevations below 400 m, and may be somewhat tolerant of disturbance. The typical 
blooming period is from March to June (Jepson eFlora 2017). According to CNDDB (2017) 
records, the nearest documented occurrence of this species is approximately 11 miles northeast 
of the site. Although marginally suitable habitat for this species is present on site, it was not 
observed during appropriately timed surveys. As such, this species is not expected to occur on 
site. 

Lemmon's Jewelflower (Caulanthus lemmonii), CRPR 1B.2 

Lemmon’s jewelflower is an annual herb that is endemic to California. It is known to occur 
throughout the Inner and Outer South Coast Ranges and along the western foothills of the San 
Joaquin Valley, with unconfirmed populations extending east along the Transverse Ranges and 
into the northwest corner of the Mojave Desert. This species typically occurs in grassland, 
chaparral, and scrub communities at elevations ranging from 80 to 1,100 m. The typical 
blooming period is from March to May (Jepson eFlora 2017). According to CNDDB (2017) 
records, the nearest documented occurrence of this species is approximately 9 miles northeast 
of the site. Although marginally suitable habitat for this species is present on site, it was not 
observed during appropriately timed surveys. As such, this species is not expected to occur on 
site. 

Monkey-flower savory (Clinopodium mimuloides), CRPR 4.2 

Monkey-flower savory is a perennial herb that is endemic to California. It is known from several 
populations along the central and southern coast, including the outer South Coast Ranges, the 
western Transverse Ranges, and into the San Gabriel Mountains. This species typically occurs 
along stream banks and other moist places in association with chaparral and woodland 
communities at elevations ranging from 400 to 1,800 m. The typical blooming period is from 
June through October (Jepson eFlora 2017). Known threats to this species are not well 
documented, but may include development. According to CCH records (2017), the nearest 
documented occurrence is greater than 13 miles away from the site. Although suitable habitat 
is present on site, no individuals of monkey-flower savory were observed during appropriately-
timed surveys. As such, this species is not expected to occur on site.  

Paniculate tarplant (Deinandra paniculata), CRPR 4.2 

Paniculate tarplant is an annual herb that is native to California and northern Baja California. 
Known populations are concentrated along the central and southern coastal ranges of California 
between San Luis Obispo and Baja, with an isolated occurrence along the eastern San 
Francisco Bay. This species typically occurs in sandy soils in grassland, open chaparral, and 
woodland communities at elevations up to 1,320 m. It is known to tolerate disturbance. The 
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typical blooming period is from May to November (Jepson eFlora 2017). 

Documented threats to this species include development, with some historical occurrences 
known to be extirpated by urbanization (CNPS 2017). According to CCH (2017) records, the 
nearest documented occurrence of this species is greater than 11 miles away from the site. 
Although suitable habitat is present on site, no individuals of monkey-flower savory were 
observed during appropriately-timed surveys. As such, this species is not expected to occur on 
site. 

Yellow-flowered eriastrum (Eriastrum luteum), CRPR 1B.3 

Yellow-flowered eriastrum is an annual herb that is endemic to California. It is known only to 
occur along the inner and outer South Coast Ranges. This species typically occurs on drying 
slopes in association with various vegetation communities at elevations of less than 1,000 m. 
The typical blooming period for this species is between May and June (Jepson eFlora 2017). 
Threats to this species include grazing and development. According to CCH (2017), the nearest 
documented occurrence of this species is approximately 5 miles southeast of the survey area. 
Suitable habitat is present on site, however this species was not observed during appropriately-
timed surveys. As such, this species is not expected to occur on site. 

Large-flowered nemacladus (Nemacladus secundiflorus var. secundiflorus), CRPR 4.3 

Large-flowered nemacladus is an annual herb that is endemic to California. Its known range is 
limited to the valleys and foothills around the southern end of the Central Valley, including the 
Inner and Outer South Coast Ranges and the southern High Sierra. This species typically occurs 
on dry, gravelly slopes in association with chaparral and foothill grassland communities. It has 
been documented at elevations ranging from 200 to 2,000 m. The typical blooming period is 
from April to May (Jepson eFlora 2017). Known threats to this species are not well documented, 
but may include development. According to CCH records (2017), the nearest documented 
occurrence is approximately 4.75 miles southeast of the site. Although suitable habitat is present 
on site, it was not observed during appropriately timed surveys. As such, this species is not 
expected to occur on site. 

Valley Oak (Quercus lobata) and Coast Live Oak (Quercus agrifolia), Protection under County 
of San Luis Obispo/CEQA 

Potential impacts to or the removal of any mature oak species greater than 5 inches in diameter 
at breast height (DBH; 4.5 feet above the ground) are regulated by the County per Section 
21083.4 of the Public Resources Code and guided by the Oak Woodland Ordinance, under 
Chapter 22.58 of the County Code. As such, impacts to these species are included in the CEQA 
review process. 

The proposed home site is located at the edge of mapped coast live oak woodland, and several 
mature valley oak and coast live oak trees are present along the proposed new access routes. 
The residence has been designed to avoid impacts to individual oak trees. If any trimming, 
removals, and/or soil compaction within the root zone occurs, mitigation in the form of on-site 
plantings or off-site protection of existing oak woodland will be required by the County.  The 
potential for impacts to oak woodland will be reduced to less than significant with implementation 
of the proposed mitigation measures that require a tree protection and replacement plan prior 
to issuance of a grading permit or construction permits for any residential structures on the site.   
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Special-status Wildlife Species. A list and description of the sensitive wildlife species with potential to 
occur, their habitats, conservation status, and likelihood for occurrence within the survey area is 
provided below. 

Sensitive Mammal Species 

Monterey dusky-footed woodrat (Neotoma macrotis luciana), State Status – Species of Special Concern 
(CSC) 

This species is known only from the Santa Lucia Mountains in southeastern Monterey and portions of 
San Luis Obispo County. Woodrats typically occur in dense chaparral, hardwood and conifer mixed 
forests, and riparian woodlands. In most instances, this species constructs its nests in thick and 
inaccessible areas on the ground or on the lower portions of trees and shrubs. 

Several woodrat (Neotoma sp.) houses were observed during the survey and one location was 
observed immediately adjacent to the proposed residence. Others were noted under or within coast live 
oak canopies and outside the proposed impact area. Woodrats are not readily identifiable to species 
level without the implementation of trapping; however, there is potential for Monterey dusky-footed 
woodrat to occur within the project area; therefore, the presence of this species is assumed. 

American badger (Taxidea taxus), State Status – CSC 

American badger is a non-migratory species that occurs throughout most of California. It occurs in open 
and arid habitats including grasslands, meadows, savannahs, open-canopy desert scrub, and open 
chaparral. This species requires friable soils in areas with low to moderate slopes. American badger is 
known to occur in nearly every region of California except for the North Coast region which includes Del 
Norte, Humboldt, Mendocino, Sonoma, and Marin counties. 

According to CNDDB (2017) records, the nearest documented occurrence of this species is 
approximately 4.25 miles northwest of the project area, along the Salinas River. Evidence of American 
badger (e.g., diagnostic burrows and/or dens) was not observed during surveys and the habitat on site 
is limited in suitability due to steep topography and tall vegetation. 

Although the likelihood of occurrence is considered low, recommended avoidance and minimization 
measures are provided in section 4.2, which will avoid any potential impacts to this species. 

San Joaquin kit fox (Vulpes macrotis mutica), State Status – Endangered, Federal Status – Endangered 

This species is the smallest member of the canine family of North America. The San Joaquin kit fox 
(SJKF) typically occurs in grasslands and scrublands with low-growing vegetation in arid climates and 
areas of low precipitation levels (generally less than 10 inches per year). The SJKF is nocturnal, but 
individuals may be seen during the day. They dig burrows or occupy abandoned burrows from other 
species and utilize the underground refugia yearround for cover and seasonal reproduction. 

Due to the steep topography, surrounding tree density and height of annual grasses on site, habitat for 
this species within the survey area is extremely limited. SJKF generally avoid wooded areas and the 
excessive height and density of grasses and forbs observed on site limits their ability to forage and 
avoid predation. Further, no potential dens were observed during the surveys. No CNDDB records were 
noted within 2 miles of the project area. The project area is also not located within the County designated 
SJKF habitat and mitigation area. As such, this species is not expected to occur on site and no impacts 
are anticipated. 

Sensitive Invertebrate Species 

Vernal pool fairy shrimp (VPFS; Branchinecta lynchi), Federal Status – Threatened  

VPFS typically occupy vernal pools, which are defined as shallow depressions in relatively flat grassland 
areas lined with impervious clay pan bottoms that hold rain water for a period of weeks to months. This 
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species will exist in a dormant life phase until triggered by adequate moisture and heat to complete a 
short-lived life cycle. Breeding generally occurs between December and May. VPFS are known to occur 
throughout the Central Valley from Shasta to Tulare County and along the Coast Range from Solano to 
Santa Barbara County. 

During the winter preceding the survey, Templeton received 27.15 inches of rain (County, 2017), as 
compared to the 18-inch average for this area. As such, it would be expected that aquatic habitat for 
VPFS would be detectable if present. No ponded water or depressions, suitable for sustaining VPFS 
were observed during the spring survey. Therefore, this species is not expected to occur on site. 

California linderiella (Linderiella occidentalis), State Status – Special Animal 

California linderiella is a member of the family Linderiellidae, which is closely related to the fairy shrimp 
family (Branchinectidae). California linderiella exhibits a life history strategy and has habitat 
requirements very similar to VPFS. Therefore, habitat is not present for this species and it is not 
expected to occur on site. 

Sensitive Amphibian Species 

California red-legged frog (Rana draytonii), Federal Status – Threatened, State Status – CSC 

California red-legged frogs (CRLF) require permanent or semi-permanent bodies of water such as 
lakes, streams, and ponds with plant cover for foraging and breeding habitat. These frogs use lowland 
and grassland areas to hunt and forage. Reproduction occurs in aquatic habitats and occurs from late 
November to early April. Egg masses are laid in the water, often on emergent vegetation. Adult frogs 
consume invertebrates, mice, fish, frogs, and larvae of other amphibians. During the breeding season, 
CRLF may make overland migrations to other, nearby (within approximately 1 mile) aquatic areas and 
juveniles may disperse this distance in the late summer or early fall. 

The nearest documented occurrence of CRLF is approximately 2 miles east of the project area, within 
the Salinas River (CNDDB, 2017). There is no suitable breeding habitat within the survey area, but 
there are sources of seasonal water within 1 mile. Though unlikely, there is a potential for CRLF to use 
the upland habitats on site for migration, foraging, and dispersal. During wet conditions, they may enter 
the project area from downstream drainages. Therefore, there is low potential for this species to occur 
in the project area. 

Lesser slender salamander (Batrachoseps minor), State Status – CSC 

The lesser slender salamander is a less commonly encountered species than the very similar and 
sympatric black-bellied slender salamander (Batrachoseps nigriventris). The lesser slender salamander 
is known to occur only from the Black Mountain area of the County, along Paso Robles, Santa Rosa, 
and Old Creeks (Stebbins, 2003). These watersheds surround the project area to the west and, 
therefore, there is potential to encounter this species in narrow habitat types. Specifically, this species 
may be found under damp oak canopies with dense understory of poison oak, decomposing logs, and 
leaf litter. 

Western spadefoot toad (Spea hammondii), State Status - CSC 

Western spadefoot toads generally inhabit lowlands, sandy washes, and river flood plains but also may 
be found in woodlands, grasslands, and chaparral where soils are sandy and loose. This species will 
occupy small mammal burrows where it may remain buried until the rainy season when it emerges to 
breed in ephemeral or seasonal pools. There is no suitable breeding habitat for this species within the 
survey area, due to the flashy, ephemeral nature of the drainages within the project area. Therefore, 
western spadefoot toad is not expected to occur on site. 

Sensitive Reptile Species 

California legless lizard (Anniella pulchra pulchra), State Status – CSC 

California legless lizard requires sandy or loose loamy soils within coastal dune scrub, coastal sage 
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scrub, chaparral, woodland, riparian, or forest habitats. It requires cover such as logs, leaf litter, or rocks 
and will cover itself with loose soil. Relatively little is known about the specific behavior and ecology of 
this species, but it is thought to be diurnal and breeds between the months of March and July. This 
species occurs from Antioch in Contra Costa County south through the Coast, Transverse, and 
Peninsular Ranges, and along the western edge of the Sierra Nevada. 

This species has been documented within 3.5 miles and is expected to be present within the project 
area, particularly under oak woodland canopies and dense leaf litter. 

Western pond turtle (Actinemys marmorata), State Status - CSC 

Western pond turtle is commonly found in a variety of freshwater aquatic habitats including ponds, 
lakes, rivers, streams, and marshes. Preferentially, this species utilizes deeper pools with abundant 
vegetation and muddy bottoms where it can burrow to hibernate during winter months or aestivate 
during summer droughts. There is no potential breeding habitat on site and it is unlikely that this species 
would occur in upland habitats of the project area; therefore, this species is not expected to occur on 
site. 

Migratory Nesting Birds and Sensitive Avian Species 

All avian species, with exceptions of introduced species, are protected by state and federal legislature, 
most notably the Migratory Bird Treaty Act (MBTA) and the CDFW Fish and Game code. Collectively, 
these and other international regulations make it unlawful to collect, sell, pursue, hunt, or kill native 
migratory birds, their eggs, nests, or any parts thereof. These laws were adopted to eliminate the 
commercial market for migratory bird feathers and parts, especially those of larger raptors and other 
birds of prey.  

Common and special-status avian species can be expected to occur within the survey area during all 
seasons and throughout construction of the proposed project. The potential to encounter and impact 
these species is highest during their nesting season (generally February 1 through September 15) when 
nests are likely to be active, and eggs and young are present. Large oak trees present the highest 
quality habitat for nesting birds on site.  

Raptors are particularly drawn to large trees and structures, and they are generally less tolerant of 
disturbances than other species. Annual grasslands are also suitable for groundnesting species. 

Golden eagle (Aquila chrysaetos), a Fully Protected species, was observed soaring overhead on April 
6, 2017 and there is potential for this species to nest on site. Other special-status avian species that 
may nest on site include white-tailed kite (Elanus leucurus), grasshopper sparrow (Ammodramus 
savannarum), and burrowing owl (Athene cunicularia). 

Sensitive Habitats.  
 
Federal and State Waters and Wetlands 
Four ephemeral drainages were identified as potentially jurisdictional features and are present within 
the project footprint, and a fifth drainage was identified near the immediate project footprint. The limits 
of jurisdiction were defined based on the presence of a well-defined bed and bank, evidence of water 
ponding and/or flow, and a significant nexus to navigable waters of the U.S. (i.e., the Salinas River). 
Any impacts within the channel and/or banks of these drainages, such as the culverts proposed in 
drainages 1 through 4, would likely require permits and compensatory mitigation, per the Corps, 
Regional Water Quality Control Board (RWQCB), and CDFW requirements. 
 
Permit applications for the installation of the six culverts that occur within jurisdictional drainages are in 
progress, and it is expected that further requirements, such as compensatory mitigation, are likely upon 
their authorization to proceed. 
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USFWS-designated Critical Habitats 
No critical habitat for federally threatened or endangered species occurs within the project area. 
 
Habitat Connectivity. Maintaining connectivity between areas of suitable habitat is critical for dispersal, 
migration, foraging, and genetic health of plant and wildlife species. The project area is located in a 
rural area of the County on the fringe of agricultural activity and open land, with only low-density 
residential activity. As such, the project area is situated within a large contiguous area of undeveloped 
land with natural habitat and connectivity to surrounding areas. There are minimal existing barriers to 
and from the property, particularly from the west where development is nearly absent. 
 
The proposed project is not expected to substantially increase the level of fragmentation in the region 
nor is it expected to create a barrier to terrestrial or avian migration. Further, the ephemeral drainages 
on site do not provide suitable habitat for anadromous fish species. Therefore, the proposed drainage 
crossing culverts will not result in stream passage barriers. 
 
Impacts.  

Effects on Unique or Special-status Species or their Habitats.  

Plants  

Oak Trees 

No native oak trees are planned for removal during construction. Several oak trees will require trimming, 
and development is planned within the critical root zone (CRZ) of multiple trees adjacent to the home 
site and along the proposed access roads. Avoidance and mitigation measures that comply with the 
Land Use Ordinance of the County Code will be required as a result of proposed impacts to oak trees. 
This will include the implementation of oak tree protection measures during construction (e.g., protective 
fencing) as well as mitigation for impacts to and removal of any oak trees, which will require oak tree 
replacement plantings coinciding with the level of impact. 

Special Status Wildlife 

Mammals 

It is anticipated that all woodrat houses within the project area can be avoided and given a sufficient 
buffer to avoid disturbance. Impacts, however, may occur to Monterey dusky-footed woodrat if the 
placement of permanent structures or construction activities overlaps their location and/or if trimming of 
trees or shrubs becomes necessary near occupied woodrat houses. Further, through the 
implementation of mitigation measures described below (e.g., preconstruction surveys), American 
badger dens can be identified prior to construction and avoided during construction. As such, if this 
species becomes present, appropriate avoidance buffers would be implemented and impacts are not 
expected to occur. A negligible loss of habitat can be expected for both of these species as abundant 
suitable habitat is present in the immediate vicinity of the proposed impact areas. 

Reptiles and Amphibians 

No impacts to CRLF are expected. Although this species may travel into upland areas periodically, the 
on-site drainages provide extremely low suitability habitat, and if present, they would most likely only 
occur during wet conditions for very short time periods.  

Lesser slender salamander and California legless lizard may occur in similar habitat types with the 
highest likelihood occurring with the coast live oak woodland areas. As such, these species have the 
potential to be impacted when ground disturbance such as grading and excavations are planned within 
these locations. 

Sensitive Avian Species and Nesting Birds 
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Direct impacts to listed, protected, or other bird species are most likely to occur if construction activities 
take place during the typical avian nesting season, generally February 1 through September 15, and as 
early as January for golden eagles. Indirect impacts may occur due to habitat loss (e.g., removal of 
suitable nesting trees) or construction-related disturbances that may deter nesting or cause nests to 
fail. However, impacts to nesting habitat are expected to be minimal. With the implementation of 
preconstruction surveys for nesting birds, impacts are expected to be avoided. 

 

Impacts to Sensitive Communities and Habitats. 

Hydrological Resources 

Impacts to jurisdictional drainages will occur in association with the construction of Roads A and B. The 
limits of jurisdiction within drainage 5 were determined to be sufficiently downslope of and outside the 
proposed limits of disturbance and culvert installation such that no impacts to jurisdictional areas are 
anticipated in this drainage. The following table provides a summary of the planned construction at each 
crossing and anticipated permitting requirements: 

 

Table 4 -- Summary of Permitting Requirements for Culverts 

Crossing General Location Impact1 
Anticipated Permit 

Requirements2 

1 
Near property entrance at Acorn 
Springs Road 

18” High-density  polyethylene 
(HDPE) culvert at 1% slope, 2 cubic 
yards (CY) rock rip rap 

CDFW 1600, Corps 404, 
RWQCB 401 

2 
Approx. 450 feet from start of on 
Road A 

24” HDPE culvert at 1% slope, 2 cubic 
yards (CY) rock rip rap 

CDFW 1600, Corps 404, 
RWQCB 401 

3 
Approx. 150 feet from start of on 
Road B 

18” HDPE culvert at 1% slope, 2 cubic 
yards (CY) rock rip rap 

CDFW 1600, Corps 404, 
RWQCB 401 

4 
Approx. 800 feet from start of on 
Road B 

24” HDPE culvert at 1% slope, 2 cubic 
yards (CY) rock rip rap 

CDFW 1600, Corps 404, 
RWQCB 401 

5 
Approx. 1,700 feet from start of on 
Road B 

18” HDPE culvert at 1% slope, 2 cubic 
yards (CY) rock rip rap 

None 

6 
Downslope of Culvert No. 3 on 
existing ranch road. 

18” HDPE culvert at 1% slope, 2 cubic 
yards rip rap. 

CDFW 1600, Corps 404, 
RWQCB 401 

7 Upslope of Culvert No. 3 on Road A 
18” HDPE culvert at 1% slope, 2 cubic 
yards rip rap. 

CDFW 1600, RWQCB 401 

Notes: 

1. Impacts/culvert specifications based on preliminary site plans prepared by Roberts Engineering. 

2. Delineation of agency jurisdiction and identification of likely permit requirements conducted by Terra Verde in April 
and December 2017; may be subject to agency concurrence. 

Both temporary and permanent impacts will occur as a result of culvert installation within drainages 1 
through 4. Short-term, temporary impacts may result from machinery and equipment working in and 
along the stream channel and bank, equipment and/or materials staging, and construction personnel. 
Long-term, permanent impacts will result from the installation of the culverts and associated 
infrastructure (e.g., rock rip rap). Only minimal, herbaceous vegetation is present along the banks of 
drainages 1 through 4 in the vicinity of proposed work and, as such, no removal of trees or woody 
riparian vegetation is anticipated. However, the bed and banks of the drainage features within the work 
areas will be impacted. Recommended mitigation measures are provided below to offset impacts to 
jurisdictional drainage features, including preparation of a compensatory mitigation plan. 
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Conclusion/Recommended Mitigation. 

No special-status species, beyond one golden eagle observed flying by overhead, were observed 
during the field surveys; however, there is potential for special-status wildlife to occur within the project 
area based upon the presence of suitable habitat. Wildlife species that have potential to occur include: 
Monterey dusky-footed woodrat, American badger, CRLF, lesser slender salamander, California legless 
lizard, and nesting birds. No special-status plants were observed during an appropriately timed survey; 
minor impacts to oak trees are expected and will result in County-required mitigation. Finally, four 
jurisdictional hydrological features will be impacted in association with the installation of two new access 
roads and four associated culverts. Permitting through the Corps, CDFW, and RWQCB are anticipated 
to be required and applications are being developed for each of these agencies.  

 

Mitigation measures are incorporated requiring: 

• preparation and implementation of an oak tree impact assessment and mitigation plan;  
• pre-construction training and pre-construction surveys for sensitive wildlife and avian species;  
• a compensatory mitigation plan for impacts to jurisdictional areas, and,  
• avoidance measures to protect sensitive species prior to and during construction.  

Implementation of the recommended mitigation measures will avoid and/or minimize impacts to 
potentially occurring sensitive resources to a less than significant level. 
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5.  CULTURAL RESOURCES  
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Disturb archaeological resources?     

b) Disturb historical resources?     

c) Disturb paleontological resources?      

d) Cause a substantial adverse change 
to a Tribal Cultural Resource? 

    

e) Other:              

Setting.  The project is located in an area historically occupied by the Obispeno Chumash.  No historic 
structures are present and no paleontological resources are known to exist in the area.   

In July, 2015, the legislature added the new requirements to the CEQA process regarding tribal cultural 
resources in Assembly Bill 52 (Gatto, 2014). By including tribal cultural resources early in the CEQA 
process, the legislature intended to ensure that local and Tribal governments, public agencies, and 
project proponents would have information available, early in the project planning process, to identify 
and address potential adverse impacts to tribal cultural resources. By taking this proactive approach, 
the legislature also intended to reduce the potential for delay and conflicts in the environmental review 
process.  

The project is not located in a designated Archaeologically Sensitive combining designation area. 
However culturally sensitive and archaeological resources are known to exist in the region. Letters 
requesting information concerning cultural resources in the area were sent to each of the tribal contacts 
identified by the Native American Heritage Commission (NAHC) on August 15, 2017.  A response 
received from the Xolon Salinan tribe indicated that the Tribe was not aware of known resources on the 
site, but preparation of a Phase I Archaeology report was requested for  the  project. 

Impacts. A Phase I archaeological survey was conducted for the project site by Thor Conway of 
Heritage Discoveries, Inc. in September, 2017. On September 13, 2017 Archaeologist Alison Bryson 
Deveraux completed a Phase I pedestrian survey of the project site. A standard surface survey was 
completed using 3-meter transect in all accessible areas. The survey areas were confirmed by 
Francisco Vargas of Kirk Consulting, and consisted of the listed A Road, B Road, and the to-be 
constructed house footprint. The survey was conducted in overcast weather with ground visibility 
ranging from good (at 60-80% visibility) to poor (0-10% visibility). Various native and non-native grasses, 
oak, poison oak, weeds and other vegetation were noted throughout the property. Additionally, the area 
was heavily modified by existing roads, graded access roads, and historic and modern ranching, as well 
as a current vineyard installation. 

The archaeological surface survey of the study area did not identify any cultural resources on the site. 
The literature search and records search also suggest that this part of the greater Salinas River Valley 
did not have geographical features, such as springs or major streams, or special food resource 
concentrations to attract prehistoric settlement. The closest nearby archaeological sites have been 
found on terraces directly above streams flowing into the Salinas River or at the mouth of streams. 

Based on the negative results of the intensive surface survey and the negative findings of other nearby 
archaeological surveys, the Phase I study recommended that no further cultural resource studies be 
required for this project. 

  

Mitigation/Conclusion.  No historical resources or unique archaeological resources, as defined by the 
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California Environmental Quality Act, have been identified previously within or adjacent to the project 
site. Based on the consultation with the tribal representative, it was agreed that LUO Section 20.10.040 
standards for archeological resources discovery during construction activities are sufficient to mitigate 
potential impacts to cultural resources, in the event of a discovery. No significant cultural resource 
impacts are expected to occur, and no mitigation measures above what are already required by 
ordinance are necessary.   
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6.  GEOLOGY AND SOILS 
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Result in exposure to or production of 
unstable earth conditions, such as 
landslides, earthquakes, liquefaction, 
ground failure, land subsidence or 
other similar hazards? 

    

b) Be within a California Geological 
Survey “Alquist-Priolo” Earthquake 
Fault Zone”, or other known fault 
zones*? 

    

c) Result in soil erosion, topographic 
changes, loss of topsoil or unstable soil 
conditions from project-related 
improvements, such as vegetation 
removal, grading, excavation, or fill? 

    

d) Include structures located on expansive 
soils? 

    

e) Be inconsistent with the goals and 
policies of the County’s Safety Element 
relating to Geologic and Seismic 
Hazards? 

    

f) Preclude the future extraction of 
valuable mineral resources? 

    

g) Other:             

*  Per Division of Mines and Geology Special Publication #42 

 

Setting.  The following relates to the project's geologic aspects or conditions: 

Topography:  Gently sloping to steeply sloping  

Within County’s Geologic Study Area?:  No   

Landslide Risk Potential:  Moderate to high 

Liquefaction Potential:  Low  

Nearby potentially active faults?:  No   Distance?        

Area known to contain serpentine or ultramafic rock or soils?:  No   

Shrink/Swell potential of soil:  Moderate  to high 

Other notable geologic features?  None  

 

The following geotechnical reports were prepared for the project: 

• A geotechnical investigation of March, 2017 by Beacon Geotechnical, Inc. This study presents 
the result of subsurface exploration, laboratory testing and recommendations for geotechnical 
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engineering aspects of the project design. 
• Geological Characterization Report, John Helms, CEG, October, 2017. The main objective of 

this study was to evaluate the slope conditions of the site with respect to the proposed roadway 
and residence design. 

Both studies incorporate the findings and recommendations of peer review conducted under the 
direction of the County Geologist. The following discussion is a summary of the findings and 
recommendations of these studies. 

The proposed access roads will cross five ephemeral drainages. Topographically the site contains 
relatively flat to very steep areas that contain brush and trees. Soils of the project area are described in 
section 2, Agricultural Resources and are generally light brown sandy clayey Monterey Shale overlain 
by dark brown sandy clayey silt. Groundwater was not encountered to a maximum depth of 40 feet.  

This portion of Central California is subject to significant seismic hazards from moderate to large 
earthquake events. Ground shaking resulting from earthquakes is the primary geologic hazard at the 
project site. Ground displacement resulting from faulting is a potential hazard at or near faults. The site 
does not lie within an Earthquake Fault Zone identified on a State of California Earthquake Fault Zone 
Map. The nearest active fault to the project site is the Rinconada Fault which is about 6.8 kilometers to 
the south. 

A sedimentation and erosion control plan is required for all construction and grading projects (LUO Sec. 
22.52.120, CZLUO Sec. 23.05.036) to minimize these impacts. When required, the plan is prepared by 
a civil engineer to address both temporary and long-term sedimentation and erosion impacts. A 
drainage plan was prepared for the proposed access road and is included as part of the project 
description. The grading and drainage plan incorporates culverts sized to convey the runoff under the 
access road while preventing erosion and sedimentation. 

Impact. The roadways will be 12 - 16 feet wide and will require grading and the installation of seven 
culverts associated with four ephemeral drainages. Grading will disturb approximately 4.61 acres and 
will result in 7,770 cubic yards of cut and 5,790 cubic yards of fill (13,560 cy, total). 

Liquefaction. Based on the quality and conditions of the in-place soils and the absence of groundwater 
in the boring explorations, the geotechnical studies conclude that the potential for liquefaction and/or 
lateral spreading is low. 

Landslides/Slope Stability. The site topography and exposed soil types indicate that the potential for 
landslides is minimal at this site. Furthermore, no evidence of previous landslides was observed at the 
site. However, the potential for earthquake induced landslides is considered moderate. 

Erosion. As discussed above, the project will result in the disturbance of approximately 4.61 acres. 
Based on the NRCS soil survey, soils covering the project site exhibit a moderate susceptibility for 
erosion. According to the preliminary grading plan for the project, the finish grades will result in 
manufactured slopes that would be subject to erosion. Construction of the access roads and building 
site and the compaction of the soils would also result in a slight increase to the volume and velocity of 
runoff when compared to existing conditions. The additional runoff could result in erosion and 
sedimentation. Grading activities and the construction of the access roadway are subject to the 
provisions of the California Building Code and County standards for grading and road construction. The 
entire project site is located outside the 100-year floodplain of the ephemeral creeks. The project site is 
not located within an extractive zone, and no mineral resources are known to be present within the 
project site. 
 
The project was reviewed by Public Works (letter from Glen Marshall, August 22, 2017). The project will 
be required to provide a grading and drainage plan prior to grading permit issuance. 
 
The project plans, Beacon geotechnical engineering report and the Geological Characterization Report 
prepared by John Helms  were reviewed by the County Geologist, Brian Papurello (letter dated January 
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3, 2018). The County Geologist recommends that the project engineering geologist and the project 
geotechnical engineer provide written verification of conformance of the construction plans with the 
geological characterization report and the geotechnical engineering report, prior to issuance of grading 
or construction permits.   
 

Mitigation/Conclusion. Due to the presence of low density soils and a cut/fill situation at the proposed 
access roads location, overexcavation and recompaction of soils along the access road will be 
necessary to decrease the potential for differential settlement and to provide more stable roadway 
conditions. However, compliance with relevant provisions of the Building Code and Land Use 
Ordinance, along with the recommendations of the geotechnical study, will ensure that no significant 
impacts associated with unstable earth conditions, earthquakes or ground failure will occur. There is no 
evidence that measures above what will already be required by ordinance or codes are needed. 

Compliance with relevant provisions of the Building Code and Land Use Ordinance (described in the 
Setting, above) will address potential impacts to erosion.  
 
With implementation of the recommendation of the County Geologist through the building permit 
process, the project’s potential for geology and soils impacts will be less than significant.  No additional 
mitigation measures are necessary. 
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7.  HAZARDS & HAZARDOUS 
MATERIALS - Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Create a hazard to the public or the 
environment through the routine 
transport, use, or disposal of hazardous 
materials? 

    

b) Create a hazard to the public or the 
environment through reasonably 
foreseeable upset and accident 
conditions involving the release of 
hazardous materials into the 
environment? 

    

c) Emit hazardous emissions or handle 
hazardous or acutely hazardous 
materials, substances, or waste within 
¼-mile of an existing or proposed 
school? 

    

d) Be located on, or adjacent to, a site 
which is included on a list of hazardous 
material/waste sites compiled pursuant 
to Gov’t Code 65962.5 (“Cortese List”), 
and result in an adverse public health 
condition? 

    

e) Impair implementation or physically 
interfere with an adopted emergency 
response or evacuation plan? 

    

f) If within the Airport Review designation, 
or near a private airstrip, result in a 
safety hazard for people residing or 
working in the project area? 

    

g) Increase fire hazard risk or expose 
people or structures to high wildland 
fire hazard conditions? 

    

h) Be within a ‘very high’ fire hazard 
severity zone? 

    

i)  Be within an area classified as a ‘state 
responsibility’ area as defined by 
CalFire? 

    

j) Other:             

 

Setting.  The State of California Hazardous Waste and Substances Site List (also known as the  
“Cortese List”) is a planning document used by state and local agencies and developers to comply with 
the siting requirements prescribed by federal, State, and local regulations relating to hazardous 
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materials sites. A search of the Cortese database conducted in September, 2017 revealed no active 
sites in the vicinity, including the project site.  
 
The project is not within an Airport Review area.  
 
According to the CalFire map of fire hazard severity zones for San Luis Obispo County, the project site 
is located in an area where the fire risk is Very High. It will take approximately 10-15 minutes to respond 
to a call from the fire station located in Templeton. 
 

Impact.  Grading activities may involve the use of oils, fuels and solvents. In the event of a leak or spill, 
persons, soil, and vegetation down-slope from the site may be affected. The use, storage, and transport 
of hazardous materials is regulated by the Department of Toxic Substances Control (DTSC) (22 Cal. 
Code of Regulations Section 66001, et seq.). The use of hazardous materials on the project site for 
construction and maintenance is required to be in compliance with local, state, and federal regulations.  

The project was reviewed by CalFIRE. No portion of any roadway providing access to the proposed 
residence may exceed 16% grade. Road A (the multi-use road for agriculture and SFR access) has 
been designed to meet CalFIRE access and turnaround requirements. In addition, the roadways and 
future home construction are required to comply with the California Building Code. Regarding road 
impacts, the project has been reviewed by County Public Works, which is discussed further in the 
Transportation section. 

 The project is not expected to conflict with any regional emergency response or evacuation plan.  

Mitigation/Conclusion.  Although the project is located within a Very High Fire Hazard area, the project 
is not expected to result in a significant impact related to fire hazards because: 

• Residential construction will be required to comply with CalFire standards for fire sprinklers, 
water storage, fuel clearance and the design of the residential access road.   

• Construction of the ranch road extension beyond the residential pad consistent with CalFire 
standards is expected to improve response times for fire protection to the interior of the project 
site.  

No additional mitigation measures are required.   

Compliance with existing regulations and code requirements will ensure potential impacts associated 
with hazards and hazardous materials impacts will be less than significant. 
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8.  NOISE 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Expose people to noise levels that 
exceed the County Noise Element 
thresholds? 

    

b) Generate permanent increases in the 
ambient noise levels in the project 
vicinity?  

    

c) Cause a temporary or periodic increase 
in ambient noise in the project vicinity? 

    

d) Expose people to severe noise or 
vibration? 

    

e) If located within the Airport Review 
designation or adjacent to a private 
airstrip, expose people residing or 
working in the project area to severe 
noise levels? 

    

f) Other:             

 

Setting. The project is located in a rural area of the County surrounded by grazing and agricultural 
operations. The nearest sensitive receptors in the area are located over 1,000 feet from any roadway 
construction; the prevailing land use in the area is agriculture. The primary noise source in the area is 
roadway noise on Santa Rita Road and ongoing agricultural activities.  

The Noise Element includes projections for future noise levels from known stationary and vehicle-
generated noise sources. According to the Noise Element, the project lies within an area where future 
noise levels are expected to remain within an acceptable threshold.  

Impact.  

Construction Impacts. Construction activities may involve the use of heavy equipment for grading and 
for the delivery and movement of materials on the project site. The use of construction machinery will 
also be a source of noise. Construction-related noise impacts would be temporary and localized. 
However, the nearest sensitive receptors in the area are more than 1,000 feet away. County regulations 
limit the hours of construction to day time hours between 7:00 AM and 9:00 PM weekdays, and from 
8:00 AM to 5:00 PM on weekends. 

Operational Impacts. Following construction, noise generated by the vehicular traffic on the access road 
would be comparable to the background noise generated by ongoing agricultural operations. 

Mitigation/Conclusion.  Compliance with County standards for the management of construction noise 
will ensure impacts to surrounding residences will be less than significant. No additional mitigation 
measures are recommended. 



 

 

 County of San Luis Obispo, Initial Study Page 43 
 

9.  POPULATION/HOUSING 
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Induce substantial growth in an area 
either directly (e.g., construct new 
homes or businesses) or indirectly 
(e.g., extension of major 
infrastructure)? 

    

b) Displace existing housing or people, 
requiring construction of replacement 
housing elsewhere? 

    

c) Create the need for substantial new 
housing in the area? 

    

d) Other:             

 

Setting In its efforts to provide for affordable housing, the county currently administers the Home 
Investment Partnerships (HOME) Program and the Community Development Block Grant (CDBG) 
program, which provides limited financing to projects relating to affordable housing throughout the 
county. The County’s Inclusionary Housing Ordinance requires provision of new affordable housing in 
conjunction with both residential and nonresidential development and subdivisions. 

Impact/Mitigation/Conclusion.  No significant population and housing impacts are anticipated. The 
project involves the construction of access roadways and residential building pad for two  single family 
residences at an existing ranch. The project will mitigate its cumulative impact to the shortage of 
affordable housing stock by providing affordable housing unit(s) either on-site and/or by payment of the 
in-lieu fee (residential projects), or housing impact fee (commercial projects)].  No mitigation measures 
are necessary. 
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10.  PUBLIC SERVICES/UTILITIES 
 Will the project have an effect upon, or 

result in the need for new or altered public 
services in any of the following areas: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Fire protection?     

b) Police protection (e.g., Sheriff, CHP)?     

c) Schools?     

d) Roads?     

e) Solid Wastes?     

f) Other public facilities?           

g) Other:             

Setting.  The project area is served by the following public services/facilities:  

Police:  County Sheriff  Location:  Templeton Approximately 10  miles to the north west  

Fire:    CalFIRE Hazard Severity:  Very High  Response Time:  10-15 minutes for 
CalFire.  

Location:  Templeton 

School District:  Templeton Unified School District, San Luis Obispo Joint Community College District 

   

Setting. The project site is located on a ranch which is provided with the full range of public services.  
The project site is located within the Templeton Road Fee Area.  

Impact.  The project involves the construction of access roadways and residential pad grading for new 
residential  construction on an existing ranch. No significant project-specific impacts to utilities or public 
services were identified.  This project, along with others in the area, will have a cumulative effect on 
police/sheriff and fire protection, roads and schools.  The project’s direct and cumulative impacts are 
within the general assumptions of allowed use for the subject property that was used to estimate the 
fees in place. 

 
Mitigation/Conclusion.  To mitigate the demand for new or expanded public facilities caused by 
development, the County has adopted development impact fees in accordance with Government Code 
Section 66000 et seq.. Under this program private development is required to pay a fee that is 
proportional to the incremental demand for a particular facility needed to serve such development. The 
amount of the fees must be justified by a supporting study (fee justification study) which identifies the 
new or expanded facilities needed to serve expected demand into the future and apportions these costs 
to new development. New development is required to pay the appropriate fees for new or expanded 
public facilities commensurate with the type and size of development. The project’s direct and 
cumulative impacts are within the general assumptions for allowable uses for the subject property that 
was used to estimate the county’s impact fees.  

Payment of the required impact fees will mitigate the project’s direct and cumulative impacts. 
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11.  RECREATION 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Increase the use or demand for parks 
or other recreation opportunities? 

    

b) Affect the access to trails, parks or 
other recreation opportunities?  

    

c) Other             

 

Setting. The County has adopted a Parks and Recreation Element and a Trails Plan for the purpose of 
establishing a trail system serving the unincorporated areas of the County.  
 
Impact.  Based on the project description, the proposed project will not create a significant need for 
additional park, Natural Area, and/or recreational resources. The Trails Plan shows a potential trail 
corridor along Santa Rita Road which may affect the project property, however the proposed 
improvement location is approximately 4,000 feet south of Santa Rita Road and would not affect any 
future trail alignment. As discussed in Section 10. Public Services/Utilities cumulative impacts to public 
facilities and services are addressed through the payment of fees for new residential  construction.  

 

Mitigation/Conclusion.  The construction area is not in a location that will affect any trail, park, 
recreational resource, and/or Natural Area. No significant recreation impacts are anticipated, and no 
mitigation measures are necessary beyond the application of building regulations and the payment of 
applicable fees.  
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12. TRANSPORTATION/CIRCULATION 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Increase vehicle trips to local or areawide 
circulation system? 

    

b) Reduce existing “Level of Service” on 
public roadway(s)? 

    

c) Create unsafe conditions on public 
roadways (e.g., limited access, design 
features, sight distance, slow vehicles)? 

    

d) Provide for adequate emergency access?     

e)  Conflict with an established measure of 
effectiveness for the performance of the 
circulation system considering all modes 
of transportation (e.g. LOS, mass transit, 
etc.)? 

    

f)  Conflict with an applicable congestion 
management program? 

    

g) Conflict with adopted policies, plans, or 
programs regarding public transit, 
bicycle, or pedestrian facilities, or 
otherwise decrease the performance or 
safety of such facilities? 

    

h) Result in a change in air traffic patterns 
that may result in substantial safety risks? 

    

i) Other:             

 

Setting. The project site is located entirely on private property within the Moondance Partners LP 
property. Access to the ranch is provided by Acorn Springs Road from Santa Rita Road from the north. 
Traffic counts taken by the County on Santa Rita Road in May, 2015 showed an afternoon peak traffic 
volume of 1,415. Both roadways are currently operating at an acceptable level of service in the project 
vicinity. The project site currently has no residences and generates a very low volume of traffic 
associated with ongoing agricultural operations. 

Impacts.   

Construction Impacts. Construction related traffic will consist of the delivery of construction machinery 
to the project site and the delivery of materials. Based on the project application materials, it is expected 
that as many as 3 workers may be arriving and leaving the project site on a typical construction work 
day. The temporary increase in traffic is not expected to reduce the currently-acceptable level of service.  

Operational Impacts. Once the access road is completed, it will be used periodically for agricultural 
operations and to provide access to the proposed single family residence, farm support quarters and 
guest house. Under County regulations, the project site is allowed up to three single family dwellings 
under the terms of the Williamson Act contracts on the two legal parcels.  Each residence can generate 
up to 9.8 trips per day for a total of 29.4 average daily trips. The additional trips are not expected to 
adversely impact Acorn Springs Road or Santa Rita Road.  
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Mitigation/Conclusion. The project will have a less than significant impact on transportation systems 
serving the project site.  

13.  WASTEWATER 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Violate waste discharge requirements 
or Central Coast Basin Plan criteria for 
wastewater systems? 

    

b) Change the quality of surface or ground 
water (e.g., nitrogen-loading, day-
lighting)? 

    

c) Adversely affect community wastewater 
service provider? 

    

d) Other:             

Setting. The proposed development of a primary residence, a guesthouse and Farm Support Quarters 
will be served by onsite wastewater disposal system.  Regulations and guidelines on proper wastewater 
system design and criteria are found within the County’s Plumbing Code (hereafter CPC; see Chapter 
7 of the Building and Construction Ordinance [Title 19]), the “Water Quality Control Plan, Central Coast 
Basin” (Regional Water Quality Control Board [RWQCB] hereafter referred to as the “Basin Plan”), and 
the California Plumbing Code.  These regulations include specific requirements for both on-site and 
community wastewater systems.  These regulations are applied to all new wastewater systems. 

For on-site septic systems, there are several key factors to consider for a system to operate 
successfully, including the following: 

� Sufficient land area (refer to County’s Land Use Ordinance or Plumbing Code) – depending on 
water source, parcel size minimums will range from one acre to 2.5 acres; 

� The soil’s ability to percolate or “filter” effluent before reaching groundwater supplies (30 to 120 
minutes per inch is ideal);  

� The soil’s depth (there needs to be adequate separation from bottom of leach line to bedrock [at 
least 10 feet] or high groundwater [5 feet to 50 feet depending on percolation rates]); 

� The soil’s slope on which the system is placed (surface areas too steep creates potential for 
daylighting of effluent); 

� Potential for surface flooding (e.g., within 100-year flood hazard area); 

� Distance from existing or proposed wells (between 100 and 250 feet depending on 
circumstances); and 

� Distance from creeks and water bodies (100-foot minimum). 

To assure a successful system can meet existing regulation criteria, proper conditions are critical.  
Above-ground conditions are typically straight-forward and most easily addressed.  Below ground 
criteria may require additional analysis or engineering when one or more factors exist:   

� the ability of the soil to “filter” effluent is either too fast (percolation rate is faster or less than 30 
minutes per inch and has “poor filtering” characteristics) or is too slow (slower or more than 120 
minutes per inch);  
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� the topography on which a system is placed is steep enough to potentially allow “daylighting” of 
effluent downslope; or  

� the separation between the bottom of the leach line to bedrock or high groundwater is 
inadequate.  

Based on Natural Resource Conservation Service (NRCS) Soil Survey map, the soil type(s) for the area 
of the project building site is Linne-Calodo complex, 30 to 50 percent slopes, as listed in the previous 
Agricultural Resource section.  The main limitation(s) of this soil for wastewater effluent include:  

--shallow depth to bedrock, which is an indication that there may not be sufficient soil depth 
to provide adequate soil filtering of effluent before reaching bedrock.  Once effluent reaches 
bedrock, the chances increase for the effluent to infiltrate cracks that could lead directly to 
groundwater source or surrounding wells without adequate filtering, or allow for daylighting of 
effluent where bedrock is exposed to the earth’s surface.  In this case, an engineered 
wastewater system featuring deep-bore dry wells are proposed to meet the basin plan criteria. 

--steep slopes, where portions of the soil unit contain slopes steep enough to result in potential 
‘daylighting’ of wastewater effluent.  In this case, the dry well systems are located within close 
proximity of steep slopes where some potential of effluent ‘daylighting’ exists. A registered civil 
engineer familiar with wastewater systems, shall prepare an analysis that shows the location 
and depth of the of he engineered system will have no potential for ‘daylighting’ of effluent.  

--slow percolation, where fluids will percolate too slowly through the soil for the natural 
processes to effectively break down the effluent into harmless components.  The Basin Plan 
identifies the percolation rate should be greater than 30 and less than 120 minutes per inch.  In 
this case, due to limited surface percolation, the applicant proposes to submit plans for an 
engineered wastewater system (of acceptable design by RWQCB) that shows how the 
CPC/Basin Plan criteria can be met. 

Impacts/Mitigation.  Based on the following project conditions or design features, wastewater impacts 
are considered less than significant:  

� The project has sufficient land area per the County’s Land Use Ordinance to support an on-site 
system; 

� The proposed engineered drywells can be designed to ensure adequate separation between 
the bottom of the dry well to bedrock or high groundwater; 

� The soil’s slope is less than 20%;  

� The proposed building site is well outside of the 100-year flood hazard area; 

� There is adequate distance between the proposed wastewater disposal system and existing or 
proposed wells; 

� The building site and wastewater disposal areas are at least 100 feet from creeks and water 
bodies. 

Based on the above discussion and information provided, the site appears to be able to support an on-
site system that will meet CPC/Basin Plan requirements.  Prior to building permit issuance and/or final 
inspection of the wastewater system, the applicant will need to show to the county compliance with the 
County Plumbing Code/ Central Coast Basin Plan, including any above-discussed information relating 
to potential constraints.  Therefore, based on the project being able to comply with these regulations, 
potential groundwater quality impacts are considered less than significant. 

Mitigation/Conclusion.  Given that the site is suitable to accommodate the proposed wastewater 
system and the engineered drywell system will be required to be designed to comply with building 
code requirements, no mitigation measures are necessary.



 

 

 County of San Luis Obispo, Initial Study Page 49 
 

14.  WATER & HYDROLOGY 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

QUALITY 

a) Violate any water quality standards? 
    

b) Discharge into surface waters or otherwise 
alter surface water quality (e.g., turbidity, 
sediment, temperature, dissolved oxygen, 
etc.)? 

    

c) Change the quality of groundwater (e.g., 
saltwater intrusion, nitrogen-loading, etc.)? 

    

d) Create or contribute runoff water which would 
exceed the capacity of existing or planned 
stormwater drainage systems or provide 
additional sources of polluted runoff? 

    

e) Change rates of soil absorption, or amount or 
direction of surface runoff? 

    

f) Change the drainage patterns where 
substantial on- or off-site sedimentation/ 
erosion or flooding may occur? 

    

g) Involve activities within the 100-year flood 
zone? 

    

QUANTITY 

h) Change the quantity or movement of available 
surface or ground water? 

    

i) Adversely affect community water service 
provider? 

    

j) Expose people to a risk of loss, injury or 
death involving flooding (e.g., dam failure, 
etc.), or inundation by seiche, tsunami or 
mudflow? 

    

k) Other:             

 

Setting. The project site is located on a gently to steeply sloping terrain covered with annual grasses 
and forbs and oak woodlands.  

       Santa Rita Creek and Paso Robles Creek are located about 1.0 mile to the north.  In addition, the 
proposed roadways cross five ephemeral drainages. As described in the NRCS Soil Survey, the soil 
surface is considered to have moderate    erodibility.      

Projects involving more than one acre of disturbance are subject to preparing a Storm Water Pollution 
Prevention Plan (SWPPP) to minimize on-site sedimentation and erosion.  When work is done in the 
rainy season, the County’s Land Use Ordinance requires that temporary erosion and sedimentation 
measures to be installed. 
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DRAINAGE – The following relates to the project’s drainage aspects: 

Within the 100-year Flood Hazard designation? No   

Closest creek?  Santa Rita Creek Distance?  About 1.0 miles north of the project site. 

Soil drainage characteristics:  Not well drained     

For areas where drainage is identified as a potential issue, the Land Use Ordinance (LUO Sec. 
22.52.110) includes a provision to prepare a drainage plan to minimize potential drainage impacts.  
When required, this plan would need to address measures such as:  constructing on-site retention or 
detention basins, or installing surface water flow dissipaters. This plan would also need to show that 
the increased surface runoff would have no more impacts than that caused by historic flows. 

SEDIMENTATION AND EROSION – Soil type, area of disturbance, and slopes are key aspects to 
analyzing potential sedimentation and erosion issues.  The project’s soil types and descriptions are 
listed in the previous Agriculture section under “Setting”.  As described in the NRCS Soil Survey, the 
project’s soil erodibility is as follows:  

Soil erodibility:  Moderate    

A sedimentation and erosion control plan is required for all construction and grading projects (LUO Sec. 
22.52.120) to minimize these impacts. When required, the plan is prepared by a civil engineer to 
address both temporary and long-term sedimentation and erosion impacts.  Projects involving more 
than one acre of disturbance are subject to the preparation of a Storm Water Pollution Prevention Plan 
(SWPPP), which focuses on controlling storm water runoff.  The Regional Water Quality Control Board 
is the local extension who monitors this program. 

Impact – Water Quality/Hydrology   

As discussed in the project description, the project will involve construction of 1.3 miles of roadways 
with seven culverts, and a residential pad for construction of two residences and a guest house. The 
area of disturbance will be 4.61 acres and will include 13,560 cy of cut and fill. 

A drainage plan was prepared for the proposed access roads and is included as part of the project 
description. The grading and drainage plan incorporates the following features to control erosion and 
sedimentation and protect surface and groundwater quality: 

• Graded areas and stockpiles will protected by employing best management practices, including 
the use of fiber rolls and straw bale dikes and other measures as required by the NPDES permit.  

• Graded areas will be hydroseeded as soon as practical following construction; 
• The number of culverts has been minimized. Culverts are sized to the minimum length feasible 

and include biodegradable fabric; 
• All staging areas are a minimum 100 feet from water bodies;  

With regards to project impacts on water quality the following conditions apply: 

� Approximately 4.61 acres of site disturbance is proposed and the movement of approximately 
13,560 cubic yards of material; 

� The project will be subject to standard County requirements for drainage, sedimentation and 
erosion control for construction and permanent use; 

� The project is not within a 100-year Flood Hazard designation; 

� The project includes a new access road with riparian crossings to be constructed within 100 feet 
of an onsite creek or surface water body subject to  CDFW permitting requirements; 

� All disturbed areas will be permanently stabilized with impermeable surfaces and landscaping; 

� Bioswales will be installed as a part of the drainage plan; 



 

 

 County of San Luis Obispo, Initial Study Page 51 
 

� Stockpiles will be properly managed during construction to avoid material loss due to erosion; 

� All hazardous materials and/or wastes will be properly stored on-site, which include secondary 
containment should spills or leaks occur; 

Compliance with relevant provisions of the Building Code and Land Use Ordinance, along with the 
recommendations of the drainage plan submitted with the project, will ensure impacts to water quality 
and hydrology from new construction will be less than significant 

Impact -- Water Quantity 

Based on the project scope (limited to  impacts of  grading for access and residential pad development) 
and the proposed development of one primary residence, one farm  support quarters and  one 
guesthouse,  as calculated on the County’s water usage worksheet (using 2.5 residences for the 
proposed residential complex), the project’s domestic water usage for residential  development is 
estimated as follows: 

 Indoor:   0.45 acre feet/year (AFY); 
 Outdoor:   1.57 AFY 
 Total Use:   1.95 AFY 
Water Conservation:  0 AFY 
Total Use w/ Conservation: 1.95 AFY 

Sources used for this estimate include one or more of the following references:  County’s Land Use Ordinance, 2000 Census 
data, Pacific Institute studies (2003), City of Santa Barbara Water Demand Factor & Conservation Study ‘User Guide’ (1989). 

 

As depicted above, the project is anticipated to create an additional water demand of approximately 
1.95 acre-feet per year for proposed residential development. The site is located within the 
Atascadero/Templeton Water Planning Area, and is not within the Paso Robles Groundwater basin.  
The applicant is required to provide satisfactory evidence of water availability and receive clearance  
from County Environmental Health for the domestic water supply prior to building permit issuance.   

 

Mitigation/Conclusion.  As specified above for water quality, existing regulations and/or required plans 
will adequately address surface water quality impacts during construction and permanent use of the 
project. No additional measures above what are required or proposed are needed to protect water 
quality. 

Based on the land use, amount of water proposed to be used and onsite water source, the applicant  
can demonstrate availability of adequate water supply to serve the project.  No additional measures 
above what will already be required by ordinance were determined necessary. 

 

  



 

 County of San Luis Obispo, Initial Study Page 52 

15.  LAND USE 
 Will the project: 

Inconsistent Potentially 
Inconsistent 

Consistent Not 
Applicable 

a) Be potentially inconsistent with land use, 
policy/regulation (e.g., general plan 
[County Land Use Element and 
Ordinance], local coastal plan, specific 
plan, Clean Air Plan, etc.) adopted to avoid 
or mitigate for environmental effects? 

    

b) Be potentially inconsistent with any 
habitat or community conservation plan? 

    

c) Be potentially inconsistent with adopted 
agency environmental plans or policies 
with jurisdiction over the project? 

    

d) Be potentially incompatible with 
surrounding land uses? 

    

e) Other:             

 

Setting/Impact.  Surrounding uses are identified on Page 2 of the Initial Study.  The proposed project 
was reviewed for consistency with policy and/or regulatory documents relating to the environment and 
appropriate land use (e.g., County Land Use Ordinance, etc.). The project was found to be consistent 
with these documents (refer also to Exhibit A on reference documents used). 

The proposed project is subject to the following Planning Area Standard(s) as found in the County’s 
LUO: 

1. LUO Section 22.10.040: Archaeological Resources 
2. LUO Section 22.10.120: Noise Standards 
3. LUO Section 22.10.155 Stormwater Management 
4. LUO Section 22.10.180: Water Quality 
5. LUO Section 22.52: Grading and Drainage 

 

The project is not within or adjacent to a Habitat Conservation Plan area.  The project is consistent or 
compatible with the surrounding uses as summarized on page 2 of this Initial Study. 

The project site is currently undergoing conversion to a more intensive agricultural use (e.g. vineyards).  
The physical conversion from one agricultural use to a new use does not involve a discretionary action 
by the County and thus is not a land use regulated by the County.  The project evaluated in this Initial 
Study is limited to the activities and improvements associated with the proposed grading permit 
(PMT2017-00144). 

Mitigation/Conclusion.  No inconsistencies were identified and therefore no additional measures 
above what will already be required were determined necessary. 
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16.  MANDATORY FINDINGS OF 
SIGNIFICANCE 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

 
a) Have the potential to degrade the quality of the environment, substantially reduce the 

habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or animal community, reduce the number 
or restrict the range of a rare or endangered plant or animal or eliminate important 
examples of the major periods of 

  California history or pre-history?     
 
b) Have impacts that are individually limited, but cumulatively considerable?  

(“Cumulatively considerable" means that the incremental effects of a project are 
considerable when viewed in connection with the effects of past projects, the effects of 
other current projects, and the effects  

 of probable future projects)      
 
c) Have environmental effects which will cause substantial adverse effects on human  

  beings, either directly or indirectly?                                                   
      

For further information on CEQA or the County’s environmental review process, please visit the 
County’s web site at “www.sloplanning.org” under “Environmental Information”, or the California 
Environmental Resources Evaluation System at:  http://www.ceres.ca.gov/topic/env_law/ceqa/guidelines  
for information about the California Environmental Quality Act. 
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Exhibit A - Initial Study References and Agency Contacts 

The County Planning Department has contacted various agencies for their comments on the proposed 
project.  With respect to the subject application, the following have been contacted (marked with an 
) and when a response was made, it is either attached or in the application file: 

Contacted Agency Response 

 County Public Works Department In File**      

 County Environmental Health Services Not Applicable      

 County Agricultural Commissioner's Office Not Applicable      

 County Airport Manager Not Applicable      

 Airport Land Use Commission Not Applicable      

 Air Pollution Control District Not Applicable      

 County Sheriff's Department Not Applicable      

 Regional Water Quality Control Board Not Applicable      

 CA Coastal Commission Not Applicable      

 CA Department of Fish and Wildlife None      

 CA Department of Forestry (Cal Fire) None      

 CA Department of Transportation Not Applicable      

     Community Services District Not Applicable      

 Other TAAG In File**      

 Other AB52 Tribal Consult In File**      
     ** “No comment” or “No concerns”-type responses are usually not attached 

The following checked (“ ”) reference materials have been used in the environmental review for the 
proposed project and are hereby incorporated by reference into the Initial Study.  The following 
information is available at the County Planning and Building Department.  

 Project File for the Subject Application 
County documents 

 Coastal Plan Policies 
 Framework for Planning (Coastal/Inland) 
 General Plan (Inland/Coastal), includes all 

maps/elements; more pertinent elements:  
  Agriculture Element 
  Conservation & Open Space Element 
  Economic Element 
  Housing Element 
  Noise Element 
  Parks & Recreation Element/Project List 
  Safety Element  

 Land Use Ordinance (Inland/Coastal) 
 Building and Construction Ordinance 
 Public Facilities Fee Ordinance 
 Real Property Division Ordinance 
 Affordable Housing Fund 
       Airport Land Use Plan 
 Energy Wise Plan 
 North County Area Plan/Adelaida Sub Area  

        

         Design Plan 
         Specific Plan 
 Annual Resource Summary Report 
       Circulation Study 

Other documents 
 Clean Air Plan/APCD Handbook 
 Regional Transportation Plan 
 Uniform Fire Code 
 Water Quality Control Plan (Central Coast 

Basin – Region 3) 
 Archaeological Resources Map 
 Area of Critical Concerns Map 
 Special Biological Importance Map 
 CA Natural Species Diversity Database 
 Fire Hazard Severity Map 
 Flood Hazard Maps 
 Natural Resources Conservation Service Soil 

Survey for SLO County 
 GIS mapping layers (e.g., habitat, streams, 

contours, etc.) 
 Other       
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In addition, the following project specific information and/or reference materials have been considered 
as a part of the Initial Study: 

 
Technical Studies 
 
Thor Conway, Heritage Discoveries, Inc., August 17, 2014, An Archaeological Surface Survey of Road 
Corridors at Rocky Canyon, 6410 Rocky Canyon Road 
 
John Helms, CEG, October, 2017,  Geological Characterization Report for Proposed Driveways and 
Single Family Residence3, 1835 Santa Rita Road 
 
Beacon Geotechnical, Inc., March 2017, Geotechnical Engineering Report For Proposed Single  Family 
Residence and Access Road Santa Rita Road APN 039-261-052 
 
Beacon Geotechnical, Inc., letter of January 4, 2018, review of grading and foundation plans 
 
Terra Verde Environmental Consulting, LLC. December 2017, Amended Biological Resources 

Assessment 1835 Santa Rita Road Development Project 
 
LandSet Engineers, Inc., January 3, 2018, Review of Geological Characterizations Report, Moondance 
Partners Residence and Driveways 
 
Other Materials 
 
Application and associated materials 
 
Letter of September 30, 2016 from Kirk Consulting filing for amended agricultural exempt grading 
 
Terra Verde Environmental Consultants, LLC, January 3, 2018, Response to Incomplete Notification of 
Lake or Streambed Alteration Agreement Application for the Moondance Partners GP.
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Exhibit B - Mitigation Summary Table 

Aesthetics 

AES-1 At the time of application for construction permits, the applicant shall submit an Exterior 
Lighting Plan for County review and approval. The Plan shall define the height, location, and 
intensity of all exterior lighting. All lighting fixtures shall be positioned “down and into” the 
development, and shielded so that neither the lamp nor the related reflector interior surface is 
visible from surrounding properties. All lighting poles, fixtures, and hoods shall be dark colored.  
These measures shall be shown on applicable construction drawings prior to issuance of 
construction permits and permanent lighting shall be installed prior to final inspection. 

  

Air Quality 

AQ-1 Construction phase mitigation measures to control fugitive dust impacts shall be reproduced on 
grading and construction plans prior to permit issuance, and implemented throughout 
construction: 

a. Reduce the amount of the disturbed area where possible; 

b. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust from 
leaving the site and from exceeding the APCD’s limit of 20% opacity for greater than 3 
minutes in any 60 minute period. Increased watering frequency would be required whenever 
wind speeds exceed 15 mph. Reclaimed (non-potable) water should be used whenever 
possible; 

c. All dirt stock pile areas should be sprayed daily and covered with tarps or other dust barriers 
as needed; 

d. Permanent dust control measures identified in the approved project revegetation and 
landscape plans should be implemented as soon as possible, following completion of any 
soil disturbing activities; 

e. Exposed ground areas that are planned to be reworked at dates greater than one month 
after initial grading should be sown with a fast germinating, non-invasive, grass seed and 
watered until vegetation is established; 

f. All disturbed soil areas not subject to revegetation should be stabilized using approved 
chemical soil binders, jute netting, or other methods approved in advance by the APCD; 

g. All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as 
possible. In addition, building pads should be laid as soon as possible after grading unless 
seeding or soil binders are used; 

h. Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved surface 
at the construction site; 

i. All trucks hauling dirt, sand, soil, or other loose materials are to be covered or should 
maintain at least two feet of freeboard (minimum vertical distance between top of load and 
top of trailer) in accordance with CVC Section 23114; 

j. Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash off 
trucks and equipment leaving the site; 

k. Sweep streets at the end of each day if visible soil material is carried onto adjacent paved 
roads. Water sweepers shall be used with reclaimed water should be used where feasible. 
Roads shall be pre-wetted prior to sweeping when feasible; 

l. All PM10 mitigation measures required should be shown on grading and building plans; and, 
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m. The contractor or builder shall designate a person or persons to monitor the fugitive dust 
emissions and enhance the implementation of the measures as necessary to minimize dust 
complaints, reduce visible emissions below the APCD’s limit of 20% opacity for greater than 
3 minutes in any 60 minute period. Their duties shall include holidays and weekend periods 
when work may not be in progress. The name and telephone number of such persons shall 
be provided to the APCD Compliance Division prior to the start of any grading, earthwork or 
demolition. 

 

Biological Resources 

BIO-1 Environmental Awareness Training. An environmental awareness training shall be presented 
by a qualified biologist to all construction personnel prior to the start of project activities. The 
environmental training shall include an overview of special-status species and sensitive 
resources, such as oak trees, with potential to occur on the project site, habitat requirements, 
their protection status, and all mitigation measures required by the County and other permitting 
agencies. 

 

BIO-2  Prior to grading permit or residential construction permit issuance, an “Oak Tree Impact 
and Replacement Plan” prepared by a qualified professional (e.g., e.g., landscape contractor, 
certified arborist, nurseryman, botanist) shall be submitted for County review and approval, and 
construction drawings shall provide a ‘Native Oak Tree Inventory’ of all native trees within 50 
feet of the proposed project limits along with the other applicable replacement/ planting 
provisions specified within this measure.  The following requirements of this measure shall be 
reproduced on grading and construction plans:  

 

A. Prior to issuance of Permits: Grading and/or construction plans shall provide a ‘Native Oak 
Tree Inventory’ and show locations of all native trees within 50 feet of the proposed project 
limits (including ancillary elements, such as trenching).  Each tree shall be marked with one 
of the following: 1) to be removed, 2) to be impacted, or 3) to remain intact/protected.  This 
information should be noted in the “Native Oak Tree Impact and Replacement Plan”. 

B. Trees identified as ‘impacted’ or ‘to remain protected’ shall be marked in the field as such 
and protected to the extent possible. Protective fencing shall be placed at the dripline, be 
visible to work crews and be able to remain in good working order for the duration of the 
construction work. Waterproof signage at protective edge is recommended (e.g., “TREE 
PROTECTION AREA – STAY OUT”).  Grading, trenching, compaction of soil, construction 
material/equipment storage, or placement of fill shall not occur within these protected areas.   

C. To minimize impacts from tree trimming, the following approach shall be used:   

i. Removal of larger lower branches shall be minimized to 1) avoid making tree top heavy 
and more susceptible to “blow-overs” (due to wind), 2) reduce number of large limb cuts 
that take longer to heal and are much more susceptible to disease and infestation, 3) 
retain the wildlife that is found only in the lower branches, 4) retain shade to keep 
summer temperatures cooler (retains higher soil moisture, creates greater passive solar 
potential, provides better conditions for oak seedling volunteers) and 5) retain the natural 
shape of the tree. 

ii. If trimming is unavoidable, no more than 10% of the oak canopy shall be removed.   

iii. If trimming is done, either a skilled certified arborist will be used, or trimming techniques 
accepted by the International Society of Arboriculture will be used (Figure 1).  Unless a 
hazardous or unsafe situation exists, trimming will be done only during the winter for 
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deciduous species. 

D. Smaller native trees (smaller than 5 inches in diameter at four feet six inches above the 
ground) within the project area are considered to be of high importance, and where possible, 
will be protected. 

E. Per the ‘Native Oak Tree Inventory’ and “Native Oak Tree Impact and Replacement Plan” 
specified above, the applicant will be replacing “in-kind” trees prior to Final Inspection or 
Occupancy, at the following ratios: 

1. For each tree identified as impacted, two (2) seedlings will be planted.   

2. For each tree identified for removal, four (4) seedlings will be planted.   

3.  The total number of required replacement trees shall be identified and addressed 
in the Oak Tree Replacement Plan, and shall be installed per the requirements 
below, prior to Final Inspection or Building Occupancy. 

Alternatively, the Applicant has the option to pay a mitigation fee of $970.00 per oak tree 
removed, or $485.00 per tree impacted, to the State Department of Fish and Wildlife Oak 
Woodland fund, and provide a copy of the receipt to County Planning staff prior to Final 
Inspection or Occupancy.  

F. The following planting and maintenance measures for replacement trees will be incorporated 
in the Oak Tree Impact and Replacement Plan and shown on the grading or construction 
plans and implemented to improve successful establishment: 

1. Indicate the proposed areas for replacement planting;  

2. Providing and maintaining protection (e.g. tree shelters, tubing, caging) from animals 
(e.g., deer, rodents, etc.); 

3.  Regular mulching and weeding (minimum of once early Fall and once early Spring) of 
at least a three-foot radius out from plant; herbicides should be avoided; 

4. Adequate watering (e.g., drip-irrigation system).  Watering should be controlled so only 
enough is used to initially establish the tree, and reducing to zero over a three-year 
period; 

5. Avoidance of planting between April and September unless irrigation system with timer 
is provided, where trees are watered 1-gallon every four weeks (may vary for certain 
species); 

6. Applying standard planting procedures (e.g., planting nutrient tablets, initial deep 
watering, etc.).  

7. When planting with, or near, other landscaping, all landscape vegetation within the 
eventual mature oak tree root zone (25-foot radius of planted oak) will need to have 
similar water requirements as the (oak) (including no summer watering once 
established). 

G. The ‘Oak Tree Impact and Replacement Plan’ shall include success criteria and adaptive 
management provisions to ensure that at seven years from planting there is no net loss of 
trees when compared to those removed/ impacted and that those replanted trees are alive 
and in a vigorous and healthy condition. 

H. Prior to final inspection or building occupancy, verification shall be provided by the applicant 
with a letter to the County from a qualified individual (e.g., landscape contractor, arborist, 
nurseryman, botanist) stating that the County-required replacement/planting provisions 
specified in this measure have been adhered to and successfully completed.   
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BIO-3  Pre-construction Survey for Sensitive Wildlife. A qualified biologist shall conduct a pre-
activity survey(s) prior to the initiation of initial project activities to ensure special-status wildlife 
species are not present during the start of construction. In the event sensitive wildlife species 
are found, they shall be allowed to leave the area on their own volition or relocated (as 
permitted) to suitable habitat areas located outside the work area(s). If necessary, resource 
agencies will be contacted for further guidance. Preactivity surveys shall be conducted as 
follows: 

 
(A) American badger - A qualified biologist shall conduct a pre‐construction survey within 30 
days prior to the onset of construction activities within all suitable badger habitat. If new or 
active dens are discovered, they will be inspected to determine if they are currently occupied. 
Any potential badger dens shall be avoided during construction. If the biologist determines that 
a den may be active or occupied during the pre-construction survey, CDFW shall be contacted 
for further guidance. 
 
(B) Monterey dusky-footed woodrat - To protect Monterey dusky-footed woodrat, all woodrat 
houses within the project area shall be flagged and fenced with an avoidance area of no less 
than 10 feet. This shall occur prior to initial project activities. If woodrat houses cannot be 
avoided, CDFW shall be contacted for further guidance. 
 
(C) Lesser slender salamander and California legless lizard - To protect lesser slender 
salamander and California legless lizard, the disturbance area around the proposed residence 
and other disturbance areas under tree canopies shall be surveyed within 48 hours immediately 
prior to initial disturbance activities. The survey shall include gently raking leaf litter (e.g., under 
trees and shrubs) within the proposed impact area. Any individuals discovered during the 
surveys will be moved to a suitable habitat location on the property, well outside of the 
construction zone. If these species are unearthed during the later development phases, a 
biologist will be contacted and they will be relocated to suitable habitat areas that will not be 
disturbed by the remaining construction activities. 

 
BIO-4  Pre-construction Survey for Nesting Birds. If work is planned to occur between February 1 

and September 15, a qualified biologist shall survey the area for nesting birds within one week 
prior to activity beginning on site. If nesting birds are located on or near the proposed project 
site, they shall be avoided until they have successfully fledged. A non-disturbance buffer of 250 
feet will be placed around non-listed, passerine species, and a 500-foot buffer will be 
implemented for raptor species. All activity will remain outside of that buffer until a qualified 
biologist has determined that the young have fledged or that proposed construction activities 
would not cause adverse impacts to the nest, adults, eggs, or young. If the latter is decided, 
the biologist may recommend a suitable buffer and/or biological monitoring to implement during 
construction. If special-status avian species are identified, no work will begin until an 
appropriate buffer is determined in consultation with the local CDFW biologist, and/or the 
USFWS. 

 
BIO-5  Limitation on Work within Flowing Water. To protect CRLF, no work shall occur within any 

jurisdictional drainage feature during wet conditions. Wet conditions are defined by periods of 
flowing or ponded water or within 24 hours of forecast precipitation exceeding 0.25 inch in a 
single rain event. If work must occur during these conditions, a qualified biologist shall survey 
the work areas prior to the start of construction. 

 
BIO-5  Mitigation for Impacts to Sensitive Communities and Habitats. To protect drainage 

features and aquatic resources, construction activities shall occur only when conditions are dry.  
 
(A) For short-term, temporary stabilization, an erosion and sedimentation control plan shall be 
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developed outlining Best Management Practices (BMPs), which shall be implemented to 
prevent erosion and sedimentation into the channel during construction. Acceptable 
stabilization methods include the use of weed-free, natural fiber (i.e., non-monofilament) fiber 
rolls, jute or coir netting, and/or other industry standards. BMPs shall be installed and 
maintained for the duration of the project. 

 
(B) In addition, a compensatory mitigation plan shall be developed to offset permanent impacts 
to jurisdictional areas. Mitigation for CDFW and RWQCB jurisdictional impacts is 2:1 and 1:1 
(minimum) for permanent and temporary impacts, respectively. The exact details and 
performance criteria of the restoration plan shall be determined during agency coordination, as 
necessary. Stabilization and restoration measures may include the installation of BMPs and/or 
revegetation using native seed mixes and plantings. The following general measures are 
recommended to minimize impacts to sensitive resources: 

 
• The use of heavy equipment and vehicles shall be limited to the proposed project limits, 

roadway, and defined staging areas/access points. The boundaries of each work area 
shall be clearly defined and marked with visible flagging and/or fencing. No work shall 
occur outside these limits. 

• All equipment and materials shall be stored out of the streambed at the end of each 
working day, and secondary containment shall be used to prevent leaks and spills of 
potential contaminants from entering the stream. 

• During construction, washing of concrete, paint, or equipment and refueling and 
maintenance of equipment shall occur only in designated areas a minimum of 50 feet from 
all drainages and aquatic features. Sandbags and/or sorbent pads shall be available to 
prevent water and/or spilled fuel from entering drainages. In addition, all equipment and 
materials shall be stored/stockpiled away from the channel. Construction equipment shall 
be inspected by the operator on a daily basis to ensure that equipment is in good working 
order and no fuel or lubricant leaks are present. 

• Prior to project initiation, all applicable agency permits with jurisdiction over the project 
area (i.e., Corps, CDFW, RWQCB) should be obtained, as necessary. All additional 
mitigation measures required by these agencies would be implemented as necessary 
throughout the project. 

 
Geology and Soils 
 
GEO-1 Prior to Issuance of Grading or Construction Permits, the project Engineering Geologist and  

Geotechnical  Engineer shall review the  project improvement  plans and prepare a written 
review letter, each  certifying conformance with the recommendations of the project geological  
characterization and the  project geotechnical engineering report, consistent with the 
recommendations of the  County Geologist (Letter dated January 3,  2018). 
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LEGAL DESCRIPTION

APPLICABLE CODES

PROJECT STATISTICS

SITE MAP

SURVEYOR

GENERAL NOTES

1. No construction shall be started without plans approved by the County
Building Department. The Building Department shall be notified at least 24
hours prior to starting of construction and of the time location of the
preconstruction conference. Any construction performed without
approved plans or prior notification to the Building Department will be
rejected and will be at the contractor’s and/or owner’s risk.

2. For any construction performed that is not in compliance with plans or
permits approved for the project the Building Department may revoke all
active permits and recommend that County Code Enforcement provide
a written notice or stop work order in accordance with Section 22.52.140
[23.10] of the Land Use Ordinance.

3. All construction work and installations shall conform to the most current
County of San Luis Obispo Public Improvement Standards and all work
shall be subject to the approval of the Building Department.

4. The project owner and contractor shall be responsible for providing
and/or maintaining all weather access at all times to existing properties
located in the vicinity of work. Additionally, they shall be responsible for
maintaining all existing services, including utility, garbage collection, mail
distribution, etc., to all existing properties located in the vicinity of work.

5. On-site hazards to public safety shall be shielded by construction fencing.
Fencing shall be maintained by the project owner and contractor until
such time that the project is completed and occupied, potential hazards
have been mitigated, or alternative protective measures have been
installed.

6. Soils tests shall be done in accordance with the County Public
Improvement Standards, Section 3.2.3. All tests must be made within 15
days prior to the placing material. The test results shall clearly indicate the
location and source of the material.

7. Roadway compaction tests shall be made on subgrade material,
aggregate base material, and material as specified by the Soils Engineer.
Said tests shall be made prior to the placement of the next material lift.

8. Subgrade material shall be compacted to a relative compaction of 95%
in the zone between finished subgrade elevation and a minimum of
1-foot below. All material in fill sections below the zone mentioned above
shall be compacted to 90% relative compaction.

9. A registered civil engineer shall certify that the improvements when
completed are in accordance with the plans prior to the request for a
final inspection. Record Drawings shall be prepared after construction is
completed. The civil engineer certifying the improvements and preparing
as-built plans may be present when the final inspection is made by the
County.

10. An Engineer of Work Agreement and an Engineer Checking and
Inspection Agreement are required prior to the start of construction. The
Building Department shall be notified in writing of any changes to the
Engineer of Work Agreement. Construction shall not proceed without an
Engineer or Work.

11. All utility companies shall be notified prior to the start of construction.

12. A County Encroachment Permit is required for all work done within the
County right-ofway. The Encroachment Permit may establish additional
construction, utility and traffic control requirements.

13. The County Inspector acting on behalf of the County Building
Department may require revisions in the plans to solve unforeseen
problems that may arise in the field. All revisions shall be subject to the
approval of the Developer’s Engineer of Work.

14. The structural section shall be based on soils tests taken at the time of
construction and using a Traffic Index of for (road name). The structural
section shall be approved by the Building Department prior to road
construction.

15.Hydro-seeding or other permanent erosion control shall be placed and
established with 90% coverage on all disturbed surfaces (other than
paved or gravel surfaces) prior to the final inspection.

16.For any public improvements to be maintained by the County, if
environmental permits from the U.S. Army Corps of Engineers, the
California Regional Water Quality Control Board, or the California
Department of Fish & Wildlife are required, the Developer shall:  a. submit
a copy of all such completed permits to the County Building Department
OR, b. document that the regulatory agencies determined that said
permit is not required; prior to acceptance of the completed
improvements for County maintenance and release of improvement
security. Any mitigation monitoring required by said permits will remain
the responsibility of the Developer.

17. When the project site earthwork is not intended to balance then a
separate grading permit for the sending or receiving property may be
required. A copy of the permit/s or evidence that no permits are required
shall be submitted to the Department prior to commencing project
earthwork.

18. A final report from the designing engineer is required for the engineered
leach field design.

GRADING NOTES

1. All grading construction shall conform to the applicable codes as noted
under "Applicable Codes" heading.

2. The developer shall be responsible for scheduling a pre-construction
meeting with the County and other affected agencies. The contractor
shall notify the County Building Department at least 24 hours prior to any
work being performed, and arrange for inspection.

3. Grading shall comply with the recommendations of the preliminary soils
report by Beacon Geotechnical, Inc., dated March 15, 2017, filed with
the County of San Luis Obispo.

4. Estimated earth quantities:
Cut: 7770 CY±        Fill: 5790 CY±

Note: exact shrinkage, consolidation, and subsidence factors and losses
due to clearing operations are not included.  Estimated earthwork
quantities are based upon the difference between existing ground
surface and proposed finish grades, or sub grades as shown on the plan,
and should vary according to these factors.  The contractor shall be
responsible for site inspection and quantity take off, and shall bid
accordingly.

5. Soils engineer to determine the soil is suitable to support the intended
structure.  Such report including progress and/or compaction reports shall
be submitted to the field inspector prior to final inspection when a soils
report is obtained.  The County policy regarding pad certification shall be
followed.  When applicable the engineer shall observe the grading
operation(s) and provide the field inspector with required compaction
reports and a report stating that the grading performed has been
observed and is in conformance with the UBC and County ordinances.

6. No cut or fill slopes will be constructed steeper than two horizontal to one
vertical (2:1).

7. Dust control is to be maintained at all times during construction.

8. Areas of fill shall be scarified, benched and recompacted prior to
replacing fill and observed by a soil or civil engineer.

9. Fill material will be recompacted to 90% of maximum density.

10.Remove any deleterious material encountered before placing fill.

11. All disturbed areas shall be hydro seeded or planted with approved
erosion control vegetation as soon as practical after construction is
complete.

12.Minimum setback to creeks and bluffs shall be maintained.  Minimum
setback of two feet from all property lines will be maintained for all
grading.

13.Minimum slope away from buildings shall be 5% for the first ten feet
around perimeter.

14. The contractor shall be responsible for the protection of all existing survey
markers during construction. All such monuments or markers disturbed
shall be reset at the contractor's expense.

15. All contractors and subcontractors working within the right of way shall
have an appropriate contractor's license, a local business license, and
shall obtain an encroachment permit.

16.Engineering reports for cut or fill slope steeper than 2:1 shall be submitted
to the field inspector.

UNDERGROUND UTILITY NOTES

1. An effort has been made to define the location of underground facilities
within the job site. However, all existing utility and other underground
structures may not be shown on this plan and their location where shown
is approximate. The construction contractor agrees that he shall assume
sole and complete responsibility for locating or having located all
underground utilities and other facilities and for protecting them during
construction.

2. All utility companies must be notified prior to the start of construction. The
construction contractor shall contact underground service alert (USA) at
811 two to ten days prior to the start of excavation and shall verify the
location of any known utilities and whether or not a representative of
each company will be present during excavation.

OWNER

Moondance Farms  -  1835 Santa Rita Road  -  Grading, Drainage & Erosion Control Plan
PROJECT DESCRIPTION: New residence, driveway and ag road.

PORTION OF LOT 120 OF A/MB/164 PER CC OR 11-031865.

APN 039-261-051& 039-261-052

Moondance Partners GP, LLC
4225 Beverly Dr.
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· 2016 California Building Code, Vols 1 & 2
· 2016 California Residential Code
· 2016 California Plumbing Code
· 2016 California Mechanical Code
· 2016 California Electrical Code
· 2016 California Energy Code
· 2016 California Green Building Code
· 2016 California Fire Code
· 2016 California Reference Standards Code
· County Building and Construction Ordinance -Title 19
· County Coastal Zone Land Use Ordinance - Title 23
· County Fire Code Ordinance - Title 16
· County Land Use Ordinance -Title 22
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SCALE:

1" = 600'

ROAD 'A' (INCLUDES RESIDENCE)
Cut 6190 CY±, Fill 3930 CY±, Total 10120 CY±
Max. cut = 12.9 ft, Max. fill = 7.9 ft
Average slope > 10%
Parcel Area = 514.88 ac±
Pre-Project (sf ±)
   Impervious Area = 0, Total Project Area = 133,000
Post-Project (sf ±)
   Total Impervious Area = 50,300, Pervious Area = 82,700
      New Imp. Area = 50,300, Removed Imp. Area = 0
      Replaced Imp. Surface = 0
   Total Site Disturbance = 133,000 (3.05 acres)

1. All construction & inspections shall conform to 2016 California Building
Code (CBC) Chapter 17.

2. Special inspection requirement are required for this project, the owner or
registered design professional in responsible charge acting as the owner's
agent shall employ one or more special inspectors to provide inspections
during construction on all tasks identified below.

3. Special inspectors shall be a qualified person who shall demonstrate
competence, to the satisfaction of the County Building Department.
Names and qualifications of special inspector(s) shall be submitted to the
County Building Department for approval.

4. Each contractor responsible for the construction of components listed in
the special inspections shall submit a written statement of responsibility to
the County Building Department and the owner prior to the
commencement of work. The statement shall contain the items listed in
CBC 1706.1.

5. A final report prepared by a soil or civil engineer shall be submitted to the
field inspector stating the work performed is in substantial conformance
with the approved plans, applicable codes, and is found to be suitable to
support the intended structure.  Such report shall include any field
progress reports, compaction data etc.

Section 1705, Statement of Special Inspections:

· 1705.1 General. Where special inspection or testing is required by Section
1704, 1707 or 1708, the registered design professional in responsible
charge shall prepare a statement of special inspections in accordance
with Section 1705 for submittal by the permit application (see Section
1704.1.1).

· 1705.2 Content of statement of special inspections. The statement of
special inspections shall identify the following:

a) The materials, systems, components and work required to have special
inspection or testing by the building official or by the registered design
professional responsible for each portion of the work.

b) The type and extent of each special inspection.

c) The type and extent of each test.

d) Additional requirements for special inspection or testing for seismic or
wind resistance as specified in Section 1705.3, 1705.4, 1707 or 1708.

e) For each type of special inspection, identification as to whether it will be
continuous special inspection or periodic special inspection.

1706.5 Soils. Special inspections for existing site soil conditions, fill placement
and load-beraing requirements shall be as required by this section and
Table 1705.6. The approved geotechnical report, and the construction
documents prepared  by the registered design professionals shall be used
to determine compliance. During fill placement, the special inspector
shall determine that proper materials and procedures are used in
accordance with the provisions of the approved geotechnical report.

Observation & Testing Program.

The project soils engineer shall perform periodic inspection & testing for the
following tasks:

· Final plan review
· Stripping and clearing of vegetation
· Verification of overexcavation to the correct depth
· Utility trench backfill
· Fill quality, placement, moisture conditioning, and compaction, including

nonexpansive material
· Foundation excavations

The soils engineer of work shall be Beacon Geotechnical, Inc., P.O. Box 4814,
Paso Robles, CA  93447, Phone (805) 239-9457.

Soils report #F-101537.

The project engineer of work shall perform periodic inspection for the
following tasks:

· Rough grading & site preparation
· Final grading inspection prior to final County inspection

The project engineer of work shall be Tim Roberts of Roberts Engineering,
Inc., RCE 35366, 2015 Vista de la Vina, Templeton, CA 93465, phone (805)
239-0664

The Engineer of work shall state in writing the work is in substantial
conformance with the approved plans.

The person responsible for BMP inspection is Ted Plemons,
phone 674-8169

SPECIAL INSPECTIONS

TABLE 1705.6  REQUIRED VERIFICATION AND INSPECTION OF SOILS

VERIFICATION AND INSPECTION TASK

CONTINUOUS DURING

TASK LISTED

PERIODICALLY DURING

TASK LISTED

1. Verify materials below shallow foundations are

adequate to achieve the design bearing capacity.

- x

2. Verify excavations are extended to proper depth

and have reached proper material.

- x

3. Perform classification and testing of compacted

fill materials.

- x

4. Verify use of proper materials, densities and lift

thicknesses during placement and compaction of

compacted fill.

x -

5. Prior to placement of compacted fill, observe

subgrade and verify that site has been prepared

properly.

- x
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ROAD 'B' (AG ROAD)
Cut 1580 CY±, Fill 1860 CY±, Total 3440 CY±
Max. cut = 4.5 ft, Max. fill = 6.9 ft
Average slope > 10%

Pre-Project (sf ±)
   Impervious Area = 0, Total Project Area = 68,000
Post-Project (sf ±)
   Total Impervious Area = 0, Pervious Area = 68,000
      New Imp. Area = 0, Removed Imp. Area = 0
      Replaced Imp. Surface = 0
   Total Site Disturbance = 68,000 (1.56 acres)
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SECTION A - A

 (STRAW BALE TYPE SHOWN)
 SEDIMENT BARRIER

WHEELS IF NECESSARY.
SUPPLY WATER TO WASH

FILTER FABRIC

DIVERSION RIDGE REQUIRED

EROSION CONTROL NOTES

1. Erosion control measures for wind, water, material stockpiles, and tracking
shall be implemented on all projects at all times and shall include source
control, including protection of stockpiles, protection of slopes, protection
of all disturbed areas, protection of accesses, and perimeter
containment measures. Erosion control shall be placed prior to the
commencement of grading and site disturbance activities unless the
Building Department determines temporary measures to be unnecessary
based upon location, site characteristics or time of year. The intent of
erosion control measures shall be to keep all generated sediments from
entering a swale, drainage way, watercourse, atmosphere, or migrate
onto adjacent properties or onto the public right-of-way.

2. Site inspections and appropriate maintenance of all erosion control
measures/devices shall be conducted and documented at all times
during construction and especially prior to, during, and after rain events.

3. The Developer shall be responsible for the placement and maintenance
of all erosion control measures/devices as specified by the approved
plan until such time that the project is accepted as complete by the
Building Department or until released from the Conditions of Approval of
their General Permit. Erosion control measures/devices may be relocated,
deleted or additional measures/devices may be required depending on
the actual conditions encountered during construction. Additional
erosion control measures/devices shall be placed at the discretion of the
Engineer of Work, County Inspector, SWPPP Monitor, or RWQCB Inspector.
Guidelines for determining appropriate erosion control devices shall be
included in the plans with additional measures/devices noted from the
appendix of the Public Improvement Standards.

4. Wet weather erosion control measures/devices shall be available,
installed, and/or applied between October 15 and April 15 or anytime
when the rain probability exceeds 30%.

5. The Contractor, Developer, and Engineer of Work shall be responsible to
review the project site prior to October 15 (rainy season) and to
coordinate an implementation plan for wet weather erosion control
devices. A locally based standby crew for emergency work shall be
available at all times during the rainy season (October 15 through April
15). Necessary materials shall be available and stock piled at convenient
locations to facilitate rapid construction or maintenance of temporary
devices when rain is imminent.

6. In the event of a failure, the Developer and/or his representative shall be
responsible for cleanup and all associated costs or damage. In the event
that damage occurs within the right-of-way and the County is required to
perform cleanup, the owner shall be responsible for County
reimbursement of all associated costs or damage.

7. In the event of failure and/or lack of performance by the owner and/or
contractor to correct erosion control related problems the Building
Department may revoke all active permits and recommend that County
Code Enforcement provide a written notice or stop work order in
accordance with Section 22.52.140 [23.10] of the Land Use Ordinance.

8. Permanent erosion control shall be placed and established with 90%
coverage on all disturbed surfaces other than paved or gravel surfaces,
prior to final inspection. Permanent erosion control shall be fully
established prior to final acceptance. Temporary erosion control
measures shall remain in place until permanent measures are established.

9. The County Air Pollution Control District (APCD) may have additional
project specific erosion control requirements. The Contractor, Developer,
and Engineer of Work shall be responsible for maintaining self-regulation
of these requirements.

10. All projects involving site disturbance of one acre or greater shall comply
with the requirements of the National Pollutant Discharge Elimination
System (NPDES). The Developer shall submit a Notice of intent (NOI) to
comply with the General Permit for Construction Activity with the
Regional Water Quality Control Board (RWQCB). The Developer shall
provide the County with the Waste Discharge Identification Number
(WDID #) or with verification that an exemption has been granted by
RWQCB.

WDID No.: pending

Person to contact 24 hours a day in the event there is an erosion
control/sedimentation problem (Storm Water Compliance Officer):
Name: Ted Plemons
Local Phone: 674-8169

TREE PROTECTION NOTES

1. No oak tree shall be removed without prior County approval.

2. Trees within 20 feet of grading or trenching shall be protected by
placement of protective fencing as indicated.

3. Protective fencing shall be four feet high chain link or safety fence, and
shall be placed at the dripline unless otherwise indicated

4. Trenching and excavation within tree driplines shall be hand dug or bored
to minimize root disturbance.  Any root encountered 1" diameter or
greater, shall be hand cut and appropriately treated.

5. Pruning of lower limbs in the construction area shall occur prior to
construction activities to minimize damage.

EROSION CONTROL & INSPECTIONS

Erosion and Sediment Control Best Management Practices must be in place
and functional PRIOR to the first inspection.  No inspections can be
performed if they are not in place or have failed to provide erosion control.
Failure to maintain erosion control will cause inspections to be delayed until
erosion control measures are functional.
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SECTION A - A
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INTO SOIL.

EMBED STRAW
BALE 4" MIN.

1. THE STRAW BALES SHALL BE PLACED
   ON SLOPE CONTOUR.

PREVENT EROSION OR FLOW AROUND BALES.
BALES AND TAMP THE BACKFILL MATERIAL TO

ENDS TIGHTLY ABUTTING.  USE STRAW, ROCKS,
2. BALES TO BE PLACED IN A ROW WITH THE

OR FILTER FABRIC TO FILL GAPS BETWEEN THE

NOTES:

STRAW BALE 
DIKE

PLAN

FIBER ROLLS

NOTE:
1. INSPECT AND REPAIR FIBER ROLLS AFTER EACH
STORM EVENT AND REMOVE SEDIMENT WHEN
NECESSARY.
2. REMOVED SEDIMENT SHALL BE DEPOSITED TO AN
AREA THAT WILL NOT CONTRIBUTE  SEDIMENT
OFF-SITE AND CAN BE PERMANENTLY STABILIZED.
3. FIBER ROLLS SHALL BE PLACED ALONG LEVEL
SLOPE CONTOURS TO MAXIMIZE PONDING
EFFICIENCY.

4' MAX

4' MAX

4' MAX

4' MAXFIBER
ROLLS

NOTE: INSTALL FIBER ROLL
ALONG LEVEL CONTOUR

VERTICAL SPACING
MEASURED ALONG THE
FACE OF THE SLOPE
VARIES BETWEEN
10' AND 20' INSTALL A FIBER ROLL NEAR

SLOPE WHERE IT TRANSITIONS
INTO A STEEPER SLOPE

TYPICAL FIBER ROLL INSTALLATION
N.T.S.

ENTRENCHMENT DETAIL
N.T.S.

FIBER ROLL
8" MIN

3/4" x 3/4"
WOOD STAKES
MAX 4" SPACING

12
" M

IN
2"

 M
IN

4"
 M

A
X

SLOPEVARIES
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T

AC Asphalt Concrete Paving
BW Bottom of Wall
CO Clean-out
CL Centerline
CONC     Concrete
CONST     Construction
DIA & Ø Diameter
ELEV Elevation
(E) & ( ) Existing
FF Finished Floor
FS Finished Surface
FH Fire Hydrant
FL Flow Line
G Gas
GB Grade Break
GR Finished Grade
HDPE Hi-density Polyethylene
HP High Point
INV Invert Elevation
LT Left
LF Linear Feet
LP Low Point
MH Manhole
(N) New or Proposed
P Power
PC Point Of Curvature
PL Property Line
PRC Point Of Reverse Curvature
PT Point Of Tangency
PUE Public Utility Easement
PVC Polyvinyl Chloride
R Radius
RT Right
RW Right-of-way
S Slope
SD Storm Drain
SS Sanitary Sewer
STA Station
T Telephone
TC Top of Curb
TW Top Of Wall
TYP Typical
W Water

ABBREVIATIONS

W

S

OH

T

550

G

E

E

550

T

Property Line
Centerline
Existing Ground Contour
Finish Grade Contour

Concrete
Edge of Pavement
Water Line
Water Valve

Fire Hydrant
Sanitary Sewer Main

Electrical Line
Overhead Line
Utility Pole
Guy Anchor
Elec. Vault / Pedestal / Pull Box
Telephone Line

Tele. Vault / Pedestal / Pull Box

Gas Main

Fence

Flowline
Proposed Grade & Direction
Construction Note Reference
Spot Elevation

Proposed Slope

Retaining Wall
Silt Fence

LEGEND

WV

DY

H

2%

1
100.00
ELEV

FM Sanitary Sewer Force Main

C-2
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N
O

RT
H

R O A D    ' A '

R O
 A D

    ' B '

SHOP UNDER

SEPARATE PERMIT

(N) RESIDENCE

(N) 16' CALFIRE APPROVED

ACCESS DRIVEWAY

(N) 12' AG ROAD

ALL-WEATHER BASE

9
8

6

5

10

47

A
C

O
R

N
 SPR

IN
G

S R
D

NOTE:
THE SHOP BUILDING AND PAD WILL BE
CONSTRUCTED UNDER A SEPARATE PERMIT.

STRUCTURE IS REMOVED

(E) UNPAVED

RANCH ROAD TYP

LEGEND

= Existing ranch road

= New all-weather base road

= New paved road

CULVERT #1

CULVERT #2

CULVERT #3

CULVERT #4

CULVERT #5

ERODED AREA TYP

ERODED AREA TYP

C-3

SITE PLAN

200 100 0 200 400

SCALE: 1" = 200'

EXISTING UTILITY POLE

POINT OF CONNECTION

NEW OVERHEAD

ELECTRICAL

NEW OVERHEAD

ELECTRICAL

INSTALL 3" SCH 80 PVC

WATER SUPPLY LINE

(SEE TYPICAL ROAD SECTION)

NEW UTILITY POLE & METER PANEL,

WATER STORAGE, PRESSURE PUMP,

GENERATOR, AND LPG TANK

SEE MECHANICAL PLANS.

NEW FIRE WATER

& DOMESTIC WATER LINE

NEW UNDERGROUND

ELECTRIC & GAS

NEW FIRE DEPT

CONNECTION

(N) ALL-WEATHER

BASE ROAD

(N) ALL-WEATHER

BASE ROAD

(N) PAVED ROAD

(N) PAVED ROAD

CULVERT #6

CULVERT #7

INSTALL (2) - 2" TELEPHONE CONDUIT

WITH PULL BOXES AT 400' INTERVALS

(SEE TYPICAL ROAD  SECTION)

AutoCAD SHX Text
BLUE STAKE
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SCALE: 1" = 20'

Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.
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CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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SCALE: 1" = 50'

ROAD 'A' PLAN

ROAD 'A' PROFILE

HORZ SCALE:

VERT SCALE: 1" = 50'

1" = 50'

SEE SHEET 6

STA
  13+50

M
A
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Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.
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CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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2" ASPHALT PAVEMENT ON

LONGITUDINAL SLOPES < 12% ONLY

6" CLASS 2 AGGREGATE BASE

COMPACT TO 95% RELATIVE DENSITY

12" NATIVE SOIL OVEREX

RE-COMPACT TO 90% RELATIVE DENSITY

2:1 FILL

1.5:1 CUT

DRIVEWAY TYPICAL SECTION
NOT TO SCALE

2'

6'

PAVE

6'

PAVE
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2400 ACORN SPRINGS RD
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TEMPLETON, CA 93465

No. Date Description

35366
Exp. 9/30/19
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Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.
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CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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RESIDENCE

2400 ACORN SPRINGS RD

APN 039-261-051 & -052

TEMPLETON, CA 93465

No. Date Description

35366
Exp. 9/30/19
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ROAD 'A' PROFILE

ROAD 'A' PLAN

HORZ SCALE:

VERT SCALE: 1" = 50'

1" = 50'
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SEE SHEET 4 FOR RESIDENCE PLAN

Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.
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CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.
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CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.
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CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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Existing unpaved road.

Existing fence.

Existing gate.

Existing well.

Construct 6" all-weather aggregate base driveway per
typical section.
Construct 2" min asphalt driveway over 6" Class 2 aggregate
base on longitudinal slopes > 12% per typical section.
Install 18” HPDE culvert @ S=1% min.

Install 24" HPDE culvert @ S=1% min.

Install 1 CY rock rip rap slope protection comprised of onsite
native rock over gravel filter.
Track straw into, or hydro seed all newly graded slopes with
County approved native erosion control seed mix.
Construct temporary construction entrance per CASQA
detail sheet C-2.
Install biodegradable fiber rolls at toe of slope and as
indicated. See CASQA detail sheet C-2.
Construct concrete washout structure per CASQA detail
sheet C-2.
Construct temporary material storage area per CASQA detail
sheet C-2.
Install temporary tree protection fencing.

Construct gravel driveway.

Construct garden wall. See architect's plans for detail.

Construct garden terrace wall typ. See architect's plan for
detail.
Grade to drain away from proposed structure at S = 5% for 10
feet min. typical
Install 4” PCC concrete flatwork, S=2% typical. See architect's
plans for details.
Construct concrete masonry retaining wall, see architect's
plans for detail.
Construct 6" all-weather base fire vehicle turn-around per
CalFire standards.
Construct earth swale at S = 1% typical (36” wide by 6” deep)

Construct level spreader per detail sheet 2, typical.

Construct concrete driveway apron.

Install 1,000-gallon septic tank.

Install 4” PVC sewer pipe at S=2% min.

Install sanitary sewer clean out.

Install distribution box.

Construct dry well, 20' minimum distance required between
pits. See septic system design report package for details and
specifications.
Install rolling dip per detail Sheet C-2.
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CONSTRUCTION NOTES
The footprint of the residence shown hereon is based upon a graphic
exhibit provided by the owner. While assumed accurate for purposes
of this plan, it is not intended for precise building layout.
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NEW UTILITY POLE & METER PANEL,

PRESSURE PUMP & GENERATOR

SEE MECHANICAL PLANS.

NEW WATER LINE

NEW OVERHEAD

ELECTRICAL

NEW FIRE WATER &

DOMESTIC WATER LINE

NEW UNDERGROUND

ELECTRICAL & GAS

IN JOINT TRENCH

(2) - 10,000 GAL STEEL

WATER STORAGE TANKS

NEW PROPANE TANK

HORZ SCALE:

VERT SCALE: 1" = 50'

1" = 50'
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EROSION CONTROL NOTES

1. Erosion control measures for wind, water, material stockpiles, and tracking
shall be implemented on all projects at all times and shall include source
control, including protection of stockpiles, protection of slopes, protection
of all disturbed areas, protection of accesses, and perimeter
containment measures. Erosion control shall be placed prior to the
commencement of grading and site disturbance activities unless the
Building Department determines temporary measures to be unnecessary
based upon location, site characteristics or time of year. The intent of
erosion control measures shall be to keep all generated sediments from
entering a swale, drainage way, watercourse, atmosphere, or migrate
onto adjacent properties or onto the public right-of-way.

2. Site inspections and appropriate maintenance of all erosion control
measures/devices shall be conducted and documented at all times
during construction and especially prior to, during, and after rain events.

3. The Developer shall be responsible for the placement and maintenance
of all erosion control measures/devices as specified by the approved
plan. Erosion control measures/devices may be relocated, deleted or
additional measures/devices may be required depending on the actual
conditions encountered during construction. Additional erosion control
measures/devices shall be placed at the discretion of the Engineer of
Work, or County Inspector. Guidelines for determining appropriate erosion
control devices shall be included in the plans with additional
measures/devices noted from the appendix of the Public Improvement
Standards.

4. Wet weather erosion control measures/devices shall be available,
installed, and/or applied between October 15 and April 15 or anytime
when the rain probability exceeds 30%.

5. The Contractor, Developer, and Engineer of Work shall be responsible to
review the project site prior to October 15 (rainy season) and to
coordinate an implementation plan for wet weather erosion control
devices. A locally based standby crew for emergency work shall be
available at all times during the rainy season (October 15 through April
15). Necessary materials shall be available and stock piled at convenient
locations to facilitate rapid construction or maintenance of temporary
devices when rain is imminent.

6. In the event of a failure, the Developer and/or his representative shall be
responsible for cleanup and all associated costs or damage. In the event
that damage occurs within the right-of-way and the County is required to
perform cleanup, the owner shall be responsible for County
reimbursement of all associated costs or damage.

7. In the event of failure and/or lack of performance by the owner and/or
contractor to correct erosion control related problems the Building
Department may revoke all active permits and recommend that County
Code Enforcement provide a written notice or stop work order in
accordance with Section 22.52.140 [23.10] of the Land Use Ordinance.

8. Permanent erosion control shall be placed and established with 90%
coverage on all disturbed surfaces other than paved or gravel surfaces,

prior to final inspection. Permanent erosion control shall be fully
established prior to final acceptance. Temporary erosion control
measures shall remain in place until permanent measures are established.

9. The County Air Pollution Control District (APCD) may have additional
project specific erosion control requirements. The Contractor, Developer,
and Engineer of Work shall be responsible for maintaining self-regulation
of these requirements.

10. All projects involving site disturbance of one acre or greater shall comply
with the requirements of the National Pollutant Discharge Elimination
System (NPDES). The Developer shall submit a Notice of intent (NOI) to
comply with the General Permit for Construction Activity with the
Regional Water Quality Control Board (RWQCB). The Developer shall
provide the County with the Waste Discharge Identification Number
(WDID #) or with verification that an exemption has been granted by
RWQCB.

WDID No.:  n/a Exempt due to agricultural operations.

Person to contact 24 hours a day in the event there is an erosion
control/sedimentation problem (Storm Water Compliance Officer):
Name: Neil Roberts
Local Phone: 805-226-0174

EROSION CONTROL & INSPECTIONS

Erosion and Sediment Control Best Management Practices must be in place
and functional PRIOR to the first inspection.  No inspections can be
performed if they are not in place or have failed to provide erosion control.
Failure to maintain erosion control will cause inspections to be delayed until
erosion control measures are functional.
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SEED SPECIFICATIONS

http://www.watershedartisans.com/wp-content/uploads/2016/03/Erosion-Control-Field-Guide.pdf
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Exp. 9/30/19

IMOTHY P. ROBERTS

CIVI L

REG
IST

ERE
D PROFESSIONAL ENGINEER

STATE OF CALI FORNIA

T

N
O

RT
H

Existing ranch road typ.

Not used.

Proposed driveway.

Not used.

Existing ephemeral swale.

Existing blueline creek.

CDFW jurisdictional area.

Not used.

Not used.

Limits of vineyard planting.

Not used.
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GULLY EROSIONAL FEATURES NOTES

C-12

GULLY EROSIONAL

FEATURES PLAN

Install fiber rolls, non-monofilament only, as indicated typ. See
CASQA detail sheet 2.
Not used.

Install culvert. Rock rip rap slope protection at inlet and outlet
shall be comprised of onsite native rock over gravel filter.
Native planting area hatched

4:1 slopes seeded with native erosion control seed mix. See
Typical Channel Section for detail.
Install rock check dam per detail Sheet 11.

Install media luna feature per detail Sheet 11.

Vegetated swale.
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TYPICAL CHANNEL SECTION

HORZ SCALE:
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