












ATTACHMENT A: FINDINGS 
 

North Fork Ranch Frost Ponds Conditional Use Permit 
Case No. 16CUP-00000-00005 

 
1.0 CEQA FINDINGS 

 

CEQA EXEMPTION 
The Planning Commission finds that denial of the proposed project is exempt from environmental 
review under the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines 
Section 15270. Please see the Notice of Exemption, included as Attachment B of the Planning 
Commission memo dated May 3, 2023. 

 
2.0 ADMINISTRATIVE FINDINGS 
 
2.1 Conditional Use Permits Findings 
 

In compliance with Subsection 35.82.060.E.1 of the County Land Use and Development 
Code, prior to the approval or conditional approval of an application for a Minor 
Conditional Use Permit the review authority shall first make all of the following findings, 
as applicable: 
 

2.1.1 The site for the proposed project is adequate in terms of location, physical 
characteristics, shape, and size to accommodate the type of use and level of 
development proposed. 

 
The Planning Commission finds that the site is not adequate for the size and level of 
development proposed due to the critical groundwater overdraft conditions that have 
been documented in the Cuyama Groundwater Basin. As described in the staff report, 
dated March 15, 2023, and incorporated herein by reference, the project is located within 
the Cuyama Valley Groundwater Basin, which is listed as a “high” priority and “critically 
overdrafted” basin by the California Department of Water Resources (DWR). 
 
Each reservoir would have a water storage capacity of approximately 44-acre-feet, a 
maximum depth of 27-28 feet, and in total the three reservoirs would occupy an area of 
approximately 15.6 acres. Additionally, the total project would require approximately 
257,945 cubic yards grading. With regard to Reservoir No. 3, the location is not adequate 
for the proposed development because it is not possible to position the reservoir to avoid 
significant impacts to native grassland resources. Finally, because the size of the proposed 
Project, and the location of the Project site within the Cuyama Valley Groundwater Basin, 
the Planning Commission finds that the Project site is not adequate in terms of 
accommodating the level of development proposed. 



2.1.2 Within the Inland area significant environmental impacts will be mitigated to the 
maximum extent feasible. 
 
The Planning Commission finds that the proposed Project’s significant adverse 
environmental impacts will not be mitigated to the maximum extent feasible. The Final 
Environmental Impact Report (21EIR-00000-00002) identifies significant environmental 
impacts to Biological Resources, Cultural and Tribal Resources, Geologic Processes, 
Groundwater Use, Flooding, and Water Quality. These impacts can be minimized with the 
implementation of identified mitigation measures, however, the mitigation measures do 
not reduce the Project’s environmental impacts to the extent feasible. A redesigned 
project that is smaller in size and/or that utilizes alternative frost protection measures 
such as the use of wind machines could meet the objective of providing frost protection 
and would result in less disturbance of the project site, would reduce impacts to native 
grassland resources and other biological resources, and would reduce Project-related 
water loss to evaporation.  
 

2.1.3 Streets and highways are adequate and properly designed to carry the type and 
quantity of traffic generated by the proposed use. 

 
The Planning Commission finds that the streets and highways are not adequate and 
properly designed to carry the type and quantity of traffic generated by the proposed use. 
The Project proposes the creation of three reservoirs, with a storage capacity of 44-acre-
feet each and occupying a total area of approximately 15.6 acres. The short-term 
construction of these three large reservoirs will cause potential impacts to the streets and 
highways of the area, which is comprised of one main highway (State Route 166), and 
smaller farm access roads. These potential impacts are not adequately addressed in the 
EIR. 

 
2.1.4 There will be adequate public services, including fire protection, police protection, 

sewage disposal, and water supply to serve the proposed project. 
 

The Planning Commission finds that the Project will not be adequately served by public 
and private services, specifically the production and use of groundwater from existing 
private agricultural wells. The Project proposes the creation of three reservoirs, with a 
storage capacity of 44-acre-feet each and occupying a total area of approximately 15.6 
acres. Water stored in the proposed reservoirs would be from the Cuyama Groundwater 
Basin, which is in a critical state of overdraft. Although the Project’s annual evaporative 
losses could potentially be reduced to below the adopted significance threshold of 31-acre-
feet per year with the adoption of mitigation measures, due to the critical groundwater 
overdraft conditions affecting the basin, the Planning Commission finds that the Project’s 
loss of up to 31-acre-feet per year is a long-term water supply impact that will adversely 
affect the Project area. Therefore, adequate water supply resources are not available to 
serve the proposed Project.  



2.1.5 The proposed project will not be detrimental to the comfort, convenience, general 
welfare, health, and safety of the neighborhood and will be compatible with the 
surrounding area. 

 
The Planning Commission finds that the proposed Project is not compatible with the 
surrounding area, and the Project would be detrimental to the health, safety, comfort, 
convenience, and general welfare of the neighborhood. The Project’s groundwater use 
that is subject to discretionary review will contribute to declining groundwater levels in 
the project region, which have declined substantially since a vineyard was planted on the 
project property. The Planning Commission finds that Project-related groundwater loss 
to evaporation of up to 31-acre-feet per year is a long-term water supply impact that will 
detrimentally affect the general welfare of Project area.  
 
Additionally, the Planning Commission finds that the proposed Project may have a 
detrimental effect on the general welfare, health and safety of the neighborhood due to 
the potential for slope failure or scouring of reservoir slopes due to the size of the 
proposed Project. 
 

2.1.6 The proposed project will comply with all applicable requirements of this Development 
Code and the Comprehensive Plan, including any applicable community or area plan. 

 
The Planning Commission finds that the proposed Project will not comply with all 
applicable requirements of the Comprehensive Plan, specifically Land Use Development 
Policy 4, which requires that “adequate public or private services and resources (i.e., 
water, sewer, roads, etc) are available to serve the proposed development.” As described 
in the staff report, dated March 15, 2023, and incorporated herein by reference, the 
project is located within the Cuyama Valley Groundwater Basin, which is listed as a “high” 
priority and “critically overdrafted” basin by DWR. 
 
Due to the critical groundwater overdraft conditions affecting the basin, the Planning 
Commission finds that Project-related groundwater losses of 31-acre-feet per year is a 
long-term water supply impact that will adversely affect the Cuyama area. The Planning 
Commission finds that due to the size of the proposed Project, it does not comply with 
Conservation Element Policies 3.5 and 3.6, which prevent land use decisions that would 
result in basins becoming seriously overdrafted on a prolonged basis. Similarly, the scale 
of the project could potentially impact the long-term viability of agriculture within the 
basin and the proposed Project is therefore not consistent with Agricultural Element 
Policy 1.B. Therefore, adequate water supply resources are not available to serve the 
proposed Project.  
 

2.1.7 Within Rural areas as designated on the Comprehensive Plan maps, the proposed use 
will be compatible with and subordinate to the rural and scenic character of the area. 

 



The Planning Commission finds that the proposed Project is not compatible and 
subordinate to the agricultural character of the project area due to the size and number 
of reservoirs proposed. Each reservoir would have a water storage capacity of 
approximately 44-acre-feet, a maximum depth of 27-28 feet, and in total the three 
reservoirs would occupy an area of approximately 15.6 acres. Additionally, the total 
project would require approximately 257,945 cubic yards grading. The Project’s 
groundwater use that is subject to discretionary review will contribute to declining 
groundwater levels in the project area, which have declined substantially since a vineyard 
was planted on the project property. The Planning Commission finds that Project-related 
groundwater losses of 31-acre-feet per year is a long-term water supply impact that will 
detrimentally affect the general welfare and future agricultural operations conducted in 
the project area.   
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