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PUBLIC REVIEW 
 

A Mitigated Negative Declaration (08NGD-00000-00011) was prepared to analyze 

environmental impacts of the project under requirements of the California Environmental 

Quality Act (CEQA). The Draft Mitigated Negative Declaration was circulated for a 21-day 

public review and comment period from April 2, 2008 to April 23, 2008. No special 

Environmental Hearing was held in regards to the proposed project. 

 

During the public review period, approximately fourteen comment letters were received from 

surrounding property owners, a representative of the Village Country Club, the Citizens Planning 

Association, the Vandenberg Village Community Services District, and the Regional Water 

Quality Control Board. Records of these public comments have been included below as 

attachments to the environmental document (see Attachment F). The comments received have 

been considered, and changes have been incorporated into the attached proposed Final Mitigated 

Negative Declaration where necessary. A summarization of Staff responses to the public 

comments are included below.  

 

Project Revisions: Subsequent to the public circulation of the Draft MND the proposed project 

description has been revised as follows: 

 

1) An additional primary stormwater retention basin has been added in addition to the 

ten smaller basins already proposed. 

 

2) Minor changes to the landscape plans have been incorporated to address the 

additional retention basin. 

 

3) Minor changes to building elevations in response to NBAR’s request for consistent 

window treatment and varied roof design. 

 

4) Per the Board of Supervisors’ request four proposed residential units have been 

removed and replaced with a 21,990 square foot passive recreation area and three 

visitor parking spaces. 

 

Revised plans have been included in this document as Attachments B-E to reflect the 

aforementioned project revisions. 

 

Response to comments: 

 

Change in Land Use: Several of the comment letters received from the surrounding property 

owners and the Citizens Planning Association object to the proposed change in land use from 

Recreation/Open Space to Residential. At this time the County’s Parks Department has no plans 

to acquire and/or develop the proposed project site as a public park or other recreational amenity. 

As noted in Section 4.14 of this document the Vandenberg Village area contains several passive 

and active recreational amenities (i.e. 11.47-acre park constructed as part of Providence Landing, 

sport fields located at Cabrillo High School, the Village Country Club, etc.) as well as large 

expanses of dedicated open space (the Burton Mesa Preserve). Therefore, this region of the 

County has been determined to contain adequate recreation facilities and the potential loss of 

2.82 acres of privately-owned, recreationally zoned property is not expected to have a significant 

impact on the community or environment. Furthermore, although the project site is currently 
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contained within a Recreation (REC) zone district this does not mean that the parcel would remain 

as open space in perpetuity and some uses allowed in the REC zone could be incompatible with the 

community. For instance, ministerially permittable land uses within the REC zone district include 

RV parks and large family day care homes. Land uses allowed in the REC zone district with 

approval of Conditional Use Permit include but are limited to: music recording studios, equestrian 

facilities, meeting centers, outdoor recreation facilities, schools, medical services, special care 

homes, and non-residential child care centers. Therefore, the proposed development of new 

residences (in a style and density consistent with the surrounding community) is preferable to the 

potential development of incompatible land uses allowed in the REC zone district. Additionally, the 

project has been revised to include a 21,990 square foot passive recreation area which will be 

available for public use. As such, the project is not expected to significantly impact the available 

recreational opportunities for the surrounding community. 

 

Flooding: Several public comment letters expressed concern regarding the historical tendency 

for flooding to occur on and around the project site during periods of heavy rainfall. Currently 

the proposed project site contains an informal retention basin which is fed by two underground 

drainage pipes extending from the vacant land to the north under Oakhill Drive and terminating 

on the project site. This basin was constructed with emergency permits during the mid-1990’s to 

serve as a desilting basin after the Oakhill fire in 1994. The basin was intended to keep sediment 

from washing off of burned hillsides onto the fairways at the Village County Club. Since that 

time the basin has continued to retain small storm events, however, when larger storm events 

occur, stormwater overflows a concrete spillway located on the southeast corner of the project 

site and sheet flows across the golf course fairway. After flooding across the fairway, the excess 

stormwater re-enters a concrete drainage that travels further south into the golf course. As 

designed the project would result in the complete removal of this existing retention basin. The 

original project description which was included in the draft MND and circulated to the public, 

specified the proposed construction of two primary flood control mechanisms. The first was a 

system of below-grade drainage pipes which would accept offsite drainage from the vacant land 

to the north and transport it below-grade under the adjacent fairway and release it in the same 

concrete drainage ditch. This improvement would minimize periodic flooding of the fairway. 

Additionally, as part of the residential development a series of smaller, vegetated retention basins 

would be constructed behind each residence. These basins have been designed to contain the 

volume of flood water generated by a 25-year storm event. In addition to these previously 

proposed drainage control mechanisms the project description has since been redesigned to 

include an additional primary retention basin (see Attachment C). The proposed primary basin is 

approximately 3500 square feet in area and will be constructed with concrete walls. The top of the 

proposed vertical walls will be located at grade and the walls will extend below grade at a range 

between three and nine feet. Due to its depth, the primary retention basin will be surrounded by a 42 

inch security/safety fence. Stormwater produced by a flood event which exceeds the design capacity 

of the retention system will be transported southward offsite via a proposed drainage pipe which 

terminates into an energy dissipater located at the northern terminus of a concrete drainage swale 

located in the Village Golf Course. The County’s Flood Control District has reviewed and 

approved the conceptual drainage plan and per project conditions will review final grading and 

drainage plans prior to construction. Furthermore, the proposed project includes design elements 

such as shared driveways, grass paved fire-department turn around, and substantial amounts of 

vegetated open space to minimize the outflow of stormwater. 

 

Biological Issues: Surrounding property owners have voiced their concern that the project site is 

utilized by animals as a wildlife corridor between chaparral habitat to the north and the golf 
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course to the south and that waterfowl utilize the flooded retention basin during the wet season. 

In response to these concerns the County Biologist (M. Mooney) investigated the project site on 

two occasions (June 3, 2008 and June 18, 2008) to assess the plant and animal species located on 

or utilizing the site and to determine the potential for the retention basin to function as important 

wetland habitat. Additionally, staff consulted with a professional wildlife biologist (John Storrer, 

via personal conversation) in regards to the project site’s potential to function as an important 

wildlife corridor.  

 

Vegetation Communities: The County biologist located several species of native flora including 

grasses and shrubs, in addition to the previously identified Coast Live Oak trees. However, due 

to the highly disturbed nature of the site, these native species exist as individual or sparse 

occupants of the site and do not occur in enough quantity or coverage to qualify as native-

grassland, chaparral, or any other sensitive vegetative community as defined by the County’s 

Environmental Thresholds and Guidelines Manual.  

 

Potential Wetland Significance: The County’s Environmental Thresholds and Guidelines 

Manual (ET&GM) defines a wetland as any topographic feature which is, “saturated with water 

or covered by shallow water at some time during the growing season of each year” (p. 40). As 

the purpose of the manmade basin located on the project site is to retain stormwater during the 

winter and spring rainfall, the subject basin and all retention basins located in the County meet 

the definition of a “wetland.” However, the ET&GM only recognizes the disturbance and/or 

destruction of a wetland as a significant environmental impact if the subject wetland is deemed 

to be of important ecological value. During investigation of the site, the County Biologist did not 

discover any obligate plant species (those only found in wetlands), emergent vegetation (such as 

sedge or rush species), or a developed riparian canopy. Two facultative species (cutleaf plantain 

and mugwort) were found on the project site. Facultative species are defined as vegetation 

capable of inhabiting both wetland and non-wetland habitats and the presence of such species 

does not constitute evidence of an important wetland. Therefore, due to the small size 

(approximately 30’x30’), the lack of obligate and/or emergent vegetation commonly found in 

important wetlands, and the highly disturbed nature of the site the subject wetland is not 

considered to be of significant ecological importance. It is recognized that waterfowl may 

periodically utilize the inundated basin, however, the wetland is not of high enough quality to 

support activities such as feeding, breeding, etc. Therefore, the loss of this basin does not have 

the potential to significantly impact the environment. 

 

Wildlife corridor: During the County Biologist’s investigation of the site, substantial evidence 

was discovered (i.e. hoof tracks and game trails) indicating that local populations of deer are 

travelling across the project site to pass between the open space to the north and the golf course 

to the south. In consultation with a professional wildlife biologist (personal conversation with 

John Storrer of Storrer Environmental Services), it was concluded that the Coast Range Black-

tailed Deer (a local sub-species of Mule Deer) are the predominant deer in this region of the 

County. Coast Range Black-tailed Deer feed by way of browsing, not grazing. Accordingly, the 

species’ preferred food source consists of Manzanita berries, the leaves of shrubs, etc. As this 

particular species of deer shows a behavioral aversion to grazing, the large expanses of irrigated 

grass located throughout the golf course present no particular benefit to the deer as a source of 

sustenance. Therefore, the deer are more likely travelling to and from the golf course to utilize 

the courses’ pond as a local source of water. This man made pond is located approximately 1400 

feet south of the project site. While the golf course pond may serve as a convenient source of 

water for the local deer population, maintaining access to this body of water is not imperative. A 
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series of natural ponds are located within the Burton Mesa Preserve approximately 4000 feet 

northwest of the project site. Local deer populations can easily revert to the use of this system of 

natural ponds as a source for drinking water. Additionally, there at least two other locations 

(besides the project site) in Vandenberg Village where deer and other animals can still enter and 

exit the golf course. As a result, the project’s potential impacts to the local deer population would 

be adverse but not significant, and no mitigation is required. 

 

Neighborhood Compatibility/Public Viewshed: During the draft MND public review period, 

letters were received from surrounding property owners expressing concern that the proposed 

development has a density and design that is out-of-character with the surrounding 

neighborhood. The proposed project density includes a mixture of DR-6 and 20-R-1 

development. These proposed zone districts and accompanying densities are consistent with 

existing developments located on adjacent properties. The proposed development of 10-detached 

homes on 2.35 acres of the site meets the DR-6 zone district requirements for 40% common open 

space and 30% maximum lot coverage. Although all fourteen of these proposed dwellings are 

two-story designs, floor plan options B-1 and B-2 are “step-down” designs with the second story 

below street level. The B-option floor plans would constitute seven out of the fourteen proposed 

homes, and would appear to be single-story structures from the public view shed along Oakhill 

Drive. Furthermore, the project has been conceptually reviewed by the Northern Board of 

Architectural Review and will return to the NBAR for both preliminary and final approval prior 

to construction. 

 

Groundwater Usage: A letter received from the Vandenberg Village Community Services 

District requested that the project’s approximate groundwater usage be disclosed in the Final 

MND. Based on information provided by local Community Service Districts, single-family 

dwellings on lots of 7,000 square feet or less require approximately 0.6 acre feet per year (AFY) 

of water. Due to increased landscaping irrigation needs, single family homes on 20,000 square 

foot lots consume approximately 1 AFY. Therefore, it is estimated that the proposed project will 

require an increase of approximately 10 AFY in groundwater pumpage. This is well below the 

County’s 22 AFY threshold for the Lompoc Groundwater Basin. 

 

Parking: Surrounding property owners have voiced concern about the proposed project resulting 

in an impact to the availability of local street parking. The proposed project satisfies the LUDC 

requirement for two parking spaces per residence by incorporating a two car garage into each 

residence. Additional onsite parking area is available within the driveway of each proposed unit. 

Also, three visitor parking spaces (one of which is handicap accessible) will be provided on the 

western portion of the project site. 

 

Degradation of Street Improvements: Surrounding property owners have indicated that the 

proposed project could result in accelerated road degradation. The proposed project will result in 

a marginal increase in traffic on local roads (11 Peak Hour Trips and 110 Average Daily Trips). 

These additional trips would undoubtedly result in additional wear and tear on the local 

infrastructure. However, the proposed project will be subject to the payment of the County’s 

Public Works Department Development Impact Fees. These fees are intended to offset the 

project’s incremental contribution to local road degradation.  

 

Errant Golf-ball Strikes: The Village Country Club and surrounding members of the community 

have submitted documentation which indicates that homes surrounding the golf course are 

frequently struck by errant golf balls. While it is acknowledged that the proposed new homes 
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will be in close proximity to the golf course and will most likely be struck by errant golf shots on 

occasion, this is not considered a substantial risk to life or property. Potential home owners 

should expect errant ball strikes as an inherent risk (for broken windows, cracked roof tiles for 

cement shingles, etc.) associated with living in close proximity to a golf course. 

 

Removal or Disruption of Golf Course Infrastructure: The Village Country Club, its members, 

and surrounding property owners have demonstrated concern regarding the project’s potential for 

removing and/or disrupting existing golf course infrastructure. As proposed the project will 

provide a dedicated access easement, which allows the Country Club to retain its golf cart path, 

maintenance vehicle access, and fairway location on portions of the project site. The construction 

of the proposed below grade drainage pipes will necessitate the trenching of the adjacent golf 

course fairway. After the installation of these below grade pipes the trench would be backfilled 

and the fairway repaired. 

 

Improper Noticing and Negative Declaration Availability: The Citizens Planning Association 

and surrounding property owners have indicated that they did not receive proper notification of 

the public hearing for the General Plan Amendment Initiation (Planning Commission hearing of 

September 19, 2006) or the noticing and document availability associated with the project’s draft 

Mitigated Negative Declaration (08NGD-00000-00011). County records indicate that both the 

notice for the GPA initiation hearing and the Notice of Availability for the draft MND were 

mailed in accordance with County practice. All concerned parties contained on the County’s 

Master Distribution List (i.e. Chumash Tribe, Citizens Planning Association, VVCSD, etc.) and 

all property owners located within 300 feet of the project site were mailed an official notice. In 

addition, the Notice of Availability was published in local newspapers, posted on Planning and 

Development’s website, and full copies of the draft MND were made available at local libraries 

and in P&D offices. Staff was contacted by local residents who indicated a preference that the 

draft MND be available at the Vandenberg Village Library instead of the County’s Lompoc 

Branch. Staff mailed multiple copies of the document to the Village Library. In addition, several 

copies of the draft MND were sent via U.S. mail or email to local residents as requested. 

Furthermore, all public comments received prior to the completion of this document (November 

6, 2008) have been included and responded to regardless of whether or not they were received 

within the confines of the 21-day public review period mandated by CEQA requirements. 
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Proposed Final Mitigated Negative Declaration (08NGD-00000-00011) for the: 

Stoker General Plan Amendment, Rezone, Tentative Tract Map, 

and Development Plan 

06GPA-00000-00009, 07RZN-00000-00009, 07DVP-00000-00016,  

07TRM-00000-00003/TM 14,732 

1.0 REQUEST/PROJECT DESCRIPTION 

Applicants: Mike and Tara Stoker 

Agent:  Mike Stoker; (805) 686-4325 

  431 Valley Dairy Road, Buellton, CA 93427 

 

General Plan Amendment 

Case Number 06GPA-00000-00009 is the request of Mike Stoker, owner and applicant, for a General 

Plan Amendment to allow a change in the Comprehensive Plan’s land use designation of 2.35 acres from 

Recreation/Open Space to Residential-8.0 and change the land use designation of 0.47 acres from 

Recreation/Open Space to Residential-1.8. The application involves Assessor’s Parcel Number 097-730-

021, located in the Vandenberg Village area, Fourth Third Supervisorial District. 

 

Rezone 

Case Number 07RZN-00000-00009 is the request of Mike Stoker, owner and applicant, for a Rezone to 

allow a change in the Land Use Development Code’s zone district for 2.35 acres from Recreation to 

Designed Residential (DR-6) and change the zone district for 0.47 acres from Recreation to Residential, 

single-family (20-R-1). The application involves Assessor’s Parcel Number 097-730-021, located in the 

Vandenberg Village area, Fourth Third Supervisorial District. 

 

Tentative Tract Map for a 16 12 Parcel Subdivision 

Case Number 07TRM-00000-00003 (see Attachment B) is the request of Mike Stoker, owner and 

applicant, for approval of a Tentative Tract Map under County Code Chapter 21 to divide a 2.82 acre site 

and create 16 12 new parcels: Lot Numbers 1, 2, and 11-14 at 2,368 s.f. each; Lot Numbers 3-9 at 2,952 

s.f. each; Lot 15 at 65,165 s.f.; and Lot 16 at 20,478 s.f. Lot numbers 1, 2, and 10 at 2,368 s.f. each; Lot 3-9 

at 2,952 s.f. each; Lot 11 at 74,637 s.f.; and Lot 12 at 20,478 s.f. The application involves Assessor’s Parcel 

Number 097-730-021, located in the Vandenberg Village area, Fourth Third Supervisorial District. 

 

Development Plan 

Case Number 07DVP-00000-00016 (see Attachments C, D, and E) is the request of Mike Stoker, owner 

and applicant, for approval of a Development Plan under the provisions of the DR zone district of Chapter 

35 of the County Code to develop 14 10 two-story, residential units, three visitor parking spaces (one of 

which is handicap accessible), a 21,990 s.f. passive recreation area, and an approximately 3,500 s.f. 

stormwater retention basin. Proposed grading includes 500 cubic yards of cut, 7,100 cubic yards of fill, 

and 6,600 cubic yards of import. The application involves Assessor’s Parcel Number 097-730-021, 

located in the Vandenberg Village area, Fourth Third Supervisorial District. 
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2.0 PROJECT LOCATION 

The project site is Assessor’s Parcel Number 097-730-021, located on the southern side of Oak Hill Drive, 

immediately north of Vandenberg Golf Course, in Vandenberg Village (see Attachment A) and lies within 

the Fourth Third Supervisorial District.  
 

 

2.1  Site Information 

Comprehensive Plan 

Designation 

Urban Area, Recreation/Open Space (REC) 

Zoning District, Ordinance Land Use Development Code, REC, Recreation, High Fire Hazard Area 

Site Size Existing Parcel: 2.82 acres gross 

Proposed Parcels 1, 2, and 11-14 10:  2,368 square feet each 

Proposed Parcels 3-9: 2,952 square feet each 

Proposed Parcel 15 11: 65,165 74,637 square feet 

Proposed Parcel 16 12: 20,478 square feet 

Present Use & Development Vacant lot with minimal drainage improvements. 

Surrounding Uses/Zoning North: Oak Hill Drive and Vacant Land, RR-10 

South: Golf Course, REC  

East: Single-family Residential Development, 20-R-1  

West: Multi-family Residential Development, DR-6 

Access Oak Hill Drive 

Public Services Water Supply: Vandenberg Village Community Services District 

Sewage: Vandenberg Village Community Services District 

Fire: Santa Barbara County Fire Protection, Station: 51 

Schools: Lompoc Unified School District 

3.0 ENVIRONMENTAL SETTING 

The proposed project site is steeply to gently sloped trending from north to south. Slopes on the northeast 

corner of the property exceed 25%, while the remainder of the property consists of slopes less than 10%. 

The site has been slightly disturbed due to past grading activities for access and flood control purposes. A 

gravel road exists on the northern portion of the property providing access from Oakhill Drive to the golf 

course. An unlined flood control drainage ditch traverses the property from north to south and northeast to 

southwest, culminating in a retention basin. Vegetation onsite consists of annual grasses and other ruderal 

vegetation. There are several trees onsite, which include two oak (Quercus agrifolia) trees (8-12” 

diameter), seventeen pine and cypress trees, a pepper tree, and a eucalyptus tree. Soils onsite consist of 

Marina sand, which has a soil capability of VII. These soils are moderately to well drained soils and are 

generally supportive of grasslands and oaks. There are no known archaeological sites on the subject 

property, although there are four identified sites located west of the property within a two mile radius. 

Surrounding land uses include open space to the north, multi-family condominiums to the west, single-

family homes to the east, and the Vandenberg Village Golf Course to the south (a portion of the golf 

course encroaches on the subject property). There are no existing structures onsite. 

4.0 POTENTIALLY SIGNIFICANT EFFECTS CHECKLIST 

The following checklist indicates the potential level of impact and is defined as follows: 

 

Potentially Significant Impact: A fair argument can be made, based on the substantial evidence in the 

file, that an effect may be significant. 

 

Less Than Significant Impact with Mitigation: Incorporation of mitigation measures has reduced an 

effect from a Potentially Significant Impact to a Less Than Significant Impact. 

 

Less Than Significant Impact: An impact is considered adverse but does not trigger a significance 

threshold.  
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No Impact: There is adequate support that the referenced information sources show that the impact 

simply does not apply to the subject project. 

 

Reviewed Under Previous Document: The analysis contained in a previously adopted/certified 

environmental document addresses this issue adequately for use in the current case and is summarized in the 

discussion below. The discussion should include reference to the previous documents, a citation of the 

page(s) where the information is found, and identification of mitigation measures incorporated from the 

previous documents.   

4.1 AESTHETICS/VISUAL RESOURCES 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. The obstruction of any scenic vista or view open to the 

public or the creation of an aesthetically offensive site open 

to public view?  

  X   

b. Change to the visual character of an area?    X   

c. Glare or night lighting which may affect adjoining areas?    X   

d. Visually incompatible structures?    X   

Setting: 

Physical: 

The proposed project site is located on the southern side of Oak Hill Drive and abuts the northern edge of 

Vandenberg Golf Course. The project is highly visible from both Oak Hill Drive and the adjacent golf coarse. 

Regulatory: 

The County’s Visual Aesthetics Impact Guidelines classify coastal and mountainous areas, the urban fringe, 

and travel corridors as “especially important” visual resources. A project may have the potential to create a 

significantly adverse aesthetic impact if (among other potential effects) it would impact important visual 

resources, obstruct public views, remove significant amounts of vegetation, substantially alter the natural 

character of the landscape, or involve extensive grading visible from public areas (County Environmental 

Thresholds, pages 179 and 180). The guidelines address public views; however, they do not address private 

views. 

Impact Discussion: 

(a) Less than significant impact. The proposed project could result in the future construction of fourteen  ten 

detached townhomes, located on small lots with a surrounding common open space lot, and one single-family 

residence located on an independent 20,478 square foot parcel. The proposed townhomes are currently 

designed with the use of Spanish style architecture and feature multiple floor plans and architectural 

variations (i.e. hip versus gable roof lines, side-loading or front-loading garages, etc.) The project also 

proposes a significant number of landscape improvements to the common open space lot, including the use of 

drought tolerant native plant species such as Valley Coast Live Oak, Ceanothus, and Lemonade Berry. The 

project site would not result in the obstruction of any notable public view nor would it create an aesthetically 

offensive site.  As such, the project impact on views would be less than significant. 

 

(b) Less than significant impact. The project proposes to change the site’s land use designation from 

Recreation/Open Space to Residential. Although there is a golf course located to the immediate south, the 

proposed project site has historically been used as an informal drainage basin and does not currently provide 

any significant recreational use. The project includes a proposed zoned district of Designed Residential (6 

units per acre) development on the western portion of the site and Single-family Residential (20,000 square 
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foot minimum parcel size) on the eastern portion of the site. These zone districts have been specifically 

chosen to match the existing zoning located on parcels adjacent to the site, thereby creating new development 

whose density and design are consistent with the surrounding land uses. An existing topographical 

depression, which transects the site from north to south, provides a natural point of transition between the two 

differing densities. As a result of these project specific characteristics, the resulting development would 

complete an established pattern of residential development which exists on the fringes of the golf course and 

would therefore not result in a significant change of to the visual character of the surrounding area. 

 

(c) Less than significant impact. Project development would be subject to County Land Use and 

Development Code exterior lighting regulations, which specify that exterior lighting be hooded, that no light 

be directed toward residential areas, and that lighting be designed not to interfere with vehicular traffic. As 

such, residential development on the site would not have the potential to substantially affect adjoining areas. 

 

(d) Less than significant impact. The proposed project would be subject to Land Use Development Code 

zoning ordinance requirements of the Designed Residential and Single-family Residential zone district 

general regulations, which specify design parameters such as minimum structural setbacks and maximum 

structural height. These County regulations would ensure that specific size and site design of structures would 

be compatible with the surrounding community. In addition, the proposed townhome design has been subject 

to review by the Northern Board of Architecture (conceptual review on January 11, 2008) who found the 

project design to be compatible with surrounding development. Therefore, the proposed project will not result 

in the introduction of visually incompatible structures. 

 

Mitigation and Residual Impact: 

No mitigation is required. Visual impacts, including residual impacts, of the project would be less than 

significant (Class III). 

4.2 AGRICULTURAL RESOURCES 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. Convert prime agricultural land to non-agricultural use, 

impair agricultural land productivity (whether prime or non-

prime) or conflict with agricultural preserve programs?  

  X   

b. An effect upon any unique or other farmland of State or 

Local Importance? 

  X   

Setting: 

Physical: 

The proposed project site is currently zoned Recreation/Open Space and there is no documented historical use 

of the property for agricultural cultivation. The project site does not contain any designated Unique 

Farmlands, Prime Farmlands, or Farmlands of State & Local Importance. The site is currently vacant with 

minimal drainage improvements. Soils onsite consist of Marina sand, which has a soil capability of VII. 

These soils are moderately to well drained and are generally supportive of grasslands and oaks. 

Regulatory: 

County Thresholds Manual: Agricultural lands play a critical economic and environmental role in Santa 

Barbara County. Sustaining agricultural land not only protects open space but maintains the rural lifestyle 

prevalent in the region. Agricultural lands play a key economic role and provide numerous public benefits, 

therefore, the County has recognized the need to preserve these lands and discourage non-agricultural uses 
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through the CEQA Thresholds and Guidelines as well as the Agricultural Element of the Comprehensive 

Plan.   

 

The County Agricultural Resource Guidelines (Approved: Board of Supervisors, August 1993) provide two 

methods of determining whether a proposed land division may result in a significant adverse effect on 

agricultural resources. In addition, the thresholds provide a point system which is used to evaluate the 

existing and proposed parcels for agricultural capability, based on review of parcel size, soil classification, 

water availability, agricultural suitability, existing and historic land use, Comprehensive Plan designation, 

adjacent land use, and agricultural preserve potential. Where a parcel scores 60 points or more, division of 

that parcel is considered a potentially significant impact, and requires additional analysis. 

 

The significance determination is based on a comparison of the existing, and each proposed, parcels’ ability 

to sustain independently productive and suitable agricultural operations.  

 

COUNTY THRESHOLDS MANUAL POINT SYSTEM CALCULATION 

 
Calculation methodology 

 

The County’s Agricultural Resources Guidelines utilize a weighted point system to serve as a preliminary 

screening tool. The tool assists planners in identifying whether a previously viable agricultural parcel could 

potentially be subdivided into parcels that are not considered viable after division. Any identification of a 

project’s impact on the loss or impairment of agricultural resources would create a potentially significant 

impact. The Point System is not intended to measure the productive ability of an existing and/or proposed 

parcel(s) but simply measures the level of conduciveness for agricultural viability of a proposed parcel 

compared to the existing parcel. The tool compares availability of resources and prevalent uses that benefit 

agricultural potential but does not quantifiably measure a parcel’s actual agricultural production.  

 

Initial Studies are to use this Point System in conjunction with any thresholds identified in the County 

Thresholds Manual and is not intended to be the sole determiner. The Initial Study assigns values to nine 

particular characteristics of agricultural productivity of a site: parcel size, soil classification, water 

availability, agricultural suitability, existing and historic land use, comprehensive plan designation, adjacent 

land uses, agricultural preserve potential, and combined farming operations. If the tabulated points total 60 or 

more, that parcel is considered viable for the purposes of analysis. The project would be considered to have a 

potentially significant impact if the division of land of the viable parcel would result in parcels that did not 

either score over 60 in themselves or resulted in a significantly lower score than the existing parcel. Any loss 

or impairment of agricultural resources identified using the Point System could create a potentially significant 

impact and warrants increased analysis. 

 

Impact Discussion: 

 

(a-b) Less than significant impact. The proposed project site is not currently zoned for agricultural use and 

has not been used for any agricultural production in recent history. Furthermore, the current parcel size of 

2.82 acres is considered to small to be of economically viable use for agricultural production. The project site 

has not been identified as farmland of State or Local Importance. 

 

Mitigation and Residual Impact: 

No mitigation is required. Project impacts to agricultural resources would be less than significant (Class 

III). 
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4.3 AIR QUALITY 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. The violation of any ambient air quality standard, a 

substantial contribution to an existing or projected air 

quality violation including, CO hotspots, or exposure of 

sensitive receptors to substantial pollutant concentrations 

(emissions from direct, indirect, mobile and stationary 

sources)?  

  X   

b. The creation of objectionable smoke, ash, or odors?    X   

c. Extensive dust generation?   X    

Setting: 

Physical: 

The proposed project site is located within the South Central Coast air basin, a federal and state non-

attainment area for ozone (O3) and a state non-attainment area for particulate matter (PM10). Reactive organic 

compounds (ROC) and nitrogen oxides (NOx), which are precursors to ozone, are considered to be non-

attainment pollutants. The major sources of ozone precursor emissions in the County are motor vehicles, the 

petroleum industry and solvent use. Sources of PM10 include grading, road dust and vehicle exhaust.  

Regulatory: 

The County Air Pollution Control District is responsible for regulating stationary emission sources in the 

region and has established guidelines for the scope and content of the air quality analysis in CEQA 

documents. It has established screening criteria to determine whether a proposed development would 

generate emissions that exceed the County’s adopted threshold of 25 pounds per day for NOx or ROC. Where 

necessary, the County’s Urbemis 2007 Air Emissions from Land Development modeling system provides 

reference to determine whether a project would exceed these County thresholds.   

Impact Discussion: 

(a) Less than significant impact. The County is presently in non-attainment status for state air quality 

standards for ozone precursors and particulate matter. Air pollutant emissions from vehicle trips associated 

with the future construction of fifteen eleven new residential units would be far below the County threshold 

of significance for air quality impacts, which equates roughly to 125 single-family homes. 

 

(b) Less than significant impact. The future development of fifteen eleven residential units would not have 

the potential to result in significant impacts from smoke, ash, or odors. Such uses as would commonly 

produce significant amounts of smoke, ash, or objectionable odors (i.e. agriculture, manufacturing, etc.) are 

not allowed uses in the Residential zone districts which are proposed by the project. Therefore, the approval 

of the proposed project would not create any new significant impacts. 

 

(c) Less than significant with mitigation. Temporary nuisance dust generation during earthwork for minor 

grading, creation of building pads, or similar activities would have the potential to affect adjacent residences.  

However, the project would be subject to standard Air Pollution Control District measures for dust 

suppression (e.g., watering of graded areas and stockpiles; monitoring), which are applied pursuant to the 

County Air Quality Attainment Plan to mitigate cumulative air quality effects from incremental project 

contributions. Adherence to these measures would ensure that potential impacts to air quality would be less 

than significant.  
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Mitigation and Residual Impact: 

With the incorporation of the following measures, impacts to air quality would be mitigated to a less than 

significant level (Class II). 

 

1. If the construction site is graded and left undeveloped for over four weeks, the applicant shall employ 

the following methods immediately to inhibit dust generation: 

a. seeding and watering to revegetate graded areas; and/or  

b. spreading of soil binders; and/or   

c. any other methods deemed appropriate by Planning and Development. 

 

Plan Requirements: These requirements shall be noted on all plans.  

 

Timing: Plans are required prior to approval of Land Use Permits\Coastal Development Permits. 

 

MONITORING: Grading Inspector shall perform periodic site inspections. 

 

2. Dust generated by the development activities shall be kept to a minimum with a goal of retaining dust 

on the site. Follow the dust control measures listed below. 

a. During clearing, grading, earth moving, excavation, or transportation of cut or fill materials, 

water trucks or sprinkler systems are to be used to prevent dust from leaving the site and to create 

a crust after each day's activities cease. 

b. During construction, water trucks or sprinkler systems shall be used to keep all areas of vehicle 

movement damp enough to prevent dust from leaving the site. At a minimum, this would include 

wetting down such areas in the later morning and after work is completed for the day and 

whenever wind exceeds 15 miles per hour. 

c. Soil stockpiled for more than two days shall be covered, kept moist, or treated with soil binders to 

prevent dust generation.  

 

Plan Requirements: All requirements shall be shown on grading and building plans.  

 

Timing: Condition shall be adhered to throughout all grading and construction periods. 

 

MONITORING: P&D shall ensure measures are on plans. P&D Grading and Building inspectors 

shall spot check; Grading and Building shall ensure compliance on-site. APCD inspectors shall 

respond to nuisance complaints. 

 

3. The contractor or builder shall designate a person or persons to monitor the dust control program and 

to order increased watering as necessary to prevent transport of dust off-site. Their duties shall include 

holiday and weekend periods when work may not be in progress.  

 

Plan Requirements: The name and telephone number of such persons shall be provided to the APCD.  

 

Timing:  The dust monitor shall be designated prior to issuance of a Land Use Permit. 

 

MONITORING: P&D shall contact the designated monitor as necessary to ensure compliance with 

dust control measures. 
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4.4 BIOLOGICAL RESOURCES 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

Flora 

a. A loss or disturbance to a unique, rare, or threatened plant 

community?  

  X   

b. A reduction in the numbers or restriction in the range of any 

unique, rare, or threatened species of plants?  

  X   

c. A reduction in the extent, diversity, or quality of native 

vegetation (including brush removal for fire prevention and 

flood control improvements)?  

 X    

d. An impact on non-native vegetation whether naturalized or 

horticultural if of habitat value?  

  X   

e. The loss of healthy native specimen trees?   X    

f. Introduction of herbicides, pesticides, animal life, human 

habitation, non-native plants or other factors that would 

change or hamper the existing habitat?  

  X   

Fauna 

g. A reduction in the numbers, a restriction in the range, or an 

impact to the critical habitat of any unique, rare, threatened 

or endangered species of animals?  

  X   

h. A reduction in the diversity or numbers of animals onsite 

(including mammals, birds, reptiles, amphibians, fish or 

invertebrates)?  

  X   

i. A deterioration of existing fish or wildlife habitat (for 

foraging, breeding, roosting, nesting, etc.)?  

  X   

j. Introduction of barriers to movement of any resident or 

migratory fish or wildlife species?  

  X   

k. Introduction of any factors (light, fencing, noise, human 

presence and/or domestic animals) which could hinder the 

normal activities of wildlife?  

  X   

Setting: 

Physical: 

Existing Plant and Animal Communities/Conditions: 

Currently, proposed project site is predominantly vegetated with non-native grasses and iceplant. The site 

does contain several mature trees including one eucalyptus, two oaks, and over twenty pine trees. The fauna 

inhabiting the project site are typical for the greater Lompoc area and may include small mammals such 

as raccoons, fox, coyote, deer, and skunk, and common birds and raptors. No known threatened or 

endangered plant or animal species are known to exist on the project site. The project site is located 

outside of the known range of the California Tiger Salamander. 

 

Regulatory: 

 

The County Thresholds contain guidelines for assessing impacts on biological resources. However there 

are no precise standards for determining levels of significance, and are assessed on a case by case basis.  

Due to the complexity of biological resource issues, substantial variation can occur among various 

projects. The Thresholds require both an evaluation of the plant and animal species and habitats on the 

project site and an evaluation of project impacts according to a series of assessment factors listed in the 

Thresholds. According to those Thresholds, disturbances to habitats or species are considered to be 

significant if they substantially impact resources in any of the following ways: 
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1. Conflict with adopted environmental plans and goals of the community where it is located. 

2. Substantially affect a rare or endangered species of animal, plant, or the habitat of the species. 

3. Interfere substantially with the movement of any resident or migratory fish or wildlife species. 

4. Substantially diminish habitat for fish, wildlife, or plants.  

 

Impact Discussion: 

(a, b, d, f-k) Less than significant impact. There are no known species of rare, threatened, or endangered flora 

or fauna located on the project site. There are no species of vegetation located on the site in sufficient quantity 

to be of significant horticultural value or provide significant habitat for animal species. No significant animal 

species are located on or travel through the site, therefore no significant animal species is expected to be 

affected by the development or habitation of the site. During the County Biologist’s investigation of the 

site, substantial evidence was discovered (i.e. hoof tracks and game trails) indicating that local 

populations of deer are travelling across the project site to pass between the open space to the north and 

the golf course to the south. In consultation with a professional wildlife biologist (personal conversation 

with John Storrer of Storrer Environmental Services), it was concluded that the Coast Range Black-tailed 

Deer (a local sub-species of Mule Deer) are the predominant deer in this region of the County. Coast 

Range Black-tailed Deer feed by way of browsing, not grazing. In this manner the species’ preferred food 

source consists of Manzanita berries, the leaves of shrubs, etc. This particular species of deer shows a 

behavioral aversion to grazing, the large expanses of irrigated grass located throughout the golf course 

present no particular benefit to the deer as a source of sustenance. Therefore, the deer are more likely 

travelling to and from the golf course to utilize the courses’ pond as a local source of water. This man-

made pond is located approximately 1400 feet south of the project site. While the golf course pond may 

serve as a convenient source of water for the local deer population, maintaining access to this body of 

water is not imperative. A series of natural ponds are located within the Burton Mesa Preserve 

approximately 4000 feet northwest of the project site. Local deer populations can easily revert to the use 

of this system of natural ponds as a source for drinking water. Additionally, there at least two other 

locations (besides the project site) in Vandenberg Village where deer and other animals can still enter and 

exit the golf course. As a result, the project’s potential impacts to the local deer population would be 

adverse but not significant. 

 

(c, e) Mitigable to less than significant impact. The proposed project site does contain two mature oak trees. 

The proposed scope of work does include development which could potentially damage or require the 

removal of these oaks. This aforementioned tree removal is considered a potentially significant but mitigable 

impact with the application of measures described below (see Mitigation Measure #4). It should also be noted 

that while a 10 to 1 oak tree replacement ratio will required as part of the required mitigation the current 

scope of work already includes the proposed installation of at least 24 31 Valley Coast Live Oaks. The 

proposed landscape improvements also include the installation of several additional native plant species, such 

as: Ceanothus, Lemonade Berry, Coffeeberry, and Manzanita. Ultimately, the full build-out of the project 

would likely result in the introduction of significantly greater amounts of native vegetation than currently 

exist on the site. 

 

Mitigation and Residual Impact: 

With the incorporation of the following measures, impacts to biological resources would be mitigated to a 

less than significant level (Class II). 

 

4. An oak tree protection and replacement program, prepared by a P&D-approved 

arborist/biologist shall be implemented.  The program shall include but not be limited to the 

following components: 

 

a. Program elements to be graphically depicted on final grading and building plans: 

 

i. The location and extent of dripline for all trees and the type and location of any fencing. 
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ii. To avoid disturbance to oak trees, site preparation and construction of building pads shall avoid 

disturbance to existing oak trees. Construction envelopes shall be located outside the driplines of 

all oak trees. All ground disturbances including grading for buildings, accessways, easements, 

subsurface grading, sewage disposal, and well placement shall be prohibited outside construction 

envelopes. 

 

iii. Equipment storage and staging areas shall be designated on approved grading and building 

plans outside of dripline areas. 

 

iv. Paving shall be of pervious material (i.e., gravel, brick without mortar) where access roads or 

driveways encroach within 25 feet of an oak tree’s dripline. 

 

v. Permanent tree wells or retaining walls shall be specified on approved plans and shall be installed 

prior to approval of Land Use Permits. A P&D-qualified arborist or biologist shall oversee such 

installation. 

 

vi. Drainage plans shall be designed so that oak tree trunk areas are properly drained to avoid ponding. 

These plans shall be subject to review and approval by P&D or a P&D-qualified biologist/arborist. 

 

b. Program elements to be printed as conditions on final grading and building plans: 

 

i. No grading or development shall occur within the driplines of oak trees that occur in the 

construction area. 

 

ii. All oak trees within 25 feet of proposed ground disturbances shall be temporarily fenced with 

chain-link or other material satisfactory to P&D throughout all grading and construction activities. 

The fencing shall be installed six feet outside the dripline of each oak tree, and shall be staked 

every six feet. 

 

iii. No construction equipment shall be parked, stored or operated within six feet of the dripline of any 

oak tree. 

 

iv. Any roots encountered that are one inch in diameter or greater shall be cleanly cut.  This shall be 

done under the direction of a P&D-approved arborist/biologist. 

 

v. No permanent irrigation shall occur within the dripline of any existing oak tree. 

 

vi. Any trenching required within the dripline or sensitive root zone of any specimen tree shall be 

done by hand. 

 

vii. Only designated trees shall be removed. 

 

viii. Any oak trees which are removed and/or damaged (more than 25% of root zone disturbed) shall 

be replaced on a 10:1 basis with 10-gallon size saplings grown from locally obtained seed. Where 

necessary to remove a tree and feasible to replant, trees shall be boxed and replanted. A drip 

irrigation system with timer shall be installed. Trees shall be planted prior to occupancy clearance 

and irrigated and maintained until established (five years).  The plantings shall be protected from 

predation by wild and domestic animals, and from human interference by the use of staked, chain 

link fencing, and gopher fencing during the maintenance period. 

 

ix. A P&D approved arborist shall be onsite throughout all grading and construction activities which 

may impact oak trees. 
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Plan Requirements: Prior to approval of Land Use Permits, the applicant shall submit a copy of the 

grading and/or building plans to P&D for review and approval.  All aspects of the plan shall be 

implemented as approved.  Prior to approval of Land Use Permits, the applicant shall successfully file 

and receipt evidence of posting a performance security which is acceptable to P&D.  Timing:  Timing 

on each measure shall be stated where applicable; where not otherwise stated, all measures must be in 

place throughout all grading and construction activities. 

4.5 CULTURAL RESOURCES 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

Archaeological Resources      

a. Disruption, alteration, destruction, or adverse effect on a 

recorded prehistoric or historic archaeological site (note site 

number below)?  

  X   

b. Disruption or removal of human remains?    X   

c. Increased potential for trespassing, vandalizing, or 

sabotaging archaeological resources?  

  X   

d. Ground disturbances in an area with potential cultural 

resource sensitivity based on the location of known historic 

or prehistoric sites? 

 X    

Ethnic Resources      

e.     Disruption of or adverse effects upon a prehistoric or 

historic archaeological site or property of historic or cultural 

significance to a community or ethnic group? 

  X   

f. Increased potential for trespassing, vandalizing, or 

sabotaging ethnic, sacred, or ceremonial places?  

  X   

g. The potential to conflict with or restrict existing religious, 

sacred, or educational use of the area?  

  X   

Setting: 

Physical: 

The proposed project is located in the Vandenberg Village area immediately north of the Vandenberg Village 

Golf Coarse. The project site has been previously disturbed during grading activities associated with access 

and drainage from the adjacent golf course. No know archaeological sites are located on the project parcel 

although four known sites are located to the west of the property within a two mile radius. 

Regulatory: 

The County’s Cultural Resources Guidelines, in the Environmental Thresholds and Guidelines Manual 

provides, in part, for the following: 

As part of the environmental review process, archaeological site maps are reviewed to determine if a recorded 

cultural resource is located within the project site or whether there is a high potential for its presence onsite 

based on recorded site distribution patterns or historical accounts. If this determination is positive and the 

project site is not developed, a Phase I Archaeological Survey including a systematic inspection of the ground 

surface is carried out by Planning and Development staff or a County-approved professional archaeologist, 

and sub-surface testing to define the presence of archaeological artifacts or site boundaries when vegetation 

obscures ground visibility. If historical remains are suspected, a professional historian is retained to evaluate 

more fully the resource. The Phase I investigation and report are required to follow the specifications defined 

in the Cultural Resource Regulations defined in Regulations Governing Cultural Resource Projects 

Undertaken in Conformance with Federal and State Environmental Protection Acts. 
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In addition, CEQA Appendix K provides for an archaeological evaluation of the “surprise” find during 

construction. Construction shall cease in the area of the find but may continue on other parts of the building 

site while evaluation and necessary mitigation takes place. If the find is determined to be an important 

archaeological resource under CEQA Appendix K, contingency funding and a time allotment sufficient to 

allow recovering a data recovery sample or to apply one of the avoidance measures shall be implemented.   

Impact Discussion: 

(a-g) Mitigable to less than significant impact. The general vicinity of Lompoc is known to have been 

occupied in prehistoric times by the Chumash. Archaeological sites and isolates have been recorded within a 

radius of two miles of the property. A records search indicates no archaeological or ethnic sites are known to 

exist on the project site. A Phase I field survey of the adjacent 17-acre parcel found no evidence of artifacts. 

The project site has been previously graded and disturbed, and exhibits no locational characteristics or 

resources (e.g., rock outcroppings, springs) indicative of prior occupation. However, given the general 

sensitivity of the region for archaeological artifacts, there is the potential for disturbance of unknown buried 

artifacts during site preparation for development. Implementation of a standard discovery measure, requiring 

that any archaeological remains uncovered during grading be evaluated and appropriate mitigation measures 

applied, would adequately address this potential impact. 

Mitigation and Residual Impact: 

With the incorporation of the following measures, impacts to archaeological resources would be mitigated to 

a less than significant level (Class II). 

 

5.  In the event archaeological remains are encountered during grading, work shall be stopped 

immediately or redirected until a P&D qualified archaeologist and Native American representative are 

retained by the applicant to evaluate the significance of the find pursuant to Phase 2 investigations of 

the County Archaeological Guidelines. If remains are found to be significant, they shall be subject to a 

Phase 3 mitigation program consistent with County Archaeological Guidelines and funded by the 

applicant. 

 

Plan Requirements/Timing: This condition shall be printed on all building and grading plans. 

 

MONITORING: P&D shall check plans prior to approval of Land Use Permits\Coastal Development 

Permits and shall spot check in the field. 

4.6 ENERGY 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. Substantial increase in demand, especially during peak 

periods, upon existing sources of energy?  

  X   

b. Requirement for the development or extension of new 

sources of energy?  

  X   

Setting: 

Physical: 

The proposed project site contains no existing structures and currently has zero energy consumption. 

Regulatory: 

Electrical service will be provided to the project site by the Pacific Gas & Electric Company (PG&E). 
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Impact Discussion: 

(a-b) Less than significant impact. Existing energy facilities would accommodate the future development 

fifteen eleven residential structures resulting from the project. The project scope is too limited to significantly 

affect energy demand or require expansion of energy facilities. 

 

Mitigation and Residual Impact: 

No mitigation measures would be required. Project impacts on energy would be less than significant (Class 

III). 

4.7 FIRE PROTECTION 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. Introduction of development into an existing high fire 

hazard area?  

 X    

b. Project-caused high fire hazard?    X   

c. Introduction of development into an area without adequate 

water pressure, fire hydrants, or adequate access for fire 

fighting? 

 X    

d. Introduction of development that will hamper fire 

prevention techniques such as controlled burns or backfiring 

in high fire hazard areas?  

  X   

e. Development of structures beyond safe Fire Dept. response 

time?  

  X   

Setting: 

Physical: 

The project site, due to the large expanse of open space located north of the project site (on the opposite side 

of Oak Hill Drive) is designated a high fire hazard area. High fire hazard areas are those regions of the 

County which are exposed to significant fuel loads, such as large areas of undisturbed native/naturalized 

vegetation. The proposed project site falls within the jurisdiction of the Santa Barbara County Fire 

Department and is serviced by Fire Station number 51, which is located at 749 Burton Mesa Boulevard in 

Lompoc. Emergency access to the site will be provided by private driveways extending from Oak Hill Drive. 

Regulatory: 

Standard Santa Barbara County Fire Department requirements for residential development in designated 

High Fire Hazard areas are applicable to this property.  

Impact Discussion: 

(b,d-e) Less than significant impact. The future construction of fifteen eleven residential units would not be 

considered the introduction of a significant fire hazard. In addition, this future development would not 

hamper any proposed fire prevention techniques. The proposed project site falls within the jurisdiction of the 

Santa Barbara County Fire Department and is serviced by Fire Station number 51, which is located at 749 

Burton Mesa Boulevard in Lompoc. 

 

(a, c) Mitigable to less than significant impact. The proposed project would introduce additional development 

within a high fire hazard area. The County of Santa Barbara’s Fire Department has reviewed the proposed 

project and requested vehicular access improvements to the project site which will facilitate emergency 

access, as well as the installation of two new fire hydrants. The access improvements will include the 
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construction of a 20-foot wide private road to serve four units located on the western edge of the site. This 

private road will include red painted curbs, no parking signs, and a fire department approved turn around. The 

incorporation of these access improvements and new hire hydrants into the proposed scope of work will 

reduce potential impacts from fire hazard to a level below significance. 

 

Mitigation and Residual Impact: 

The proposed project is subject to the following conditions in order to mitigate the potential impact of 

introducing additional development in a high fire hazard area: 

6. Prior to Map Recordation, the following conditions must be satisfied: 

a. All access ways (public or private) shall be installed and made serviceable. Roadway plans, acceptable 

to the fire department, shall be submitted for approval prior to any work being undertaken. 

b. The proposed driveway, located on the western portion of the site, serving four newly created parcels, 

will be required to terminate with a fire department approved turnaround. Location of this turnaround 

shall be determined by the fire department with consultation from the applicant and the Planning and 

Development Department. 

c b. All driveways off of Oakhill Drive shall be a minimum of sixteen (16) feet wide and minimum 

driveway easements of twenty (20) feet shall be recorded on the map. 

d c. All curbs shall be painted red and “No Parking Any Time” signs shall be posted per fire department 

requirements where applicable. 

7. Two (2) fire hydrants shall be installed. The hydrants shall be located per fire department specifications 

and shall flow 1250 gallons per minute at a 20 psi residual pressure.  Prior to installation, plans 

showing locations, size and type of hydrants, valves, main lines and lateral lines shall be approved by 

the fire department.  

4.8 GEOLOGIC PROCESSES 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. Exposure to or production of unstable earth conditions such 

as landslides, earthquakes, liquefaction, soil creep, 

mudslides, ground failure (including expansive, 

compressible, collapsible soils), or similar hazards?  

  X   

b. Disruption, displacement, compaction or overcovering of 

the soil by cuts, fills, or extensive grading?  

  X   

c. Permanent changes in topography?    X   

d. The destruction, covering or modification of any unique 

geologic, paleontologic or physical features?  

  X   

e. Any increase in wind or water erosion of soils, either on or 

off the site?  

 X    

f. Changes in deposition or erosion of beach sands or dunes, 

or changes in siltation, deposition or erosion which may 

modify the channel of a river, or stream, or the bed of the 

ocean, or any bay, inlet or lake?  

 X    

g. The placement of septic disposal systems in impermeable 

soils with severe constraints to disposal of liquid effluent?  

  X   

h. Extraction of mineral or ore?     X  

i. Excessive grading on slopes of over 20%?    X  

j. Sand or gravel removal or loss of topsoil?     X  

k. Vibrations, from short-term construction or long-term 

operation, which may affect adjoining areas?  

 X    
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Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

l. Excessive spoils, tailings, or over-burden?    X   

Setting: 

Physical: 

The project site is located in a vicinity of the County which has been given an overall Category I Low 

Problem Rating for geologic hazards by the County Comprehensive Plan Seismic Safety and Safety Element.  

Specifically, the proposed project site is located in an area identified as having a low potential for 

liquefaction, landslides, soil creep, expansive soils, and compressible/collapsible soils. The project site has a 

moderate potential for high groundwater and a high potential for seismic activity. 

Regulatory: 

The Santa Barbara County Code, Chapter 14 Grading Ordinance (June 2003) is the governing document 

adopted by the Board of Supervisors, which contains the minimum standards and procedures necessary to 

protect and preserve life, limb, health, property, and public welfare.  It also addresses compliance with the 

National Pollutant Discharge Elimination System Phase II storm water regulations and sets forth local 

storm water requirements for the disturbance of less than 1 acre, to avoid pollution of water courses with 

sediments or other pollutants generated on or caused by surface runoff on or across the construction site.  

 

The Seismic Safety and Safety Element describes and qualitatively addresses geological constraints. 

 

In addition, regulations regarding wastewater treatment are governed by regulations inclusive of the 

Regional Water Quality Control Board’s Basin Plan Prohibitions, the California Plumbing Code, the 

County Code Septic System Ordinance (Article II of Chapter 29, 29-6 through 29-14), and Administrative 

Practices of Environmental Health Services. 

Impact Discussion: 

(a) Less than significant impact. The County Comprehensive Plan Seismic Safety and Safety Element states 

that project sites given a geologic hazard designation of Category I, “have relatively minor problems and 

would be suitable for all types of development.” Therefore, the proposed residential development would not 

exposure future residents to significant geologic hazards. 

 

(b-d, i, j, l) Less than significant impact. The proposed project related grading includes approximately 200 

500 cubic yards of cut and 7,100 cubic yards of fill; with 7,400 6,600 cubic yards of fill to be imported from 

offsite. The relatively large quantity of fill is required to level the site as the parcel currently contains a large, 

informal drainage basin. This large importation of fill would not be considered an alteration of significant 

natural land form as the basin area was artificially created during the construction of the adjacent Vandenberg 

Golf Course. There are no slopes in excess of 20% located on the subject property. No removal of sand, 

gravel, or topsoil is proposed as part of the project. 

 

(g) Less than significant impact. Any future residential development on the proposed project site would 

served by the Vandenberg Village Community Services District (VVCSD). The VVCSD has issued an 

“Intent to Serve” Letter for the proposed project which clearly indicates that the district has both the capacity 

and intent to provide potable water and sewage disposal for the fifteen eleven proposed residential units. 

Therefore, the installation of private septic systems is not part of the proposed scope of work.  

 

(h) Less than significant impact. No extraction of mineral or ore is proposed as part of the project scope. 

 



Stoker/08NGD-00000-00011 November 6, 2008 

Final Mitigated Negative Declaration                                                                                                                  Page 21  

 

(e-f) Mitigable to less than significant impact. The future construction of fifteen eleven residential units 

would create new areas of impermeable surfaces and therefore would create the potential for increased water 

erosion of soils due to increased storm water runoff. In addition, earthwork for preparation of building pads 

has the potential to result in soil erosion. Application of standard County grading, erosion, and drainage-

control measures (Mitigation Measures #8-10 below) would ensure that no significant erosion would occur. 

 

(k) Mitigable to less than significant impact. Short-term impacts to nearby residents from construction 

vibrations would be mitigated to less than significant levels with application of the standard measure limiting 

construction noise to weekdays between 7:00 a.m. and 4:00 p.m. (Mitigation Measure #11 in Section 4.12). 

 

Mitigation and Residual Impact: 

With the application of the following measures, potential geologic impacts would be mitigated to less 

than significant levels (Class II). 

 

8.  A grading and erosion control plan shall be designed to minimize erosion and shall include the 

following:.   

 

a. Graded areas shall be revegetated within 4 weeks of grading activities with deep rooted, native, 

drought-tolerant species to minimize slope failure and erosion potential. Geotextile binding fabrics 

shall be used if necessary to hold slope soils until vegetation is established. 

 

b. Grading on slopes steeper than 5:1 shall be designed to minimize surface water runoff. 

 

Plan Requirements: The grading and erosion control plan(s) shall be submitted for review and 

approved by P&D prior to approval of Land Use Permits. The applicant shall notify Permit 

Compliance prior to commencement of grading.   

 

Timing:  Components of the grading plan shall be implemented prior to occupancy clearance. 

 

MONITORING:  Permit Compliance will photo document revegetation and ensure compliance with 

plan. Grading inspectors shall monitor technical aspects of the grading activities.  

 

9.    All runoff water from impervious areas shall be conveyed by impervious conduits to existing 

drainage courses.   

 

Plan Requirements and Timing: A drainage plan which incorporates the above and includes a 

maintenance and inspection program to ensure proper functioning shall be submitted prior to 

approval of Land Use Permits by the applicant to P&D and the Flood Control District for review and 

approval.  

 

10. The applicant shall limit excavation and grading to the dry season of the year (i.e. April 15 to 

November 1) unless a Building & Safety approved erosion control plan is in place and all measures 

therein are in effect.  All exposed graded surfaces shall be reseeded with ground cover vegetation to 

minimize erosion.   

 

Plan Requirements:  This requirement shall be noted on all grading and building plans.   

 

Timing:  Graded surfaces shall be reseeded within 4 weeks of grading completion, with the exception 

of surfaces graded for the placement of structures. These surfaces shall be reseeded if construction of 

structures does not commence within 4 weeks of grading completion. 
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MONITORING:  P&D shall site inspect during grading to monitor dust generation and 4 weeks 

after grading to verify reseeding and to verify the construction has commenced in areas graded for 

placement of structures. 

4.9 HAZARDOUS MATERIALS/RISK OF UPSET 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. In the known history of this property, have there been any 

past uses, storage or discharge of hazardous materials (e.g., 

fuel or oil stored in underground tanks, pesticides, solvents 

or other chemicals)? 

  X   

b. The use, storage, or distribution of hazardous or toxic 

materials?  

  X   

c. A risk of an explosion or the release of hazardous 

substances (e.g., oil, gas, biocides, bacteria, pesticides, 

chemicals or radiation) in the event of an accident or upset 

conditions?  

  X   

d. Possible interference with an emergency response plan or an 

emergency evacuation plan?  

  X   

e. The creation of a potential public health hazard?    X   

f. Public safety hazards (e.g., due to development near 

chemical or industrial activity, producing oil wells, toxic 

disposal sites, etc.)?  

  X   

g. Exposure to hazards from oil or gas pipelines or oil well 

facilities?  

  X   

h. The contamination of a public water supply?    X   

Setting: 

Physical: 

The proposed project site is located approximately 1950 feet south of the Point Pedernales sour gas pipeline. 

This pipeline contains hydrogen sulfide, a gas which is toxic in high concentrations. 

Regulatory: 

For properties which are known, or discovered, to contain hazardous materials are subject to the removal 

and/or treatment requirements of the California Fire Code. Within the County, the Fire Department’s 

Hazardous Materials Unit (HMU) must review and approve any proposed plan to decontaminate a site 

found to contain a hazardous material. 

Impact Discussion: 

(a-c,e,h) Less than significant impacts. Additional residential use would be expected to generate only minor 

amounts of household hazardous materials, such as cleansers, paint, and motor oil. Minor amounts of such 

household hazardous material would not present a significant potential for release or explosion of hazardous 

materials and would be highly unlikely to create a public health hazard.  

 

(d) Less than significant impacts. The future residential construction on the project site would not interfere 

with any known emergency response or emergency evacuation plan.  

 

(f-g) Less than significant impacts. The proposed project site is located approximately 1950 feet south of the 

Point Pedernales sour gas pipeline. This pipeline transports hydrogen sulfide (H2S) gas in quantities (8,000 

parts per million) capable of causing injuries or death if released under certain circumstances. The potential 
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public safety hazards this pipeline poses to nearby residents have been analyzed in several environmental 

documents and most recently in 06EIR-00000-00005, which is being prepared in association with the 

processing of the Tranquillon Ridge Project. This Environmental Impact Report states that a potential rupture 

in the sour gas pipeline could cause fatalities for a distance of 780 feet and injuries within 2,033 feet, during 

turbulent atmospheric conditions (windy). Therefore, a rupture in the sour gas pipeline could potentially 

injure residents of the proposed project site. Common conditions resulting from exposure to hydrogen sulfide 

gas include eye irritation, respiratory tract irritation, headache, dizziness, excitement, staggering gait, and 

gastro enteric disorders. Despite this injury potential the conclusions of 06EIR-5 indicate that the 

probability of a pipeline rupture during a period of atmospheric turbulence is very low and statistically 

could be expected to result in fewer than ten injuries (throughout the surrounding area of the County not 

just Vandenberg Village). Therefore, the potential hazards posed to inhabitants of Vandenberg Village and 

this project site specifically are insignificant. 

 

Mitigation and Residual Impact: 

No mitigation required. Residual impacts would be less than significant (Class III). 

4.10 HISTORIC RESOURCES 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. Adverse physical or aesthetic impacts on a structure or 

property at least 50 years old and/or of historic or cultural 

significance to the community, state or nation?  

   X  

b. Beneficial impacts to an historic resource by providing 

rehabilitation, protection in a conservation/open easement, 

etc.?  

   X  

Setting: 

Physical: 

The project site is currently vacant with no existing structures. 

Regulatory: 

The County’s Environmental Thresholds and Guidelines Manual, Section 8, provides clear guidelines for 

evaluating potentially historic structures for there cultural significance within the community, state, or nation. 

Structures are deemed potentially historically significant if they: 

a) possess integrity of location, design, workmanship, material, and/or setting, 

b) are at least 50 years in age, 

c) and demonstrate additional historical attributes, which include but are not limited to: the work of 

a master designer/builder, are associated with a particular architectural style important to the 

community, illustrates broad patterns of cultural, social, political, economic, or industrial history, 

etc.  

If a structure has been evaluated in conformance with the aforementioned guidelines and been found to 

exhibit historically significant character the proposed demolition and/or substantial alteration of said structure 

could be considered a potentially significant impact to the environment as mandated by CEQA.  
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Impact Discussion: 

(a, b) Less than significant impact. The proposed project site does not contain existing structures which 

exceed 50 years in age. Therefore, no potentially significant impacts to historic structures are likely to occur 

as a result of the project. 

 

Mitigation and Residual Impact: 

No mitigation measures are required. The project would have no impacts on historic resources (Class III). 

4.11 LAND USE 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. Structures and/or land use incompatible with existing land 

use?  

   X  

b.    Conflict with any applicable land use plan, policy, or 

regulation of an agency with jurisdiction over the project 

(including, but not limited to the general plan, specific 

plan, local coastal program, or zoning ordinance) adopted 

for the purpose of avoiding or mitigating an 

environmental effect? 

   X  

c. The induction of substantial growth or concentration of 

population?  

  X   

d. The extension of sewer trunk lines or access roads with 

capacity to serve new development beyond this proposed 

project?  

   X  

e. Loss of existing affordable dwellings through demolition, 

conversion or removal? 

   X  

f. Displacement of substantial numbers of existing housing, 

necessitating the construction of replacement housing 

elsewhere? 

   X  

g.  Displacement of substantial numbers of people, 

necessitating the construction of replacement housing 

elsewhere?  

   X  

h. The loss of a substantial amount of open space?     X  

i. An economic or social effect that would result in a physical 

change? (i.e. Closure of a freeway ramp results in isolation 

of an area, businesses located in the vicinity close, 

neighborhood degenerates, and buildings deteriorate. Or, if 

construction of new freeway divides an existing 

community, the construction would be the physical change, 

but the economic/social effect on the community would be 

the basis for determining that the physical change would be 

significant.)  

  X   

j. Conflicts with adopted airport safety zones?     X  

Setting: 

Physical: 

The proposed project site currently contains an informal drainage basin and no structural development. 

Surrounding land uses include: vacant property to the north, multi-family housing to the west, single-family 

housing to the east, and the Vandenberg Village Golf Course to the south. 
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Regulatory: 

The subject parcel is located in the Recreation zone district, and also has a Comprehensive Plan 

designation of REC (Recreation). The property is governed by the regulations of the County 

Comprehensive Plan and the Land Use and Development Code. There is neither an approved nor a 

proposed Community Plan for this region of the County. 

Impact Discussion: 

(a-b) Less than significant impact. The proposed project includes both a change in Comprehensive Plan’s 

land use designation as well as a change in the Land Use Development Code zone district for the site. The 

existing land use designation and zone district for the project site are both Recreation (REC). The newly 

proposed land use designation is Residential with varying density and two zone districts are proposed which 

include Designed Residential, 6 units per acre (DR-6) for 2.35 acres of the site and Single-Family residential, 

20,000 square foot minimum parcel size (20-R-1) for the remaining 0.47 acres of the site. The DR-6 zone will 

be located on the western portion of the site and 20-R-1 zone would be located on the eastern side. The 

property line which separates these two zones is located in area of the site with a natural topographical 

depression which provides a logical transition point between the two differing residential densities. The 

proposed residential zone districts (DR-6 and 20-R-1) or consistent with existing zone districts located 

adjacent to the site. As such the proposed rezone and change in land use designation are consistent with the 

surrounding land uses. The specific design elements of the project (i.e. setbacks, structural height, etc) do not 

conflict with any existing land use plan, policy, or regulation. 

 

(c-d) Less than significant impact. The project would represent an insignificant increase in population, and 

would not extend roads, sewers, or other public facilities which could serve other development. The proposed 

project would allow the future construction of fifteen eleven residential units; this amount of potential growth 

would have a negligible impact upon the surrounding community. 

 

(e-g) Less than significant impact. There are no existing structures proposed for demolition as part of the 

project and, therefore, no residents would be displaced as a result the proposed project. Ultimately, the project 

could have a beneficial impact on the County’s available housing stock by providing an additional 15 eleven 

residential units. 

 

(h) Less than significant impact. The property is currently privately owned and is not currently used, nor has 

it been historically used, by the surrounding community for active or passive recreational purposes. However, 

the proposed project site is currently zoned for Recreational use and approval of the project would result in 

the loss of 2.82 acres of recreationally zoned land. Despite this potential loss of recreationally zoned property 

the Vandenberg Village area currently contains a sufficient number of recreation amenities to service its 

residential population. Additionally, the project includes the development of a 20,990 square foot passive 

recreation area which will be available for public use during daylight hours. Further discussion in regards to 

the potential loss of recreationally zoned land is contained within Section 4.14 of this document; please refer 

to this section below for further clarification. 

 

(i- j) Less than significant impact. The project would not create any identified social or economic effect that 

could result in a significant physical change, and future development on the site would not affect, nor be 

affected by, airport safety zones. 

 

Mitigation and Residual Impact: 

No mitigation would be required.  Project land use impacts would be less than significant (Class III). 
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4.12 NOISE 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. Long-term exposure of people to noise levels exceeding 

County thresholds (e.g. locating noise sensitive uses next to 

an airport)?  

  X   

b. Short-term exposure of people to noise levels exceeding 

County thresholds?  

 X    

c. Project-generated substantial increase in the ambient noise 

levels for adjoining areas (either day or night)?  

  X   

Setting: 

Physical: 

The subject property is located on the northern fringes of an urbanized area adjacent to vacant land, low-

density residential development, and an existing golf course. There are no known noise generators in the 

immediate area which produce sustained levels of noise exposure in excess of the County’s 65-dBA 

threshold.    

Regulatory: 

The County Noise Element includes residential uses within its categories of noise-sensitive land uses.  

County thresholds indicate that significant impacts can occur when (a) short-term construction noise would 

occur within 1600 feet of residential receptors; (b) noise sensitive uses would be exposed to exterior noise 

levels of 65 dBA CNEL or greater; (c) the proposed development would generate long-term noise levels in 

excess of 65 dBA CNEL and affect sensitive receptors; or (d) ambient noise levels of a noise sensitive 

receptor area would be substantially increased. 

Impact Discussion: 

(a, c) Less than significant impacts. Long-term impact: The project would create sixteen twelve new parcels 

capable of supporting fifteen eleven new residential units. Vehicular traffic on Oakhill Drive would be 

considered the greatest noise generator in the surrounding area; however, this right-of-way does not support a 

level of traffic volume which would exceed the County’s 65 dba noise threshold for sustained periods of 

time. The project site is located over a mile from the nearest highway and Vandenberg Air Force Base (the 

nearest airport). The addition of fifteen eleven new residences in this location would neither create a 

substantial noise increase affecting existing neighbors, nor expose new residents of the project to substantial 

noise levels. 

 

(b) Mitigable to less than significant impact. Short-term impact: Noise generated from heavy equipment 

during grading and construction typically can temporarily exceed County noise thresholds of 65 dBA CNEL 

for a distance of up to approximately 1,600 feet. During grading and construction on the proposed project 

site, temporary construction noise could significantly affect nearby residents. Application of the standard 

County measure to limit noisy construction activity to weekdays between 7:00 a.m. to 4:00 p.m. (Mitigation 

Measure #11 below) would mitigate the project construction noise impact to a less than significant level. 

Mitigation and Residual Impact: 

With application of the following measure, the noise impact of the project would be mitigated to a less than 

significant level (Class II). 

 

11. Construction activity for site preparation and for future development shall be limited to the hours 

between 7:00 a.m. and 4:00 p.m., Monday through Friday.  No construction shall occur on State 

holidays (i.e. Thanksgiving, Labor Day).  Construction equipment maintenance shall be limited to the 

same hours. Non-noise generating construction activities such as interior painting are not subject to 
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these restrictions. Plan Requirements: Signs stating these restrictions shall be provided by the 

applicant and posted on site. Timing:  Signs shall be in place prior to beginning of and throughout 

grading and construction activities. Violations may result in suspension of permits. 

 

MONITORING:  Building Inspectors and Permit Compliance shall spot check and respond to 

complaints. 

4.13 PUBLIC FACILITIES 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. A need for new or altered police protection and/or health 

care services?  

  X   

b. Student generation exceeding school capacity?    X   

c. Significant amounts of solid waste or breach any national, 

state, or local standards or thresholds relating to solid waste 

disposal and generation (including recycling facilities and 

existing landfill capacity)?  

  X   

d. A need for new or altered sewer system facilities (sewer 

lines, lift-stations, etc.)?  

  X   

e. The construction of new storm water drainage or water 

quality control facilities or expansion of existing 

facilities, the construction of which could cause 

significant environmental effects? 

  X   

Setting: 

Physical: 

The proposed project site currently contains an informal drainage basin and no further structural 

development. The project site does not contain, and is not in close proximity to, any known public facility. 

Police protection for the site would be provided by the County Sheriff’s Department. The local station 

serving this area is located at 751 Burton Mesa Road in Mission Hills, which is approximately one and a half 

miles from the project site. Future development resulting from this project would be served by the Lompoc 

Unified School District. The closest emergency healthcare facility in relation to the project site is the Lompoc 

District Hospital located on South D Street in Lompoc, approximately seven miles from the project site. 

Regulatory: 

The County’s Comprehensive Plan, Land Use Element, Land Use Development Policy 4 states: “Prior to 

the issuance of a use permit, the County shall make the finding, based on information provided by 

environmental documents, staff analysis, and the applicant, that adequate public or private services and 

resources (i.e., water, sewer, roads, etc.) are available to serve the proposed development…Lack of 

available public or private services or resources shall be grounds for denial of the project or reduction in 

the density otherwise indicated in the land use plan.” 

Impact Discussion: 

(a) Less than significant impact. The addition of fifteen eleven residential units and associated population 

could be accommodated by the Sheriff’s Department without significantly affecting the level of police 

protection of the area or requiring alterations. The addition of fifteen eleven residential units and associated 

population would not represent a significant impact and could be accommodated by the existing health care 

system. 
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(b) Less than significant impact. The addition of fifteen eleven residential units and associated population 

would be expected to generate one student per household, including 0.5 elementary students, 0.25 middle 

school students, and 0.25 high school students. This project impact on school facilities would be considered 

insignificant, and any students generated as a result of the project would be accommodated by the districts. 

School fees would be collected by the districts to offset the project’s incremental contribution to cumulative 

impacts on schools. 

 

(c) Less than significant impact with mitigation.  County solid waste landfill space is limited and the County 

is under State mandate to reduce waste generation and disposal. The County Environmental Thresholds and 

Guidelines identifies a significant impact when a project would generate 196 tons or more of refuse per year, 

and a considerable contribution to cumulative impacts from generation of 40 tons or more per year. Fifteen 

Eleven residential units would be expected to generate 43.5 31.9 tons of solid waste annually (1 home x 3.01 

persons/ home x 0.95 tons solid waste/ year/ person = 2.9 tons solid waste/per year/per unit). Generation of 

43.5 tons of solid refuse per year would result in a significant contribution to adverse cumulative solid waste 

impacts. In addition to the waste generated by the proposed residential use it is expected that the public use of 

the passive recreation area will also generate a small amount of waste. Therefore it possible, however 

unlikely, that the project may exceed the County’s threshold of cumulative waste generation. Adherence to 

the mitigation measures listed below would ensure that cumulative impacts are reduced to less than 

significant levels.  

 

(d) Less than significant impact. The proposed project would be provided with sewer service by the 

Vandenberg Village Community Services District (VVCSD); this district has already issued and “Intent to 

Serve” Letter clearly stating that the district has both the intent and the capacity to serve the project. This 

service can be provided by the minimal extension of sewer infrastructure present on adjacent parcels. 

Therefore, no significant expansion or substantial impact to existing sewer infrastructure is expected to result 

from the project. 

 

(e) Less than significant impact. The proposed project site currently contains an informal drainage basin 

which retains stormwater runoff from Oakhill Drive and other impermeable surfaces. The proposed project 

would eliminate this basin and replace it with a series of smaller retention basins located in landscaped areas 

at the rear of each residential unit. This system of basins is designed to retain the stormwater generated by a 

25-year flood event. Stormwater produced by a flood event which exceeds this design capacity will be 

transported southward offsite via a proposed drainage pipe which terminates into an energy dissipater located 

at the northern terminus of a concrete drainage swale located in the Vandenberg Golf Course. The proposed 

project would eliminate this basin and replace it with a series of smaller retention basins located in 

landscaped areas at the rear of each residential unit, as well as a primary retention basin located along the 

southern edge of the project site. This system of basins is designed to retain the stormwater generated by a 

25-year flood event. The proposed primary basin is approximately 3500 square feet in area and will be 

constructed of vertical concrete walls. The top of the proposed vertical walls will be located at grade and the 

walls will extend below grade at a range between three and nine feet. Due to its depth the primary retention 

basin will be surrounded by a 42 inch security/safety fence. Stormwater produced by a flood event which 

exceeds the design capacity of the retention system will be transported southward offsite via a proposed 

drainage pipe which terminates into an energy dissipater located at the northern terminus of a concrete 

drainage swale located in the Village Golf Course. The construction of this stormwater retention and drainage 

system is not expected to result in significant impacts to the environment. 

 

Mitigation and Residual Impact: 

With application of the following measures, the impacts to public facilities resulting from the project would 

be mitigated to a less than significant level (Class II). 

 

12. The applicant shall develop and implement a Solid Waste Management Plan (SWMP) to be approved 

by the Public Works Solid Waste Division and P&D and shall include the following components at a 

minimum: 



Stoker/08NGD-00000-00011 November 6, 2008 

Final Mitigated Negative Declaration                                                                                                                  Page 29  

 

 
a. Provision of space and bins for storage of recyclable materials within the project site. 

 

b. Development of a plan for accessible collection of materials on a regular basis (may 

require establishment of private pick-up depending on availability of County-sponsored 

programs). 

 

c. Implementation of a green waste source reduction program, including the creation of lot 

or common composting areas, and the use of mulching mowers in all common open 

space lawns. 

 
 Plan Requirement/Timing:  The applicant shall submit a Solid Waste Management Program to 

P&D for review and approval prior to Zoning Clearance.  Program components shall be implemented 

prior to occupancy clearance and throughout the life of the project. 

  

 MONITORING:  P&D shall site inspect during construction, prior to occupancy, and after 

occupancy to ensure solid waste management components are established and implemented. 

 
13. Demolition and/or excess construction materials shall be separated onsite for reuse/recycling or 

proper disposal (e.g., concrete asphalt).  During grading and construction, separate bins for recycling 

of construction materials and brush shall be provided onsite.  Plan Requirements/Timing:  This 

requirement shall be printed on the grading and construction plan.  The Permittee shall provide P&D 

with receipts for recycled materials or for separate bins.  Materials shall be recycled as necessary 

throughout construction.  All materials shall be recycled prior to occupancy clearance. 
 

 MONITORING:  P&D shall review receipts prior to occupancy clearance. 

 
14. To prevent construction and/or employee trash from blowing offsite, covered receptacles shall be 

provided onsite prior to commencement of grading or construction activities.  Waste shall be picked 

up weekly or more frequently as directed by Permit Compliance staff.  Plan Requirements and 

Timing:  Prior to Land Use/Coastal Development Permit approval, applicant shall designate and 

provide to Planning and Development the name and phone number of a contact person(s) to monitor 

trash/waste and organize a clean-up crew.  Additional covered receptacles shall be provided as 

determined necessary by Permit Compliance staff.  This requirement shall be noted on all plans.  

Trash control shall occur throughout all grading and construction activities. 
 

 MONITORING: Permit Compliance staff shall inspect periodically throughout grading and 

construction activities. 

4.14 RECREATION 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. Conflict with established recreational uses of the area?    X   

b. Conflict with biking, equestrian, or hiking trails?    X   

c. Substantial impact on the quality or quantity of existing 

recreational opportunities (e.g., overuse of an area with 

constraints on numbers of people, vehicles, animals, etc. 

which might safely use the area)?  

  X   
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Setting: 

Physical: 

The proposed project site has a Recreation/Open Space Comprehensive Plan land use designation and is 

located in a Recreation/Open Space zone district as defined by the County’s Land Use Development Code. 

The Vandenberg Village Golf Course abuts the southern property line of the project site.  

Regulatory: 

The County’s Comprehensive Plan, Land Use Element, Parks/Recreation Policies state, in part: 

“Opportunities for hiking and equestrian trails should be preserved, improved, and expanded wherever 

compatible with surrounding uses.” 

Impact Discussion: 

(a, c)Less than significant impact. Approval of the proposed project would result in the conversion of 2.82 

acres of recreationally zoned land to residential land uses. However, the site is currently vacant and does not 

provide any recreational amenities for the public. The proposed project design does include the placement of 

an access easement across the southeastern edge of the property to facilitate continued use of the golf course. 

Although the project will result in the net loss of recreationally zoned acreage there are significant 

recreational facilities already located in the Vandenberg Village area. With the recent development of the 

Providence Landing housing project an 11.47 acre park (under the management of YMCA) was constructed. 

This park includes baseball fields, multi-purpose fields, multi-purpose courts, tennis courts, playgrounds, and 

group picnic areas. In addition to this sizable park the Vandenberg Village Golf Course is located 

immediately south of the project site and the Vandenberg Cabrillo High School property also provides a large 

number of athletic fields, running track, etc. As noted the Vandenberg Village area contains a significant 

number of recreational facilities and the loss of 2.82 acres of recreationally zoned land would not constitute a 

significant impact to the recreational opportunities of this community. Additionally, the project will include a 

21,990 square foot passive recreation area which will be available for public use during daylight hours. 

 

(b) Less than significant impact. The proposed project site does not contain, and is not adjacent to, any known 

Parks Department trail. The closest designated Parks Department trail is located along Burton Mesa 

Boulevard and terminates east of Clubhouse Road, over a mile south of the project site. The closest 

designated bikeway terminates at the intersection of Burton Mesa Boulevard and Constellation Road, 

approximately one mile from the project site. As all designated trails and bikeways are located at least a mile 

from the project site no significant impacts to such a recreational amenity is expected to occur. 

 

Mitigation and Residual Impact: 

No mitigation measures would be required. Impacts to recreational facilities and/or opportunities resulting 

from the project would be less than significant (Class III). 

4.15 TRANSPORTATION/CIRCULATION 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. Generation of substantial additional vehicular movement 

(daily, peak-hour, etc.) in relation to existing traffic load and 

capacity of the street system?  

  X   

b. A need for private or public road maintenance, or need for 

new road(s)?  

  X   

c. Effects on existing parking facilities, or demand for new 

parking?  

  X   
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Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

d. Substantial impact upon existing transit systems (e.g. bus 

service) or alteration of present patterns of circulation or 

movement of people and/or goods?  

  X   

e. Alteration to waterborne, rail, or air traffic?     X  

f. Increase in traffic hazards to motor vehicles, bicyclists or 

pedestrians (including short-term construction and long-

term operational)?  

  X   

g. Inadequate sight distance?    X   

 ingress/egress?   X   

 general road capacity?   X   

 emergency access?   X   

h. Impacts to Congestion Management Plan system?     X  

Setting: 

Physical: 

The proposed project site is located on Oakhill Drive in Vandenberg Village. The site is located 

approximately one mile from Highway 1, which is the closest State Route to the site. 

Regulatory: 

The Public Works Department, Roads Division’s general standards governs all project proposals within the 

County. In addition, the County’s Thresholds of Significance for Traffic Impacts, in the County 

Environmental Thresholds and Guidelines Manual provides guidance and procedures for analyzing the 

potential traffic impacts of a project. CEQA Guidelines, Appendix G states that a project will ordinarily have 

a significant effect on the environment if it will “cause an increase in traffic which is substantial in relation to 

the existing traffic load and capacity of the street system.” The County’s threshold criteria assume that an 

increase in traffic that creates a need for road improvements is “substantial in relation to the existing traffic 

load and capacity of the street system.” 

Impact Discussion: 

 (a) Less than significant impact. The project site will take direct access from Oakhill Drive via private 

driveways. The development of fifteen eleven new residences would generate approximately 150 110 

Average Daily Trips and 15 11 Peak Hour Trips. The project will also include the development of a 20,990 

square foot passive recreation area which will be available for public use. Due to the small size and remote 

location of this recreation area it is assumed that the recreational amenity will be primarily utilized by 

residents of the immediate neighborhood who travel to the area on foot. As such the recreational amenity is 

expected to generate only a marginal increase in vehicular traffic. This would not represent a significant 

traffic impact to area intersections or roadways, based on County significance thresholds (i.e., an increase of 

greater than 0.10 in volume-to-capacity ratio at nearby intersections experiencing poor levels of service, or 

use of a substantial portion of remaining roadway capacity). 

 

 (b-h) Less than significant impact. (b) No new roads would be required to serve the project. County traffic 

fees would be required, to offset the project’s incremental contribution to cumulative traffic and road 

maintenance costs. (c) The project would not significantly affect existing neighborhood parking. Per County 

ordinance, two parking spaces would be required for each lot to serve existing and new residences. (d) There 

are limited transit facilities and subsequent use in this area, however, the project is minor in scope and would 

have no significant effect. (e) The addition of fifteen eleven new residences in this location would not affect 

air, rail, or waterborne traffic. (f) Due to the low traffic volumes on Oakhill Drive and the project’s potential 

for creating only marginal amounts of additional traffic the construction of fifteen eleven new residences does 

not present the potential to create significant traffic hazards. (g) The design of the project provides full line of 
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sight for the traffic generated by the project. Access to each lot would be provided by private driveways. 

Road capacity would be adequate to accommodate use by project residents. Adequate emergency access is 

provided by the existing road system. (h) No impacts to a Congestion Management Plan are expected. 

 

Mitigation and Residual Impact: 

No mitigation required other than Standard County Roads Division fees. Residual impacts would be less 

than significant (Class III). 

 

4.16 WATER RESOURCES/FLOODING 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

a. Changes in currents, or the course or direction of water 

movements, in either marine or fresh waters?  

  X   

b. Changes in percolation rates, drainage patterns or the rate 

and amount of surface water runoff?  

  X   

c. Change in the amount of surface water in any water body?    X   

d. Discharge, directly or through a storm drain system, into 

surface waters (including but not limited to wetlands, 

riparian areas, ponds, springs, creeks, streams, rivers, lakes, 

estuaries, tidal areas, bays, ocean, etc) or alteration of 

surface water quality, including but not limited to 

temperature, dissolved oxygen, turbidity, or thermal water 

pollution?  

  X   

e. Alterations to the course or flow of flood water or need for 

private or public flood control projects?  

 X    

f. Exposure of people or property to water related hazards 

such as flooding (placement of project in 100 year flood 

plain), accelerated runoff or tsunamis?  

 X    

g. Alteration of the direction or rate of flow of groundwater?    X   

h. Change in the quantity of groundwater, either through direct 

additions or withdrawals, or through interception of an 

aquifer by cuts or excavations or recharge interference?  

  X   

i. Overdraft or over commitment of any groundwater basin? 

Or, a significant increase in the existing overdraft or over 

commitment of any groundwater basin?  

  X   

j. The substantial degradation of groundwater quality 

including saltwater intrusion?  

  X   

k. Substantial reduction in the amount of water otherwise 

available for public water supplies?  

  X   

l. Introduction of storm water pollutants (e.g., oil, grease, 

pesticides, nutrients, sediments, pathogens, etc.) into 

groundwater or surface water? 

 X    

Setting: 

Physical: 

The proposed project site contains and informal drainage basin which receives stormwater runoff from 

Oakhill Drive and other impermeable surfaces. The project site is located in close proximity to the San 

Antonio Groundwater Basin. 
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Regulatory: 

The Santa Barbara County Code, Chapter 14 Grading Ordinance (June 2003) is the governing document 

adopted by the Board of Supervisors, which contains the minimum standards and procedures necessary to 

protect and preserve life, limb, health, property, and public welfare.  It also addresses compliance with the 

National Pollutant Discharge Elimination System Phase II storm water regulations and sets forth local 

storm water requirements for the disturbance of less than 1 acre, to avoid pollution of water courses with 

sediments or other pollutants generated on or caused by surface runoff on or across the construction site.  

 

In addition, regulations regarding wastewater treatment are governed by regulations inclusive of the 

Regional Water Quality Control Board’s Basin Plan Prohibitions, the California Plumbing Code, the 

County Code Septic System Ordinance (Article II of Chapter 29, 29-6 through 29-14), and Administrative 

Practices of Environmental Health Services.   

Impact Discussion: 

(g-k) Less than significant impact. The proposed project would be provided with both domestic water and 

sewer service by the Vandenberg Village Community Services District (VVCSD); this district has already 

issued and “Intent to Serve” Letter clearly stating that the district has both the intent and the capacity to serve 

the project. Therefore, this project is not expected to have a significant effect on the quantity of available 

groundwater or the water supplies available to public use. 

 

(l) Less than significant impact. Additional residential use would be expected to generate only minor amounts 

of storm water pollutants, such as cleansers, paint, and motor oil. Minor amounts of such household 

hazardous material would not present a significant potential for release of waterborne pollutants and would be 

highly unlikely to create a public health hazard.  

 

(b-d) Less than significant impact. The future construction of fifteen eleven new residences would create 

minor amounts of additional storm water runoff as a result of newly constructed impermeable surfaces (i.e. 

structure roofs’, driveway, patios, etc.) Construction activities such as grading could also potentially create 

temporary runoff and erosion problems. Application of standard County grading, erosion, and drainage-

control measures (mitigation listed previously in Section 4.8) would ensure that no significant increase of 

erosion or storm water runoff would occur. 

(a, e-f) Mitigable to less than significant impact. The proposed project site currently contains an informal 

drainage basin which retains stormwater runoff from Oakhill Drive and other impermeable surfaces. The 

proposed project would eliminate this basin and replace it with a series of smaller retention basins located in 

landscaped areas at the rear of each residential unit. This system of basins is designed to retain the stormwater 

generated by a 25-year flood event. Stormwater produced by a flood event which exceeds this design 

capacity will be transported southward offsite via a proposed drainage pipe which terminates into an energy 

dissipater located at the northern terminus of a concrete drainage swale located in the Vandenberg Golf 

Course. The proposed project would eliminate this basin and replace it with a series of smaller retention 

basins located in landscaped areas at the rear of each residential unit, as well as a primary retention basin 

located along the southern edge of the project site. This system of basins is designed to retain the stormwater 

generated by a 25-year flood event. The proposed primary basin is approximately 3500 square feet in area 

and will be constructed of vertical concrete walls. The top of the proposed vertical walls will be located at 

grade and the walls will extend below grade at a range between three and nine feet. Due to its depth the 

primary retention basin will be surrounded by a 42 inch security/safety fence. Stormwater produced by a 

flood event which exceeds the design capacity of the retention system will be transported southward offsite 

via a proposed drainage pipe which terminates into an energy dissipater located at the northern terminus of a 

concrete drainage swale located in the Village Golf Course. The construction of the aforementioned 

stormwater retention and distribution system would most likely have a beneficial impact upon the potential 

for flooding in this area of the County. Currently, when the existing drainage basin reaches its retention 

capacity stormwater sheet flows over an existing concrete weir and floods a portion of the Vandenberg 

Village Golf Course before the stormwater reaches a concrete swale farther south. With the construction of 
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this project the excess stormwater would be transported via a new below grade drainage pipe to the existing 

concrete swale, thereby preventing periodic flooding of the golf course. Mitigation measures specifically 

requiring the construction of the aforementioned flood controls improvements are listed below. 

 

Mitigation and Residual Impact: 

With the application of the following measures, the potential flooding impacts of the project would be 

mitigated to a less than significant level (Class II). 

 

15. Prior to recordation, the applicant shall comply with the Flood Control District Standard Conditions of 

Approval. 

 

16. Prior to recordation and land use clearance, the applicant shall submit a copy of the map, improvement 

plans, grading/drainage plans, a drainage study, and landscape plans to the District for review and 

approval. Said plans shall include a retardation basin designed to limit outflow to 0.07cfs per acre of 

development for a 25-year storm event, or shall include alternative on or off-site drainage improvements 

which adequately mitigate for increased runoff, to the satisfaction of the District. The applicant shall 

enter into a maintenance agreement with the District to assure the perpetual maintenance of the private 

drainage improvements required for the development. 

 

17. All drainage improvements required as part of the above conditions shall be constructed in accordance 

with the approved plans and certified by a Registered Civil Engineer prior to issuance of Occupancy 

Clearance. 

 

5.0 INFORMATION SOURCES 

5.1 County Departments Consulted  

 Police, Fire, Public Works, Flood Control, Parks, Environmental Health, Special Districts, Regional Programs. 

 

5.2 Comprehensive Plan  

X Seismic Safety/Safety Element  X Conservation Element 

X Open Space Element  X Noise Element 

 Coastal Plan and Maps  X Circulation Element 

 ERME    

 

5.3 Other Sources  

X Field work   Ag Preserve maps 

 Calculations  X Flood Control maps 

X Project plans  X Other technical references 

 Traffic studies          (reports, survey, etc.) 

 Records  X Planning files, maps, reports 

 Grading plans  X Zoning maps 

 Elevation, architectural renderings  X Soils maps/reports 

X Published geological map/reports  X Plant maps 

X Topographical maps  X Archaeological maps and reports 

   X Other: Agricultural Productivity and 

Suitability Study 
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6.0 PROJECT SPECIFIC (short- and long-term) AND CUMULATIVE 

IMPACT SUMMARY 

 

AIR QUALITY 

 
With the incorporation of the required measures 1-3, impacts to air quality would be mitigated to a less than 

significant level (Class II). 

 

1. If the construction site is graded and left undeveloped for over four weeks, the applicant shall employ 

the following methods immediately to inhibit dust generation: 

a. seeding and watering to revegetate graded areas; and/or  

b. spreading of soil binders; and/or   

c. any other methods deemed appropriate by Planning and Development. 

 

Plan Requirements: These requirements shall be noted on all plans.  

 

Timing: Plans are required prior to approval of Land Use Permits\Coastal Development Permits. 

 

MONITORING: Grading Inspector shall perform periodic site inspections. 

 

2. Dust generated by the development activities shall be kept to a minimum with a goal of retaining dust 

on the site. Follow the dust control measures listed below. 

d. During clearing, grading, earth moving, excavation, or transportation of cut or fill materials, water 

trucks or sprinkler systems are to be used to prevent dust from leaving the site and to create a crust 

after each day's activities cease. 

e. During construction, water trucks or sprinkler systems shall be used to keep all areas of vehicle 

movement damp enough to prevent dust from leaving the site. At a minimum, this would include 

wetting down such areas in the later morning and after work is completed for the day and whenever 

wind exceeds 15 miles per hour. 

f. Soil stockpiled for more than two days shall be covered, kept moist, or treated with soil binders to 

prevent dust generation.  

 

Plan Requirements: All requirements shall be shown on grading and building plans.  

 

Timing: Condition shall be adhered to throughout all grading and construction periods. 

 

MONITORING: P&D shall ensure measures are on plans. P&D Grading and Building inspectors 

shall spot check; Grading and Building shall ensure compliance on-site. APCD inspectors shall 

respond to nuisance complaints. 

 

3. The contractor or builder shall designate a person or persons to monitor the dust control program and to 

order increased watering as necessary to prevent transport of dust off-site. Their duties shall include 

holiday and weekend periods when work may not be in progress.  
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Plan Requirements: The name and telephone number of such persons shall be provided to the APCD.  

 

Timing:  The dust monitor shall be designated prior to the issuance of a Land Use Permit. 

 

MONITORING: P&D shall contact the designated monitor as necessary to ensure compliance with 

dust control measures. 

BIOLOGICAL RESOURCES 

With the incorporation of the required measure 4, impacts to biological resources would be mitigated to a less 

than significant level (Class II). 

 

4. An oak tree protection and replacement program, prepared by a P&D-approved arborist/biologist shall 

be implemented.  The program shall include but not be limited to the following components: 

 

a. Program elements to be graphically depicted on final grading and building plans: 

 

i. The location and extent of dripline for all trees and the type and location of any fencing. 

 

ii. To avoid disturbance to oak trees, site preparation and construction of building pads shall avoid 

disturbance to existing oak trees. Construction envelopes shall be located outside the driplines of 

all oak trees. All ground disturbances including grading for buildings, accessways, easements, 

subsurface grading, sewage disposal, and well placement shall be prohibited outside construction 

envelopes. 

 

iii. Equipment storage and staging areas shall be designated on approved grading and building 

plans outside of dripline areas. 

 

iv. Paving shall be of pervious material (i.e., gravel, brick without mortar) where access roads or 

driveways encroach within 25 feet of a oak tree’s dripline. 

 

v. Permanent tree wells or retaining walls shall be specified on approved plans and shall be installed 

prior to approval of Land Use Permits. A P&D-qualified arborist or biologist shall oversee such 

installation. 

 

vi. Drainage plans shall be designed so that oak tree trunk areas are properly drained to avoid ponding. 

These plans shall be subject to review and approval by P&D or a P&D-qualified biologist/arborist. 

 

b. Program elements to be printed as conditions on final grading and building plans: 

 

i. No grading or development shall occur within the driplines of oak trees that occur in the 

construction area. 

 

ii. All oak trees within 25 feet of proposed ground disturbances shall be temporarily fenced with 

chain-link or other material satisfactory to P&D throughout all grading and construction activities.  

The fencing shall be installed six feet outside the dripline of each oak tree, and shall be staked 

every six feet. 

 

iii. No construction equipment shall be parked, stored or operated within six feet of the dripline of any 

oak tree. 

 

iv. Any roots encountered that are one inch in diameter or greater shall be cleanly cut. This shall be 

done under the direction of a P&D-approved arborist/biologist. 
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v. No permanent irrigation shall occur within the dripline of any existing oak tree. 

vi. Any  trenching required within the dripline or sensitive root zone of any specimen tree shall be 

done by hand. 

 

vii. Only designated trees shall be removed. 

 

viii. Any oak tree which are removed and/or damaged (more than 25% of root zone disturbed) shall be 

replaced on a 10:1 basis with 10-gallon size saplings grown from locally obtained seed.  Where 

necessary to remove a tree and feasible to replant, trees shall be boxed and replanted.  A drip 

irrigation system with timer shall be installed.  Trees shall be planted prior to occupancy clearance 

and irrigated and maintained until established (five years).  The plantings shall be protected from 

predation by wild and domestic animals, and from human interference by the use of staked, chain 

link fencing and gopher fencing during the maintenance period. 

 

ix. A P&D approved arborist shall be onsite throughout all grading and construction activities which 

may impact oak trees. 

Plan Requirements: Prior to approval of Land Use Permits, the applicant shall submit a copy of the 

grading and/or building plans to P&D for review and approval.  All aspects of the plan shall be 

implemented as approved.  Prior to approval of Land Use Permits, the applicant shall successfully file and 

receipt evidence of posting a performance security which is acceptable to P&D.   

Timing:  Timing on each measure shall be stated where applicable; where not otherwise stated, all 

measures must be in place throughout all grading and construction activities. 

CULTURAL RESOURCES 

With the incorporation of the required measure 5, impacts to archaeological resources would be mitigated to a 

less than significant level (Class II). 

 

5. In the event archaeological remains are encountered during grading, work shall be stopped immediately 

or redirected until a P&D qualified archaeologist and Native American representative are retained by 

the applicant to evaluate the significance of the find pursuant to Phase 2 investigations of the County 

Archaeological Guidelines. If remains are found to be significant, they shall be subject to a Phase 3 

mitigation program consistent with County Archaeological Guidelines and funded by the applicant. 

 

Plan Requirements/Timing: This condition shall be printed on all building and grading plans. 

 

MONITORING: P&D shall check plans prior to approval of Land Use Permits\Coastal Development 

Permits and shall spot check in the field. 

FIRE HAZARD 

With the incorporation of the required measures 6-7, impacts from potential fire hazards would be mitigated 

to a less than significant level (Class II). 

 

6. Prior to Map Recordation, the following conditions must be satisfied: 

a. All access ways (public or private) shall be installed and made serviceable. Roadway plans, acceptable 

to the fire department, shall be submitted for approval prior to any work being undertaken. 

b. The proposed driveway, located on the western portion of the site, serving four newly created parcels, 

will be required to terminate with a fire department approved turnaround. Location of this turnaround 
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shall be determined by the fire department with consultation from the applicant and the Planning and 

Development Department. 

c b. All driveways off of Oakhill Drive shall be a minimum of sixteen (16) feet wide and minimum 

driveway easements of twenty (20) feet shall be recorded on the map. 

d c. All curbs shall be painted red and “No Parking Any Time” signs shall be posted per fire department 

requirements where applicable. 

7. Two (2) fire hydrants shall be installed. The hydrants shall be located per fire department specifications 

and shall flow 1250 gallons per minute at a 20 psi residual pressure.  Prior to installation, plans showing 

locations, size and type of hydrants, valves, main lines and lateral lines shall be approved by the fire 

department. 

GEOLOGIC PROCESSES 
 

With the application of required measures 8-10, potential geologic impacts would be mitigated to less 

than significant levels (Class II). 

 

8.  A grading and erosion control plan shall be designed to minimize erosion and shall include the 

following:   

 

a. Graded areas shall be revegetated within 4 weeks of grading activities with deep rooted, native, 

drought-tolerant species to minimize slope failure and erosion potential.  Geotextile binding 

fabrics shall be used if necessary to hold slope soils until vegetation is established. 

 

b. Grading on slopes steeper than 5:1 shall be designed to minimize surface water runoff. 

 

Plan Requirements: The grading and erosion control plan(s) shall be submitted for review and 

approved by P&D prior to approval of Land Use Permits.  The applicant shall notify Permit 

Compliance prior to commencement of grading.   

 

Timing:  Components of the grading plan shall be implemented prior to occupancy clearance. 

 

MONITORING:  Permit Compliance will photo document revegetation and ensure compliance with 

plan.  Grading inspectors shall monitor technical aspects of the grading activities.  

 

9.  All runoff water from impervious areas shall be conveyed by conduits to existing drainage canyons.   

 

Plan Requirements and Timing: A drainage plan which incorporates the above and includes a 

maintenance and inspection program to ensure proper functioning shall be submitted prior to approval 

of Land Use Permits by the applicant to P&D and the Flood Control District for review and approval.  

 

10. The applicant shall limit excavation and grading to the dry season of the year (i.e. April 15 to 

November 1) unless a Building & Safety approved erosion control plan is in place and all measures 

therein are in effect.  All exposed graded surfaces shall be reseeded with ground cover vegetation to 

minimize erosion.   

 

Plan Requirements:  This requirement shall be noted on all grading and building plans.   

 

Timing:  Graded surfaces shall be reseeded within 4 weeks of grading completion, with the exception 

of surfaces graded for the placement of structures.  These surfaces shall be reseeded if construction of 

structures does not commence within 4 weeks of grading completion. 
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MONITORING:  P&D shall site inspect during grading to monitor dust generation and 4 weeks 

after grading to verify reseeding and to verify the construction has commenced in areas graded for 

placement of structures. 

NOISE: 

With the application of the required measure 11, the potential noise impacts of the project would be mitigated 

to a less than significant level (Class II). 

 

11. Construction activity for site preparation and for future development shall be limited to the hours 

between 7:00 a.m. and 4:00 p.m., Monday through Friday.  No construction shall occur on State 

holidays (i.e. Thanksgiving, Labor Day).  Construction equipment maintenance shall be limited to the 

same hours. Non-noise generating construction activities such as interior painting are not subject to 

these restrictions. Plan Requirements: Signs stating these restrictions shall be provided by the 

applicant and posted on site. Timing:  Signs shall be in place prior to beginning of and throughout 

grading and construction activities. Violations may result in suspension of permits. 

MONITORING:  Building Inspectors and Permit Compliance shall spot check and respond to 

complaints. 

PUBLIC FACILITIES 

With the application of the required measures 12-14, the potential impacts to Public Facilities would be 

mitigated to a less than significant level (Class II). 
 

12. The applicant shall develop and implement a Solid Waste Management Plan (SWMP) to be approved 

by the Public Works Solid Waste Division and P&D and shall include the following components at a 

minimum: 

 

a. Provision of space and bins for storage of recyclable materials within the project site. 

 

b. Development of a plan for accessible collection of materials on a regular basis (may 

require establishment of private pick-up depending on availability of County-sponsored 

programs). 

 

c. Implementation of a green waste source reduction program, including the creation of lot 

or common composting areas, and the use of mulching mowers in all common open 

space lawns. 

 

 Plan Requirement/Timing:  The applicant shall submit a Solid Waste Management Program to 

P&D for review and approval prior to Zoning Clearance.  Program components shall be implemented 

prior to occupancy clearance and throughout the life of the project. 

  

 MONITORING:  P&D shall site inspect during construction, prior to occupancy, and after 

occupancy to ensure solid waste management components are established and implemented. 

 

13. Demolition and/or excess construction materials shall be separated onsite for reuse/recycling or proper 

disposal (e.g., concrete asphalt).  During grading and construction, separate bins for recycling of 

construction materials and brush shall be provided onsite.  Plan Requirements/Timing:  This 

requirement shall be printed on the grading and construction plan.  The Permittee shall provide P&D 

with receipts for recycled materials or for separate bins.  Materials shall be recycled as necessary 

throughout construction.  All materials shall be recycled prior to occupancy clearance. 

 
 MONITORING:  P&D shall review receipts prior to occupancy clearance. 
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14. To prevent construction and/or employee trash from blowing offsite, covered receptacles shall be 

provided onsite prior to commencement of grading or construction activities.  Waste shall be picked 

up weekly or more frequently as directed by Permit Compliance staff.  Plan Requirements and 

Timing:  Prior to Land Use/Coastal Development Permit approval, applicant shall designate and 

provide to Planning and Development the name and phone number of a contact person(s) to monitor 

trash/waste and organize a clean-up crew.  Additional covered receptacles shall be provided as 

determined necessary by Permit Compliance staff.  This requirement shall be noted on all plans.  

Trash control shall occur throughout all grading and construction activities. 

 

MONITORING:  Permit Compliance staff shall inspect periodically throughout grading and 

construction activities. 

FLOOD CONTROL 

With the application of the required measures 15-17, the potential flooding impacts of the project would be 

mitigated to a less than significant level (Class II). 

 

15. Prior to recordation, the applicant shall comply with the Flood Control District Standard Conditions of 

Approval. 

 

16. Prior to recordation and land use clearance, the applicant shall submit a copy of the map, improvement 

plans, grading/drainage plans, a drainage study, and landscape plans to the District for review and 

approval. Said plans shall include a retardation basin designed to limit outflow to 0.07cfs per acre of 

development for a 25-year storm event, or shall include alternative on or off-site drainage improvements 

which adequately mitigate for increased runoff, to the satisfaction of the District. The applicant shall 

enter into a maintenance agreement with the District to assure the perpetual maintenance of the private 

drainage improvements required for the development. 

 

17. All drainage improvements required as part of the above conditions shall be constructed in accordance 

with the approved plans and certified by a Registered Civil Engineer prior to issuance of Occupancy 

Clearance. 

7.0 MANDATORY FINDINGS OF SIGNIFICANCE 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

1. Does the project have the potential to substantially 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, substantially 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 prehistory?  

 X    

2. Does the project have the potential to achieve short-term to 

the disadvantage of long-term environmental goals?  

  X   

3. Does the project 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.) 

  X   



Stoker/08NGD-00000-00011 November 6, 2008 

Final Mitigated Negative Declaration                                                                                                                  Page 41  

 

 

Will the proposal result in: 

 

 

Poten. 

Signif. 

Less than 

Signif. 

with 

Mitigation 

 

Less 

Than 

Signif. 

 

 

No 

Impact 

Reviewed 

Under 

Previous 

Document 

4. Does the project have environmental effects which will 

cause substantial adverse effects on human beings, either 

directly or indirectly?  

 X    

5. Is there disagreement supported by facts, reasonable 

assumptions predicated upon facts and/or expert opinion 

supported by facts over the significance of an effect which 

would warrant investigation in an EIR ? 

  X   

8.0 PROJECT ALTERNATIVES 

 Not applicable. 
 

9.0 RECOMMENDATION BY P&D STAFF 

On the basis of the Initial Study, the staff of Planning and Development: 
 

         Finds that the proposed project WILL NOT have a significant effect on the environment and, 

therefore, recommends that a Negative Declaration (ND) be prepared. 

 

  X    Finds that although the proposed project could have a significant effect on the environment, there 

will not be a significant effect in this case because the mitigation measures incorporated into the 

REVISED PROJECT DESCRIPTION would successfully mitigate the potentially significant 

impacts.  Staff recommends the preparation of an ND.  The ND finding is based on the assumption 

that mitigation measures will be acceptable to the applicant; if not acceptable a revised Initial Study 

finding for the preparation of an EIR may result.  

 

          Finds that the proposed project MAY have a significant effect on the environment, and recommends 

that an EIR be prepared. 

 

          Finds that from existing documents (previous EIRs, etc.) that a subsequent document (containing 

updated and site-specific information, etc.) pursuant to CEQA Sections 15162/15163/15164 should 

be prepared. 

 

PROJECT EVALUATOR:                           DATE: _____________                        

10.0 DETERMINATION BY ENVIRONMENTAL HEARING OFFICER 

          I agree with staff conclusions.  Preparation of the appropriate document may proceed. 

          I DO NOT agree with staff conclusions.  The following actions will be taken: 

          I require consultation and further information prior to making my determination. 

 
SIGNATURE:______________________________ INITIAL STUDY DATE: ___________________________ 

 

SIGNATURE:______________________________ NEGATIVE DECLARATION DATE:________________ 

 

SIGNATURE:______________________________ REVISION DATE: ________________________________ 

 

SIGNATURE:______________________________ FINAL NEGATIVE DECLARATION DATE: _________ 
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11.0 ATTACHMENTS   

Attachment A: Vicinity Map 

Attachment B: Revised Tentative Tract Map 

Attachment C: Revised Preliminary Site Improvement Plan 

Attachment D: Revised Conceptual Floor Plans and Elevations 

Attachment E: Revised Conceptual Landscape Plans 

 Attachment F: Public Comment Letters 
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ATTACHMENT A: Vicinity Map 
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ATTACHMENT B: Tentative Tract Map 
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ATTACHMENT C: Preliminary Site Improvement Plan 
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ATTACHMENT D: Conceptual Floor Plans and Elevations 
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ATTACHMENT E: Conceptual Landscape Plans 
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ATTACHMENT F: Public Comments 

 

 


