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SD08-0025, SD08-0026, SD08-0027, and SD08-0028
SREERAMA SUBDIVISIONS

A. PROJECT INFORMATION

1. Request: The applicant requests approval of a Conditional Certificate of
Compliance (CC of C) (Case No. SD08-0025) and a Parcel Map Waiver/Large Lot
Subdivision (PMW/LLS) (Case Nos. SD08-0026, SD08-0027, and SD08-0028), in
order to bring four lots into compliance with the Subdivision Map Act (S 66499.35)
and Ventura County Subdivision Ordinance (VCSO) tSS 8212-4 et seq. and 8202-
3(b)1.

2. ApplicanUProperty Owner: K.N. Sreerama, 5821 Laramie Avenue, Woodland
Hills, CA 91361

3. Decision-Making Authority: Pursuant to the VCSO (S 8201-6, definition of
"Advisory Agency"), the Planning Director is the decision-maker for the requested
CC of C and PMW/LLS.

4. Project Site Sizes, Locations, and Parcel Numbers: As described in detail
(below), the project sites are located near the intersections of Highway 126 and
Toland Road and Highway 126 and Sycamore Road, in the unincorporated area
of the County of Ventura. The project sites are immediately adjacent to the
Southern Pacific Railroad. The Santa Clara River is located south of the project
sites, and the project sites are located between the City of Santa Paula and the
City of Fillmore.

a. SD08-0025: The 38 acre project site is located to the south of Highway 126
and Toland Road, near the City of Fillmore, in the unincorporated area of
Ventura County. Highway 126 and Telegraph Road provide local and regional
access to the site. The lot is composed of Tax Assessor's Parcels 046-0-142-
065 and 046-0-1 41-115 (Exhibit 2). The site is bordered to the north by
Highway 126 and the Santa Clara Schoolhouse in Santa Paula, and is
surrounded to the east, west, and south by agriculturally zoned land that is
currently in active agricultural production (orchard trees). Southern Pacific
Railroad traverses the northern portion of the project site, just south of the
schoolhouse.

b. SD08-0026: The 47.7 acre project site is located at Sycamore Street and
Seventh Street, near the City of Fillmore, in the unincorporated area of Ventura
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County. Highway 126 and Telegraph Road provide local and regional access
to the site. The lot is currently composed of Tax Assessor's Parcels 041-0-230-
130,041-0-230-100, and 041-0-230-160 (Exhibit 2). The project site contains a
single-family dwelling and avocado orchards. The site is bordered to the north
by Sycamore Road, to the south by Highway 126, and to the east by Tax
Assessor's Parcels 041-0-230-150 and 041-0-230-120 (which make up the
project site for SD08-0027). Southern Pacific Railroad traverses the
southeastern portion of the project site.

c. SD08-0027: The 48.6 acre project site is located at Sycamore Street and
Seventh Street, near the City of Fillmore, in the unincorporated area of Ventura
County. Highway 126 and Telegraph Road provide local and regional access
to the site. The lot is currently composed of Tax Assessods Parcels 041 -0-230-
120 and 041-0-230-150 (Exhibit 2). The site is bordered to the north by
Sycamore Road, to the south by Highway 126, and to the west by Tax
Assessor's Parcels 041-0-230-100 and 041-0-230-130 (which are part of
SD08-0026). Southern Pacific Railroad bisects the southern portion of the
project site.

d. SD08-0028: The 59.4 acre project site is located at Sycamore Street and
Seventh Street, near the City of Fillmore, in the unincorporated area of Ventura
County. Highway 126 provides local and regional access to the site. The
proposed lot is currently composed of Tax Assessor's Parcel O41-O-24O-18O
(Exhibit 2). The site is bordered to the north by Sycamore Road, to the south
by the Southern Pacific Railroad, to the east by Tax Assessor's Parcel 041-0-
240-7140, and to the west by Tax Assessor's Parcel 041-0-240-190.

5. Project Site Land Use and Zoning Designations:

a. Countuffide General Plan Land Use Map Desiqnation (Exhibit 2):

(1) SD08-0025, -0026, -0027, and -0028: Agricultural

b. Zonino Desiqnation (Exhibit 2):

(1) SD08-0025: AE-40 ac (Agricultural Exclusive, 40 acre minimum lot size); AE-
40 aclMRP (Agricultural Exclusive, 4O-acre minimum lot size, Mineral
Resource Protection Overlay)

(2) SD08-0026, -0027, and -0028:AE-40 ac
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6. Adjacent Zoning and Land Uses/Development (Exhibit 2):

a. SD08-0025:

b. sD08-0026

c. SD08-0027

Zoning Land Uses/Development

Location in
Relation to
the Project

Site
Agricultural land on which one residential
structure exists. The majority of the land
north of the project site consists of
orchards.

North

AE-40 ac

East AE-40 ac Orchards exist on agricultural land to the
east of the proiect site.

AE-40 aclMRP Open space land lies to the south of the
proiect site.

South

The Santa Clara Schoolhouse lies west of
the project site. Orchards also exist
immediatelv west of the proiect site.

West
AE-40 ac

Land Uses/Development

Location in
Relation to
the Project

Site

Zoning

North AE-40 ac Orchards exist on agricultural land to the
north of the proiect site.
Orchards exist on agricultural land to the
east of the proiect site.

East AE-40 ac

South
AE-40 aclMRP Open space land and orchards exist to

the south of the proiect site.
Agricultural land on which residential
structures exist. The majority of the land
west of the project site consists of
orchards.

West

AE40 ac

Zoning Land Uses/Development

Location in
Relation to
the Project

Site

North

AE-40 ac Agricultural land on which one residential
structure exists. The majority of the land
north of the project site consists of
orchards.
Agricultural land on which one residential
structure exists. The majority of the land
east of the project site consists of
orchards.

East

AE-40 ac
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d. sD08-0028:

Location in
Relation to
the Project

Site

Zoning Land Uses/Development

Agricultural land on which residential
structures exist. The majority of the land
north of the project site consists of
orchards. Boulder Creek lies to the
northeast of the oroiect site.

North

AE-40 ac

East

AE-40 ac Agricultural land on which row crops, a
nursery, and an agriculture-related
trucking facility exists. Boulder Creek lies
to the northeast of the oroiect site.

South

AE-40 ac Agricultural land on which residential
structures exist. The majority of the land
south of the project site consists of
orchards.

West AE-40 ac Orchards exist to the west of the project
site.

7. History: Mr. Sunil Sreerama, the applicant, submitted the applications for CC of
C Case No. SD08-0025, and PMW/LLS Case Nos. SD08-0026, SD08-0027, and
SD08-0028, on June 4, 2008. The parcels that are the subject of SD08-0025,
SD08-0026, SD08-0027, and SD08-0028 were originally part of the Map of the
Subdivision of Lot No. 3 of Tract 12 of the Sespe Rancho (3 MR 37). The map was
recorded on December 20, 1882, in book 12, page 92 of the Ventura County
Official Records.

SD08-0025 involves Tax Assessor's Parcels 046-0-142-065 and 046-0-141-115,
which are located to the east and south of the Santa Clara Schoolhouse. At one
point, parcel 13 of 3 MR 37 was divided, creating an approximately 1 .73 acre parcel
on the northwest portion of the parcel 13 for the Santa Clara Schoolhouse. On
April22, 1988, the Planning Director approved a lot line adjustment (Parcel Map
Waiver Case No, 351) that involved Tax Assessor's Parcel 046-0-142-065. Parcel
13 of Parcel Map Waiver Case No. 351 (which now consists of Tax Assessor's

Location in
Relation to
the Project

Site

Zoning Land Uses/Development

South AE-40 aclMRP Row crops and orchards exist to the south
of the oroiect site.

West

AE-40 ac Agricultural land on which one residential
structure exists. The majority of the land
west of the project site consists of
orchards.
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Parcels 046-0-1 42-065 and 046-0-141-115) was reconfigured to accommodate a
60'-wide access easement for the benefit of Parcel 2 and Parcel 3 of Parcel Map
Waiver Case No. 351. The K.N.-R.J. Sreerama Trust ef a/ purchased the two
parcels associated with SD08-0025 on June 18, 2002. On March 23, 2012, the
Ventura County Watershed Protection District issued a groundwater well permit
(Case No. GW-5490) that applied to Tax Assessor's Parcel 046-0-142-065.

SD0S-0026 involves Tax Assessor's Parcels 041-0-230-130, 041-0-230-100, and
041-0-230-160, which when combined make up parcel 45 of 3 MR 37. On March
10, 1992, KN-RJ Sreerama purchased the three parcels associated with SD08-
0026. On January 18, 1996, the Planning Division issued a film permit that applied
to Tax Assessor's Parcel 041-230-130. On January 5,2004, the Planning Division
issued a film permit that applied to Tax Assessor's Parcel 041-0-230-160. On
March 23,2012, the Watershed Protection District issued groundwaterwell permits
(Case Nos. GW6689, GW6690, and GW6691) that applied to Tax Assessor's
Parcel 041-0-230-130.

SD08-0027 involves Tax Assessor's Parcels 041-0-230-120 and 041-0-230-150,
which when combined, make up parcel 44 of 3 MR 37. On March 10, 1992, KN-RJ
Sreerama purchased Tax Assessor's Parcels 041 -0-230-120 and 041-0-230-150.
On January 18, 1996, the Planning Division issued a film permit (Case No.
FP0413) that applied to Tax Assessor's Parcel 041-230-150. On July 23, 1998,
the Planning Division issued a Zoning Clearance (Case No. 2C78449),likely for
agricultural purposes, that applied to the parcels that are the subject of SD08-0027.
The Planning Division issued two Zoning Clearances-Zoning Clearance Case
No. 2C93975 on March 16,2002, and Zoning Clearance Case No. ZC04-0459 on
March 18,2004-for agricultural electric service on the property that is the subject
of SD08-0027.

On December 11, 1956, the Board of Supervisors approved CUP 521 for oil and
gas extraction on the properties subject to SD08-0026 and SD08-0027.

SD08-0028 involves Tax Assessor's Parcel 041-0-240-180, which consists of
parcel 41 of 3 MR 37. On November 22, 1989, the Planning Division approved a
large lot subdivision (Parcel Map Waiver Case No. 445) which consisted of five
Tax Assessor's Parcels shown on 3 MR 37, including Tax Assessor's Parcel 041-
0-240-180.

On June 18, 2002, Sreerama KN-RJ Trust et al purchased Tax Assessor's Parcel
041-0-240-180. On September 5, 2000, the Planning Division issued a film permit
(Case No. FP1845) that applied to Tax Assessor's Parcel 041-0-240-180. On July
17,2008, October 8, 2008, and March 23,2012, the Watershed Protection District
issued groundwater well permits (Case Nos. GWP6841, GWP6893, GW-9520,
and GW6654) that applied to Tax Assessor's Parcel 041-0-240-180. The
groundwater well that was the subject of Groundwater Well Permit Case No. GW-
6654 was destroyed on March 23, 2012. The Board of Supervisors approved
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Conditional Use Permit (CUP) 207 on June 30, 1953, for an oil well lease on Tax
Assessor's Parcel 041-0-240-180. On June 22, 1954, the Board of Supervisors
approved CUP 265 for an oil well lease that is located on Tax Assessor's Parcel
041-0-240-180. The Planning Division issued five Zoning Clearances (2C7O812,
ZC27163,ZC12462,2C12447 , andZC10566) that applied to APN 041-0-240-180,
most likely for agriculture purposes. However, the Planning Division does not have
copies of these zoning clearances.

On May 16, 2000, the Planning Division issued AP 448 for an appeal of a Notice
of Violation #00-080 to APN 041-0-230-130, 041-0-230-100, and 041-0-230-160,
O 41 -O-23O-1 20, O 41 -0 -230- 1 50, a nd 04 1 -0-240-1 80 .

8. Project Description: The applicant requests approval of CC of C Case No. SD08-
0025 in order to bring a 38-acre property made up of Tax Assessor's Parcels 046-
O-142-065 (33.88 acres) and 046-0-141-115 (3.68 acres) into compliance with the
requirements of the Subdivision Map Act (S 66499.35) and VCSO (S 8212-4 et
seq.).

The applicant also requests approval of the following, three PMW/LLS in order to
bring the subject properties into compliance with the requirements of the
Subdivision Map Act (S 66499.35) and VCSO tSS 8212-4 et seq. and 8202-3(b)l:

a. SD08-0026: This application consists of a request for approval of a PMWLLS
that will apply to a single, approximately 47.7 acre-sized lot. The lot is currently
composed of Tax Assessor's Parcels 041-0-230-130, 041-0-230-100, and 041-
0-230-160.

b. SD08-0027: This application consists of a request for approval of a PMW/LLS
that will apply to a single, approximately 48.6 acre-sized lot. The lot is currently
composed of Tax Assesso/s Parcels 041-0-230-120 and 041-0-230-150.

c. SD08-0028: This application consists of a request for approval of a PMWLLS
that will apply to a single, approximately 59.4 acre-sized lot. The lot is currently
composed of Tax Assessor's Parcel 041-0-240-180.

Access to the lots will be as follows:

a SD08-0025: directly from Highway 126 near Toland Road;

SD08-0026: directly from Sycamore Road, which takes access from
Highway 126;

SD08-0027: directly from Sycamore Road, which takes access from
Highway 126; and
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SD08-0028: directly from Sycamore Road, which takes access from
Highway 126.

On-site water wells will serve domestic water to the properties associated with
SD08-0025, SD08-0026, and SD08-0028. A shared water well will provide
domestic water for SD08-0O27. Development on all sites will utilize a septic
system. No public facilities will be extended or expanded to serve future
development that may occur on the subject properties.

No new development, grading or ground disturbance is proposed as part of these
projects. The purpose of these projects is to bring the lots into compliance with the
Subdivision Map Act and VCSO, and to enable the property owner to enter into
Land Conservation Act contracts with the County for each lot.

B. CALTFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) COMPLIANCE

Pursuant to CEQA (Public Resources Code S 21000 et seq.) and the CEQA Guidelines
(Title 14, California Code or Regulations, Division 6, Chapter 3, S 15000 et seq.), the
subject applications constitute "projects" that are subject to environmental review.

County staff prepared an lnitial Study that evaluated the environmental impacts of the
proposed projects in accordance with the County's lnitial Study Assessment Guidelines.
Based on the information contained in the lnitial Study, the County prepared a Mitigated
Negative Declaration (MND) for the proposed projects, and made the MND available for
public review and comment from October 14, 2014, to November 13, 2014. Property
owners/tenants were mailed a postcard notification for the public review period of the
MND.

A MND is a written statement briefly describing the reasons that a proposed project will
not have a significant effect on the environment and therefore does not require the
preparation of an Environmental lmpact Report. The lnitial Study identified four potentially
significant effects on the environment, but the applicant's agreement to mitigation prior to
the release of the MND for public review would avoid the effects or mitigate the effects to
a point where no significant effect on the environment would occur. More specifically, the
MND identified the following potentially significant but mitigable environmental impacts:

2D Water Resou for SD08-0025
SD08-0027. and SD08-0028: Pollution in runoff from future development that involves the
installation of impervious surfaces has the potential to contribute to the exceedances of
water quality objectives in the downstream impaired segments of the Santa Clara River.
The proposed projects have the potentialto create project-specific impacts, and will make
a cumulatively considerable contribution to a significant cumulative impact, related to the
water quality objectives of the Los Angeles Region Basin Plan.

MND Section 4, Bio I Resources - Species for SD08-0025, S D08-0026. SD08-0027.
and SD08-0028: Nesting birds may potentially occur within orchards as well as in native
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habitats in trees, shrubs, structures, and relatively dense herbaceous vegetation. lf future
development occurs within the nesting bird season (February 1 through August 31), the
proposed projects have the potentialto impact nesting birds protected underthe Migratory
Bird rreaty Act (MBTA) and california Department of Fish and Game code.

MND Section 4. Biolooical Resources - Ecolooical Communities for S 5. SD08-
0026. and SD08-0027. Waters and Wetlands: The proposed projects could have a
potentially significant impact on habitat within Oleary Creek and the connectivity it
provides between habitats if future development on the proposed lots occur within 100'
of Oleary Creek (as measured from the edge of riparian vegetation). lf future
l^..^l----^--1 ^^ -!ar-!- r^^rusveruprf tef tr oucurs wtrntn I uu or ureary ureeK (as measureo lrom tne edge oT rlpar¡an
vegetation) (Exhibit 4), the future development has the potential to adversely affect the
California walnut woodland located on the site, through the direct removal of the trees,
the removal of tree branches, and ground disturbance activities within the critical root
zones of the trees.

MND Section 5. Aoriculture Resources - S ls for SD08-0025. SD08 . sD08-0027.
and SD08-0028: Future development on the proposed lots could result in the loss of at
least five acres of soíls classified as having "statewide lmportance" and/or "Prime,"
thereby creating a potentially significant project-specific impact, and a cumulatively
considerable contribution to the significant cumulative loss of agricultural soils.

1. Findings for Adoption of an MND: The CEQA Guidelines tS 15074(b)l state that
a MND shall only be adopted by a decision-making body if there is no substantial
evidence, in light of the whole record, that the proposed project may have a significant
adverse effect on the environment and that the MND reflects the Lead Agency's
independent judgment and analysis.

The proposed final MND is attached as Exhibit 4. As discussed in this staff report
(above) and in the MND, the proposed projects have the potential to create
significant impacts related to surface water quality, biological resources, and
agricultural resources; however, the MND sets forth mitigation measures that will
avoid or reduce these impacts to less-than-significant levels. As discussed in this
staff report (below), the mitigation measures set forth in the MND will be adopted
as conditions of approval of the proposed projects (Exhibit 10, Conditions Nos. 15-
18 and 25; Exhibits 11 and 12, Conditions 15-18 and 23; Exhibit 13, Conditions
15-17 and 22).

The Planning Divísion received no comments pertaining to the environmental
review of the proposed projects.

Therefore, based on the information provided above and in light of the whole record,
there is no substantial evidence that the proposed projects may have a significant
adverse effect on the environment and the MND (Exhibit 4) reflects the County's
independent judgment and analysis.
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2. Mitigation Monitoring and Reporting Program (MMRP): The CEQA Guidelines

[S 15091(d)] state that, when approving a project for which a MND has been
prepared, the agency shall also adopt a program for reporting on, or monitoring,
the changes which it has either required in the project or made a condition of
approval to avoid or substantially lessen significant environmental effects. These
measures must be fully enforceable through permit conditions, agreements, or
other measures.

The MMRP for these projects include mitigation measures that: (1) require the
implementation of stormwater best management practices; (2) prohibit
development activities that have the potentialto adversely affect nesting birds; (3)
prohibit development within proximity to Oleary Creek; (4) prohibit development
within proximity to an ephemeral drainage; and (5) limit the installation of
impervious development to avoid a significant loss of agricultural soils. The MMRP
describes the requirement, timing, documentation, and monitoring and reporting
required for each mitigation measure, and has been incorporated into the proposed
projects as conditions of approval (Exhibit 10, Conditions Nos.15-18 and 25;
Exhibits 1 1 and 12, Conditions 15-18 and 23; Exhibit 13, Conditions 15-17 and 22).

Therefore, Planning Division staff has prepared a MMRP in compliance with the
CEQA Guidelines.

C. CONSISTENCY WITH THE GENERAL PLAN

The Ventura County General Plan Goals, Policies and Programs (2015, page 4) states:

...in the unincorporated area of Ventura County, zoning and any permits rssued
thereunder, any subdivision of land, any public works project, any public (County,
Special District, or Local Government) land acquisition or disposition, and any
specific plan, must be consistent with the Ventura County General Plan Goals,
Policies and Programs, and where applicable, the adopted Area Plan.

Furthermore, the VCSO [S 8204-1 and $ 8205-5.5(a)] states that in order to be approved,
a PMW/LLS must be found consistent with all applicable policies of the Ventura County
General Plan.

The following list includes the applicable General Plan policies, and a discussion of the
proposed project's consistency with each policy immediately following the respective
policy.

1. Resources Policy 1.1.2-1: All General Plan amendments, zone changes and
discretionary development shall be evaluated for their individual and cumulative
impacts on resources in compliance with the California Environmental Quality Act.
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As discussed in Section B (above) and in the MND prepared for the proposed
projects (Exhibit 4), the projects' individual impacts and contribution to cumulative
impacts on resources have been evaluated in compliance with CEQA.

Based on the discussion above, the proposed projects are consistent with Policy
1.1.2-1.

2. Resources Policy 1.1.2-2= Except as otherwise covered by a more restrictive
policy within the Resources Chapter, significant adverse impacfs on resources
identified in environmentalassessrnents and reports shall be mitigated to less than
significant levels or, where no feasible mitigation measures are available, a
statement of overriding considerations shall be adopted.

As discussed in Section B.2 (above) and in Section D of the MND prepared for the
proposed projects (Exhibit 4), the proposed projects will have potentially significant
but mitigable impacts to surface water quality, biological resources, and agriculture
resources (soils). The MMRP set forth in the MND will be included as conditions
of approval of the proposed projects (Exhibit 10, Conditions Nos. 15-18 and 25;
Exhibits 1 1 and 12, Conditions 1 5-18 and 23; Exhibit 13, Conditions 15-17 and 22).
With the implementation of these conditions of approval, the impacts to surface
water quality, biological resources, and agriculture resources (soils) will be less-
than- significant.

Based on the discussion above, the proposed projects are consistent with Policy
1.1.2-2.

3. Water Resources Policy 1.3.2-2. Discretionary development shall comply with all
applicable County and State water regulations.

Water Resources Policy 1.3.2-4. Discretionary development shall not
significantly impact the quantity or quality of water resources within watersheds,
groundwater recharge areas or groundwater baslns.

Public Facilities and Services Policy 4.3.2-1. Development that requires potable
water shall be provided a permanent potable water supply of adequate quantity
and quality that complies with applicable County and State water regulations.
Water sysfems operated by or receiving water from Casitas Municipal Water
District, the Calleguas Municipal Water District or the United Water Conservation
District will be considered permanenf supp/ies unless an Urban Water
Management Plan (prepared pursuant to Part 2.6 of Division 6 of the Water Code)
or a water supply and demand assessment (prepared pursuant to Part 2.10 of
Division 6 of the Water Code) demonstrates that there is insufficient water supply
to serve cumulative development within the districf's service area. When the
proposed water supply is fo be drawn exclusively from wells in areas where
groundwater supplies have been determined by the Environmental Health Division
or the Public Works Agency to be questionable or inadequate, the developer shall
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be required to demonstrate the availability of a permanent potable water supply for
the life of the project.

As discussed in Section B, ltems 2 (Water Resources), 17 (Hydraulic Hazards), 28
(Water Supply), and 31 (Flood Control/Drainage) of the MND prepared for the
proposed project (Exhibit 4), the proposed projects' individual impacts and
contribution to the cumulative impacts on water resources were evaluated in

compliance with CEQA. As discussed in the MND, the proposed projects: (1) will
comply with all applicable County and state water regulations; and (2) will not
significantly impact the quantity or quality of water resources within watersheds,
groundwater recharge areas, or groundwater basins. Finally, the Resource
Management Agency, Environmental Health Division reviewed the water quality
analyses submitted with the applications and found that: (1) the water quality is
in compliance with applicable state primary drinking water standards; and (2) a
permanent potable water supply of adequate quantity and quality that complies
with applicable County and state water regulations is available for existing and
possible future development that either currently exists or could occur on the
subject properties.

Therefore, the proposed projects will be consistent with Policies 1.3.2-2, 1.3.2-4,
and 4.3.2-1.

4. Water Resources Policy 1.3.2-3. The installation of on-site sepfic sysfems sha//
meet all applicable State and County regulations.

As discussed in Section B, ltem 1.b. (Groundwater Quality), 23 (Public Health), 28
(Water Supply - Quantity), 29 (Waste TreatmenUDisposal)of the MND (Exhibit 4),
an on-site individual sewage disposal system (septic system) will be utilized for
sewage disposal on each lot that is the subject of the proposed projects. As
discussed in the MND, the projects: (1) will comply with all applicable County and
State regulations; (2) will not significantly impact the groundwater quality within the
Fillmore Groundwater Basin; and (3) will comply with all applicable regulations of
the County Building Code and standards of the County Sewer Policy.

Therefore, the proposed projects will be consistent with Policy 1.3.2-3.

5. Mineral Resources Policy 1.4.2-8. Discretionary development within a Mineral
Resource Area (see Resource Protection Map) shall be subject to the provisions
of the Mineral Resource Protection (MRP) Overlay Zone, and is prohibited if the
use will significantly hamper or preclude access to or the extraction of mineral
resources.

As discussed in this staff report (below) and in Section B, ltem 3 (Mineral
Resources) of the MND for the proposed projects (Exhibit 4), the property that is
the subject of CC of C Case No. SD08-0025 is partially located within a Mineral
Resource Area and has a MRP Overlay zoning designation within the southerly
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portion of the property (AE-40ac/MRP). However, SD08-0025 will be subject to a
condition of approval to require that a development area restriction be recorded on
the approximately 6.32 acre, southern portion of the project site that is subject to
the AE-40ac/MRP zoning designation, in order to prevent future development from
impeding potential future extraction of mineral resources (Exhibit 10, Condition No.
13). With the imposition of this condition of approval, possible future development
within the proposed buildable site on the property that is the subject of SD08-0025 is
unlikely to preclude any future access to aggregate resources on the site.

Furthermore, the proposed projects' individual impacts and contribution to the
cumulative impacts on mineral resources were evaluated in compliance with
CEQA. As discussed in the MND, the proposed projects will not preclude access
to mineral resources.

Therefore, the proposed projects will be consistent with Policy 1.4.2-8

6. Biological Resources Policy 1.5.2-1. Discretionary development which could
potentially impact biologicalresources shall be evaluated by a qualified biologist
fo assess impacts and, if necessary, develop mitigation measures.

The proposed projects were the subject of an Initial Study Biological Assessment
(ISBA), prepared by Envicom Corporation on September 6,2011. As discussed
in Section B, ltem 4 (Biological Resources) of the MND for the proposed projects
(Exhibit 4), the Planning Division staff biologist and Envicom Corporation reviewed
the proposed project and determined that the proposed projects will not directly
impact any special status species that may be found on the property. However, as
discussed in the "Ecological Communities" section of ltem 4 in the MND, SD08-
0025, SD08-0026, and SD08-0027 have the potential to adversely affect the
California Walnut Woodland and Oleary Creek, a streambed regulated by the
California Lake and Streambed Alteration Program. Additionally, all projects have
the potential to impact roosting bats and birds protected under the Migratory Bird
Treaty Act, and are addressed through mitigation measure BR-1 of the MMRP.
The MMRP for these projects includes mitigation measures to avoid impacts to the
creek, nearby native plant communities, birds protected under the Migratory Bird
Treaty Act, and special status wildlife. The mitigation measures, which have been
incorporated into the proposed projects (SD08-0025, SD08-0026, SD08-0027, and
SD08-0028) as conditions of approval (Exhibit 10 - 12, Conditions Nos. 15-17;
Exhibit 13, Conditions 15 and 16), will be implemented if or when future
development occurs on the subject properties, thereby reducing the potentially
significant impacts to less-than-significant levels.

Therefore, as conditioned, the proposed projects will be consistent with Policy
1.5.2-1.

7. Farmland Resources Policy 1.6.2-1. Discretionary development located on land
designated as Agricultural (see Land Use Chapter) and identified as Prime
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Farmland or Farmland of Statewide lmportance on the Sfafe's lmportant Farmland
lnventory, shall be planned and designed to remove as little land as possible from
potential agricultural production and to minimize impacts on topsoil.

As discussed in Section B, ltem 5.a. (Agricultural Resources - Soils) of the MND
(Exhibit 4), the proposed projects will create the potentialfor new development that
could result in the loss of agricultural soils designated as "Prime" and having
"Statewide lmportance." However, the MMRP for these projects includes a
mitigation measure to limit future impervious development on the proposed lots,
such that future development will not result in a significant loss of agricultural soils
designated as "Prime" or having "Statewide lmportance." The mitigation measure
will be included as a condition of approval of the proposed projects (Exhibit 10-12,
Condition No. 18; Exhibit 13, Condition 17).

ln addition, the purpose of the proposed projects is to create lots that comply with
the regulations of the Subdivision Map Act and VCSO, in order to allow the property
owner to enter into Land Conservation Act (LCA) contracts with the County. The
property owner plans to enter the properties into 10 year agricultural LCA
contracts, which will annually self-renew. The LCA contracts will require that 65%
of the project site for SD08-0025 and 50% of the project site for SD08-0026, SD08-
0027, and SD08-0028 remain in commercial agriculture production. Therefore, the
proposed projects are consistent with Policy 1.6.2-1.

8. Farmland Resources Policy 1.6.2-6. Discretionary development adjacent to
Agricultural-deslgnated lands shall not conflict with agricultural use of those /ands.

As discussed in Section B, ltem 5.b. (Agricultural Resources - Land Use
lncompatibility) of the MND (Exhibit 4), the proposed projects' individual impacts
and contribution to cumulative impacts relating to land use incompatibility with
surrounding agricultural uses were evaluated in compliance with CEQA.

As discussed in this staff report (above) and the MND, the project sites are
currently in agricultural production. Furthermore, the proposed projects will enable
the property ownerto enter into LCA contracts with the County. The LCA contracts
will cause the subject properties to remain predominantly in agriculture production
for at least 10 years.

A single-family dwelling currently exists on the proposed project site for SD08-
0026. The proposed projects will create the potentialfor single-family dwellings on
the properties that are the subject of SD08-0025, SD08-O027, and SD08-0028.
Additionally, all of the proposed projects will create the potential for development
including a second dwelling unit, principle structures related to agriculture,
wineries, accessory structures related to agriculture, animal shade structures,
farmworker and/or animal caretaker dwelling units, agricultural accessory
structures, communications facilities, storage buildings, home occupation,
temporary filming activities, and small and medium small organics processing
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operations. Most of these uses involve development that is related to agriculture
and, therefore, do not have the potential to interfere with surrounding agricultural
development. With regard to communications facilities, these are unmanned
facilities that do not involve uses or development that interfere with agricultural
development. Furthermore, as filming activities would be temporary and would not
involve structural development or long-term use of the properties, they would not
conflict with surrounding agricultural development. With regard to dwellings,
occupants of the dwellings would be aware of the agricultural uses on and
surrounding the site, and would be unlikely to occupy the dwellings if they found
the surrounding agricultural activities to be a nuisance or harmful. Furthermore,
single-family dwellings qualify for a waiver or deviation from the threshold distance
standards for evaluating land use incompatibility impacts related agricultural uses,
which are set forth in the Ventura County lnitial Study Assessment Guidelines
(Chapter 5b, Sections C and D.3).

Therefore, the proposed projects are consistent with Policy 1.6.2-6.

9. Scenic Resources Policy 1.7.2-1. Notwithstanding Policy 1.7.2-2, discretionary
development which would significantly degrade visual resources or significantly
alter or obscure public views of visual resources shall be prohibited unless no
feasible mitigation measures are available and the decision-making body
determines there are overriding considerations.

As discussed in Section B, ltem 6. (Scenic Resources) of the MND (Exhibit 4), the
proposed projects' individual impacts and contribution to the cumulative impacts
relating to scenic resources were evaluated in compliance with CEQA.

County staff assessed the proposed project's impacts to scenic resources based
on a site visit, as well as an examination of photographs of the project sites and
surroundings. As discussed in the MND, there are no scenic resources located
within the proposed project sites.

Furthermore, as discussed in this staff report (above), future development will be
limited pursuant to the MMRP for the proposed projects that includes a mitigation
measure to limit future impervious development on the proposed lots. This
mitigation measure allows for future development that will not be substantial
enough in density or height to impede views of scenic resources. Total impervious
development will not exceed five acres on the subject properties, and all future
development will be subject to the maximum height, maximum building coverage,
and setback requirements set forth in the Ventura County Non-Coastal Zoning
Ordinance (NCZO) (S 8106-1.1). Therefore, given these limitations on future
development, the proposed project will not result in future development of the site
that will adversely affect scenic vistas within the vicinity of the project sites.

Based on the discussion above, the proposed projects are consistent with Policy
1.7.2-1.
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l0.Paleontological and Gultural Resources Policy 1.8.2-1. Discretionary
developments shallbe assessed for potentialpaleontologicaland culturalresource
impacts, except when exempt from such requirements by CEQA. Such
assessrnents shall be incorporated into a County-wide paleontological and cultural
resource data base.

County staff consulted the Planning GIS mapping system to evaluate potential
impacts to paleontological resources. As discussed in Section B, ltem 7
(Paleontological Resources) of the MND (Exhibit 4), the project sites are located
in an area of "Quaternary Deposits (alluvium), Moderate, Low, or None." The
geologic formations and deposits within the project sites are not considered to be
paleontologically important. As such, no adverse impacts to paleontological
resources are expected.

County staff consulted the South Central Coastal lnformation Center of California
State University at Fullerton (SCCIC) upon submittal of the project applications in

2008. As discussed in Section B, ltem 8 (Archaeological Resources) of the MND
(Exhibit 4), SCCIC found that the project sites may contain archaeological resources
and, therefore, recommended that an archaeologist conduct a Phase I Assessment
that evaluated the proposed projects' potential to adversely affect archaeological
resources.

Macfarlane Archaeological Consultants conducted a Phase I Archaeological Survey
between April 30 and September 4,2009, and prepared a Phase I Assessment for
the projects, dated October 1,2009. No prehistoric or historic resources were
documented as present within the survey area. However, while it is unlikely that
archaeological resources are located on the proposed project sites, the proposed
projects will be subject to standard conditions of approval to ensure that any
previously unknown subsurface resources that may be encountered during future
development activities will be avoided, removed, and curated in compliance with
the recommendations and direction of an archaeologist (Exhibits 10-13, Condition
of Approval No. 14).

County staff consulted the Ventura County lnitial Study Assessment Guidelines to
determine if the proposed projects will have a significant impact on historical
resources. County staff determined that SD08-0026 contains a single-family
dwelling and detached workshop/barn on the proposed project site that were
constructed in the late 1940s or early 1950s. However, due to their alteration over
the years, the single-family dwelling and detached workshop/barn have no
historical integrity. Additionally, SD08-0025, SD08-0027, and SD08-0028 do not
contain structures on the project site. As such, no adverse impacts to historical
resources are expected.

Therefore, the proposed projects are consistent with Policy 1.8.2-1.
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ll.Hazards Policy 2.2.2-2. No habitable structures sha// be located across or on any
active fault zone as defined by the Alquist-Priolo Earthquake Fault Zoning Act.
Furthermore, no habitable structures shall be located within 50 feet of the mapped
trace of an active fault unless an appropriate geologic investigation and report
demonstrates that the site rs nof subject to a fault rupture hazard.

As discussed in Section B, ltem 10 (Fault Rupture) and 11 (Ground Shaking) of
the MND (Exhibit 4), there are no known active faults located within the project
sites. Furthermore, any future development that involves the creation of habitable
structures on the project sites must comply with the California Building Code, which
includes design standards for buildings that address seismic hazards.

Therefore, the proposed projects are consistent with Policy 2.2.2-2

12. Hazards Policy 2.10.2-3. Development proposed within the floodplain shall be
designed and built to standards intended to mitigate to the extent possible the
impacts from the one percent annual chance storm.

As discussed in Section B, ltem 17.b. (Hydraulic Hazards, FEMA) of the MND
(Exhibit 4), the building pads on the lots will be located at an adequate distance
away from the estimated boundary of the 'Approximate/Unnumbered A Zone' 1o/o

annual chance floodplain that is located within the vicinity of SD08-0025, SD08-
0026, and SD08-0028. SD08-0027 is not located within a FEMA-designated 100-
year floodplain. The property that is the subject of SD08-0026 contains an existing
single-family dwelling, access road, septic tank, and shop/barn. The properties that
are the subject of SD08-0025, SD08-0027, and SD08-0028 are not currently
developed.

lf future development occurs on any of the proposed project sites (SD08-0025,
SD08-0026, SD08-0027 and SD08-0028), the applicant will be required to obtain
a Floodplain Clearance from the County Public Works Agency Floodplain
Manager, prior to issuance of grading permit, building permit, or other County
permit (Exhibit 10, Condition No. 23; Exhibit 1 I , Condition No. 21; and Exhibit 13,
Condition No.20).

lf future development (ministerial or discretionary) is proposed on the SD08-0025,
SD08-0026, or SD08-0028 project sites closer than existing development or the
proposed buildable sites to the 'Approximate/Unnumbered A Zone' 1o/o ât1îuâl
chance floodplain, the applicant would be required to submit a floodplain analysis
using FEMA Publication 256 (August 2008) to determine if the floodplain extends
onto the subject property in an area that would impact development (Exhibit 10,
Condition No.23; Exhibit 11, Condition No.21;and Exhibit 13, Condition No.20).
lf the analysis indicates that development will be located in the vicinity of a
floodplain, the applicant will be required to obtain a Floodplain Development Permit
for the proposed development. Additionally, the structure may be required to be
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constructed above the base flood elevation in order to comply with FEMA
standards.

Therefore, the proposed projects are consistent with Policy 2.10.2-3.

l3.Hazards Policy 2.16.2-1. All discretionary development shall be reviewed for
norse compatibility with surrounding uses. Norse compatibility shall be determined
from a consistent set of criteria based on the standards listed below. An acoustical
analysis by a qualified acoustical engineer shall be required of discretionary
developments involving noise exposure or noise generation rn excess of the
established standards. The analysis shall provide documentation of existing and
projected norse levels at on-site and off-site receptors, and shall recommend noise
control rneasures for m itigati ng adve rse i m pacts.

(1) Noise senslfiye uses proposed to be located near highways, truck routes,
heavy industrial activities and other relatively continuous norse sources sha//
incorporate norse control measures so that:
a) lndoor noise levels in habitable rooms do not exceed CNEL 45.
b) Outdoor norse levels do not exceed CNEL 60 or LeqlH of 65 dB(A) during

any hour.

(2) Noise sens/rye uses proposed to be located near railroads shall incorporate
noise control measures so that:
a) Guidelines (1)a. and (1)b. above are adhered to.
b) Outdoor norse levels do not exceed L10 of 60 dB(A).

(3,) Noise generators, proposed to be located near any nolse sensifive use, shall
incorporate norse control measures so that ongoing outdoor noise levels
received by the norse sensiflve receptor, measured at the exterior wall of the
building, does not exceed any of the following standards:
a) Leql H of 55dB(A) or ambient noise level plus 3dB(A), whichever is greater,

during any hour from 6:00 a.m. to 7:00 p.m.
b) LeqlH of 50dB(A) or ambient noise level plus sdB(A), whichever is greater,

during any hour from 7:00 p.m. to 10:00 p.m.
c) Leql H of 45dB(A) or ambient noise level plus 3dB(A), whichever is greater,

during any hour from 10:00 p.m.to 6:00 a.m.

(4) Construction norse shall be evaluated and, if necessary, mitigated in
accordance with the County Construction Noise Threshold Criteria and Control
Plan.

As stated in Section C.8 of this staff report (above), the proposed projects will
create the potential for new development on the subject properties. Specifically,
SD08-0025, SD08-0027, and SD08-0028 will create the potentialto have a single-
family dwelling on each lot. Additionally, SD08-0025 through SD08-0028 will be
allowed to have second dwelling units. Residential uses are considered to be
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noise-sensitive uses

As discussed in Section 21 of the MND prepared for these projects (Exhibit 4),
subdivisions do not create any direct noise or vibrat¡on-associated impacts.
However, SD08-0025, SD08-0026, and SD08-0027 are located partially within a
CNEL 60 db(A) noise contour (Highway 126). The projects are also located within
50 feet of a railroad. SD08-0025 is approximately 55 feet away, SD08-0026 is
approximately 45 feet away, SD08-0027 is approximately 45 feet away, and SD08-
0028 is located approximately 57 feet awayfrom the CNEL 60 dB(A) noise contour.
A single-family dwelling located on the project site could be impacted by the noise
from Highway 126 and the railroad if located within the CNEL 60 db(A) noise
contour. Therefore, the project will be conditioned to require future residential
development to be located outside of the CNEL 60 db(A) noise contour and greater
than 3,400 feet away from the railroad (Exhibit 10, Condition No. 11; Exhibits 11-
13, Condition No. 13).

ln addition, the MND sets forth an evaluation of the impacts to surrounding noise-
sensitive receptors from construction-related noise associated with possible future
development on the subject properties, using the assessment methodology,
criteria, and reporting procedures provided in the Construction Noise Threshold
Criteria and Control Measures. The proposed buildable site for SD08-0025 is
located approximately 450 feet from the shared property line with the parcel that
contains the Santa Clara Schoolhouse. The proposed access road to SD08-0025
is located approximately 400 feet from the shared property line and will take access
directly from Highway 126. No noise sensitive receptors exist within 500 feet of the
boundaries of SD08-0026, SD08-0027, or SD08-0028. Although some noise is
expected during potential future construction, noise-generating construction
activities will be limited to the daytime hours on SD08-0O25, SD08-0026, SD08-
0027 , and SD08-0028 (Exhibit 1 0, Condition No. 1 0; Exhibits 1 1-1 3, Condition No.
12). lf noise-generating construction activities occur on the property that is the
subject of SD08-0025 during school hours, the applicant will be required to mitigate
in accordance with the County Construction Noise Threshold Criteria and Control
Plan (Exhibit 10, Conditions of Approval No. 10).

As conditioned, the construction noise will not exceed the standards for noise that
are set forth in Hazards Policy 2.16.2-1and, by reference, the County Construction
Norse Threshold Criteria and Control Plan.

Based on the discussion above, the proposed projects are consistent with Policy
2.16.2-1.

14. Land Use Policy 3.1 .2-6. Minimum Parcel Size: Except as provided below,
subdivisions of land shall meet the most restrictive minimum parcel size
requiremenfs esfab/rshed by Figures 3.1 and 3.2a & b, by the applicable Zoning
Compatibility Matrix established by the respective Area Plans or by the applicable
Existing Community Map contained in this Chapter commencing with Figure 3.7.
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Pursuant to Figures 3.1,3.2a and 3.2b of the Ventura County General Plan Goals,
Policies, and Programs, the minimum parcel size requirement forthe proposed lots
is 40 acres.

The property that is the subject of SD08-0025 is 37.56 acres in size and does not
meet the 4O-acre minimum parcel size requirement. However, S 8212-4.1 of the
VCSO states that a certificate of compliance application shall be "processed in the
same manner and subject to the same requirements as an application for a parcel
map, except as othenruise provided in $ 8212-4.2." Section 8212-4.2 of the VCSO
further states:

An application for a Conditional Certificate of Compliance shall not be denied
on account of the noncompliance of any lot with applicable requirements
respecting (a) Lot size and configuration; (b) Buildable site; (c) Sewage
disposal; (d) Water for domestic or firefighting purposes; or (e) Access.
However, the application may be approved subject to the condition that the
lots be brought into compliance with such requirements.

SD08-0025 will be conditioned to require that the applicant acquire a minimum of
2.44 additional acres of land prior to development of the property in order to meet
the 4O-acre minimum lot size requirement (Exhibit 10, Condition No. 12).

Therefore, even though the property that is the subject of SD08-0025 does not
meet the 40 acre minimum parcel size requirement, with the imposition of the
recommended conditions of approval, the project will be consistent with Policy
3.1.2-6.

The property that is the subject of SD08-0026 is 47.77 acres in size. Therefore, this
property meets the 4O-acre minimum parcel size requirement, and the proposed
project is consistent with Policy 3.1.2-6.

The property that is the subject of SD08-0027 is 48.59 acres in size. Therefore, this
property meets the 4O-acre minimum parcel size requirement, and the proposed
project is consistent with Policy 3.1.2-6.

The property that is the subject of SD08-0028 is 59.42 acres in size. Therefore,
this property meets the 4O-acre minimum parcel size requirement, and the
proposed project is consistent with Policy 3.1.2'6.

15. Land Use Policy 3.2.2-4. Agricultural:

(1) The Agricultural land use desþnation shall primarily include lands which are
designated as Prime Farmlands, Farmlands of Statewide lmportance or Unique
Farmlands in the Sfafe's lmportant Farmland Inventory (lFl), although land may
not be designated Agricultural if small areas of agricultural land are isolated
from larger blocks of farming land (in such caseg fhe agricultural land is
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ass,gned to the Open Space or Rural designation of the surrounding
properties).

(2) The sma//esf minimum parcel sr2e consistent with the Agricultural land use
designation is 40 acres. Subzones may require larger minimum parcelsr2es.

(3) Agricultural land shall be utilized for the production of food, fiber and
ornamentals; animal husbandry and care; uses accessory to agriculture and
limited temporary or public uses u¡hlch are consrsfenf with agricultural or
ag ricu ltu ra I ly re late d uses.

As stated in Section 5, ltem 5 (Agricultural Resources) of the MND (Exhibit 4), the
proposed project sites consist primarily of lands that are designated as "Prime,"
having "Statewide lmportance," and/or "Unique" in the lmportant Farmland
lnventory. Specifically, the project sites consist of the following:

SD08-0025: Approximately 15.11 acres of the project site consists of
soils designated as having "Statewide lmportance," approximately 23.06
acres of the soils are designated as "Prime," and the remaining 0.23
acres is classified as "Other Land."

a

a SD08-0026: Approximately 27 .1 acres of the project site consists of soils
designated as having "Statewide lmportance," 21.48 acres of the soils
are designated as "Prime," and approximately 1.55 acres of the soils are
designated as "Unique."

SD08-0027: Approximately 33.76 acres of the project site consists of
soils designated as having "Statewide lmportance," approximately 9.79
acres of the soils are designated as "Unique," and approximately 3.71
acres of the soils are designated as "Prime."

o SD08-0028: Approximately 59.19 acres of the soils are designated as
having "Statewide lmportance," while 0.04 acres of the soils are
designated as "Unique."

As stated in Section C14 of this staff report (above), SD08-0026, SD08-0O27, and
SD08-0028 meet the 40 acre minimum parcel size requirement. SD08-0025 does
not meet the 40 acre minimum parcel size; however, as discussed above, SD08-
0025 will be subject to a condition of approval to require that the property owner
acquire additional land in order to meet the 4O-acre minimum lot size requirement,
prior to development (Exhibit 10, Condition No. 12).

As discussed in this staff report (above) and the MND, the project sites are
currently in agricultural production. Furthermore, the proposed projects will enable
the property owner to enter into LCA contracts with the County. The LCA contracts
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will cause the subject properties to remain predominantly in agriculture production
for at least 10 years.

Therefore, the proposed projects comply with Land Use Policy 3.2.2-4.

l6.Public Facilities and Services Policy 4.1.2-1, Discretionary development shall
be conditioned to contribute land, improvements or funds toward the cost of
needed public improvements and services related to the proposed development.

While no development is being proposed as part of these projects, the proposed
projects will create the potential for new development beyond what is allowed
under existing conditions. Therefore, the proposed projects will be subject to a
Ventura County Public Works Agency Transportation Department-recommended
condition of approval (Exhibit 10-12, Condition No. 32; Exhibit 13, Condition No.
29). Should any new development be proposed on the project sites, the condition
will require the applicant to pay a Traffic lmpact Mitigation Fee (TIMF) to reduce
impacts to local public roads and to maintain the level of service consistent with
the County's General Plan.

Sycamore Road has an existing right-of-way width that is nonconforming with
current requirements. Therefore, a condition will be placed on the projects to
require an irrevocable offer to dedicate 1O-feet of right-of-way along the parcels'
frontage prior to the issuance of aZoning Clearance for any future construction on
the legalized lots (Exhibit 11, Condition No. 30; Exhibit 12, Condition No. 31;
Exhibit 13, Condition No. 32).

Finally, pursuant to the recommendations of the Parks Manager of the Ventura
County General Services Agency Parks Department, and pursuant to the
requirements of the VCSO (S 8209-6.5), the project will be subject to a condition of
approval (Exhibit 10, Condition No.38; Exhibit 11, Condition No.36; Exhibit 12,
Condition No.39; and Exhibit 13, Condition No.37) to require the payment of
Quimby fees (in lieu of land dedication for local park acquisition and/or development
for the future residents of the subdivision), prior to the issuance of a Building Permit
for residential development on each of the four lots.

Therefore, as conditioned, the proposed project are consistent with Policy 4.1.2-1.

17. Public Facilities and Se¡vices Policy 4.1.2-2. Development shall only be
permitted in fhose locations where adequate public seruices are available
(functional), under physical construction or will be available in the near future.

Public services are adequate and available to serve the proposed projects. As
discussed in the MND (Exhibit 4), water wells will provide water for development
on the subject properties. Development on the property that is the subject of SD08-
0027 will receive water through a shared domestic water well. Furthermore,
private, on-site septic systems will provide sewage disposal services for future
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development on the subject properties. Therefore, the proposed projects will not
involve the provision of water or sewage disposal services from a public purveyor.

Private roads will provide access to each buildable site. These private roads will
take access from either Sycamore Road or Telegraph Road, depending on the
project site. As discussed in this staff report (above), prior to development of the
subject properties, the Subdivider will be required to pay the requisite TIMF to
account for the projects' contribution to cumulative impacts to the Ventura County
Regional Road Network.

Therefore, the proposed projects are consistent with Policy 4.1.2-2.

l8.Public Facilities and Services Policy 4.2.2-8. Discretionary development shall
be conditioned, where feasible, to minimize traffic impacts by incorporating
pedestrian and bicycle pathways, bicycle racks and lockers, ridesharing programs,
transit improvemenfs (bus turnouts, she/fers, benches), and/or transit subsrdles for
employees or resrdents of the proposed development.

As discussed in Section B, ltem 27 (Transportation/ Circulation) of the MND
(Exhibit 4), the project sites front a local rural County Road and a four'lane state
highway. The proposed projects are not expected to generate significant
pedestrian and bicycle traffic. Although the nearest County road does not have
pedestrian or bicycle facilities, it is not required to have pedestrian or bicycle
facilities per the County of Ventura Road Standard.

As conditioned, the proposed projects are consistent with Policy 4.2.2-8.

19.Public Facilities and Services Policy 4.4.2-2. Any subdivision, or discretionary
change in land use having a direct effect upon the volume of sewage, shall be
required to connect to a public sewer sysfem. Exceptions fo fhrs policy to allow the
use of septic sysfems may be granted in accordance with County Sewer Policy.
lnstallation and maintenance of septic sysfems shall be regulated by the County
Environmental Health Division in accordance with the County's Sewer Policy,
County Building Code, and County Service Area 32.

As stated in Section B, ltem 29 (Waste TreatmenUDisposal) of the MND (Exhibit
4), and this staff report (above), four on-site sewage disposal systems (septic
systems) will provide sewage disposal services for development on the subject
properties. The Resource Management Agency (RMA) Environmental Health
Division reviewed the proposed projects and concluded that the proposed method
of sewage disposal will comply with the County Sewer Policy and County Building
Code. Furthermore, pursuant to the recommendations of the RMA Environmental
Health Division, the proposed projects will be subject to a condition of approval to
ensure that the septic systems are properly installed and maintained, pursuant to
the County Building Code (Exhibit 10, Condition No. 21 ).
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Therefore, as conditioned, the proposed projects are consistent with Policy 4.4.2-
2.

20. Public Facilities and Services Policy 4.5.2-3. Discretionary development shall
be conditioned to place utility service lines underground wherever feasible.

As stated in Section B, ltem 30 (Utilities) the proposed project sites are already
being served by utilities, and existing infrastructure will not be disrupted or re-
routed. Should any development be proposed in the future, the development will
be subject to a condition of approval such that any new utility lines and facilities
that will serye future development on each of the four proposed lots will be placed
underground (Exhibits 10-12, Condition No. 19; Exhibit 13, Condition No. 18).

Therefore, the proposed projects are consistent with Policy 4.5.2-3.

2l.Public Facilities and Services Policy 4.8.2-1. Discretionary development shall
be permitted only if adequate water supply, access and response time for fire
protection can be made available.

As stated in Section B, ltem 28.d. (Water Resources - Fire Flow) and Section B,

Item 33 (Fire Protection) of the MND for the proposed projects (Exhibit 4), the
VCFPD reviewed the proposed projects and concluded that adequate water,
supply, access, and response time are available for the proposed projects.
Furthermore, the proposed projects will be conditioned such that, should the
Subdivider decide to develop the subject properties, the Subdivider must identify
a dedicated water supply for fire protection prior to construction, install fire
hydrants, and install fire sprinklers in buildings, pursuant to the requirements of the
Building and Fire Codes.

Therefore, as conditioned, the proposed projects are consistent with Policy 4.8.2-
1.

22.Public Facilities and Services Policy 4.10.2-1. The County shall maintain and
enforce the local parkland dedication requirements (Quimby Ordinance), to
acquire and develop neighborhood and community recreation facilities. Parkland
dedication shall be based on a standard of five acres of local parkland per
thousand population, including neighborhood and community parks.

As discussed above and in Section 35 of the MND prepared for the proposed
projects (Exhibit 4), the proposed projects will not result in any significant new or
additional demands on recreational needs.

Pursuant to the VCSO (S 8209-6) and 1975 Quimby Act, the projects will be subject
to a condition of approval (Exhibit 10, Condition No.38; Exhibit 11, Condition No.
36; Exhibit 12, Condition No. 39; and Exhibit 13, Condition No. 37) forthe payment
of Quimby fees (in lieu of land dedication for local park acquisition and/or
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development for the future residents of the subdivision) for the purpose of reserving
land for public open space and recreation.

Based on the discussion above, the proposed projects are consistent with Policy
4.10.2-1.

23. Public Facilities and Services Policy 4.10.2-4. The County shall require
reseruation of land for public purchase, pursuant to the County Subdivision
Ordinance, where requested by a recreation agency.

A recreation agency has not expressed interest in purchasing any of the land that
is the subject of the proposed projects, for public purposes.

Therefore, the proposed projects are consistent with Policy 4.10.2-4.

D. SUBDIVISION ORDINANGE COMPLIANCE

The proposed projects are subject to the requirements of the VCSO

Pursuant to the VCSO [S 8202-3(b) and S 8212-4.1], the proposed subdivision that is the
subject of Case No. SD08-0025 is allowed with the granting of a CC of C, and the
proposed subdivisions that are the subjects of Case Nos. SD08-0026, SD08-0027, and
SD08-0028 are allowed with the granting of a PMW/LLS. The CC of C and PMW/LLS will
bring the existing parcels into compliance with the Subdivision Map Act and VCSO, and
no new development is being proposed as part of these projects. Upon the granting of
the CC of C and PMW/LLS, the proposed subdivisions will comply with the requirements
of the Subdivision Map Act and VCSO.

As stated in Section C of this staff report (above), the property that is the subject of SD08-
0025 is located within a Mineral Resource Protection (MRP) Overlay Zone and, therefore,
is subject to the standards of the Ventura County NCZO (S8109-4.4). However, the
standards of the Ventura County NCZO that exist for the MRP Overlay Zone only apply
to discretionary permits for development within the MRP Overlay Zone. Since the
proposed project does not involve the issuance of a discretionary permit for development
within the MRP Overlay Zone, the standards of the MRP Overlay Zone do not apply to
sD08-0025.
The proposed projects involve subdivisions that are subject to the design requirements
of the VCSO (Article 4). Table 1 lists the applicable VCSO design requirements and a
description of whether the proposed projects comply with the design requirements.

Subdivision Ordinance
Requirement Complies?Type of Requirement

Lot Lines

Sec. 8204-2.1 Each sideline of a
proposed lot shall be as close to
perpendicular to the centerline of
the street as is practicable at the

Yes. The proposed lots are
perpendicular or close to
perpendicular to the
centerline of the street.

Table 1 - Desi nRe irements Consisten An
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Table I - Desi nRe irements Consisten An

Complies?Subdivision Ordinance
RequirementType of Requirement

point at which the lot sideline
terminates.
Sec. 8204-2.2 All proposed lots
shall conform to the minimum lot
width requirements of the zone in
which the property is located. No
lot, other than a flag lot, shall
have less than 40 feet of
frontage, unless the minimum lot
width of the zone is less than 40
feet. No flag lot shall have an
access strip less than 20 feet or
more than 40 feet in width.

Yes. The proposed projects
comply with this design
requirement. SD0B-0025
contains approximately
1,090 feet of frontage, SD08-
0026 contains approximately
2,760 feet of frontage, SD08-
0027 contains approximately
1,120 feet of frontage and
SD0B-0028 contains
approximately 875 feet of
frontaqe.

Lot Width

Yes. All proposed lots have
an average lot depth that is
less than three times the
average lot width.

Lot Depth

Sec. 8204-2.3 For all proposed
lots, the average lot depth shall
not be greater than three times
the average lot width.

Sec. 8204-2.4 Unless otherwise
excepted, all proposed lots shall
conform to the minimum lot area
requirements of the General
Plan, Goals, Policies, and
Programs Section 3.1.2-6 (Land
Use Policies - Minimum Parcel
Size), and zone in which the
property is located. ln
determining whether a proposed
lot having a gross area of less
than '10 acres conforms to such
minimum atea requirements,
only the net area of the lot shall
be considered unless the
General Plan or Zoning
Ordinance provides otherwise.

Yes. SD08-0025 totals 37.56
acres. This does not meet the
most restrictive minimum
parcel size requirement of 40
acres. However, $ 8212-4.2 of
the VCSO states that a CC of
C shall not be denied because
the minimum lot area
requirements have not been
met. Additionally, in order for
future development to occur
on the proposed project site,
SD0B-0025 will be subject to
a condition of approval
(Exhibit 6, Condition No. 12),
that will require the property
owner to obtain land to
comply with the 40 acre
minimum lot size requirement,
prior to development. SDOB-
0026 totals 47.77 acres.
SD0B-0027 totals 48.59
acres. SD08-0028 totals
59.42 acres. Therefore, the
proposed projects meet the
most restrictive minimum
parcel size requirement of 40
acres.

Lot Area

Sec. 8204-2.5 All proposed lots
shall have legal access to public
rights-of-way or approved private
streets. Street layout shall be
desiqned to provide for future

Yes. SD08-0025 will take
access from Highway 126, a
public highway. SD08-0026,
SD08-0027, and SD0B-0028
will take access from

Access
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Table I - Desi n uirements Consiste An is

Type of Requirement Subdivision Ordinance
Requirement Complies?

access to, and not impose undue
hardship upon, property
adjoining the subdivision.

Sycamore Road, a public
road.

Buildable Site

Sec.8204-2.6 Each proposed lot
shall have at least one buildable
site.

Yes. The applicant has
proposed one buildable site
for SD08-0025, SD08-0027,
and SD0B-0028. SD0B-0026
has an existing house on the
lot. lherefore, no additlonal
buildable site is being
proposed for SD08-0026.

Setbacks

Sec.8204-2.7 Each proposed lot
shall, at all designated buildable
sites and at all existing buildings,
comply with all setback
requirements of the zone.
Whenever a subdivision results
in a lot for which the only means
of access is by way of an
easement, that easement shall
be considered as a public road or
street for purposes of
determining setbacks for all lots
over which the easement
passes.

Yes. While no development
is being proposed as part of
this project, all buildable sites
and existing structures
comply with all setback
requirements of the AE zone.

Energy Conservation

Sec. 8204-2.8 The design of a
subdivision shall provide, to the
extent feasible, for future passive
or natural heating and cooling
opportunities in the subdivision.

Yes. No development is
being proposed; however,
there are no design features
of the proposed subdivisions
that will preclude the use of
passive or natural heating
and cooling in future
development on the subject
properties.

Agricultural Viability

Sec.8204-2.9 Each proposed lot
which is subject, in whole or in
part, to a contract entered into
pursuant to the California Land
Conservation Act of 1965
(Chapter 7, commencing with
Section 51200, of Division 1 of
Title 5 of the Government Code)
shall be capable of sustaining,
independently of any other lot, a
viable commercial agricultural
use, unless the parent parcel is
not capable of sustaining such a
use and each of the lots to be
created by the subdivision
contains at least 40 acres.

Yes. The applicant is
requesting the subject
entitlements in order to bring
the subject properties into
compliance with the
Subdivision Map Act and
VCSO, in order to enter into
LCA contracts that will apply
to the subject properties. The
proposed projects will not
compromise the commercial
agricultural production that
currently exists on the
subject properties. County
records indicate that the
project site has been in
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Table I - nRe irements Cons Ana
Subdivision Ordinance

Requirement Gomplies?Type of Requirement

agricultural production for at
least 50 vears.
Yes. The Historic
Preservation Planner
reviewed the projects and
determined that the project
sites are not located on a
Cultural Heritage Site.

Cultural Heritage Site

Sec. 8204-2.10 The design of a
subdivision shall not adversely
affect the historical, architectural
or esthetic interest or value of a
potential or designated Cultural
Heritage Site as defined in the
Cultural Heritage Ordinance, or,
when applicable, the design has
been granted a Certificate of
Appropriateness from the
Ventura County Cultural
Heritage Board pursuant to the
requirements of the Cultural
Heritage Ordinance.
Sec. 8204-3 The street layout of
a proposed subdivision shall be
consistent with all street right-of-
way designations and general
alignment shown on the
Circulation Element of the
Ventura County General Plan.
All streets that are to be offered
for dedication and used for
vehicular traffic shall be
designed to conform to the
Ventura County Road
Standards, and all other streets
that are to be used for motor
vehicle traffic shall be designed
to conform to the Ventura County
Fire Protection District
Guidelines for Private All
Weather Access Roads, subject
to any deviations authorized by
those standards or guidelines
and duly approved by the County
Surveyor or Fire Chief before the
tentative map is submitted to the
Planning Division.

Yes. The street layout is
consistent with all street
right-of-way designations
and general alignment
shown on the Circulation
Element of the Ventura
County General Plan. No
new streets will be built to
provide access to the subject
properties. Additionally, the
Subdivider will be required to
pay the requisite TIMF fees
and dedicate land for the
purposes of widening
Sycamore Road, in order to
comply with the Ventura
County Roadway Standards
that apply to Sycamore Road
(Exhibit 10-12, Condition No.
32; Exhibit 13, Condition No.
2e).

Street Rights-of-Way

Sec. 8204-4 Whenever
overhead utilities are allowed in a
proposed subdivision by this
Code, utility easements of
sufficient width shall be located
along the rear or side lot lines.
Whenever possible, such
easements shall extend an equal
distance into each of two
abuttinq lots. This requirement

Yes. Utilities are already
existing on the proposed
project sites.

The subject properties are
already subject to existing
easements that have been
granted to the Southern
California Edison and

Utility Easements
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Type of Requirement Subdivision Ordinance
Requirement Gomplies?

may be modified or
recommended for modification
by the Advisory Agency if
warranted by unusual
circumstances in a particular
proposed subdivision. To the
extent practicable, underground
utility easements, whenever
necessary, shall be abrrtting ancl
parallel to lot lines.

Southern California Gas
Company.

Finally, the proposed
projects will be subject to a
condition of approval to
require the placement of
utilities underground in the
event that clevelopment
occurs on the subject
properties that requires
utilities (Exhibits 10-12,
Condition No. 19; Exhibit 13,
Condition No. 18).

Drainage Facilities and Right-of-Way

Sec. 8204-5 The design of a
subdivision shall conform to the
Ventura County Flood Plain
Management Ordinance and
shall provide for the proper
drainage of the subdivision and
all lots and improvements therein
based on the runoff that can be
anticipated from ultimate
development of the watershed in
accordance with the General
Plan. The subdivision shall
contain no un-drained
depressions. The subdivision
and all lots and improvements
therein shall be protected from
off-site drainage or flood
damage. All public facilities such
as sewer, gas, electrical and
water systems shall be located,
elevated and constructed to
minimize or eliminate flood
damage. Any concentrations or
increases of surface water
resulting from the development
of the subdivision must be
conveyed by means of adequate
facilities to a suitable natural
watercourse in the area. lf any
channels included in the Ventura
County Flood Control District
Comprehensive Plan of Flood
Control Channels lie within the
parent parcel, the design shall
depict all those channels and all
rights-of-way reasonably

Yes. SD08-0025: The
proposed buildable site
would be located
approximately 1,300 feet
from the estimated boundary
of the
'Approximate/U nnu m bered
A Zone' 1% annual chance
floodplain. SD08-0026: The
existing access road and
house on the property are
located approximately 1,200
feet away from the estimated
boundary of the
'Approxim ate/Unnum bered
A Zone' 1o/o annual chance
floodplain.
SD08-0027: The subject
property is not located within
a FEMA determined 100-
year floodplain.
SD08-0028: The proposed

buildable site will be located
approximately 600 feet from
the estimated boundary of
the
'Approximate/U nnu m bered
A Zone' 1o/o annual chance
floodplain.

sD08-0025, sD08-0026,
sD08-0028:
lf future ministerial
development is proposed in
an area on the subject
property other than within the
proposed buildable sites, the
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Table I - Desi nRe uirements Gonsi An ts
Subdivision Ordinance

Requirement Gomplies?Type of Requirement

necessary for their
improvements and maintenance.

Applicant may be required at
the time of building permit
application submittal, to
retain the services of a
California-licensed Civil
Engineer and submit a
floodplain analysis using the
prescribed methodology set
forth in FEMA Publication
256 (August 2008) to
determine if the floodplain
extends onto the subject
property in an area that
would impact development.

sD08-0025, sD08-0026,
SD08-0027, and SD08-
0028: All future
development must comply
with the Ventura County
Building Code and County's
standard that development
cannot increase runoff flow
rates or volumes in any
storm frequency.

Sec. 8204-6 lf an existing or
proposed State highway abuts or
crosses a proposed subdivision,
the subdivider shall secure all
pertinent road data and
specifications, and shall make
the design of the proposed
subdivision compatible with such
State highway.

Yes. The proposed project
sites (SD08-0025, SD08-
0026 and SD08-0027) are
located directly adjacent to
Highway 126. Although
SD0B-0025, SD08-0026 and
SD08-0027 abut Highway
126, the design of the
proposed subdivision is
compatible with Highway
126. SD0B-0028 is located to
the north of Hiqhwav 126.

State Highways

Sec. 8204-7 Whenever a
proposed subdivision is located
within the boundaries of a public
water agency willing and able to
provide water service to the lots,
the public water agency shall be
chosen as the water purveyor for
the proposed subdivision. At the
time of tentative map approval,
the Advisory Agency may waive
the requirements of this Section
for good cause shown.

Yes. The project sites are
not located within the
boundaries of a public water
agency. As discussed in this
staff report (above), on-site,
private water wells will
provide water for
development on the subject
properties.

Public Water Agency

Yes. The project sites are not
located within thePublic Sewer Agency

Sec. 8204-g Whenever a
proposed subdivision is located
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Table 1 - Des n uirements Gonsiste Anal ts

Type of Requirement Subdivision Ordinance
Requirement Complies?

within the boundaries of a public
sewer agency willing and able to
provide sewer services to the
lots, the public sewer agency
shall be chosen to provide sewer
service to the proposed
subdivision. ln all cases where
sewage disposal is not to be by
means of a sewer operated by a
public sewer agency, it shall be
by means of an individual
sewage disposal system located
entirely on the lot generating the
sewage. At the time of tentative
map approval, the Advisory
Agency may waive the
requirements of the first
sentence of this Section for good
cause shown.

boundaries of a public sewer
agency. On-site sewage
disposal systems (septic
systems) will be utilized for
sewage disposal. The soils
reports provided for review
demonstrate septic system
feasibility for the proposed
nrojects. Furthermore, as
discussed in this staff report
(above), the proposed
projects will comply with the
Ventura County Sewer
Policy and Building Code.

Street Lighting

Sec. 8204-9 Prior to recordation
of the final map or parcel map,
the subdivider shall cause the
area within the subdivision to be
included in a County Service
Area or other special district
providing street lighting. At the
time of tentative map approval,
the Advisory Agency may waive
this requirement if it finds that
inclusion within such a service
area or other special district is
unnecessary because of the size
or location of the proposed lots.

Yes. The project sites are
located along Sycamore
Road and Highway 126. The
project sites are existing and
are surrounded by
agriculturally designated
property. No new streets will
be constructed to provide
access to the subject
properties. ln addition, the
Subdivider will be required to
pay the requisite TIMF fees
and dedicate land for the
purposes of widening
Sycamore Road, in order to
comply with the Ventura
County Roadway Standards
that apply to Sycamore Road
(Exhibit 11, Condition No. 32;
Exhibit 12, Condition No. 32;
Exhibit 13, Condition No. 29).

New lights have not been
proposed to be included on
Sycamore Road or Highway
126. Similar to surrounding
properties, the subject
properties are primarily used
for agriculture, and the size
and location of the subject
properties do not necessitate
additional liqhtinq.



Planning Director Staff Report for SD08-0025, SD08-0026, SD08-0027, and SD08-0028
Planning Director Hearing on January 28,2016

Page 3l of 39
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E. SUBDIVISION MAP FINDINGS AND SUPPORTING EVIDENCE

The Planning Director must make certain findings in order to determine that the proposed
subdivisions are consistent with the State Subdivision Map Act, Government Code, and
VCSO (S 8205-5.5 et seq.). The proposed findings and suppoding evidence are as follows:

1. The proposed map and design or improvement of the proposed map is
consistentwith applicable general and specific plans [S 8205-5.5(a) and - (b)].

As discussed in Section C of this Staff Report, the proposed projects will be
consistent with the applicable policies of the Ventura County General Plan. The
properties are not the subject of a specific plan. Thus, this finding can be made.

2. The site is physically suitable for the type and proposed density of
development [$ 8205-5.5(c) and -(d)].

The applicant is requesting approval of a CC of C and PMW/LLS to bring the
subject properties into compliance with the Subdivision Map Act and VCSO. The
proposed projects will not further subdivide the existing properties and the

Subdivision Ordinance
Requirement Gomplies?Type of Requirement

Sec. 8204-'10 The Advisory
Agency may require that
improvements to be installed by
the subdivider for the benefit of
the subdivision contain
supplemental size, capacity,
number or length for the benefit
of property not within the
subdivision, and that some or all
of those improvements be
dedicated to the public whenever
the Advisory Agency determines
that such supplemental size,
capacity, number, or length is
desirable to ensure orderly
development or othenrvise
protect the public health, safety
or welfare. Any such
requirement shall be subject to
the condition precedent that the
County or some other
appropriate entity offer to enter
into a reimbursement agreement
with the subdivider pursuant to
Article 6 (commencing with
Section 66485) of Chapter 4 of
the Subdivision Map Act.

Yes. As discussed in this
staff report, the Subdivider
will be required to dedicate
land for the purposes of
widening Sycamore Road, in
order to comply with the
Ventura County Roadway
Standards that apply to
Sycamore Road (Exhibit 11,
Condition No. 30; Exhibit 12,
Condition No. 31; Exhibit 13,
Condition No. 32).

Supplemental Facilities
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proposed projects do not include a proposal for new development. Therefore,
there will be no direct change in the density of development as a result of these
projects.

However, the proposed projects will enable the Subdivider to develop the subject
properties in the future. As discussed in Section C of this staff report (above), the
Subdivider has demonstrated that private water and sewage disposal services can
be provided in order to facilitate future development of the properties.
Furthermore, the proposed projects will not generate a significant traffic impact to
surrounding roadways that afford access to the site, and the proposed projects will
be subject to conditions of approval to require the Subdivider to pay the requisite
TIMF fees and dedicate land to facilitate the widening of Sycamore Road, pursuant
to the Ventura County Roadway standards.

The properties that are the subject of SD08-0026, SD08-0027, and SD08-0028
meet the 40 acre minimum parcel size requirement that applies to the properties.
As discussed in this staff report (above), the property that is the subject of SD08-
0025 does not meet the 40 acre minimum parcel size requirement; however,
pursuant to $ 8212-4.2 of the VCSO, certificates of compliance shall not be denied
based on lot size or configuration. Additionally, SD08-0025 will be conditioned to
require that the parcel meet the 40 acre minimum parcel size requirement, prior to
any development on the project site (Exhibit 10, Condition No. 12). Therefore, the
proposed lots will comply with the minimum lot size of the AE-40 aczone.

Based on the discussion above, the finding that the sites are physically suitable for
the type and proposed density of development can be made.

3. The design of the subdivision or the proposed improvements is not likely to
cause substantial environmental damage or substantially and unavoidably
injure fish or wildlife or their habitat [S 8205-5.5(e)1.

As discussed in Section B of this staff report (above) and the MND forthe proposed
projects (Exhibit 4), the proposed projects will have potentially significant but
mitigable impacts related to nesting birds protected underthe Migratory Bird Treaty
Act, mule fat scrub, an unnamed ephemeral drainage, which qualifies as a
streambed under California Department of Fish and Wildlife (CDFW) jurisdiction,
California walnut woodland, and Oleary Creek, which qualifies as a streambed that
is within CDFW's jurisdiction. The MMRP for SD08-0025, SD08-0026, SD08-0027
and SD08-0028 includes mitigation measures to avoid potentially significant
impacts to Oleary Creek, waters and wetlands associated with the creek, nearby
native plant communities, and prevent impacts on birds protected under the
Migratory Bird Treaty Act. As such, the mitigation measures, which have been
incorporated into the projects as conditions of approval (Exhibit 10, Conditions
Nos. 15-17; Exhibits 11 and 12, Conditions 15-17; Exhibit 13, Conditions 15 and
16), will be imposed upon the projects to reduce the potentially significant impacts
to a less than significant level.
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Based on the discussion above, the finding that the design of the subdivisions is

not, and the proposed improvements are not, likely to cause substantial
environmental damage or substantially and unavoidably injure fish or wildlife or their
habitat can be made.

4. The design of the subdivision or type of improvements ¡s not likely to cause
serious public health problems [S 8205-5.5(01.

As discussed in Section C of this staff repo¡t, the proposed subdivisions and
improvements will be consistent with the public health-related policies of the
Ventura County General Plan. The proposed projects will be subject to conditions
of approval to ensure that any future septic systems that are required for future
development of the subject properties will be designed, installed, and maintained
pursuant to the Building Code regulations that apply to such systems.
Furthermore, as discussed in the MND for the proposed projects (Exhibit 4), the
proposed projects will not generate any unusual risks associated with the
generation of hazardous waste or materials.

Based on the discussion above, the finding that the design of the subdivisions and
type of improvements are not likely to cause serious public health problems can
be made.

5. The design of the subdivision or the type of improvements will not conflict
with easements, which have been acquired by the public at large for access
through or use of the property within the proposed subdivision [S 8205-
5.5(g)1.

According to the title reports for the subject properties, easements currently exist
on the lots for the purposes of public utilities (granted to Southern California
Edison) and public road/highway (granted to Ventura County).

As discussed in this staff report (above), the proposed projects do not include any
development of the subject properties at this point in time; however, the proposed
projects will facilitate future development of the subject properties. As shown in

the maps for the proposed projects (Exhibit 3), development of the subject
properties will not occur within, and will not impede the use of, the public
easements on the subject properties.

Based on the discussion above, this finding can be made.

6. The discharge of waste from the proposed subdivision into an existing
community sewer system would not result in, or add to, a violation of
existing requirements prescribed by a California Regional Water Quality
Control Board pursuant to Division 7 (commencing with Section 13000) of the
Water Gode [S 8205-5.5(h)1.
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On-site individual sewage disposal systems (septic systems) will process and treat
sewage waste from future residential development on the proposed lots. The
projects will not result in the discharge of waste into an existing community sewer
system.

Based on the discussion above, this finding can be made

7. The property does not front on any public waterway, public river, public
stream, coastl¡ne, shoreline, or publicly owned lake or reservo¡r for which
reasonable public access is not available or dedication of public easement
is necessary to ensure reasonable public use [$ 8205-5.5(¡) & ü)].

The project sites do not front any watenruay, public river, public stream, coastline,
shoreline, or publicly owned lake or reservoir to which reasonable public access is
unavailable or dedication of a public easement is necessary to ensure reasonable
public use.

Based on the discussion above, this finding can be made

8. The proposed subdivision is compatible with existing conditionally permitted
oil/gas Ieases or wells located within the subdivision [S 8205-5.5(k)].

Some of the project sites are located within or adjacent to areas that are subject
to an oil extraction Conditional Use Permit (CUP). More specifically, the properties
that are subject to SD08-0026 and SD08-0027 are subject to oil extraction CUP
521, and the property that is the subject of SD08-0028 is subject to oil extraction
CUP 207 and CUP 265.

According to the County of Ventura RMA GIS Viewer, which contains information
from the Department of Conservation, Division of Oil, Gas, and Geothermal
Resources (DOGGR), there is one abandoned oil and gas well located on the
property that is the subject of SD08-0026 (RMA GIS Viewer, December 2014).
However, currently there are no active extraction operations. Additionally, since
the maximum allowed building coverage for the subject properties is 5% of the lot
area for each lot (Ventura County General Plan Goals, Policies and Programs,
Land Use Policy 4.1.2-5 and Figure 3.4), adequate space will be available on the
subject properties in the event that future oil development occurs on the subject
properties. Moreover, as discussed in the MND (Exhibit 4), the proposed projects
will result in less-than-significant impacts on oil and gas resources.

Based on the discussion above, this finding can be made

9. The parent parcel or a portion thereof is subject to a contract entered into
pursuant to the California Land Gonservation Act of 1965, the parent parcel
or portion thereof subject to the contract is large enough to sustain a viable
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commercial agricultural use, and the proposed subdivision wou¡d create one
or more lots which would be too small to sustain such a use or would
otherwise violate any of the provisions of the contract [$ 8205-5.5(l)1.

The subject properties currently are not subject to LCA contracts. However, as
explained in this staff report (above), one of the purposes of the proposed projects
is to bring the subject properties into compliance with the Subdivision Map Act and
VCSO, to enable the property owner to enter into LCA contracts for the subject
properties. Furthermore, as discussed in this staff report (above), the proposed
projects will not compromise the property owner's ability to continue to use the
subject properties for commercial agricultural purposes.

Based on the discussion above, this finding can be made

10. The proposed subdivision would not be detrimental to the public health, safety
or welfare, and would not be detrimental or injurious to property or existing
lawful uses of property in the neighborhood [S 8205-5.5(m)].

Properties surrounding the proposed project site contain existing agriculture and
residential uses (e.9., single-family dwellings and accessory structures). The
purpose of these projects is to bring the subject properties into compliance with
the Subdivision Map Act and VCSO, to enable the property owner to enter into
Land Conservation Act contracts forthe subject properties. Although the proposed
projects do not include any new physical development, the proposed projects will
enable the property owner to develop the subject properties in the future.
However, as discussed in Section C of this staff report (above), with the adoption
of the recommended conditions of approval (Exhibits 10-13), the proposed projects
will not create significant adverse impacts related to water resources, construction
noise, traffic generation, flood hazards, fire hazards, and public recreational
facilities.

Based on the discussion above, this finding can be made.

11. The subdivider has either record title to, or contractual right to acquire title to,
all rights-of-way necessary to provide any off-site access from the subdivision
to the nearest public road [$ 8205-5.5(n)].

The project site for SD08-0025 will have direct access from Highway 126. The
project sites for SD08-0026, SD08-0O27, and SD08-0028 will have direct access
from Sycamore Road. Therefore, the proposed projects do not require the
provision of any off-site access, in order to gain access to the nearest public roads
to the project sites.

Based on the discussion above, this finding can be made
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12.The proposed subdivision ¡s consistent with applicable provis¡ons of the
Gounty Hazardous Waste Management Plan [S 8205-5.5(o)].

As stated in the MND for the proposed projects (Exhibit 4), the proposed projects
will not involve the use of hazardous materials, or storage or production of
hazardous waste and, therefore, will be consistent with the County Hazardous
Waste Management Plan.

Based on the discussion above, this finding can be made

13.The proposed subdivision is not located within a special studies zone
established pursuant to the Alquist-Priolo Special Study Zone Act, and is in
accordance with the policies and criteria established by the State Mining and
Geology Board Pursuant to that Act [S 8205-5.5(p)1.

As discussed in the MND for the proposed projects (Exhibit 4), there are no known
active or potentially active faults extending through the project sites based on the
State of California Earthquake Fault Zone Map prepared pursuant to the Alquist-
Priolo Earthquake Fault Zoning Act, and the Ventura County General Plan Hazards
Appendix - Figure 2.2.3b.

Based on the discussion above, this finding can be made

14.The proposed subdivision is not located adjacent to or does not contain a
potential Gultural Heritage Site or a Designated Site that has received a
Certificate of Appropriateness from the Ventura Gounty Cultural Heritage
Board [S 8205-5.5(q)1.

SD08-0025 is located adjacent to the property that contains the Santa Clara
Schoolhouse, which is a designated Site of Merit. The Santa Clara Schoolhouse
was built in 1896 and is significant for its architectural design , a rare example of a
Queen Anne style school. However, the proposed buildable site for SD08-0025 is
located approximately 450 feet from the shared property line with the parcel that
contains the Santa Clara Schoolhouse and, therefore, future development of the
subject property will not adversely affect the historical integrity of the Santa Clara
Schoolhouse.

The proposed project sites for SD08-0026, SD08-0027, and SD08-0028 are not
located adjacent to, or contain, a potential Cultural Heritage Site or a Designated
Site that has received a Certificate of Appropriateness from the Ventura County
Cultural Heritage Board.

Based on the discussion above, this finding can be made

PLANNING DIRECTOR HEARING NOTICE, PUBLIG COMMENTS, AND
JURISDICTIONAL COMMENTS

F
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The Planning Division provided public notice regarding the Planning Director hearing in
accordance with the Government Code (S 65091) and VCSO (S 8205-5.1). The Planning
Division mailed notice to owners of property within 300 feet of the properties on which the
project sites are located and placed a legal ad in the Ventura County Sfar. As of the date
of this document, one comment was received from Mr. Shal Puri, who is the owner of
property located immediately east of the property that is the subject of SD08-0025 (Exhibit
5). Mr. Puri stated that the Subdivider constructed two barriers on an existing easement
on a property near the railroad. Mr. Puri also stated that the gate on the property that is
the subject of SD08-0025 next to the Santa Clara Schoolhouse remains locked,
preventing him from accessing his property from Toland Road and easement for the
railroad. Mr. Puri inquired about the legality of maintaining the barriers and locked gate
on an access easement on the subject property for SD08-0O25, and requested that the
barriers be removed to allow for access to his property.

It remains unclear whether or not the barricades violate the terms of the private easement.
The Title Report for SD08-0025 stated that there is a "Private Right of Way Non-Exclusive
Easement Grant and Agreement," dated January 10, 1989, executed by and between
Sespe East and Dillon Gnagy, as Trustee of Stockholder's Liquidation Trust of Newport
Beach Development Co., lnc. (Official Records lnstrument No. 89-18502). Additionally,
an easement has been granted to Sespe West for access road purposes including the
right of ingress and egress, maintenance, repair, and work related thereto, dated
February 8, 1990 (Official Records lnstrument No. 90-20389). Regardless, pursuant to $
8105-4 of the Ventura County NCZO, fences and walls that are no greater than six-feet
in height are exempt from permitting requirements. The fence/gate on SD08-0025 is
below six feet in height and, therefore, is exempt from permitting requirements.
Furthermore, the County of Ventura Planning Division does not regulate the locking of a
gate or fence, and does not regulate or enforce the terms private access easements.
Finally, the fencing and barricade are not a result of SD08-0025, SD08-0026, SD08-0027,
and SD08-0028. Therefore, the Planning Division cannot compel the applicant to remove
the barriers.

The project site is located within the City of Fillmore's Area of lnterest. Therefore, on
October 14, 2014, the Planning Division notified the City of Fillmore of the proposed
project and requested the City of Fillmore to submit any comments that the City might
have on the proposed projects. Planning Division staff did not receive any comments from
the City of Fillmore regarding these projects.

H. RECOMMENDED ACTIONS

Based upon the analysis and information provided above, Planning Division Staff
recommends that the Planning Director take the following actions:

1. CERTIFY that the Planning Director reviewed and considered this staff report and all
exhibits thereto, including the proposed MND (Exhibit 4), Mitigation Measures and
Mitigation Monitoring and Reporting Program (Exhibit 10, Conditions Nos. 15-18
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and 25; Exhibits 1 1 and 12, Conditions 1 5-18 and 23; Exhibit 13, Conditions 15-17
and 22), and considered all comments received during the public comment process;

2. FIND, that the changes that Planning Division staff made to Exhibit 10,11, and 13,
Conditions 15-17 and Exhibit 12, Conditions 15 and 16, and Biological Resources
Mitigation Measure BR-1, BR-2, and BR-3 afterthe publication of the Draft MND, and
that are set forth in Section 8.4 of the proposed MND (Exhibit $: (1) result in
measures that are more effective in mitigating and avoiding potential significant
effects to biological resources, as compared to the measures set forth in the Draft
MND; and (2) in themselves will not cause any potentially significant effect on the
environment;

3. FIND, based on the whole of the record before the Planning Director, including the
lnitial Study and any comments received, that upon implementation of the mitigation
measures there is no substantial evidence that the project will have a significant effect
on the environment and that the MND reflects the Planning Director's independent
judgment and analysis;

4. ADOPT the MND (Exhibit 4) and Mitigation Monitoring Program (Exhibit 10,
Conditions Nos. 15-18 and 25; Exhibits 11 and 12, Conditions 15-18 and 23;
Exhibit 13, Conditions I 5-17 and 22);

5. FIND that CC of C SD08-0025 and PMW/LLS SD08-0026, SD08-0027, and SD08-
0028 comply with the CC of C and PMW/LLS approval standards of the VCSO,
based on the substantial evidence presented in Sections A through E of this staff
report and the entire record;

6. APPROVE CC of C SD08-0025 and PMW/LLS SD08-0026, SD08-0O27 , and SD08-
0028, subject to the conditions of approval (Exhibit 6); and

7. SPEC|FYthat the Clerk of the Planning Director is the custodian, and 800 S. Victoria
Avenue, Ventura, CA 93009 is the location, of the documents and materials that
constitute the record of proceedings upon which the Planning Directo/s decision is
based.

The decision of the Planning Director is final unless appealed to the Planning Commission
within 10 calendar days after the CC of C and PMW/LLS have been approved,
conditionally approved, or denied (or on the following workday if the 1Oth day falls on a
weekend or holiday). Any aggrieved person may file an appeal of the decision with the
Planning Division. The Planning Division shallthen set a hearing date before the Planning
Commission to review the matter at the earliest convenient date.

lf you have any questions concerning the information presented above, please contact
Tess Harris at (805) 654-2453 or tess.harris@ventura.org.
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Prepared by:

Tess Harris, Case Planner
Residential Permits Section
Ventura County Planning Division

Dan KI ,Manager
Reside Permits Section
Ventura County Planning Division

EXHIBITS
Exhibit 2- Aerial Location, General Plan and Zoning Designations, and Land Use Maps
Exhibit 3 - Subdivision Sketch Maps
Exhibit 4 - Environmental Document
Exhibit 5 - Mineral Resource Protection Overlay Zoning Designation for SD08-0025
Exhibit 6 - SD08-0025 Biological Development Restriction Aerial Map
Exhibit 7 - SD08-0026 Biological Development Restriction Aerial Map
Exhibit B - SD08-0027 Biological Development Restriction Aerial Map
Exhibit 9 - Comment Letter (Email) from Mr. Shal Puri
Exhibit 10 - Conditions of Approval and Mitigation Monitoring and Reporting Program for SD08-0025
Exhibit 11 - Conditions of Approval and Mitigation Monitoring and Reporting Program for SD08-0026
Exhibit 12 - Conditions of Approval and Mitigation Monitoring and Reporting Program for SD08-0027
Exhibit 13 - Conditions of Approval and Mitigation Monitoring and Reporting Program for SD08-0028
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D'Anna, Michelle

From:
Sent:
To:
Subject:

Danna,
My name is Shal Puri and am the property owner immediately east of Sunil Sreerama property on
HWY 126 .l received a notice in the mail about intent to adopt a mitigated negative declaration by the
RMA section of the Planning division of the county. Please explain to me the project being proposed
as this is not clear from the notice.
Sunil Sreerama as constructed two barriers on the easement of the property close to the railway
tracks and also keeps the gate locked next to the Red School building. This prevents me from
approaching my property from the Toland road access and also the easement for the railway line.l
need to know if Mr Shreerama has the legal right to do so and if not the county should have him
remove those barriers of access
Please email me back or call me . My cell# is 80S 217 0104. .

Thanks,
Shal Puri

Shalabh Puri <spuriT@sbcglobal.net>

Wednesday, October 22,2014 5:39 PM

D'Anna, Michelle
Case # SD08-0025, SD08-0026, SD08-0027, SD08-0028
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SD08-0025, SD08-0026, SD08-0027, SD08-0028
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