
 
 

Initial Study for Passarelli Planned Development (PD) Permit 
 

Section A – Project Description 
 
1. Project Case Number:  Planned Development (PD) Permit Case No. PL17-0117 
 

2. Name of Applicant: Douglas and Helen Passarelli, 30765 Pacific Coast 
Highway #104 Malibu, California 90265 

 

3. Project Location and Assessor’s Parcel Numbers: The 11.15-acre property is 
located off of Deer Creek Road, to Pacific View Road to Houston Road, in the 
Santa Monica Mountains of the unincorporated area of Ventura County. The Tax 
Accessor’s parcel numbers (APN) for the property that comprises the project site 
are 700-0-122-295, -300, and -340 (Attachment 1, Aerial Location Map).  

 
4. General Plan Land Use Designation and Zoning Designation of the Project 

Site: 
 

a. General Plan Land Use Map Designation:  Open Space 
 

b. Coastal Area Plan Land Use Map Designation: Open Space 
 

c. Zoning Designation: COS-10 ac-sdf/M (Coastal Open Space, 10-acre 
minimum lot size, slope density formula, Santa Monica Mountains Overlay 
Zone) 

 

5. Description of the Environmental Setting: The project site, which total 11.15 
acres of undeveloped hillside terrain, is located within the western portion of the 
Santa Monica Mountains. The project site is located between 1,320 and 1,400 
feet above Mean Sea Level (MSL) and approximately 2 miles north of the Pacific 
Ocean. The subject lot was legally created as Parcel C of Parcel Map Waiver 
1116, recorded on February 17, 2005.  

 
 Vehicular access to the project site is from Houston Road located on APN 700-0-

122-300 and -340. An unpaved access driveway extends west from Houston 
Road and goes north and crossing an ephemeral. The lots to the northwest and 
northeast are four acres or less in size and most are developed with single-family 
dwellings.  To the west, south and east is undeveloped open space lands. 

 
 The adjacent parcels surrounding the project site consist of the following:  
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Adjacent  
Parcels 

Zoning 
Designation 

Zoning Description Existing Use 

North COS-10ac-sdf/M 

Coastal Open Space, 10-acre 
minimum lot size, slope density 
formula, Santa Monica Mountains 
Overlay Zone 

Single-Family Dwelling 

East 
COS-10ac-sdf/M 

Coastal Open Space, 10-acre 
minimum lot size, slope density 
formula, Santa Monica Mountains 
Overlay Zone 

Houston Road, Single-
Family Dwelling and 
Undeveloped 

South 
COS-10ac-sdf/M 

Coastal Open Space, 10-acre 
minimum lot size, slope density 
formula, Santa Monica Mountains 
Overlay Zone 

Undeveloped 

West 
COS-10ac-sdf/M 

Coastal Open Space, 10-acre 
minimum lot size, slope density 
formula, Santa Monica Mountains 
Overlay Zone 

Single-Family Dwelling 
and Undeveloped 

 
 The proposed area for construction is a level building pad area (6,513 sq. ft.). 

within the central portion of the site. In 2014, the building pad was cleared of 
vegetation without permits.  

 
 At the time the site surveys were conducted as indicated in the Initial Study 

Biological Assessment (ISBA) prepared by Rincon Consultants, Inc., dated June 
28, 2017, and revised November 3, 2017, (Exhibit 4), vegetation within the 
project site building envelope and fuel modification (“development envelope”) 
consisted of native California sagebrush (Artemisia californica) scrub, sugarbush 
(Rhus ovata), foothill needlegrass (Stipa lepida) grassland, and clustered 
tarweed (Deinandra fasciculata), while Native California sagebrush scrub and 
sugarbush chaparral are present on other areas of the property, all of which 
qualify as Environmentally Sensitive Habitat Area (ESHA). A blue line creek with 
a 100-foot deed restricted development buffer (County Recorder Instrument No. 
DOC-2000-0044317-00) is located approximately 400 feet north of the proposed 
construction footprint, on the parcel to the north.  

 It should be noted that on November 8, 2018, the Woolsey Fire ignited and 
burned 96,949 acres of land in Los Angeles and Ventura Counties. In the 
unincorporated area of Ventura County’s coastal zone south coast region, 19 
single-family dwellings were destroyed in the Santa Monica Mountains, nine 
condominium units and three homes on the seaward side of US Highway 1 
(Pacific Coast Highway) were destroyed, and approximately 27 structures were 
damaged.  The subject property is not developed, however all vegetation onsite 
was burned by the Woolsey fire. 

6. Project Description: The Applicant requests a Coastal Planned Development 
(PD) Permit to construct 2,731 square feet (sq. ft.) two-story single-family 
dwelling with a detached 924 sq. ft. three-car garage and a 1,125 sq. ft. pool, on 
a cleared building pad (6,513 sq. ft.). Total disturbed area is approximately 2.04 
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acres. A fence to contain pets is proposed to be located within the 100-foot fuel 
modification zone around structures.  A private well is proposed to provide water 
to the project and an eight feet diameter water tank is proposed to provide 
additional water for fire suppression. The well is proposed to be located 
approximately 50 feet north from the proposed garage and the water tank is 
proposed to be located approximately 40 feet west of the proposed garage. A 
private septic system is proposed to handle domestic waste water. A 1,650 cubic 
feet infiltration/detention basin is proposed west of the proposed building pad and 
will capture stormwater runoff and allow infiltration, serving to limit runoff from the 
project site. Access to the site is proposed to be provided by a 15-foot wide 
private driveway with a hammerhead turn-around for Fire Department access. 
Estimated earthwork includes 869 cubic yards (cy) of cut and 2,367 cy of fill to 
prepare the site for the proposed development. 

 
 The project will be constructed in phases.  Phase One includes the well drilling 

and test.  Phase Two includes the grading and construction of the proposed 
project.  If the well test demonstrates that it can support the proposed residential 
use of the property, Phase Two will proceed.   If the well fails to provide water, 
the Coastal Planned Development Permit will be modified to restore temporarily 
disturbed ESHA and to identify a new water source/location.  The applicant is 
also requesting to live on the property in a recreational vehicle during 
construction in keeping with Section 8175-5.141 of the Coastal Zoning Ordinance 
(CZO).  

 

7. List of Responsible and Trustee Agencies:  California Coastal Commission 
and California Department of Fish and Wildlife (Trustee Agencies) 

 
8. Methodology for Evaluating Cumulative Impacts: “Cumulative impacts” refer 

to two or more individual effects which, when considered together, are 
considerable or which compound or increase other environmental impacts. The 
individual effects may be changes resulting from a single project or a number of 
separate projects. The cumulative impact from several projects is the change in 
the environment which results from the incremental impact of the project when 
added to other closely related past, present, and reasonably foreseeable 
probable future projects. Cumulative impacts can result from individually minor 
but collectively significant projects taking place over a period of time [California 
Environmental Quality Act (CEQA) Guidelines, 2014c, Section 15355].  

 
 To analyze the proposed project’s contribution to cumulative environmental 

impacts, this Initial Study relies on both the list method in part (e.g., for the 
analysis of impacts to biological resources) and the projection (or plans) method 
in part (e.g., for the analysis of cumulative traffic impacts). 

                                                      
1 Ventura County CZO Sec. 8175-5.14.1 (d) - The temporary dwelling may remain on the site for six 

months, and the Planning Director may grant one additional six-month extension if substantial progress 
toward reconstruction has occurred and a "temporary building during construction" cannot be 
authorized. 
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 Pursuant to the California Environmental Quality Act (CEQA) Guidelines [§ 

15064(h)(1)], this Initial Study evaluates the cumulative impacts of the project, by 
considering the incremental effects of the proposed project in connection with the 
effects of past projects, the effects of other current projects, and the effects of 
probable future projects within a 5-mile radius of the project site. The projects 
listed in Table 1 were included in the evaluation of the cumulative impacts of the 
project, due to their proximity to the proposed project site and potential to 
contribute to environmental effects of the proposed project. Attachment 3 of this 
initial study includes a map of pending and recently approved projects within the 
Ventura County Unincorporated Area.  
 

Table 1 – Ventura County Unincorporated Area Pending and Recently 
Approved Projects within 5 Mile Radius 

Permit No. Permit Type Description Status 

PL15-0005 CCC & PD 

CCC-PM (No. 5949) and a Coastal PD Permit 
(Case No. PL15-0005) in order to bring an 
existing 19.16-acre lot into compliance with 
the Subdivision Map Act and the Ventura 
County Subdivision Ordinance (VCSO). 

Pending 

PL15-0083 PD 

Minor Modification to PD Permit Case No. 
LU07-0123 which originally approved for a 
3,375 sq. ft. three-story single-family dwelling 
with a 560 sq. ft. two car garage. The 
proposed permit modification will add details 
to the grading and retaining wall system that 
is necessary to construct the home. 

Pending 

PL16-0006 PD & LLA 

PD Permit for the drilling of an exploratory 
water well and Parcel Map Waiver-Lot Line 
Adjustment between two lots. No 
development is proposed. 

Pending 

PL17-0005 PD 

PD Permit for the demolition of an existing 
single-family dwelling with attached garage 
and the construction of new single-family 
dwelling with attached garage and an 
accessory dwelling unit. 

Pending 

PL17-0060 CUP 

Minor Modification to CUP Case No. LU08-
030 for the continued use of seven farm 
worker dwellings and agricultural accessory 
buildings for a 20-year period. 

Pending 

PL17-0088 PD 
PD Permit for the construction of a new 
swimming pool, pool deck and covered open-
air non-habitable pool cabana. 

Pending 

PL17-0103 PD PD Permit for the construction of a new 
single-family dwelling with an attached 

Pending 
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garage, outdoor patio, decks, and a 
swimming pool. 

PL17-0104 PD 

Major Modification to PD Permit No. 1609 for 
the demolition of existing single-family 
dwelling and construction of new single-family 
dwelling and a barn. 

Pending 

PL17-0130 PD 

PD Permit for the construction of 800 linear 
feet of private driveway in Ventura County to 
access a proposed single-family dwelling 
located in Los Angeles County immediately 
east of Ventura/Los Angeles County line. 

Pending 

PL18-0010 PD 

PD Permit for the restoration of the 
unpermitted clearing of coastal sage scrub to 
abate code violation CV17-0225 and CV17-
0227.  

Pending 

PL18-0019 CCC 
CCC to legalize a 40-acre property for the 
purpose of sale, lease, and finance only. Pending 

PL18-0020 PD 

PD Permit for the construction of new single-
family dwelling with an attached garage, 
detached pool house, swimming pool and 
spa, open gazebo to be sited on an existing 
approved graded pad per PD No. 1959. 1.3-
acre vegetation restoration to abate code 
violation ZV01-0088. 

Pending 

PL18-0033 PD 

PD Permit for the construction of new single-
family dwelling with an attached garage, an 
accessory dwelling unit, swimming pool and 
spa.  

Pending 

PL18-0074 PD 

PD Permit for the construction of a new 
single-family dwelling with an attached 
garage, swimming pool and spa, covered 
patios and open balconies.  

Pending 

PL18-0097 PD 

PD Permit for residential improvements to an 
existing single-family dwelling to include 
interior remodeling, an exterior spiral 
staircase and new rooftop deck with solar 
panels and a variance to construct new 
handrails above the height limit for the zone 
district. 

Pending 

PL18-0102 PD 
PD Permit for the construction of new single-
family dwelling with a new pool and spa, and 
a powder room.  

Pending 

PL18-0113 PD 
PD Permit for the restoration of native 
vegetation and soil remediation to abate code 
violation related to an unpermitted vegetation 

Pending 
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removal and grading. 

PL18-0122 SPAJ 
SPAJ to PD Permit Case No. 355 for the 
conversion of an existing unfinished 
basement to a storage room.  

Pending 

 

CCC – Conditional Certificate of Compliance  
CUP – Conditional Use Permit 
PD – Planned Development  
PM – Parcel Map  
PMW – Parcel Map Waiver 

LLA – Lot Line Adjustment  
PAJ – Permit Adjustment  
SPAJ – Site Plan Adjustment 
SD - Subdivision 
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Section B – Initial Study Checklist and Discussion of Responses2 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

RESOURCES: 

1.  Air Quality (VCAPCD) 

Will the proposed project:  

a)  Exceed any of the thresholds set forth in the 
air quality assessment guidelines as 
adopted and periodically updated by the 
Ventura County Air Pollution Control District 
(VCAPCD), or be inconsistent with the Air 
Quality Management Plan? 

 X    X   

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 1 of the 
Initial Study Assessment Guidelines? 

 X    X   

 

Impact Discussion: 
 
1a. Based on information provided by the applicant, air quality impacts will be below the 
25 pounds per day threshold for reactive organic compounds and oxides of nitrogen as 
described in the Ventura County Air Quality Assessment Guidelines. Therefore, the 
project will not have a significant impact on regional air quality. 
 
1b. The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 1 of the Ventura County Initial Study Assessment 
Guidelines, specifically Section 1.2, Air Quality (Sections 1.2.1, 1.2.2 and 1.2.3). The 
project is consistent with the Ventura County Air Quality Management Plan. 
 
Mitigation/Residual Impact(s): None. 
 
 

 
 
 

                                                      
2 The threshold criteria in this Initial Study are derived from the Ventura County Initial Study Assessment 
Guidelines (April 26, 2011).  For additional information on the threshold criteria (e.g., definitions of issues 
and technical terms, and the methodology for analyzing each impact), please see the Ventura County 
Initial Study Assessment Guidelines. 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

2A. Water Resources – Groundwater Quantity (WPD) 

Will the proposed project:  

1) Directly or indirectly decrease, either 
individually or cumulatively, the net quantity 
of groundwater in a groundwater basin that 
is overdrafted or create an overdrafted 
groundwater basin? 

 X    X   

2) In groundwater basins that are not 
overdrafted, or are not in hydrologic 
continuity with an overdrafted basin, result 
in net groundwater extraction that will 
individually or cumulatively cause 
overdrafted basin(s)? 

 X    X   

3)  In areas where the groundwater basin 
and/or hydrologic unit condition is not well 
known or documented and there is evidence 
of overdraft based upon declining water 
levels in a well or wells, propose any net 
increase in groundwater extraction from that 
groundwater basin and/or hydrologic unit? 

 X    X   

4)  Regardless of items 1-3 above, result in 1.0 
acre-feet, or less, of net annual increase in 
groundwater extraction? 

 X    X   

5) Be consistent with the applicable General 
Plan Goals and Policies for Item 2A of the 
Initial Study Assessment Guidelines? 

 X    X   

 

Impact Discussion: 
 
2A-1 and 2A-2.  The proposed project does not overlie a defined groundwater basin nor 
is in hydrologic continuity with an over drafted basin. There is no evidence of overdraft 
in the region. The lithology of the area consists of fractured bedrock of the Santa 
Monica Mountains. The project proposes the construction of a new single-family 
dwelling with a detached garage. The applicant is proposing a phased development with 
the drilling and testing of a well as the first phase. The well must be able to meet the 
Groundwater Section’s “Pump Test Criteria” in order to demonstrate a permanent 
supply of water is available for the project. There are currently 26 active groundwater 
wells within a 2,000-foot radius of the proposed project site. Should the pump test not 



 

 9 

meet the necessary criteria, then the test well shall be considered abandoned if not 
pumped more than eight hours in a year. The County’s Well Ordinance state that any 
person in possession of an abandoned engineering test hole over 50 feet or a water 
well must destroy the water well per County and State standards. Site plans for the 
proposed dwelling show the home to be a 2,731sq. ft., 3-bedroom, 4-bathroom dwelling. 
Water use for the home is not known but typical water use for domestic dwellings is 
generally less than one-acre foot per year. The proposed construction will increase 
groundwater extraction; however, the well would be perforated in an area of fractured 
bedrock and not a recognized groundwater basin. Conditions of overdraft are not 
expected to result within a basin and the project’s impact is considered less than 
significant. 
 
2A-3 and 2A-4.  The proposed project will result in an increase in groundwater 
extraction of less than 1.0 AFY, however, the proposed project does not overlie a 
recognized groundwater basin. The proposed project area is not in hydrologic continuity 
with an over drafted basin and there is no evidence of overdraft in the region. The 
proposed project is not likely to result in overdraft conditions and is considered to have 
a less than significant impact to groundwater extraction. 
 
2A-5. The proposed project will be consistent with the applicable Ventura County 
General Plan Goals and Policies for Item 2A of the Ventura County Initial Study 
Assessment Guidelines and is considered less than significant. 
 
Mitigation/Residual Impact(s): None. 

 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

2B. Water Resources - Groundwater Quality (WPD) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

1) Individually or cumulatively degrade the 
quality of groundwater and cause 
groundwater to exceed groundwater quality 
objectives set by the Basin Plan? 

 X    X   

2)  Cause the quality of groundwater to fail to 
meet the groundwater quality objectives set 
by the Basin Plan? 

 X    X   

3) Propose the use of groundwater in any 
capacity and be located within two miles of 
the boundary of a former or current test site 
for rocket engines? 

X    X    

4) Be consistent with the applicable General 
Plan Goals and Policies for Item 2B of the 
Initial Study Assessment Guidelines? 

 X    X   

 

Impact Discussion: 
 
2B-1 and 2B-2.  The proposed project does not overlie a defined groundwater basin nor 
is in hydrologic continuity with an overdrafted basin. There is no evidence of overdraft in 
the region. The lithology of the area consists of fractured bedrock of the Santa Monica 
Mountains. The project proposes the construction of a new single-family dwelling with a 
detached garage and a new septic system. Sewer service is not available in the area. A 
Soils Engineering Investigation by Heathcote Geotechnical dated July 14, 2017 states 
the site is suitable for use with a sand filter septic system with leach lines and outlines 
installation recommendations. Septic systems are permitted by the County of Ventura 
Environmental Health Division and regulated by the State Water Resources Control 
Board.  A properly installed and functioning septic system will reduce the groundwater 
contamination potential to less than significant and would not cause groundwater to 
exceed groundwater quality objectives set by the Basin Plan. The proposed project will 
not degrade groundwater quality and construction of a future onsite septic system is not 
anticipated to result in substantial degradation of groundwater quality or cause 
groundwater to fail to meet water quality objectives set by the Basin Plan.   
 
2B-3. The project does not propose the use of groundwater within two miles of the 
boundary of a former or current test site for rocket engines. 
 
2B-4. The proposed project will be consistent with the applicable Ventura County 
General Plan Goals and Policies for Item 2B of the Ventura County Initial Study 
Assessment Guidelines and is considered less than significant. 
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Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

2C. Water Resources - Surface Water Quantity (WPD) 

Will the proposed project:  

1) Increase surface water consumptive use 
(demand), either individually or 
cumulatively, in a fully appropriated stream 
reach as designated by SWRCB or where 
unappropriated surface water is 
unavailable? 

X    X    

2) Increase surface water consumptive use 
(demand) including but not limited to 
diversion or dewatering downstream 
reaches, either individually or cumulatively, 
resulting in an adverse impact to one or 
more of the beneficial uses listed in the 
Basin Plan? 

X    X    

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 2C of the 
Initial Study Assessment Guidelines? 

X    X    

 

Impact Discussion: 
 
2C-1 and 2C-2.  The proposed project does not rely on or propose the use of surface 
water supplies in a fully appropriated stream reach as designated by SWRCB, or where 
unappropriated surface water is unavailable. Water for the proposed single-family 
dwelling is proposed to be provided by a domestic water well. The proposed project is 
considered to have no impact on surface water quantity. 
 
2C-3. The proposed project will be consistent with the applicable Ventura County 
General Plan Goals and Policies for Item 2C of the Ventura County Initial Study 
Assessment Guidelines and is considered to have no impact on surface water quantity. 
 
Mitigation/Residual Impact(s): None. 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

2D. Water Resources - Surface Water Quality (WPD) 

Will the proposed project:  

1) Individually or cumulatively degrade the 
quality of surface water causing it to exceed 
water quality objectives as contained in 
Chapter 3 of the three Basin Plans? 

 X    X   

2) Directly or indirectly cause storm water 
quality to exceed water quality objectives or 
standards in the applicable MS4 Permit or 
any other NPDES Permits? 

 X    X   

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 2D of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
2D-1. The proposed project will not individually or cumulatively degrade the quality of 
surface water causing it to exceed water quality objectives as contained in Chapter 3 of 
the Los Angeles Basin Plan as applicable for this area. Surface Water Quality is 
deemed Less than Significant (LS) because the proposed project is not expected to 
result in a violation of any surface water quality standards as defined in the Los Angeles 
Basin Plan. 
 
2D-2. The proposed Planned Development Permit is for the construction of a single-
family dwelling with a detached garage, a pool, and driveway outside the County 
unincorporated urban area3. To minimize impacts to the surrounding chaparral habitat, 
the applicant is proposing to limit the development to a confined building envelope4 of 
approximately 9,920 sq. ft. The proposed project will not directly or indirectly cause 
stormwater quality to exceed water quality objectives or standards in the applicable 
MS4 Permit or any other NPDES Permits.  In accordance with the Ventura Countywide 
Municipal Stormwater NPDES Permit CAS004002, “Development Construction 
Program” Subpart 4.F, the applicant will be required to include Best Management 
                                                      
3  Ventura County General Plan Section 3.2 Land Use Designations - Urban land use designation is 

utilized to depict existing and planned urban centers which include commercial and industrial and 
residential uses where the building intensity is greater than one principal dwelling unit per two acres. 

 
4  Ventura County CZO Article 2, Definitions, Building Envelope - The area of a proposed parcel that 

contains all structures, including but not limited to: the primary residential structure, other accessory 
residential structures, barns, garages, swimming pools, and storage sheds. Specifically excluded are 
fences and walls.   
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Practices (BMP’s) designed to ensure compliance and implementation of an effective 
combination of erosion and sediment control for a disturbed site less than 1 acre 
determined as High Risk due to average slope greater than 20% to protect surface 
water quality during construction (Tables 6 & 9 in Subpart 4.F, SW-HR Forms).  
 
As such, neither the individual project nor the cumulative threshold for significance 
would be exceeded and the project is expected to have a Less than Significant (LS) 
impact related to water quality objectives or standards in the applicable MS4 Permit 
(Ventura Countywide Municipal Stormwater NPDES Permit CAS004002) or any other 
NPDES Permits. 
 
2D-3. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 2D of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

3A. Mineral Resources – Aggregate (Plng.) 

Will the proposed project:  

1)  Be located on or immediately adjacent to 
land zoned Mineral Resource Protection 
(MRP) overlay zone, or adjacent to a 
principal access road for a site that is the 
subject of an existing aggregate Conditional 
Use Permit (CUP), and have the potential to 
hamper or preclude extraction of or access 
to the aggregate resources? 

X    X    

2) Have a cumulative impact on aggregate 
resources if, when considered with other 
pending and recently approved projects in 
the area, the project hampers or precludes 
extraction or access to identified resources? 

  X    

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 3A of the 
Initial Study Assessment Guidelines? 

X    X    
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Impact Discussion: 
 
3A-1 and 3A-2. The project site is not located within a MRP Overlay Zone or located 
adjacent to land classified as MRZ-2 (Mineral Resource Zone 2) (i.e., arears where 
adequate information indicates that significant mineral deposits are present or where it 
is judged that a high likelihood for their presence exists). The project site is not located 
adjacent to a principle access road for a site that is the subject of an aggregate 
extraction CUP. Therefore, the proposed project will not have a project-specific impact 
and will not make a cumulatively considerable contribution to a significant cumulative 
impact, related to the extraction of or access to aggregate resources.   
 
3A-3. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies and the Coastal Area Plan for Item 3A of the Ventura County 
Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

3B. Mineral Resources – Petroleum (Plng.) 

Will the proposed project:  

1)  Be located on or immediately adjacent to 
any known petroleum resource area, or 
adjacent to a principal access road for a site 
that is the subject of an existing petroleum 
CUP, and have the potential to hamper or 
preclude access to petroleum resources? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 3B of the 
Initial Study Assessment Guidelines? 

X    X    

 

Impact Discussion: 
 
3B-1.  The proposed project site is not located on or adjacent to land located in an oil 
field or subject to an oil extraction CUP, and thus will not cause a significant impact with 
regard to the extraction of petroleum resources. Likewise, the subject property is not 
located adjacent to a principle access road for a site that is the subject of an existing, 
active CUP for oil extraction and does not have the potential to disturb access to 
petroleum resources. Therefore, the proposed project will not have a project-specific 
impact to petroleum resources, and the proposed project will not make a cumulatively 
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considerable contribution to a significant cumulative impact related to the extraction of 
or access to petroleum resources. 
 
3B-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 3B of the Ventura County Initial Study Assessment 
Guidelines.  
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

4.  Biological Resources 

4A. Species 

Will the proposed project, directly or 
indirectly: 

 

1) Impact one or more plant species by 
reducing the species’ population, reducing 
the species’ habitat, fragmenting its habitat, 
or restricting its reproductive capacity? 

 X    X   

2) Impact one or more animal species by 
reducing the species’ population, reducing 
the species’ habitat, fragmenting its habitat, 
or restricting its reproductive capacity? 

 X    X   

 
Review of aerial imagery indicates that the parcel was periodically cleared from at least 
1947 to about 1990, in the south eastern portion of the parcel, where the building pad is 
now proposed, and most recently in about 2014. Houston Road is an existing paved 
road that traverses north-south along the eastern boundary of the parcel. This road then 
continues west and connects with Pacific View Road at a residential property located on 
the adjacent parcel to the northwest of the subject parcel. 
 

Existing Conditions: Post-Woolsey Fire 

 
As indicated under the environmental setting section (Section A, Item No. 5), the 
Woolsey Fire of November 2018 burnt the entire parcel. The parcel is characteristic of a 
post-fire condition consisting of charred remains of vegetation and bare soils. Fire is a 
natural and essential part of the life cycle of the plant communities of the Santa Monica 
Mountains. Habitat burned by wildfire that met the definition of ESHA before the fire 
shall be afforded the protections of ESHA. For the purposes of impacts analysis and 
mitigation, the site conditions that existed prior to the pre-fire conditions are considered 
as baseline, which is characterized in the ISBA.   
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Baseline: Pre-fire Conditions 
 
An ISBA (June 28, 2017, revised November 3, 2017) was prepared by Rincon 
Consultants, Inc. (Attachment 4); following site surveys conducted by Rincon biologists 
on April 28 and May 26, 2017. The Biological Study Area for this project included the 
building envelope, a 100-foot fuel modification zone, plus a 300-foot buffer—beyond the 
required fuel modification zone. The biological surveys conducted for the project 
identified native California sagebrush (Artemisia californica) scrub, foothill needlegrass 
(Stipa lepida) grassland, and clustered tarweed (Deinandra fasciculata) field present in 
the development envelope’s 100-foot fuel modification zone, and native California 
sagebrush scrub and sugarbush (Rhus ovata) chaparral present in the 300-foot buffer 
survey area outside of the development envelope. These vegetation communities are 
locally important, California Department of Fish and Wildlife (CDFW) sensitive, and 
meet the ESHA criteria, therefore have been mapped as ESHA. Outside of the 
Biological Study Area, the parcel supports ESHA habitats (Attachment 5).  
 
Impact Discussion: 
 
4A-1.  The literature search and California Natural Diversity Database (CNDDB) 
analysis for a 10-mile radius around the project site identified 28 special-status plant 
species and 32 special-status wildlife species, including state and federally listed 
endangered or threatened species. Of these, 11 special status plant species and 12 
special status wildlife species are documented within a five-mile radius of the survey 
area most of which are not expected to occur within the construction footprint and 
survey area due to lack of suitable habitat.  
 
Biological surveys conducted on the parcel did not detect federal or state listed 
endangered, threatened, or California Rare Plant Rank (CRPR) 1 or 2 plant species.  
These species are not expected to occur within the survey area. During spring 2017, 
protocol rare plant surveys detected a small population of Catalina mariposa lily, a 
species designated as CRPR 4.2 (watch list); outside the building footprint but within the 
Fuel Modification Zone. Catalina mariposa lily has been designated a plant of limited 
distribution by the California Native Plant Society (CNPS). However, this species is the 
most common among the several mariposa lilies occurring in Ventura County, and is not 
considered a locally important species by Ventura County. Catalina mariposa lily is not 
rare or declining and does not meet the definition of rare or endangered under Section 
15380 of the State CEQA Guidelines. Due to these reasons, no specific mitigation 
measures to mitigate the loss of this species is proposed. However, since this plant 
species occurs within the ESHA habitat on site, the ESHA mitigation, described later in 
this document in Section 4B; provides overarching protection for this species on site.  
 
Project implementation will not result in impacts to any plant species that are state or 
federally recognized as threatened or endangered, or plants that are assigned a rank of 
1 or 2 California Rare Plant Rank (CRPR) by the CNPS., In addition, implementation of   
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the project is not expected to reduce a plant species’ populations, habitat, fragment its 
habitat, or restrict reproductive capacity.  
 
The development envelope does not support habitat conditions conducive to Catalina 
mariposa lily, and botanical surveys confirmed their absence from these areas. As a 
result, the proposed project will not directly impact special-status plants. Indirect 
impacts because of dust generated during construction has the potential to indirectly 
impact sensitive plant species. Dust impacts would be reduced by adherence to the 
Ventura County Air Pollution Control District construction dust reduction requirements. 
The proposed project would not constitute a cumulatively considerable impact to 
special-status plants.  
  
4A-2.  Based on the CNDDB special status species occurrence analysis, and an 
evaluation of onsite habitat, two special-status wildlife species; coastal whiptail 
[Aspidoscelis tigris stejnegeri] and coast horned lizard [Phrynosoma blainvilli]); both 
recognized as a Species of Special Concern by the State of California; have a moderate 
potential to occur on-site and within the development envelope. Neither species was 
observed during the site surveys. Under the current post-fire conditions, suitable habitat 
for this species is not present in the entire parcel. While some regeneration of 
vegetation on the parcel may occur prior to construction, it is likely that there will not be 
sufficient cover and woody materials for woodrats to build nests on the parcel, in the 
short term.  As a result, project construction activities are not expected to result in direct 
mortality to these wildlife species within areas to be disturbed.  
 
A woodrat nest was observed north of the construction footprint in California sagebrush 
scrub habitat. The animal that created and utilized this nest is assumed to be a San 
Diego desert woodrat (Neotoma lepida intermedia, a California Species of Special 
Concern [SSC]); since it is known to commonly occur in the project area. This species is 
not expected to occur within the development envelope due to lack of suitable dense 
scrub habitat. Furthermore, suitable habitat is no longer present all around the 
development envelope and fuel modification zone (Attachment 4) that support this 
species. Therefore, the proposed project would not result in significant project-specific 
impacts to this species. In addition, the proposed project’s future potential contribution 
to a cumulative impact would be less than significant.  
 
Prior to the fire, there was a potential for avian species, particularly passerine (perching 
bird), to nest in the adjacent scrub habitat. Raptor species were not expected to nest in 
the study area or project parcel due to lack of adequate nesting habitat (e.g., trees, 
cliffs). As discussed earlier in Section 4A-1, the entire parcel is currently bare, with all of 
the vegetation burnt by fire. With some vegetation cover naturally regenerating prior to 
proposed construction, there is a low potential for nesting bird to occur within the parcel.  
While the potential is low, avian species could incidentally occur within the areas 
proposed for construction and be adversely affected directly (e.g., nest removal) or 
indirectly (e.g., nest abandonment from noise and vibrations). To comply with the 
protection of such birds afforded by the Migratory Bird Treaty Act and California 
Department of Fish and Game Code, the proposed project would be subject to a 
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condition of approval requiring the Applicant to forestall land clearing activities during 
the breeding and nesting season (January 1 - September 15), or retain a County-
approved biologist to conduct site-specific surveys prior to land clearing activities during 
the breeding and nesting season (January 1 - September 15) and to submit a Survey 
Report documenting the results of the initial nesting bird survey and a plan for continued 
surveys and avoidance of nests. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

4B. Ecological Communities - Sensitive Plant Communities 

Will the proposed project:  

1) Temporarily or permanently remove sensitive 
plant communities through construction, 
grading, clearing, or other activities? 

  X    X  

2) Result in indirect impacts from project 
operation at levels that will degrade the 
health of a sensitive plant community? 

  X    X  

 
Impact Discussion: 
 
4B-1 and 4B-2. Plant communities are considered special status if designated sensitive 
by CDFW (2010) or are considered Locally Important by the County of Ventura. Plant 
communities are also provided legal protection when they provide habitat for protected 
species or when the community is in the coastal zone and qualifies as ESHA. As 
indicated in the ISBA (Attachment 4), within the Biological Study Area (approximately 
4.77 acres), there is approximately 4.29 acres of sensitive plant communities including 
California sagebrush, sugarbush chaparral, foothill needlegrass grassland, and 
clustered tarweed field, qualifies as ESHA. Outside of the Biological Study Area, the 
parcel supports ESHA habitats (Attachment 5). 
 
Grading and other construction activities associated with the project would occur within 
100 feet of ESHA and could result in inadvertent entrance into, or removal of sensitive 
plant communities or degradation to the edges of these communities, creating edge 
effects. These direct and indirect impacts to sensitive plant communities would result in 
significant impacts; however, with the implementation of a mitigation measure BIO-1 
that requires exclusionary fencing for ESHA, impacts would be less than significant. 
Dust impacts would be reduced by adherence to the Ventura County Air Pollution 
Control District construction dust reduction requirements.  
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Sensitive communities adjacent to the development footprint also have the potential to 
be indirectly impacted by the introduction of invasive species. The introduction and 
proliferation of invasive plants is a potentially significant impact; however, impacts will 
be mitigated to a less than significant level by implementing mitigation measure BIO-2, 
prohibiting the use of invasive plants and seed in a landscape plan and erosion control 
seed mix. With the implementation of Mitigation Measures BIO-1 and BIO-2, impacts to 
sensitive plant communities would be mitigated to a less than significant level. 
 
Mitigation: 
 
Mitigation Measure BIO-1: Environmentally Sensitive Habitat Areas (ESHA) 
Construction Exclusion Fencing 
Purpose: To reduce the potential indirect effects on adjacent habitat consistent with the 
Coastal Act and to locally important communities consistent with the Goal 1.5.1 Ventura 
County General Plan Goal Policies and Programs (updated 2015), ground disturbance 
and vegetation removal in ESHA outside of the construction is prohibited. 
 
Requirement: The Permittee shall install temporary protective fencing along the edge 
of the development envelope (including the fuel modification zone). The fencing must 
consist of durable materials and shall be staked or driven into the ground such that it is 
not easily moved and will perform its function for the duration of construction activities. 
 
Documentation: The Permittee shall illustrate the ESHA habitat, setback area from 
ESHA, and required fencing on all grading and site plans. The Permittee shall also 
provide photo documentation of the fencing installed at the site prior to issuance of a 
Zoning Clearance for construction. 
 
Timing:  The Permittee shall submit the site plan and grading plans with the locations of 
the fencing to the Planning Division for review and approval prior to Zoning Clearance 
for construction of the project. The Permittee shall install the fencing prior to any 
vegetation removal, ground disturbance activities, or construction activities (whichever 
occurs first). The Permittee shall maintain the fencing in place until the Resource 
Management Agency, Building and Safety Division issues the Certificate of Occupancy 
for the single-family dwelling. 
 
Monitoring and Reporting: The Planning Division maintains the grading and site plan 
with the fencing illustrated provided by the Applicant in the project file. The Applicant 
shall demonstrate to the satisfaction of the Planning Division that the temporary fencing 
is installed prior to any vegetation removal, ground disturbance activities, or 
construction activities (whichever occurs first). The Planning Division has the authority 
to inspect the site to confirm that the fencing stays in place during the development 
phase of the project in accordance with the approved plans.  
 
Mitigation Measure BIO-2: Invasive Species Seeding and Landscaping 
Purpose: To ensure protection of adjacent ESHA, as required under the Local Coastal 
Program and the Coastal Act, from the introduction of invasive species.  
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Requirements: Invasive plant species shall not be included in any erosion control seed 
mixes and/or landscaping plans associated with the Project. The California Invasive 
Plant Inventory Database contains a list of non-natives, invasive plants (California 
Invasive Plant Council [Updated 2017] or its successor).  
 
Documentation: The Permittee shall submit the erosion control seed mix, and if 
applicable a final landscape plan, for review and approval by the Planning Division. The 
Permittee shall provide photographs demonstrating that the Permittee installed all 
landscaping and irrigation in accordance with the approved plans. 
 
Timing: Prior to issuance of a Zoning Clearance for construction, the Permittee shall 
submit the erosion control seed mix, and if applicable a final landscape plan, for review 
and approval by the Planning Division. All planting and irrigation shall be installed prior 
to Certificate of Occupancy of the single-family dwelling. 
 
Monitoring and Reporting: The Permittee shall provide photos of the landscaping to 
the Planning Division, or schedule a site inspection with the Planning Division, to verify 
that the Permittee installed landscaping and irrigation according to the approved plans. 
The Planning Division maintains copies of the approved plans and photographs in the 
Project file. The Planning Division, Public Works Agency Grading Inspectors, and 
Building and Safety, have the authority to conduct site inspections to ensure compliance 
with this condition consistent with the requirements of § 8183-5 of the Ventura County 
Coastal Zoning Ordinance. 
 
Residual Impact: 
 
With the implementation of Mitigation Measures BIO-1 and BIO-2, project specific 
impacts to sensitive plant communities will be less than significant, and the proposed 
project will not make a cumulatively considerable contribution to a significant cumulative 
impact to sensitive plant communities.  
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

4C. Ecological Communities -  Waters and Wetlands 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

1) Cause any of the following activities within 
waters or wetlands: removal of vegetation; 
grading; obstruction or diversion of water 
flow; change in velocity, siltation, volume of 
flow, or runoff rate; placement of fill; 
placement of structures; construction of a 
road crossing; placement of culverts or 
other underground piping; or any 
disturbance of the substratum? 

 X    X   

2) Result in disruptions to wetland or riparian 
plant communities that will isolate or 
substantially interrupt contiguous habitats, 
block seed dispersal routes, or increase 
vulnerability of wetland species to exotic 
weed invasion or local extirpation? 

 X    X   

3) Interfere with ongoing maintenance of 
hydrological conditions in a water or 
wetland? 

 X    X   

4)  Provide an adequate buffer for protecting 
the functions and values of existing waters 
or wetlands? 

 X    X   

 

Impact Discussion: 
 
4C-1 - 4C-4.  There are no potential jurisdictional waters present within the Biological 
Study Area. A blue line creek, which is a tributary of Deer Creek, is mapped 
approximately 400 feet north, upslope of the building envelope. This hydrological 
feature is mapped as a temporarily flooded intermittent streambed by the National 
Wetlands Inventory (NWI). Deer Creek ultimately drains into the Pacific Ocean, 
approximately two miles south from the project site. The Pacific Ocean is a “Waters of 
the United States.” 
 
The development envelope avoids drainages entirely, no direct impacts to the chemical, 
biological, and physical functions of waters and wetlands would occur. When 
considering the extent of the impacts observed relative to the size of the watershed, as 
well as the location within the watershed, it is unlikely that project activities would have 
significant indirect impacts to the chemical, biological, and physical functions of these 
drainages. Nearly all grading associated with the proposed project occurs downslope of 
the blue line channel, and as a result, would not lead to significant indirect impacts to 
surface water quality. In addition, stormwater and run-off would be captured by the 
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proposed 1,650 cubic feet infiltration/detention basin. Indirect impacts from development 
of the project, such as fuel management, sedimentation and run-off, would be less than 
significant with adherence to Ventura County Stormwater Quality Management 
Ordinance No. 4142. The Ventura County Watershed Protection District Water Quality 
Section has imposed conditions on the project, incorporated herein by reference, that 
would require a Post-Construction Stormwater Management Plan and Compliance with 
Stormwater Development Construction Program to ensure compliance with the Los 
Angeles Regional Water Quality Control Board NPDES Municipal Stormwater Permit 
No. CS004002 (Ventura County, 2016). As a result, direct, indirect, and cumulatively 
considerable impacts to waters and wetlands will be less than significant.  
 
Mitigation/Residual Impact(s): None.  
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

4D. Ecological Communities -  ESHA (Applies to Coastal Zone Only) 

Will the proposed project:  

1)  Temporarily or permanently remove ESHA 
or disturb ESHA buffers through 
construction, grading, clearing, or other 
activities and uses (ESHA buffers are within 
100 feet of the boundary of ESHA as 
defined in Section 8172-1 of the Coastal 
Zoning Ordinance)? 

 

  X    X  

2) Result in indirect impacts from project 
operation at levels that will degrade the 
health of an ESHA? 

  X    X  

 

Impact Discussion: 
 
4D-1 and 4D-2.  The entire parcel is located within the Coastal Zone. ESHA is defined 
in the California Coastal Act as “any area in which plant or animal life or their habitats 
are either rare or especially valuable because of their special nature or role in an 
ecosystem and which could be easily disturbed or degraded by human activities and 
developments” (California Coastal Act Sec. 30107.5). There are approximately 4.29 
acres of sensitive plant communities that constitute ESHA in the Biological Study Area 
(Attachment 4).  The project will be constructed in phases.  Phase One includes the well 
drilling and test. Phase Two includes the grading and construction of the proposed 
project. If the well test demonstrates that it can support the proposed residential use of 
the property, Phase Two will proceed. If the well fails to provide water, the Coastal PD 
Permit will be modified to restore temporarily disturbed ESHA and to identify a new 
water source/location. Permanent impacts to ESHA habitat from proposed development 
and required fuel modification is estimated to be a total of 1.76 acres. This includes 
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approximately 1.03 acres of California sagebrush scrub, 0.21 acres of sugarbush 
chaparral, 0.24 acres of foothill needlegrass grassland, and 0.28 acres of clustered 
tarweed field.  
 
The permanent loss of 1.76 acres of sensitive plant communities that constitute ESHA 
is considered a significant impact. Therefore, to compensate for the loss of ESHA, 
recommended Mitigation Measure BIO-3 is proposed requiring the Permittee to 
enhance, restore, establish and preserve ESHA at a 2:1 mitigation to impact ratio (3.52 
acres of mitigation to offset 1.76 acres of loss of ESHA). 
 
In Southern California, coastal sage scrub and chaparral is a fire-dominated vegetation 
type. Fires are a natural part of these ecosystems, increasing soil formation and fertility, 
removing thatch and litter, returning nutrients to the soil with the ash and enabling post-
fire native plants to sprout and germinate (CNPS, 2018)5. In general, areas that 
supported native vegetation communities (ESHA), should experience post-fire recovery 
of native vegetation, with the native soils contributing as a “seed bank.”  However, fire 
can also promote the proliferation of some undesirable invasive plant species, over 
native plant species.  Due to the magnitude and intensity of the Woolsey Fire, recovery 
of natural vegetation on the parcel may be constrained or hindered by growth of 
invasive plant species. With the vegetation cover burnt off, areas of the parcel prone to 
erosion (due to steep slopes), may also exacerbate unsuitable conditions for natural 
regeneration of native vegetation.  As a result, restoration entailing seeding and planting 
may be required to ensure success of the mitigation. Therefore, the County staff have 
proposed an approach to ESHA compensatory mitigation that includes a combination of 
restoration, enhancement, establishment and preservation elements, outlined in 
Mitigation Measure BIO-3: Compensatory Mitigation for Loss of ESHA   
 
While the County’s preferred method for achieving compensatory mitigation for ESHA 
impacts is on-site mitigation, Mitigation Measure BIO-3, includes the option of achieving 
ESHA compensatory mitigation either on- or off-site. These options are included in the 
mitigation as contingencies, in the event that on-site enhancement/restoration is not 
feasible. Following the Woolsey Fire, the Applicant submitted an ESHA Conceptual 
Restoration Plan prepared by Rincon Consultants, Inc. (January 2019), to 
enhance/restore burned areas at a 2:1 ratio, which will be the primary implementing 
guidance for achieving on-site mitigation. 
 
Potential impacts to post-fire recovery ESHA will be prevented through implementation 
of Mitigation Measure BIO-1 which requires exclusionary fencing during construction 
(See Section 4B). With the implementation of this mitigation measure, direct impacts to 
ESHA would be mitigated to a less than significant level. Indirect impacts to ESHA could 
result from the introduction and proliferation of invasive plants. This can occur through 
the inadvertent transportation of seed or propagules or the intentional use of invasive 
plants in seed mixes or landscaping. Introduction of invasive plants degrade the quality 
of plant communities and wildlife habitat and would result in significant impacts to 
ESHA. However, with the implementation of Mitigation Measure BIO-2 (See Section 

                                                      
5 Fire Recovery Guide, California Native Plant Society (CNPS), 2018. 
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4B), impacts would be mitigated to a less than significant level and cumulatively 
considerable impacts would be less than significant. 
 
The Applicant will be required to comply with the Ventura County Fire Protection District 
Fire Hazard Reduction Program (FHRP)6 .  Initial compliance with the FHRP will require 
vegetation be removed, thinned and sufficiently spaced within a minimum 100-foot fuel 
modification zone that is designated around combustible structures (and 10 feet from 
access roads). ESHA adjacent to the fuel modification zone has the potential to be 
indirectly impacted by the introduction of invasive species inadvertently transported into 
the area from anthropogenic activities. Sensitive communities adjacent to the fuel 
modification zone also have the potential to be indirectly impacted by the introduction 
and proliferation of invasive plants; however, with the implementation of Mitigation 
Measure BIO-4, impacts would be mitigated to a less than significant level and 
cumulatively considerable impacts would be less than significant. 
 
Mitigation/Residual Impact(s) 
 
Mitigation Measure BIO-3 Compensatory Mitigation for loss of ESHA  
Purpose:  Provide compensatory mitigation for the loss of ESHA that was caused by 
previous clearing and will be caused by the proposed development.  
 
Requirement: The Permittee shall restore, enhance, establish and permanently 
preserve onsite ESHA at a 2:1 mitigation-to-impact ratio, or preserve currently 
unprotected offsite ESHA in the Santa Monica Mountains at a 2:1 mitigation-to-impact 
ratio. One of these options, or a combination of the two, as described below, must be 
used to provide 3.52 acres of compensatory mitigation to offset 1.76 acres of ESHA that 
was cleared without a permit and is being removed for development purposes: 
 

Option 1: Offsite Preservation  
The Permittee shall provide for the permanent protection of currently unprotected 
ESHA in the Santa Monica Mountains by acquiring and/or conveying land (either in 
fee title or in the form of a conservation easement) containing the unprotected 
habitats to a public agency or conservation organization approved by the County, or 
by funding the acquisition and management of such land by a public agency or 
conservation organization approved by the County.  Such land to be protected is 
hereinafter referred to as “Conservation Land.”  
 
The Permittee also shall provide for the establishment of an endowment to fund the 
long-term stewardship of the Conservation Land.  The Permittee shall fund this 
endowment with a principal amount that, when managed and invested prudently with 
an estimated rate of return similar to that of other endowments for similar purposes, 
is reasonably anticipated to cover the annual costs associated with the 

                                                      
6 The Fire Hazard Reduction Program (FHRP), requires property owners included in the program to 
maintain their property free of fire hazards or nuisance vegetation year-round. Common requirements are 
100-feet of vegetation clearance from structures and 10-feet for road access. See Ventura County Fire 
Code Appendix W for specific requirements of the FHRP program. 
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management, maintenance, monitoring, reporting, and other activities identified in 
the Conservation Plan (defined below) for the long-term stewardship of the 
Conservation Land.   
 
The Permittee also shall make a one-time payment which will provide for the initial 
stewardship costs of the Conservation Land for up to three years while the 
endowment begins to accumulate investment earnings. The funds for the initial 
stewardship costs are distinct from the above-described funds for establishing the 
endowment.  If there are funds remaining at the completion of the initial stewardship 
period, the funds shall be conveyed to the Permittee. 
 
The acreages of ESHA vegetation alliances impacted by the Permittee’s project 
must closely approximate the acreages of vegetation alliances preserved on the                                              
Conservation Land. The selected Conservation Land must be an undeveloped, legal 
lot, and have equivalent or greater overall habitat value than the ESHA that was 
cleared without a permit and is being removed for development purposes.  The area 
selected as the Conservation Land shall be reviewed by the Planning Director and 
the party responsible for the long-term stewardship of the Conservation Land, for 
adequacy.  If the selected Conservation Land has less than equivalent habitat value 
than the ESHA that is being mitigated, the Permittee must also provide funding for 
the enhancement and restoration of the Conservation Land.    
 
The acreage that must be permanently protected under this option is 3.52, or the 
difference between 3.52 and the acreage that is restored, enhanced, established 
and preserved in accordance with Option 2 set forth below. 

 
Option 2: On-Site Restoration, Enhancement, Establishment, Preservation  
The Permittee shall contract with a County-approved qualified biologist to prepare a 
Habitat Mitigation Plan (HMP) that must include restoring the plant communities 
referenced in the Initial Study Biological Assessment (ISBA) (Rincon Consultants, 
Inc., June 28, 2017, revised November 3, 2017). The HMP shall include, but not be 
limited to, the following components: 
 

• A description of the purpose and goals of the mitigation project including the 
improvement of specific physical, chemical, and/or biological functions at the 
mitigation site.  

 

• A description of the ESHA type(s) and amount(s) that will be provided by the 
mitigation and how the mitigation method (i.e., restoration, establishment, 
enhancement, and preservation) will achieve the mitigation project goals. 

 

• A description of compensatory mitigation sites, including a site plan of the 
location and rationale for site selection.  Mitigation sites shall be prioritized in 
the following order: (1) areas where ESHA was removed without a permit and 
is being removed for development purposes; (2) areas where water quality 
can be improved through habitat enhancement, such as riparian corridors; 
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and (3) areas identified by the qualified biologist that will need additional 
management, for example, natural dispersion of seed does not exist or the 
area in question is compacted or subject to erosion. 

 

• A plant palette and methods of salvaging, propagating, and planting the site 
to be restored.  

 

• Methods of soil preparation. 
 

• Method and timing of irrigation. 
 

• Best Management Practices (BMPs) that will be utilized to avoid erosion and 
excessive runoff before plant establishment. 

 

• Maintenance and monitoring necessary to ensure that the restored plant 
communities meet the success criteria. 

 

• Schedule for restoration activities including weed abatement, propagating and 
planting, soil preparation, irrigation, erosion control, qualitative and 
quantitative monitoring, and reporting to the County. Identification of 
measurable performance standards for each objective to evaluate the 
success of the compensatory mitigation. 

 
• Identification of contingency and adaptive management measures to address 

unforeseen changes in site conditions or other components of the mitigation 
project.  

 

• An Adaptive Management component that identifies specific approaches to 
mitigation or implementation measures that will be undertaken in the light of 
the fire affected conditions, to meet the goals and objectives of the HMP. 

 
The HMP shall provide for monitoring to be conducted for seven years or until the 
performance criteria are met, whichever occurs sooner.  The success criteria are 
as follows: 

 

• The mitigation site(s) shall attain a native percent cover that reflects that of a 
high quality reference site, and the plant communities referenced in the Initial 
Study Biological Assessment (ISBA) (Rincon Consultants, Inc., June 28, 
2017, revised November 3, 2017), as proposed by a qualified biologist and 
approved by the Planning Directorin the HMP; 
 

• Nonnative species shall comprise less than five percent cover and zero 
percent cover of species listed as “High” on the California Invasive Plant 
Council’s Invasive Plant Inventory Database [Updated 2011] (or its 
successor); and 
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• The native plantings shall survive at least two years without irrigation. 
 
Documentation: Depending on the Option(s) selected, the following documentation 
requirements will apply:  
 

Option 1: Offsite Preservation: 
The Permittee shall submit to the Planning Division a conservation plan addressing 
the following elements with respect to the Conservation Land and the endowment 
(“Conservation Plan”): 

 

• The location, acreage, and habitat types for all land proposed to be permanently 
protected; 

 

• Provisions for initial and long-term stewardship of the Conservation Land and the 
estimated annual costs thereof; 

 

• The annual reporting, as defined in the Conservation Plan, shall be conducted by 
the party responsible for the long-term stewardship of the Conservation Land.   
Annual reports regarding the condition and stewardship of the Conservation Land 
shall be made available to the Planning Director, upon request;  

 

• The identity and qualifications of the proposed public agency or conservation 
organization responsible for acquisition, protection, and/or long-term stewardship 
of the Conservation Land;   

 

• A description of, and schedule for, the acquisition and/or conveyance (in fee title 
or by conservation easement) of the Conservation Land to the party selected to 
provide for its long-term stewardship; 

 

• The proposed amount of the endowment and detailed description of how the 
amount of the endowment is computed; and  

 

• The proposed amount of the initial stewardship costs, detailed description of how 
it is computed, and the duration of the initial stewardship period.  

 
The Planning Division shall review the Conservation Plan, and if found to be 
adequate in light of applicable laws and the requirements set forth above, approve 
the submitted Conservation Plan for the protection of Conservation Lands. Annual 
reporting regarding the condition and stewardship of the Conservation Land required 
by the Conservation Plan shall be submitted to the Planning Division for approval to 
ensure provisions of the Conservation Plan are adequately implemented.  
 
Option 2: On-Site Enhancement, Adaptive Restoration, and Preservation: 
The Permittee shall submit to the Planning Division for review and approval, a HMP, 
prepared by a County-approved qualified biologist, that satisfies the applicable 
requirements of this condition. Monitoring reports shall be submitted and reviewed 
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by the Planning Director pursuant to the schedule outlined in the approved HMP. If 
success criteria are not met within the seven-year monitoring period, contingency 
measures shall be implemented, and restoration and monitoring shall continue until 
success criteria are met. 

 
Options 1 and 2 – Permanent Protection of ESHA:  

• All offsite Conservation Land shall be permanently protected through a 
conservation easement or deed restriction and subsequently conveyed (in fee 
title or in the form of a conservation easement) to a County-approved public 
agency or conservation organization.   

 

• All onsite ESHA shall be permanently protected through a conservation 
easement or deed restriction and subsequently conveyed (in the form of a 
conservation easement) to a County-approved public agency or conservation 
organization.  If a County-approved public agency or conservation organization 
cannot be identified that will accept conveyance of a conservation easement, a 
conservation instrument such as a deed restriction may be used instead to 
restrict future development of the area. 
 

The conservation easement(s), deed restriction(s) and/or other conservation 
instrument(s) shall be submitted to the Planning Division for review and approval 
along with the Conservation Plan or HMP. 
 
Each conservation easement, deed restriction or other conservation instrument 
shall:  
 

a. Include a copy of this condition of approval, a site-specific ESHA map, and 
legal description and map(s) of the areas that are subject to the conservation 
easement, deed restriction or other conservation instrument (“Protected 
Areas”);  

 
b. Include provisions for the long-term preservation and maintenance of the 

Protected Areas by describing what maintenance activities are allowed, and 
by stating that the following are prohibited in the Protected Areas: 

 
(1) removal, mining, excavation, or disturbance of the soil or surface rocks 

or decaying material such as fallen trees; 
 
(2) dumping, filling, storing, disposal, burying, or stockpiling of any natural or 

manmade materials; 
 
(3) erection of buildings or structures of any kind, including, but not limited 

to, fencing, corrals, advertising signs, antennas, and light poles; 
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(4) placement of pavements, concrete, asphalt and similar impervious 
materials, laying of decomposed granite for pathways, or setting of 
stones, paving bricks, or timbers; 

 
(5) operation of dune buggies, motorcycles, all-terrain vehicles, bicycles, 

mowers, tractors, or any other types of motorized or non-motorized 
vehicles or equipment; 

 
(6) removal or alteration of native trees or plants, through such activities as 

irrigating, mowing, draining, plowing, tilling or disking, except as 
necessary for controlled burns or fuel reduction as regulated by the 
Ventura County Fire Protection District, or for removal of non-native 
species and native habitat restoration or maintenance under the 
direction of a qualified biologist; 

 
(7) application of insecticides or herbicides, poisons, or fertilizers;  
 
(8) grazing or keeping of cattle, sheep, horses or other livestock, or pet 

animals; 
 
(9) agricultural activity of any kind including the harvesting of native 

materials for commercial purposes; 
 
(10) planting, introduction, or dispersal of non-native plant or animal species; 
 
(11) hunting or trapping, except live trapping for purposes of scientific study 

or removal of non-native species;  
 

(12) manipulating, impounding or altering any natural watercourse, body of 
water or water circulation and activities or uses detrimental to water 
quality, including but not limited to degradation or pollution of any 
surface or sub-surface waters;  

 
(13) artificial lighting that illuminates or is directed towards ESHA; and 
 
(14) other activities that damage the existing flora, fauna or hydrologic 

conditions; 
  

c. Be recorded with the Office of County Recorder, with a copy of the recorded 
document provided to the Planning Division. 

 
Timing: The Permittee shall submit a Conservation Plan (Option 1) or HMP (Option 2), 
along with the conservation easement(s), deed restriction(s) or other conservation 
instrument(s), in accordance with the applicable requirements of this condition (above) 
to the Planning Director for review and approval prior to zoning clearance for the water 
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well (Phase I). Depending on the option(s) selected, the following additional timing 
requirements will apply:  
 

Option 1: Offsite Preservation:  
The Conservation Plan shall be fully implemented no later than one year after the 
Planning Director’s approval of the Conservation Plan. This shall include: 

 

• The funding of the required endowment for the Conservation Land.  
 

• Making the above-referenced one-time payment of initial stewardship costs as 
directed by the Planning Division. 
 

• Providing the final recorded conservation easement and/or other legal instrument 
required by this condition and the Conservation Plan. 

 
Option 2: On-Site Enhancement, Adaptive Restoration, and Preservation: 
Implementation of the HMP pursuant to the schedule stated therein shall begin no 
later than six months after the Planning Director’s approval of the HMP.   
 

Monitoring and Reporting:  The Planning Division maintains a copy of the recorded 
conservation easement or deed restriction, or conservation instrument, in the Project 
file. The Planning Division has the authority to inspect the property subject to the 
conservation easement or deed restriction, or conservation instrument, to ensure that it 
is maintained as required.   If the Planning Division confirms that the restricted area has 
not been maintained as required, enforcement actions may be enacted in accordance 
with § 8183-5 of the Ventura County Coastal Zoning Ordinance. 
 
Mitigation Measure BIO-4: Fuel Modification Plan  
Purpose: To mitigate potentially significant impacts to ESHA from fuel modification 
activities. 
 
Requirement: The Permittee shall use a County-approved qualified biologist to prepare 
a Fuel Modification Plan for County Planning review and approval that minimizes 
impacts to ESHA and meets the Ventura County Fire Protection District’s requirements 
to modify fuels surrounding structures. The Fuel Modification Plan shall specify the 
methods of modifying vegetation surrounding structures that will avoid impacts to ESHA 
(e.g., use of hand tools to prune vegetation, thinning shrubs rather than clear-cutting, 
avoiding rare plants, avoiding nesting birds). A County-approved qualified biologist shall 
monitor all fuel modification activities. 
 
Documentation:  A Fuel Modification Plan prepared by a County-approved qualified 
biologist. Following all fuel modification activities, a County-approved biologist shall 
submit to the Planning Division an annual report that confirms that vegetation 
modification activities avoided disturbance to ESHA. 
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Timing:  The Permittee shall submit a Fuel Modification Plan prior to issuance of a 
Zoning Clearance for construction.  A County-approved biologist shall submit annual 
reports on fuel modification activities to the Planning Division by July 1 of each year. 
(June 1 is the deadline for fuel modification.) 
 
Monitoring and Reporting:  The Permittee shall submit the Fuel Modification Plan to 
Planning Division and the Ventura County Fire Protection District for review and 
approval to assure compliance with the requirements of this condition prior to issuance 
of a Zoning Clearance for construction.  The Permittee shall submit the annual reports 
to the Planning Division to assure compliance with the requirements of this condition. 
The Planning Division maintains copies of the Fuel Modification Plan and the annual 
reports provided by the Permittee in the Project file.  (PL-46) 
 
As a result, the proposed project will not result in direct impacts to ESHA, and any 
indirect impacts to ESHA would be less than significant. 
 
With the implementation of Mitigation Measures BIO-3 and BIO-4, the proposed project 
is expected to reduce potential indirect impacts to ESHA to a level below significance 
and the proposed project will not make a cumulatively considerable contribution to a 
significant cumulative impact to ESHA.   
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

4E. Habitat Connectivity 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

1)  Remove habitat within a wildlife movement 
corridor? 

 X     X  

2)  Isolate habitat?  X     X  

3)  Construct or create barriers that impede fish 
and/or wildlife movement, migration or long 
term connectivity or interfere with wildlife 
access to foraging habitat, breeding habitat, 
water sources, or other areas necessary for 
their reproduction? 

 X     X  

4)  Intimidate fish or wildlife via the introduction 
of noise, light, development or increased 
human presence? 

  X    X  

 

Impact Discussion: 
 
4E-1 - 4E-4. The proposed project development envelope and fuel modification zone 
are located outside of the Santa Monica - Sierra Madre Habitat Connectivity Corridor.  
The Project site is located approximately 4.6 miles southeast of this mapped Habitat 
Connectivity Corridor. Therefore, project development will not result in removal of 
habitat within a designated movement corridor. However, Little Sycamore Canyon, 
located to the east of the development footprint, serves as a movement corridor to Big 
Sycamore Canyon that eventually connects to the outer boundary of the Santa Monica - 
Sierra Madre Habitat Connectivity Corridor.  
 
Natural open space is present to the west, east and south of the development footprint, 
that provides linkages to allow movement between large open space areas. Constraints 
to wildlife movement are located north and east of the project site where there is 
residential housing, Pacific View Road and Cotharin Road. Despite its location outside 
of the mapped linkage, the extensive native vegetation on much of the project parcel 
likely supports wildlife habitat and facilitates wildlife migration. As the proposed project 
is within 1,000 feet of existing development along Houston Road, the proposed location 
of the single-family dwelling will not greatly hinder the east-west or north-south wildlife 
movements on the parcel.  
 
No physical barriers to connectivity exist for the project site; however; certain types of 
fencing that are typically erected with housing development, can create barriers to 
wildlife movement and habitat connectivity. To avoid future construction of barriers to 
wildlife movement and associated significant impacts, Mitigation Measure BIO-5 is 
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proposed, which will require fencing outside the development footprint to be permeable 
to wildlife.  
 
In addition, the future occupancy of the residence will likely increase levels of noise and 
human presence above current levels; however, the increased noise levels are not 
considered to be significant impacts, as the noise levels are consistent with those 
typical of a residential development.  
 
No lighting is proposed as part the of the proposed project; however reasonably 
foreseeable development of a single-family residence will likely incorporate lighting that 
could have a significant impact on wildlife movement if it is excessive or shines into 
adjacent areas with native vegetation. Therefore, Mitigation Measures BIO-5 and BIO-6 
are proposed. Implementation of these measures are expected to reduce potential 
direct and indirect; short-term and long-term impacts to a less than significant level. 
 
Mitigation: 
 
Mitigation Measure BIO-5: Fencing Adjacent to Wildlife Corridors 
Purpose:  To mitigate potentially significant environmental impacts to wildlife migration 
corridors from fencing. 
 
Requirement:  The Permittee shall ensure that all new fences or walls, except for those 
within 100 feet of structures and retaining walls, are permeable to wildlife, and conform 
to the following standards: 
 

a. A split-rail, pole, or wire fences must be constructed such that: 
 
(1) The top rail or wire is no more than 40 inches above the ground; 

 
(2) The top two rails or wires are at least 12 inches apart; 

 
(3) The bottom wire or rail is at least 18 inches above the ground; 

 
(4) Both the top and bottom wires or rails are smooth (no barbed wire on the top 

or bottom wires); 
 

(5) There are no vertical stays; and 
 

(6) The posts are located a minimum of 10 feet apart. 
 

b. Fencing for grazing shall be limited to moveable one or two-strand electric 
fencing.  

 
Documentation:  The Permittee shall submit plans to the Planning Division for review 
and approval, which identify all fences to be constructed on the Project site. These 
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plans must identify the fence locations and include schematic elevations detailing the 
design of, and materials to be used in, the fencing. 
 
Timing:  The Permittee shall submit the plans to the Planning Division for review and 
approval, prior to the issuance of a Zoning Clearance for construction. The Permittee 
shall install the approved fencing, prior to issuance of a Certificate of Occupancy for 
principal use or structure. 
 
Monitoring and Reporting: The Permittee shall submit the plans to the Planning 
Division for review and approval prior to the issuance of a Zoning Clearance for 
construction.  The Planning Division has the authority to conduct site inspections to 
ensure that the Permittee installs and maintains the fencing in compliance with this 
condition, consistent with the requirements of § 8183-5 of the Ventura County Coastal 
Zoning Ordinance. (PL-51) 
 
Mitigation Measure BIO-6: Wildlife Corridor or Wildlife Habitat Outdoor Lighting/Glare 
Condition 
Purpose:  To mitigate potentially significant environmental impacts from light and glare 
to wildlife migration corridors and/or wildlife habitat. 
 
Requirement: All outdoor lighting must be located within 100 feet of a structure or 
adjacent to a driveway, and shall be hooded to direct light downward onto buildings, 
structures, driveways, or yards, in order to prevent the illumination of surrounding 
habitat. Floodlights are prohibited.  All glass and other materials used on building 
exteriors and structures must be selected to minimize reflective glare. In order to 
minimize light and glare from emanating from the Project site, all light fixtures located on 
the exterior of structures, as well as all freestanding light standards, must be high cut-off 
type that divert lighting downward onto the property to avoid the casting of any direct 
light onto the adjacent habitat.  
  
Documentation: The Permittee shall submit two copies of a lighting plan to the 
Planning Division for review and approval. The Permittee shall include a photometric 
plan and manufacturer’s specifications for each exterior light fixture type (e.g., light 
standards, bollards, and wall mounted packs) in the lighting plan. An electrical engineer 
registered by the State of California shall prepare the lighting plan. The lighting plan 
must include illumination information within parking areas, pathways, streetscapes, and 
open spaces proposed throughout the development. The Permittee shall install all 
exterior lighting in accordance with the approved lighting plan. 
 
Timing:  The Permittee shall submit the lighting plan to the Planning Division for review 
and approval, prior to the issuance of a Zoning Clearance for construction. The 
Permittee shall maintain the lighting pursuant to the lighting plan for the life of the 
Project.  
 
Monitoring and Reporting: The Planning Division maintains a stamped copy of the 
approved lighting plan in the Project file. The Permittee shall ensure that the lighting is 
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installed according to the approved lighting plan prior to the issuance of a Certificate of 
Occupancy. The Building and Safety Inspector and Planning Division staff have the 
authority to ensure that the lighting plan is installed according to the approved lighting 
plan.  The Planning Division has the authority to conduct site inspections to ensure 
ongoing compliance with this condition consistent with the requirements of § 8183-5 of 
the Ventura County Coastal Zoning Ordinance. (PL-50) 
 

Residual Impacts 
 
With implementation of mitigation measures BIO-5 and BIO-6, impacts to wildlife 
movement will be mitigated to a less-than-significant level.   
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

4F. Will the proposed project be consistent with 
the applicable General Plan Goals and 
Policies for Item 4 of the Initial Study 
Assessment Guidelines? 

  X    X  

 

Impact Discussion: 
 
4F.  The Proposed Project is consistent with the Ventura County General Plan Goals 
and Policies and the policies of the Coastal Area Plan. The proposed project is more 
than 300 feet from any waters or wetlands and will not result in removal of habitat within 
a designated Wildlife Movement Corridor.  As indicated in the ISBA (Attachment 4) 
within the Biological Study Area (approximately 4.77 acres), there is approximately 4.29    
acres of sensitive plant communities including California sagebrush, sugarbush 
chaparral, foothill needlegrass grassland, and clustered tarweed field, qualifies as 
ESHA. Outside of the Biological Study Area, the parcel supports ESHA habitats 
(Attachment 5).  
 
The Coastal Zoning Ordinance and Coastal Area Plan require that all ESHA areas not 
utilized for permitted development be permanently maintained in open space through a 
recorded easement or other appropriate means (South Coast Coastal Area Plan Policy 
F.3, CZO Sec. 8177-4.1.2). The proposed project will be consistent with Policy F.3 with 
the implementation of Mitigation Measure BIO-3 (above), which will require the 
Permittee to enhance, restore, establish and preserve ESHA at a 2:1 mitigation to 
impact ratio (3.52 acres of mitigation to offset 1.76 acres of loss of ESHA), and record 
the project conditions of approval and ESHA map (Attachment 5) in the property’s chain 
of title to provide notice of the restrictions on the property’s use. As a result, the project 
is consistent with all relevant General Plan and Coastal Area Plan policies governing 
biological resources. 
 
Residual Impact(s): 
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With the implementation of Mitigation Measure BIO-3, residual impacts will be less than 
significant.  
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

5A. Agricultural Resources – Soils (Plng.) 

Will the proposed project:  

1)  Result in the direct and/or indirect loss of 
soils designated Prime, Statewide 
Importance, Unique or Local Importance, 
beyond the threshold amounts set forth in 
Section 5a.C of the Initial Study Assessment 
Guidelines? 

X    X    

2)  Involve a General Plan amendment that will 
result in the loss of agricultural soils? 

X    X    

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 5A of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
5A-1. The proposed project site includes soils designated as “Other Land” in the 
Ventura County Important Farmland Inventory. The proposed project will not result in 
the removal or covering of soils designated as Prime, having Statewide Importance, 
Unique, or Local Importance set forth in the Important Farmlands Inventory (lFl). 
Therefore, the proposed project will not have a project-specific impact and will not make 
a cumulatively considerable contribution to a significant cumulative impact, related to 
the loss of agricultural soils designated Prime, Statewide Importance, Unique or Local 
Importance.  
 
5A-2.  The proposed project does not include a General Plan amendment that will result 
in the loss of designated agricultural soils. Therefore, the proposed project will not have 
a project-specific impact and will not make a cumulatively considerable contribution to a 
significant cumulative impact, related to agricultural soil resources.  
 
5A-3.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 5A of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

5B. Agricultural Resources - Land Use Incompatibility (AG.) 

Will the proposed project:  

1)  If not defined as Agriculture or Agricultural 
Operations in the zoning ordinances, be 
closer than the threshold distances set forth 
in Section 5b.C of the Initial Study 
Assessment Guidelines? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 5b of the 
Initial Study Assessment Guidelines? 

X    X    

 

Impact Discussion: 
 
5B-1.  The proposed project site is not located near land in agricultural production (row 
crops). In addition, the site is not located closure than the 300 feet threshold distance 
set forth in Section 5b.C of the Ventura County Initial Study Assessment Guidelines, to 
lands that are in agricultural production. Therefore, the proposed project will not have a 
project-specific impact on agricultural resources and will not make a cumulatively 
considerable contribution to a significant cumulative impact related to agricultural 
resources.  
 
5B-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 5b of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

6. Scenic Resources (Plng.) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

a)  Be located within an area that has a scenic 
resource that is visible from a public viewing 
location, and physically alter the scenic 
resource either individually or cumulatively 
when combined with recently approved, 
current, and reasonably foreseeable future 
projects? 

 X    X   

b)  Be located within an area that has a scenic 
resource that is visible from a public viewing 
location, and substantially obstruct, 
degrade, or obscure the scenic vista, either 
individually or cumulatively when combined 
with recently approved, current, and 
reasonably foreseeable future projects? 

 X    X   

c)  Be consistent with the applicable General 
Plan Goals and Policies for Item 6 of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
6a and 6b.  The proposed project site does not include any land within the Scenic 
Resource Protection (SRP) Overlay Zone. However, the site is located within the Santa 
Monica Mountains Overlay Zone. The Santa Monica Mountains consist of sensitive 
habitats, such as riparian corridors, native chaparral and oak woodlands. Public 
Resources Code (PRC) Section 30240 requires development in areas adjacent to 
ESHA be designed to prevent impacts which would significantly degrade those areas. 
Pursuant to Mitigation Measure BIO-4, the applicant will be required to submit a fuel 
modification plan prohibiting invasive and non-native plants within 100 feet of the 
building envelope. With the implementation of Mitigation Measure BIO-3, which will 
preserve the ESHA onsite and mitigate for the loss of ESHA, the propose project will not 
substantially degrade the vegetation on site.  
 
PRC Section 30251 requires permitted development to be sited and designed to protect 
views to and along the ocean and scenic coastal areas, to minimize the alteration of 
natural land forms, and to be visually compatible with the character of surrounding 
areas. Planning Division staff conducted a site visit on October 12, 2017 and 
determined that the proposed project site was not noticeably visible from nearby public 
roadways (Pacific View and Cotharin Road) or public viewing locations.  The proposed 
project will not be visible from California State Highway 1 – Pacific Coast Highway or 
the nearest trails that are part of the Point Mugu State Park Trail System, including Big 
Sycamore Canyon Trail and Yellow Hill Trail. The California Department of Parks and 
Recreation’s Point Mugu State Park Trail is approximately 0.7 miles north of the 
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proposed project site. The Yellow Hill Trail is approximately 1.8 miles southeast of the 
proposed project, and the Big Sycamore Canyon Trail is approximately 2.3 miles west 
of the proposed project site. In addition, the proposed project site is located greater than 
1,000 feet from publicly owned park lands.  
 
In order to ensure proposed development blends in with the natural environmental of 
the Santa Monica Mountains, the project will be conditioned to require that the single-
family dwelling and detached garage be painted with earth tone colors and non-
reflective paints. With the design of the house intended to blend in with the natural 
environment, the proposed project would result in less-than-significant project-specific 
impacts and would not result in a cumulatively considerable contribution to a significant 
cumulative impact, related to scenic resources.  
 
6c.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies and the Ventura County Coastal Area Plan Policies (The South 
Coast, Santa Monica Mountains Policies 7) for Item 6 of the Ventura County Initial 
Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

7. Paleontological Resources 

Will the proposed project:  

a)  For the area of the property that is disturbed 
by or during the construction of the 
proposed project, result in a direct or 
indirect impact to areas of paleontological 
significance? 

X    X    

b)  Contribute to the progressive loss of 
exposed rock in Ventura County that can be 
studied and prospected for fossil remains? 

X    X    

c)  Be consistent with the applicable General 
Plan Goals and Policies for Item 7 of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
7a.  The proposed project is underlain by sedimentary bedrock assigned to the Lower 
Topanga Formation of Miocene geologic age (Geologic & Soils Engineering 
Investigation, SubSurface Designs Inc., May 19, 2017). In accordance with the Ventura 
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County Initial Study Assessment Guidelines, the Lower Topanga geologic formation is 
not considered to have a High, or Moderate to High incidence of paleontological 
resources and a determination of no impact can be made. Therefore, the proposed 
project will not create a project specific impact and will not make a cumulatively 
considerable contribution to a significant cumulative impact to paleontological 
resources. 
 
Although the proposed project is unlikely to result in impacts to paleontological 
resources, future ground disturbance activities will be subject to the following condition 
of approval, to ensure the protection of any subsurface resources that are inadvertently 
encountered during ground disturbance activities.  
 
Paleontological Resources Discovered During Grading 
Purpose:  In order to mitigate potential impacts to paleontological resources that may 
be encountered during ground disturbance or construction activities.  
 
Requirement: If any paleontological remains are uncovered during ground disturbance 
or construction activities, the Permittee shall: 
 

a. Cease operations and assure the preservation of the area in which the discovery 
was made;  

 
b. Notify the Planning Director in writing, within three days of the discovery;  

 
c. Obtain the services of a paleontological consultant or professional geologist who 

shall assess the find and provide a report that assesses the resources and sets 
forth recommendations on the proper disposition of the site;  

 
d. Obtain the Planning Director’s written concurrence with the recommended 

disposition of the site before resuming development; and 
 

e. Implement the agreed upon recommendations. 
 
Documentation:  The Permittee shall submit the paleontologist’s or geologist’s reports.  
Additional documentation may be required to demonstrate that the Permittee has 
implemented the recommendations set forth in the paleontological report.  
 
Timing:  If any paleontological remains are uncovered during ground disturbance or 
construction activities, the Permittee shall provide the written notification to the Planning  
Director within three days of the discovery. The Permittee shall submit the 
paleontological report to the Planning Division immediately upon completion of the 
report.  
  
Monitoring and Reporting:  The Permittee shall provide the paleontological report to 
the Planning Division to be made part of the Project file. The Permittee shall implement 
any recommendations made in the paleontological report to the satisfaction of the 
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Planning Director. The paleontologist shall monitor all ground disturbance activities 
within the area in which the discovery was made, in order to ensure the successful 
implementation of the recommendations made in the paleontological report. The 
Planning Division has the authority to conduct site inspections to ensure that the 
Permittee implements the recommendations set forth in the paleontological report, 
consistent with the requirements of § 8183-5 of the Ventura County Coastal Zoning 
Ordinance (select appropriate). (PL-56) 
 
7b.  The proposed project will not contribute to the progressive loss of exposed rock in 
Ventura County that can be studied and prospected for fossil remains. Therefore, the 
proposed project will not create a project-specific impact and will not make a 
cumulatively considerable contribution to a significant cumulative impact to 
paleontological resources. 
 
7c.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 7 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

8A. Cultural Resources - Archaeological 

Will the proposed project:  

1)  Demolish or materially alter in an adverse 
manner those physical characteristics that 
account for the inclusion of the resource in a 
local register of historical resources 
pursuant to Section 5020.1(k) requirements 
of Section 5024.1(g) of the Public 
Resources Code? 

 X    X   

2)  Demolish or materially alter in an adverse 
manner those physical characteristics of an 
archaeological resource that convey its 
archaeological significance and that justify 
its eligibility for inclusion in the California 
Register of Historical Resources as 
determined by a lead agency for the 
purposes of CEQA? 

 X    X   

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 8A of the 
Initial Study Assessment Guidelines? 

X    X    
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Impact Discussion: 
 
8A-1 – 8A-2.  The applicant provided a Phase I Cultural Resource Study from a 
qualified cultural resources consultant (Rincon Consultants, Inc., July 2018). The study 
included a cultural resource records search of the California Historical Resources 
Information System (CHRIS) at the South Central Coastal Information Center (SCCIC) 
at California State University, Fullerton, a Native American Consultation, and an 
intensive field survey for the proposed project site.  
 
CHRIS records search identified a total of 11 previously conducted cultural resources 
studies within a 0.5-mile radius of the project site. Of the 11 studies, one includes the 
project site. The cultural resources records search identified one previously recorded 
cultural resource within the 0.5-mile radius of the project site (CA-VEN-209/H). 
However, this previously recorded resource is located west beyond the project site and 
does not intersect the project site.  
 
The Native American Heritage Commission (NAHC) was contacted and requested a 
Sacred Lands File (SLF) search of the project site and vicinity. Results from SLF 
submitted to NAHC did not indicate any known resources in the vicinity of the project 
site. NAHC provided six Native American contacts that may have knowledge of cultural 
resources in the project vicinity. Letters and/or emails to each of the NAHC-listed 
contacts were sent requesting information of the project site and within the vicinity. No 
comments were received. Furthermore, pursuant to Public Resources Code Section 
21080.3.1 et seq., on July 19, 2018, a formal request (AB-52) was sent to Native 
American representatives for consultation regarding the proposed project’s potential 
impact to tribal coastal resources. No comments were received. 
 
No prehistoric or historical period cultural resources were observed during the 
pedestrian survey of the project site. Additionally, examination of subsurface geological 
deposits indicates there is a low potential for buried archaeological deposits to be 
present on the project site. Although the proposed project is unlikely to result in impacts 
to archaeological resources, future ground disturbance activities will be subject to the 
following condition of approval, to ensure the protection of any subsurface resources 
that are inadvertently encountered during ground disturbance activities. 
 
With the inclusion of archaeological resources conditions (noted below), the proposed 
project would not demolish or materially alter in an adverse manner the physical 
characteristics of an archaeological resource in a local register, pursuant to Section 
5020.1(k) requirements of Section 5024.1(g) of the Public Resources Code. Therefore, 
the proposed project will have a less than significant impact on archaeological 
resources. Furthermore, the proposed project will not make a cumulatively considerable 
contribution to a significant cumulative impact related to archaeological resources. 
 
Archaeological Resources Discovered During Grading   
Purpose:  In order to mitigate potential impacts to archaeological resources discovered 
during ground disturbance.  
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Requirement:  The Permittee shall implement the following procedures:  
  

a. If any archaeological or historical artifacts are uncovered during ground 
disturbance or construction activities, the Permittee shall:  

 
(1) Cease operations and assure the preservation of the area in which the 

discovery was made;  
 
(2) Notify the Planning Director in writing, within three days of the discovery; 
 
(3) Obtain the services of a County-approved archaeologist who shall assess the 

find and provide recommendations on the proper disposition of the site in a 
written report format;  

 
(4) Obtain the Planning Director’s written concurrence of the recommended 

disposition of the site before resuming development;  and 
 
(5) Implement the agreed upon recommendations. 

 
b. If any human burial remains are encountered during ground disturbance or 

construction activities, the Permittee shall:  
 

(1) Cease operations and assure the preservation of the area in which the 
discovery was made;  

 
(2) Immediately notify the County Coroner and the Planning Director; 
 
(3) Obtain the services of a County-approved archaeologist and, if necessary, 

Native American Monitor(s), who shall assess the find and provide 
recommendations on the proper disposition of the site in a written report 
format;  

 
(4) Obtain the Planning Director’s written concurrence of the recommended 

disposition of the site before resuming development on-site; and 
 
(5) Implement the agreed upon recommendations. 

 
Documentation:  If archaeological remains are encountered, the Permittee shall submit 
a report prepared by a County-approved archaeologist including recommendations for 
the proper disposition of the site. Additional documentation may be required to 
demonstrate that the Permittee has implemented any recommendations made by the 
archaeologist’s report.  
 
Timing: If any archaeological remains are uncovered during ground disturbance or 
construction activities, the Permittee shall provide the written notification to the Planning  
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Director within three days of the discovery. The Permittee shall submit the 
archaeological report to the Planning Division immediately upon completion of the 
report.  
 
Monitoring and Reporting:  The Permittee shall provide the archaeological report to 
the Planning Division to be made part of the Project file. The Permittee shall implement 
any recommendations made in the archaeological report to the satisfaction of the 
Planning Director.  The archaeologist shall monitor all ground disturbance activities 
within the area in which the discovery was made, in order to ensure the successful 
implementation of the recommendations made in the archaeological report. The 
Planning Division has the authority to conduct site inspections to ensure that the 
Permittee implements the recommendations set forth in the archaeological report, 
consistent with the requirements of § 8183-5 of the Ventura County Coastal Zoning 
Ordinance. (PL-58) 
 
8A-3. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 8A of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

8B. Cultural Resources – Historic (Plng.) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

1)  Demolish or materially alter in an adverse 
manner those physical characteristics of an 
historical resource that convey its historical 
significance and that justify its inclusion in, 
or eligibility for, inclusion in the California 
Register of Historical Resources? 

X    X    

2)  Demolish or materially alter in an adverse 
manner those physical characteristics that 
account for its inclusion in a local register of 
historical resources pursuant to Section 
5020.1(k) of the Public Resources Code or 
its identification in a historical resources 
survey meeting the requirements of Section 
5024.1(g) of the Public Resources Code? 

X    X    

3)  Demolish or materially alter in an adverse 
manner those physical characteristics of a 
historical resource that convey its historical 
significance and that justify its eligibility for 
inclusion in the California Register of 
Historical Resources as determined by a 
lead agency for purposes of CEQA? 

X    X    

4)  Demolish, relocate, or alter an historical 
resource such that the significance of the 
historical resource will be impaired [Public 
Resources Code, Sec. 5020(q)]? 

X    X    

 
Impact Discussion: 
 
8B-1 – 8B-4.  The subject property currently does not include any existing development 
other than the previously cleared unpermitted dirt pad. Therefore, the proposed project 
will have no impact on historical resources. Furthermore, the proposed project will not 
make a cumulatively considerable contribution to a significant cumulative impact to 
historical resources. 
 
Mitigation/Residual Impact(s): None. 
 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

9. Coastal Beaches and Sand Dunes 

Will the proposed project:  

a)  Cause a direct or indirect adverse physical 
change to a coastal beach or sand dune, 
which is inconsistent with any of the coastal 
beaches and coastal sand dunes policies of 
the California Coastal Act, corresponding 
Coastal Act regulations, Ventura County 
Coastal Area Plan, or the Ventura County 
General Plan Goals, Policies and 
Programs? 

X    X    

b)  When considered together with one or more 
recently approved, current, and reasonably 
foreseeable probable future projects, result 
in a direct or indirect, adverse physical 
change to a coastal beach or sand dune? 

  X    

c) Be consistent with the applicable General 
Plan Goals and Policies for Item 9 of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
9a and 9b. The project site is approximately 2 miles north of the Pacific Ocean and is 
located between 1,320 and 1,400 feet above Mean Sea Level (MSL). The proposed 
project’s distance from the coast does not have the potential to adversely impact a 
coastal beach or sand dune. Therefore, the proposed project will not create a project-
specific impact and will not make a cumulatively considerable contribution to a 
significant cumulative impact, to coastal beaches or sand dunes. 
 
9c.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 9 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

10. Fault Rupture Hazard (PWA) 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

Will the proposed project:  

a)  Be at risk with respect to fault rupture in its 
location within a State of California 
designated Alquist-Priolo Special Fault 
Study Zone? 

X    

 

b)  Be at risk with respect to fault rupture in its 
location within a County of Ventura 
designated Fault Hazard Area? 

X    

c)  Be consistent with the applicable General 
Plan Goals and Policies for Item 10 of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
Any discussion of potential impacts of seismic and geologic hazards to the proposed 
project is provided for informational purposes only and is neither required by CEQA nor 
subject to its requirements.   
 
10a and 10b. There are no known active or potentially active faults extending through 
the proposed project based on State of California Earthquake Fault Zones in 
accordance with the Alquist-Priolo Earthquake Fault Zoning Act, and Ventura County 
General Plan Hazards Appendix – Figure 2.2.3b.  Furthermore, no habitable structures 
are proposed at this time within 50 feet of a mapped trace of an active fault.  Therefore, 
the proposed project will not result in a project-specific impact from potential fault 
rupture hazard. There is no known cumulative fault rupture hazard impact that will occur 
as a result of other approved, proposed, or probable projects. 
 
10c. The project is consistent with the applicable Ventura County General Plan Goals 
and Policies for Item 10 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

11. Ground Shaking Hazard (PWA) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

a) Be built in accordance with all applicable 
requirements of the Ventura County Building 
Code? 

 X       

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 11 of the 
Initial Study Assessment Guidelines? 

    X    

 
Impact Discussion: 
 
Any discussion of potential impacts of seismic and geologic hazards to the proposed 
project is provided for informational purposes only and is neither required by CEQA nor 
subject to its requirements.  
 
11a. The property will be subject to moderate to strong ground shaking from seismic 
events on local and regional fault systems. The County of Ventura Building code 
adopted from the California Building Code, requires structures be designed to withstand 
this ground shaking.  The seismic design parameters are provided by the Geologic and 
Soils Engineering Investigation Report, prepared by Subsurface Designs, Inc., dated 
May 19, 2017, page 10. These parameters may need to be updated to the building code 
in effect at the time the application for a building permit is submitted. The requirements 
of the building code will reduce the effects of ground shaking to less than significant 
(LS). 
 
The hazards from ground shaking will affect each project individually; and no cumulative 
ground shaking hazard will occur as a result of other approved, proposed, or probable 
projects. 
 
11b. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 11 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None 
 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

12. Liquefaction Hazards (PWA) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

a) Expose people or structures to potential 
adverse effects, including the risk of loss, 
injury, or death involving liquefaction 
because it is located within a Seismic 
Hazards Zone? 

X     

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 12 of the 
Initial Study Assessment Guidelines? 

X    X    

 

Impact Discussion: 
 
Any discussion of potential impacts of seismic and geologic hazards to the proposed 
project is provided for informational purposes only and is neither required by CEQA nor 
subject to its requirements.   
 
12a. The project site is not located within a potential liquefaction zone based on the 
Ventura County General Plan Hazards Appendix – Figure 2.4b. This map is a 
compilation of the State of California Seismic Hazards Maps for the County of Ventura 
and is used as the basis for delineating the potential liquefaction hazards within the 
County.  Consequently, liquefaction is not a factor for the proposed project and the site 
is not within a State of California Seismic Hazards zone for liquefaction. Additionally, the 
subject property is underlain by bedrock, therefore, the potential for liquefaction to occur 
at the project site is remote (Geologic & Soils Engineering Investigation, SubSurface 
Designs, Inc., May 19, 2017).  
 
The hazards from liquefaction will affect each project individually; and no cumulative 
liquefaction hazard will occur as a result of other approved, proposed, or probable 
projects. 
 
12b. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 12 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None 
 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

13. Seiche and Tsunami Hazards (PWA) 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

Will the proposed project:  

a) Be located within about 10 to 20 feet of 
vertical elevation from an enclosed body of 
water such as a lake or reservoir? 

X     

b) Be located in a mapped area of tsunami 
hazard as shown on the County General 
Plan maps? 

X     

c) Be consistent with the applicable General 
Plan Goals and Policies for Item 13 of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
Any discussion of potential impacts of seismic and geologic hazards to the proposed 
project is provided for informational purposes only and is neither required by CEQA nor 
subject to its requirements. 
 
13a.  The project site is approximately 2 miles north of the Pacific Ocean and is 
located between 1,320 and 1,400 feet above Mean Sea Level (MSL). The site is not 
located adjacent to a closed or restricted body of water based on aerial imagery review 
(photos dated March 28, 2017, aerial imagery is under the copyrights of Pictometry, 
Source: Pictometry©, 2017) and is not subject to seiche hazard. Therefore, the 
proposed project will not have a project-specific impact related to potential seiche 
hazard. The hazards from seiche will affect each project individually; and no cumulative 
seiche hazard will occur as a result of other approved, proposed, or probable projects. 
 
13b. The project is not mapped within a tsunami inundation zone based on the 
Ventura County General Plan, Hazards Appendix, Figure 2.6, dated October 22, 2013.  
Therefore, the proposed project will not have a project-specific impact related to 
tsunami hazards. The hazards from tsunami will affect each project individually; and no 
cumulative tsunami hazard will occur as a result of other approved, proposed, or 
probable projects. 
 
13c. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 13 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

14. Landslide/Mudflow Hazard (PWA) 

Will the proposed project:  

a) Result in a landslide/mudflow hazard, as 
determined by the Public Works Agency 
Certified Engineering Geologist, based on 
the location of the site or project within, or 
outside of mapped landslides, potential 
earthquake induced landslide zones, and 
geomorphology of hillside terrain? 

 X    

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 14 of the 
Initial Study Assessment Guidelines? 

 X   X    

 
Impact Discussion: 
 
14a. The site is located in a hillside area of Ventura County.  Mapped landslides are 
present within the property along the northern edge. The Geologic and Soils 
Engineering Investigation, prepared by Subsurface Designs, Inc., dated May 19, 2017 
and November 22, 2017 concluded that the mapped landslide does not pose a hazard 
to the proposed development, page 6, at the project site and that the results of their 
slope stability meet or exceed minimum requirements to indicate the slopes are stable 
from a geotechnical standpoint. In this regard, the proposed project project-specific 
impacts related to landside hazards will be less-than-significant. The hazards from 
landslides/mudslides will affect each project individually; and no cumulative 
landslide/mudslide hazard will occur as a result of other approved, proposed, or 
probable projects. 
 
14b. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 14 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

15. Expansive Soils Hazards (PWA) 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

Will the proposed project:  

a) Expose people or structures to potential 
adverse effects, including the risk of loss, 
injury, or death involving soil expansion 
because it is located within a soils 
expansive hazard zone or where soils with 
an expansion index greater than 20 are 
present? 

 X    

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 15 of the 
Initial Study Assessment Guidelines? 

 X   X    

 
Impact Discussion: 
 
15a. The Expansion index test contained in the Geologic and Soils Report, prepared 
by Subsurface Designs, dated May 19, 2017, indicates the near surface soils for the site 
possess medium expansion (EI = 58, 52, Page A-II-2). 
 
Future development at the site will be subject to the requirements of the County of 
Ventura Building Code adopted from the California Building Code, in effect at the time of 
construction that requires mitigation of potential adverse effects of expansive soils. The 
hazard associated with adverse effects of expansive soils is considered to be less-than-
significant. The hazards from expansive soils will affect each project individually; and no 
cumulative expansive soils hazard will occur as a result of other approved, proposed, or 
probable projects. 
 
15b. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 15 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

16. Subsidence Hazard (PWA) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

a) Expose people or structures to potential 
adverse effects, including the risk of loss, 
injury, or death involving subsidence 
because it is located within a subsidence 
hazard zone? 

X     

b)  Be consistent with the applicable General 
Plan Goals and Policies for Item 16 of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
16a. The subject property is not within the probable subsidence hazard zone as 
delineated on the Ventura County General Plan Hazards Appendix, Figure 2.8 (October 
22, 2013). In addition, the project does not involve the development of an oil, gas or 
groundwater withdrawal facility and, therefore, the project is considered to have no 
impact on the hazard of subsidence. The hazards from subsidence will affect each 
project individually; and no cumulative subsidence hazard will occur as a result of other 
approved, proposed, or probable projects. 
 
16b. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 16 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

17a. Hydraulic Hazards – Non-FEMA (PWA) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

1)  Result in a potential erosion/siltation hazard 
and flooding hazard pursuant to any of the 
following documents (individually, 
collectively, or in combination with one 
another): 

• 2007 Ventura County Building Code 
Ordinance No.4369 

• Ventura County Land Development 
Manual 

• Ventura County Subdivision Ordinance 

• Ventura County Coastal Zoning 
Ordinance 

• Ventura County Non-Coastal Zoning 
Ordinance 

• Ventura County Standard Land 
Development Specifications 

• Ventura County Road Standards 

• Ventura County Watershed Protection 
District Hydrology Manual 

• County of Ventura Stormwater Quality 
Ordinance, Ordinance No. 4142 

• Ventura County Hillside Erosion Control 
Ordinance, Ordinance No. 3539 and 
Ordinance No. 3683 

• Ventura County Municipal Storm Water 
NPDES Permit 

• State General Construction Permit 

• State General Industrial Permit 

• National Pollutant Discharge 
Elimination System (NPDES)? 

 X    X   

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 17A of the 
Initial Study Assessment Guidelines? 

 X   X    

 
Impact Discussion: 
 
17a-1. The net impervious area due to the project and will be approximately 10,000 sq. 
ft. The project will be completed according to current codes and standards. Any 
increase in runoff from the project will be detained by a designed 1,650 cubic feet 
infiltration/detention basin in accordance with the Preliminary Hydrology Letter, 
prepared by Jensen Design and Survey, dated July 20, 2017. 
 
17a-2. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 17a of the Ventura County Initial Study Assessment 
Guidelines. 
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Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

17b. Hydraulic Hazards – FEMA (WPD) 

Will the proposed project:  

1)  Be located outside of the boundaries of a 
Special Flood Hazard Area and entirely 
within a FEMA-determined ‘X-Unshaded‘ 
flood zone (beyond the 0.2% annual chance 
floodplain: beyond the 500-year floodplain)? 

 X    X   

2)  Be located outside of the boundaries of a 
Special Flood Hazard Area and entirely 
within a FEMA-determined ‘X-Shaded‘ flood 
zone (within the 0.2% annual chance 
floodplain: within the 500-year floodplain)? 

 X    X   

3)  Be located, in part or in whole, within the 
boundaries of a Special Flood Hazard Area 
(1% annual chance floodplain:  100-year), 
but located entirely outside of the 
boundaries of the Regulatory Floodway? 

 X    X   

4)  Be located, in part or in whole, within the 
boundaries of the Regulatory Floodway, as 
determined using the ‘Effective‘ and latest 
available DFIRMs provided by FEMA? 

 X    X   

5) Be consistent with the applicable General 
Plan Goals and Policies for Item 17B of the 
Initial Study Assessment Guidelines? 

 X    X   

 
Impact Discussion: 
 
17b-1 – 17b-4.  The site is not located in or adjacent to a Federal Emergency 
Management Agency (FEMA) 1% annual chance (100-year) floodplain as evidenced the 
effective Digital Flood Insurance Rate Map (DFIRM) 06111C1140E (January 20, 2010). 
The project site is located in a “Zone X-Unshaded” 500-year floodplain. The nearest 
floodplain is the Pacific Ocean, which is located approximately 2 miles south and 
downslope of the project site. Therefore, the proposed project will have a less-than-
significant project-specific impact and will not make a cumulatively considerable 
contribution to a significant cumulative impact, related to flooding. 
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17b-5.  As stated above, the subject property is located outside of the 1% annual 
chance (100-year) floodplain as evidenced on the latest effective DFIRM and, therefore, 
will be consistent with the applicable Ventura County General Plan Goals and Policies 
for Item 17b of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

18. Fire Hazards (VCFPD) 

Will the proposed project:  

a) Be located within High Fire Hazard 
Areas/Fire Hazard Severity Zones or 
Hazardous Watershed Fire Areas? 

X    X    

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 18 of the 
Initial Study Assessment Guidelines? 

X    X    

 

Impact Discussion: 
 
18a. The proposed project is located in the High Fire Hazard Area/Fire Severity Zone 
or Hazardous Watershed Fire Area. Fire Station 56 located at 11855 Pacific Coast 
Highway in Malibu, is approximately 5 miles southeast of the project site. The project 
will comply with all applicable Federal and State regulations and the requirements of the 
Ventura County Building Code and Fire Code. The proposed project will be subject to 
conditions of approval to ensure the project is in conformance with current California 
State Law and the Ventura County Fire Protection District Ordinance. Therefore, the 
proposed project will not create a project-specific impact, and will not make a 
cumulatively considerable contribution to a significant cumulative fire hazards impact.  
 
18b. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 18 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

19. Aviation Hazards (Airports) 

Will the proposed project:  

a) Comply with the County's Airport 
Comprehensive Land Use Plan and pre-
established federal criteria set forth in 
Federal Aviation Regulation Part 77 
(Obstruction Standards)? 

X    X    

b)  Will the proposed project result in residential 
development, a church, a school, or high 
commercial business located within a 
sphere of influence of a County airport? 

X    X    

c)  Be consistent with the applicable General 
Plan Goals and Policies for Item 19 of the 
Initial Study Assessment Guidelines? 

X    X    

 

Impact Discussion: 
 
19a and 19b.  The proposed project site is not located within the sphere of influence of 
Oxnard, Camarillo, Santa Paula or Naval Base Ventura County airports. The nearest 
airport to the project site is the Naval Base Mugu Airport, which is located approximately 
12 miles to the northwest of the proposed project site. The proposed project will not 
involve any obstructions to navigable airspace, as all possible future development on-
site will be limited to a maximum height of 35 feet. Therefore, the proposed project will 
comply with the County’s Airport Comprehensive Land Use Plan and pre-established 
deferral criteria set forth in the Federal Aviation Regulation Part 77 (Obstruction 
Standards). The proposed project will not have a significant project-specific impact and 
will not make a cumulatively considerable contribution to a significant cumulative impact 
related to aviation hazards. 
 
19c.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 19 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

20a. Hazardous Materials/Waste – Materials (EHD/Fire) 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

Will the proposed project:  

1)  Utilize hazardous materials in compliance 
with applicable state and local requirements 
as set forth in Section 20a of the Initial 
Study Assessment Guidelines? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 20a of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
20a-1. The proposed project will not utilize hazardous materials which require permitting 
or inspection from Ventura County Environmental Health Division/Certified Unified 
Program Agency. Therefore, the proposed project will not have a significant project-
specific impact to hazardous materials/waste. The proposed project will not make a 
cumulatively considerable contribution to a significant cumulative hazardous 
materials/waste impact.    
 
20a-2. The proposed project is consistent with the Ventura County General Plan Goals 
and Policies for Item 20a of the Ventura County Initial Study Assessment Guidelines 
through proper handling, storage, and disposal of hazardous materials during 
construction activities. 
 
Mitigation/Residual Impact(s): None 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

20b. Hazardous Materials/Waste – Waste (EHD) 

Will the proposed project:  

1)  Comply with applicable state and local 
requirements as set forth in Section 20b of 
the Initial Study Assessment Guidelines? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 20b of the 
Initial Study Assessment Guidelines? 

X    X    
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Impact Discussion: 
 
20b-1. The proposed project is not considered an activity that generates hazardous 
waste. Therefore, the proposed project will not have a significant project-specific impact 
related to hazardous materials/waste. The proposed project will not have any project-
specific or cumulative impacts relative to hazardous wastes.   
 
20b-2. The proposed project will not generate hazardous waste and is consistent with 
the Ventura County General Plan Goals and Policies for Item 20b of the Ventura County 
Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

21. Noise and Vibration 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

a) Either individually or when combined with 
other recently approved, pending, and 
probable future projects, produce noise in 
excess of the standards for noise in the 
Ventura County General Plan Goals, 
Policies and Programs (Section 2.16) or the 
applicable Area Plan? 

X    X    

b) Either individually or when combined with 
other recently approved, pending, and 
probable future projects, include 
construction activities involving blasting, 
pile-driving, vibratory compaction, 
demolition, and drilling or excavation which 
exceed the threshold criteria provided in the 
Transit Noise and Vibration Impact 
Assessment (Section 12.2)? 

X    X    

c)  Result in a transit use located within any of 
the critical distances of the vibration-
sensitive uses listed in Table 1 (Initial Study 
Assessment Guidelines, Section 21)? 

X    X    

d)  Generate new heavy vehicle (e.g., semi-
truck or bus) trips on uneven roadways 
located within proximity to sensitive uses 
that have the potential to either individually 
or when combined with other recently 
approved, pending, and probable future 
projects, exceed the threshold criteria of the 
Transit Use Thresholds for rubber-tire heavy 
vehicle uses (Initial Study Assessment 
Guidelines, Section 21-D, Table 1, Item No. 
3)? 

X    X    

e) Involve blasting, pile-driving, vibratory 
compaction, demolition, drilling, excavation, 
or other similar types of vibration-generating 
activities which have the potential to either 
individually or when combined with other 
recently approved, pending, and probable 
future projects, exceed the threshold criteria 
provided in the Transit Noise and Vibration 
Impact Assessment [Hanson, Carl E., David 
A. Towers, and Lance D. Meister. (May 
2006)  Section 12.2]? 

X    X    
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

f)  Be consistent with the applicable General 
Plan Goals and Policies for Item 21 of the 
Initial Study Assessment Guidelines? 

X    X    

 
The evaluation of noise and vibration impacts on future residential uses that may be 
established on the proposed project site is not required pursuant to CEQA and is 
provided in this Initial Study solely for the purposes of disclosure.  
 
Impact Discussion: 
 
21a.  In order to determine whether a project will result in a significant noise impact, the 
Ventura County Initial Study Assessment Guidelines set forth standards to determine 
whether the proposed use is a “Noise Sensitive Use” or a “Noise Generator.” Noise 
sensitive uses are dwellings, schools, hospitals, nursing homes, churches and libraries. 
The proposed project, consisting of a single-family dwelling unit, a detached garage, 
and a pool, is considered a noise sensitive use.  
 

The proposed project is located near California State Route 1 but is outside the CNEL 
60dB(A) noise contour as mapped in the Resource Management Agency Geographic 
Information System (RMA-GIS) noise contour maps. Therefore, future residential uses 
will not be subject to noise levels from traffic along California State Route 1, which are 
incompatible with residential uses. In addition, the proposed project site is not located 
near any railroads or airports (both of which are approximately 9 miles and 12 miles 
away, respectively). Therefore, the proposed project will not be subject to unacceptable 
levels of noise from these noise generators. 
 
21b.  Although construction is unlikely to generate excessive ground-borne vibration or 
ground-borne noise levels, the proposed project will be subject to a construction noise 
condition to ensure that development of the proposed project complies with the 
requirements of the Ventura County General Plan Goals, Policies and Programs Policy 
2.16.2-1(5), Construction Noise Threshold Criteria and Control Plan (2010a). Therefore, 
the proposed project will not have a project-specific vibratory impact and will not make a 
cumulatively considerable contribution to a significant cumulative vibratory impact, 
related to vibration-generating activities. 
 
21c.  The proposed project does not involve the creation of a vibration-generating 
transit use. Therefore, the proposed project will not have a project-specific impact and 
will not make a cumulatively considerable contribution to a significant cumulative 
impact, related to the creation of a transit use located within any of the critical distances 
of the vibration-sensitive uses listed in Table 1 of the Ventura County Initial Study 
Assessment Guidelines (Section 21). 
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21d.  The project site has direct access to Houston Road, which is a paved road. In 
addition, the proposed project will not involve the use of semi-trucks or buses. 
Therefore, the proposed project will not have a project-specific vibratory impact and will 
not make a cumulatively considerable contribution to a significant cumulative vibratory 
impact, related to the use of rubber-tire heavy vehicle uses.  
 
21e.  The temporary construction activities required to develop the project site as 
described in the Section A6, Project Description, of this Initial Study may include 
blasting, pile-driving vibratory compaction, demolition, drilling, excavation, or other 
similar types of vibration-generating activities that may temporarily exceed the threshold 
criteria defined in the Transit Noise and Vibration Impact Assessment, written by Carl 
Hanson, David Towers, and Lance Meister, dated May 2006 (Initial Study Assessment 
Guidelines, page 119). The proposed project will be subject to a condition of approval 
for construction noise to ensure that the proposed project complies with the 
requirements of the Ventura County General Plan Goals, Policies and Programs Policy 
2.16.2-1(5), Construction Noise Threshold Criteria and Control Plan (2010a), Therefore, 
the proposed project will not have a potentially significant project-specific vibratory 
impact, and will not make a cumulatively considerable contribution to a significant 
cumulative vibratory impact, related to vibration-generating activities. 
 
21f.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 21 of the Ventura County Initial Study Assessment 
Guidelines. Pursuant to the requirements for the Ventura County General Plan Goals, 
Policies and Programs Policy 2.13.2-1(5), Construction Noise Threshold Criteria and 
Control Plan (2010a). 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

22. Daytime Glare 

Will the proposed project:  

a) Create a new source of disability glare or 
discomfort glare for motorists travelling 
along any road of the County Regional 
Road Network? 

 X    X   

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 22 of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
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22a.  The project site is situated in the hillside terrain of the Santa Monica Mountains.  
The area proposed for the single-family dwelling is along the crest of a northwest-
southwest trending hillside on a level building pad area within the central portion of the 
site.  The project site is not visible from any road in the County Regional Road Network, 
and, therefore, does not have the potential to create a new source of disability glare or 
discomfort glare for motorists. Proposed building materials include stucco, plywood, 
concrete, and guardrail with tempered glass panels and stainless-steel railing. As 
discussed in Sections 4E and 6 of this Initial Study (above), potential impacts from glare 
will be mitigated to a less than significant level by implementing mitigation measures 
BIO-6, which requires the Permittee to provide to the Planning Division for review and 
approval, a Lighting Plan. Additionally, as discussed in Section 6, the Permittee shall 
submit a materials sample/color board at the time of construction of the new single-
family dwelling and shall utilize natural building materials and colors (earth tones and 
non-reflective paints) on exterior surfaces of all structures. Therefore, the project-
specific glare impact will be less-than-significant, and the proposed project will not make 
a cumulatively considerable contribution to significant glare impacts. 
 
22b.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for item 22(e.g., Policy 2.4.2-4) of the Ventura County Initial 
Study Assessment Guidelines.  
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

23. Public Health (EHD) 

Will the proposed project:  

a)  Result in impacts to public health from 
environmental factors as set forth in Section 
23 of the Initial Study Assessment 
Guidelines? 

 X    X   

b)  Be consistent with the applicable General 
Plan Goals and Policies for Item 23 of the 
Initial Study Assessment Guidelines? 

 X    X   

 
Impact Discussion: 
 
23a. The proposed project has the potential to impact public health due to the use of 
an onsite wastewater disposal system (OWTS). An OWTS that is undersized, 
improperly installed, failing, or poorly maintained has the potential to create a public 
nuisance and/or contaminate groundwater. Potential impact can be reduced to less than 
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significant with adherence to state and local OWTS regulations and proper maintenance 
of tanks and disposal fields. Septic tanks must be pumped by a Ventura County EHD 
permitted pumper truck and septage wastes must be disposed of in an approved 
manner. 
 
The Water for the project is proposed from a new onsite water well. Ground water may 
contain contaminants harmful to human health. Well water used for domestic purposes 
(drinking, cooking, and sanitary purposes) must meet federal and state drinking water 
standards. Compliance with federal, state, and local laws related to water well siting and 
drilling, water quality testing, and onsite wastewater treatment system setbacks will 
reduce impacts to less than significant. 
 
23b. The proposed project will be consistent with the Ventura County General Plan 
Goals and Policies for Item 23 of the Ventura County Initial Study Assessment 
Guidelines, provided the water well consistently provides clean, potable water, and the 
OWTS is properly installed and maintained so as not to contaminate groundwater or 
create a public nuisance. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

24. Greenhouse Gases (VCAPCD) 

Will the proposed project:  

a) Result in environmental impacts from 
greenhouse gas emissions, either project 
specifically or cumulatively, as set forth in 
CEQA Guidelines §§ 15064(h)(3), 15064.4, 
15130(b)(1)(B) and -(d), and 15183.5? 

 X    X   

 
Impact Discussion: 
 
24a. The Ventura County Air Pollution Control District has not yet adopted any 
approach to setting a threshold of significance for land use development projects in the 
area of project greenhouse gas emissions. Furthermore, the amount of greenhouse 
gases anticipated from the project will be a small fraction of the levels being considered 
by the APCD for greenhouse gas significance thresholds and far below those adopted 
to date by any air district in the state. Therefore, the project specific and cumulative 
impacts to greenhouse gases are less than significant. 
 
Mitigation/Residual Impact(s): None. 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

25. Community Character (Plng.) 

Will the proposed project:  

a) Either individually or cumulatively when 
combined with recently approved, current, 
and reasonably foreseeable probable future 
projects, introduce physical development 
that is incompatible with existing land uses, 
architectural form or style, site 
design/layout, or density/parcel sizes within 
the community in which the project site is 
located? 

 X    X   

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 25 of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
25a.  The proposed project is consistent with the General Plan "Open Space" land use 
designation, the Coastal Area Plan "Open Space" designation, and the Coastal Zoning 
Ordinance COS-10 ac-sdf/M zoning designation. The proposed project is consistent 
with the land use and maximum building density requirements of the General Plan. The 
applicant is not requesting a change in land use or zoning designations or parcel size.  
 
The surrounding properties have the same zoning designations and land use 
designations as the proposed project site and consists primarily of open space and rural 
residential development. Adjoining lots to the north, east, and northwest are developed 
with residential single-family dwellings. Lots to the west, south and southeast are 
undeveloped. The proposed project is for the construction of a single-family dwelling 
with a detached garage and a pool; therefore, future development will be compatible 
with the existing residential development within the vicinity of the project site.  
 
The proposed project has been evaluated for conformance with the County’s Coastal 
Zoning Ordinance applicable requirements for the construction of a new single-family 
dwelling, including building setbacks, height limits, and other performance standards for 
new homes. Additionally, pending projects in the vicinity of the proposed project are 
also subject to mitigation measures to preserve the natural character of the Santa 
Monica Mountains by avoiding ESHA or mitigating for the loss of ESHA and in keeping 
with the development standards set forth in the Ventura County Coastal Ordinance (§ 
8175-2 et seq.). Additionally, as discussed in Sections 6 (above) the proposed project 
will be conditioned to require the Permittee to submit to the Planning Division for review 
and approval, plans and a materials sample/color board for the new single-family 
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dwelling prior to issuance of a Zoning Clearance for the construction of the proposed 
residential dwelling to ensure the proposed residence is compatible with the natural 
environment of the Santa Monica Mountains. Therefore, the project-specific community 
character impact will be less-than-significant, and the proposed project will not make a 
cumulatively considerable contribution to significant community character impacts. 
 
25b.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 25 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

26. Housing (Plng.) 

Will the proposed project:  

a)  Eliminate three or more dwelling units that 
are affordable to: 

• moderate-income households that are 
located within the Coastal Zone;  
and/or, 

• lower-income households? 

X    X    

b)  Involve construction which has an impact on 
the demand for additional housing due to 
potential housing demand created by 
construction workers? 

 X    X   

c)  Result in 30 or more new full-time-
equivalent lower-income employees? 

X    X    

d) Be consistent with the applicable General 
Plan Goals and Policies for Item 26 of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
26a.  No dwelling units currently exist on the project site. The proposed project is for the 
construction of one single family dwelling on the project site and will not eliminate three 
or more dwelling units. The project, in fact, would result in the development of one new 
single-family dwelling unit, which will add to the County’s housing stock. Therefore, the 
proposed project will not have a significant project-specific impact to housing. The 
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proposed project will not make a cumulatively considerable contribution to a significant 
cumulative housing impact. 
 
26b. As stated in the Initial Study Assessment Guidelines, any project that involves 
construction has an impact on the demand for additional housing due to potential 
housing demand created by construction workers. However, construction worker 
demand is a less than significant project-specific and cumulative impact because 
construction work is short-term and there is a sufficient pool of construction workers 
within Ventura County and the Los Angeles metropolitan regions. Therefore, the 
proposed project will have a less-than-significant project-specific impact and will not 
make a cumulatively considerable contribution to a significant cumulative impact, 
related to the demand for construction worker housing. 
 
26c.  The proposed single-family dwelling will not result in 30 or more new full-time-
equivalent lower-income employees, as the proposed residential project would not 
facilitate the development of a new commercial, institutional, industrial, or other 
employment-generating use on the subject property. Therefore, the proposed project 
will not create a project-specific impact and will not make a cumulatively considerable 
contribution to a significant cumulative impact, related to the demand for housing for 
employees associated with commercial or industrial development. 
 
26d.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 26 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

27a(1). Transportation & Circulation - Roads and Highways - Level of Service (LOS) (PWA) 

Will the proposed project:  

a) Cause existing roads within the Regional 
Road Network or Local Road Network that are 
currently functioning at an acceptable LOS to 
function below an acceptable LOS? 

 

 X    X   

 
Impact Discussion: 
  
27a(1)-a. The project, as proposed, will create an entitlement to generate additional 
traffic on the local public roads and the Regional Road Network. To address the 
cumulative adverse impacts of traffic on the Regional Road Network, Ventura County 
General Plan Goals, Policies, and Programs Section 4.2.2-6 and Ventura County 
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Ordinance Code, Division 8, Chapter 6 require that the Transportation Department of 
the Public Works Agency collect a Traffic Impact Mitigation Fee (TIMF) from 
developments.  This project is subject to this Ordinance and Policy. With payment of the 
TIMF(s), the Level of Service (LOS) and safety of the existing roads would remain 
consistent with the County’s General Plan. Therefore, adverse traffic impacts relating to 
LOS will be a Less Than Significant. 
 
Recommended Condition of Approval 
 
Condition of Approval - Traffic Impact Mitigation Fee (TIMF) 
Purpose: To address the cumulative adverse impacts of traffic on the Regional Road 

Network, Ventura County General Plan Goals, Policies, and Programs Section 4.2.2-6 

and Ventura County Ordinance Code, Division 8, Chapter 6 require that the PWATD 

collect a Traffic Impact Mitigation  Fee (TIMF).    

 

Requirement: The applicant/permittee shall deposit with the PWA – Transportation 

Department a TIMF. The trip generation rate and TIMF will be calculated based on the 

applicant’s information. The applicant/permittee may choose to submit additional 

information or provide a Traffic Study to  supplement the information currently provided 

to establish the trip generation rate. The TIMF may be adjusted for inflation at the time 

of deposit in accordance with the latest version of the  Engineering News Record 

Construction Cost Index. Based on the applicant’s information: 

 

a. The TIMF due to the County would be:  $113 = 1** DU (Single Family) x $113*** 

per DU 

 

Notes 

1.  **Construction of one Single Family Dwelling Unit based on the information 

provided by the applicant. 

2.  ***County TIMF fees for Single Family Dwelling Unit in the Coastal Area District 

#13  

 

Documentation: The applicant/permittee shall come to the PWA Transportation 

Department  counter, fill out the TIMF form, and pay the TIMF. The applicant/permittee 

shall provide a copy of the Conditions of Approval for the project. The fee may not be 

collected without sufficient documentation. 

 

Timing: This condition shall be met prior to the issuance of Use Inauguration.  

 

Monitoring and Reporting: The PWATD will review and approve the payment of the 

TIMF. (TD – 1, RMA – 135) 

 
Mitigation/Residual Impact(s): None. 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

27a(2). Transportation & Circulation - Roads and Highways - Safety and Design of Public Roads 
(PWA) 

Will the proposed project:  

a) Have an Adverse, Significant Project-Specific 
or Cumulative Impact to the Safety and Design 
of Roads or Intersections within the Regional 
Road Network (RRN) or Local Road Network 
(LRN)? 

 X    X   

 
Impact Discussion: 
 
27a(2)-a. The proposed project is for the construction of a single-family dwelling, a 
detached garage, and a pool.  When development occurs, the low volume of traffic that 
may be generated by the development will not have the potential to alter the existing 
level of safety of the County-maintained roadways, intersections and state highway near 
the project. 
 
To address the concerns about the existing status of the existing roads in the Yerba 
Buena Area, consideration should be given to disclose to the applicant and any 
successors in interest of the property that the existing road systems are not considered 
standard. Although they do not create a substantial risk of injury, when such roads are 
used with due care in a manner in which it is reasonably foreseeable that they will be 
used, they are of a rural nature with widths, grades, and other road features that would 
be considered substandard if such roads were being designed or built today. A 
Condition of Approval for a Notice of Substandard Access Roads will require that the 
applicant record a Notice of Substandard Access Roads (NSSAR) since the proposed 
development is adjacent to a substandard road, which may not be improved to the 
current County Road Standard in the future. With the requirement to record a NSSAR, 
the proposed project will have a less-than-significant project-specific impact related to 
safety/design of County roads and will make a less-than-significant cumulatively 
considerable contribution to a significant cumulative impact related to safety/design of 
County roads.  
 
Therefore, the proposed project will have a less-than-significant project-specific impact 
related to safety/design of County roads and will not make a cumulatively considerable 
contribution to a significant cumulative impact related to safety/design of County roads.  
 
Notice of Substandard Access Roads: 

Intent: The County requires the applicant/permittee or property owner/sub-divider to 

record a Notice of Substandard Access Roads (NSSAR) when the project/development 
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is near a substandard road, which may not be improved to the current County Road 

Standard in the future.  

 

Description of Requirement: The applicant/permittee or the property 

owner/sub-divider shall provide record notice to successors in interest of the property 

that the existing road systems in the area are not considered standard; that, although 

such roads do not create an unreasonable risk of harm when used with due care, in a 

manner in which it is reasonably foreseeable that they will be used, these roads are of a 

rural nature with widths, grades, and other road features that would be considered 

substandard if such roads were being designed or built today, and that the County does 

not currently and also may not in the future have funds available to improve these 

roads. 

 

The NOTICE OF SUBSTANDARD ACCESS ROADS condition shall include the 

following: 

 

A. The property is served by existing public roads and/or private roads in the Yerba 

Buena Area  that do not meet current County road standards. 

 

B. The applicant/permittee/owner/subdivider shall acknowledge that Yerba Buena 

Road, Cotharin Road, Deer Creek Road, and Pacific View Road in the Yerba 

Buena Area and access roads connected to these roads do not meet current 

County Road Standards. 

 

C. The private portions of these public roads and the private roads are neither 

County-maintained  nor currently eligible for any improvements at County 

expense. 

 

D. These roads are of rural nature with widths, grades, and other road features that 

would be considered substandard if such roads were being designed or built to 

current standards. 

 

E. These roads are to be used with due care in a manner in which it is reasonably 

foreseeable  that they will be used. 

 

F. There are no current funding sources available to construct the improvements on 

the existing  public roads in this area. 

 

Documentation: The PWA Transportation Department will provide a draft Notice of 

Substandard  Access Roads to the applicant/permittee.  The applicant/permittee shall 

bring the draft Notice of Substandard Access Roads to the PWA Transportation 

Department for review prior to recordation. The applicant/permittee shall record the 

Notice of Substandard Access Roads with the County Recorder. The 

applicant/permittee shall provide the PWA Transportation Department with a copy of the 

recorded Notice of Substandard Access Roads. 
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Timing: This condition shall be met prior to the issuance of the Zoning Clearance for 

Construction. 

 

Monitoring: The PWA Transportation Department will accept the recorded Notice of 
Substandard  Access Roads from the applicant/permittee in conformance with the 
project conditions. (TD – 18, RMA – 152) 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

27a(3). Transportation & Circulation - Roads & Highways – Safety & Design of Private Access 
(VCFPD) 

a) If a private road or private access is 
proposed, will the design of the private road 
meet the adopted Private Road Guidelines 
and access standards of the VCFPD as 
listed in the Initial Study Assessment 
Guidelines? 

X    X    

b)  Will the project be consistent with the 
applicable General Plan Goals and Policies 
for Item 27a(3) of the Initial Study 
Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
27a(3)-a. All roads leading to the parcel, such as Pacific View Road and Houston Road, 
are existing and meet minimum VCFPD access standards. No private roads are 
proposed for this project. An onsite 15-foot wide private driveway is proposed with a 
hammerhead turn-around for Fire Department access, which will be required to meet 
the adopted Private Road Guidelines and Access Standards of the Ventura County Fire 
Protection District (VCFPD) as identified in the Initial Study Assessment Guidelines. 
Therefore, the proposed project will not have a project-specific impact and will not make 
a cumulatively considerable contribution to a significant cumulative impact, related to 
the safety and design of private access. 
 
27a(3)-b. The proposed project will be consistent with the applicable Ventura County 
General Plan Goals and Policies for Item 27a(3) of the Ventura County Initial Study 
Assessment Guidelines. 
 
Mitigation/Residual Impact(s): None. 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

27a(4). Transportation & Circulation - Roads & Highways - Tactical Access (VCFPD) 

Will the proposed project:  

a)  Involve a road or access, public or private, 
that complies with VCFPD adopted Private 
Road Guidelines? 

X    X    

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 27a(4) of 
the Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
27a(4)-a. U.S. Highway 1, Pacific View Road and Houston Road are existing roads 
serving the project site. No public or private roads are proposed for this project. An 
onsite 15-foot wide private driveway is proposed with a hammerhead turn-around for 
Fire Department access, which will be required to meet the adopted Private Road 
Guidelines and Access Standards of the Ventura County Fire Protection District 
(VCFPD) as identified in the Initial Study Assessment Guidelines. Therefore, the 
proposed project will not have a project-specific impact and will not make a cumulatively 
considerable contribution to a significant cumulative impact, related to tactical access. 
 
27a(4)-b. The proposed project will be consistent with the applicable Ventura County 
General Plan Goals and Policies for Item 27a(4) of the Ventura County Initial Study 
Assessment Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

27b. Transportation & Circulation - Pedestrian/Bicycle Facilities (PWA/Plng.) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

1) Will the Project have an Adverse, Significant 
Project-Specific or Cumulative Impact to 
Pedestrian and Bicycle Facilities within the 
Regional Road Network (RRN) or Local Road 
Network (LRN)? 

 

X    X    

2)  Generate or attract pedestrian/bicycle traffic 
volumes meeting requirements for protected 
highway crossings or pedestrian and bicycle 
facilities? 

 
 

X    X    

3)  Be consistent with the applicable General Plan 
Goals and Policies for Item 27b of the Initial 
Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
27b-1 – 27b-2.  The project does not purport to generate additional bicycle and 
pedestrian traffic on the County of Ventura Regional Road Network and local public 
roads. There is no pedestrian and/or bicycle crossing on State Highway 1. Furthermore, 
the most appropriate County road standard for roadways in rural areas do not require 
pedestrian facilities (sidewalks) and/or bicycle facilities (bike lanes). Therefore, the 
proposed project will not have a project-specific adverse impact and will not make a 
cumulatively considerable contribution to a significant cumulative impact to pedestrian 
and bicycle facilities/traffic. 
 
27b-3.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 27b of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

27c. Transportation & Circulation - Bus Transit 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

1) Substantially interfere with existing bus 
transit facilities or routes, or create a 
substantial increase in demand for 
additional or new bus transit 
facilities/services? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 27c of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
27c-1.  According to the Ventura County Initial Study Assessment Guidelines (p. 173), 
"A project will normally have a significant impact on bus transit if it would substantially 
interfere with existing bus transit facilities or routes, or if it would create a substantial 
increased demand for additional or new bus transit facilities/services." However, only 
"projects that can be expected to generate more than 100 daily vehicle trips (10 single 
family housing units or equivalent traffic generation) will require an evaluation of the 
specific project impacts through either consultation with the appropriate transit service 
provider or separate analysis performed by the applicant." Projects not generating more 
than 100 trips can be expected to result in "de minimis" impacts.  
 
The proposed project site is not located within proximity to any bus transit facilities or 
routes with which it could interfere. Moreover, the proposed project consists of the 
construction of one new single-family dwelling. The proposed project will not result in a 
net increase in demand for bus transit facilities and will not exceed the threshold 
requiring a transit analysis. Therefore, the proposed project will not have a project-
specific impact on bus transit facilities/services and will not make a cumulatively 
considerable contribution to a significant cumulative impact related to bus transit 
facilities/services. 
 
27c-2. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 27c of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

27d. Transportation & Circulation - Railroads 

Will the proposed project:  

1) Individually or cumulatively, substantially 
interfere with an existing railroad's facilities 
or operations? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 27d of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
27d-1.  The proposed project site is located approximately nine miles from the nearest 
railroad and would not interfere with an existing railroad’s facilities or operations. 
Therefore, the proposed project will not have a project-specific impact and will not make 
a cumulatively considerable contribution to a significant cumulative impact, related to 
railroad facilities or operations.  
 
27d-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 27d of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

27e. Transportation & Circulation – Airports (Airports) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

1) Have the potential to generate complaints 
and concerns regarding interference with 
airports? 

X    X    

2)  Be located within the sphere of influence of 
either County operated airport? 

X    X    

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 27e of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
27e-1 and 27-e-2.  The proposed project site is located approximately 12 miles 
southeast from the nearest airport, Naval Base Mugu Airport, and is not located within a 
sphere of influence of any County-operated airport. Furthermore, the proposed single-
family dwelling will not exceed the maximum height of 35 feet allowed by the Ventura 
County Coastal Zoning Ordinance and will not involve the introduction of substantial 
lighting, or other features that could interfere with air traffic safety. Additionally, potential 
impacts from glare will be mitigated to a less than significant level by implementing 
mitigation measure BIO-6 which requires the Permittee to provide to the Planning 
Division for review and approval, a Lighting Plan and a recommended condition of 
approval requiring the Applicant to submit a materials sample/color board for the 
construction of residential dwelling. Therefore, the proposed project will not have a 
project-specific impact, and will not make a cumulatively considerable contribution to a 
significant cumulative impact, related to interference with airports.   
 
27e-3.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 27e of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

27f. Transportation & Circulation - Harbor Facilities (Harbors) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

1)  Involve construction or an operation that will 
increase the demand for commercial boat 
traffic and/or adjacent commercial boat 
facilities? 

X    X    

2)  Be consistent with the applicable General 
Plan Goals and Policies for Item 27f of the 
Initial Study Assessment Guidelines? 

X    X    

 

Impact Discussion: 
 
27f-1.  The proposed project is located approximately 14 miles from the nearest harbor, 
Port of Hueneme. The proposed project will not result in an increase in demand for 
commercial boat traffic. Therefore, the proposed project will not have a project-specific 
adverse impact and will not make a cumulatively considerable contribution to a 
significant cumulative impact, related to existing harbor facilities or operations.  
 
27f-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 27f of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

27g. Transportation & Circulation - Pipelines 

Will the proposed project:  

1) Substantially interfere with, or compromise 
the integrity or affect the operation of, an 
existing pipeline? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 27g of the 
Initial Study Assessment Guidelines? 

X    X    
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Impact Discussion: 
 
27g-1.  The County Planning GIS mapping system indicates that the proposed project is 
not located over or near any existing pipelines. The nearest pipeline is located 
approximately 11 miles north of the project site. Therefore, the proposed project will not 
result in a project-specific impacts and will not make a cumulatively considerable 
contribution to a significant cumulative impact related to pipelines.  
 
27g-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 27g of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

28a. Water Supply – Quality (EHD) 

Will the proposed project:  

1) Comply with applicable state and local 
requirements as set forth in Section 28a of 
the Initial Study Assessment Guidelines? 

 X    X   

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 28a of the 
Initial Study Assessment Guidelines? 

 X    X   

 
Impact Discussion: 
 
28a-1. Water service for the project is proposed from a new on-site water well which has 
not yet been drilled. The proposed project will occur in two phases: Phase I will 
authorize drilling the new water well; Phase II will authorize construction of the 
residence. Ground water may contain contaminants harmful to human health, therefore, 
water quality analysis shall be submitted to Ventura County Environmental Health 
Division (EHD) in order to verify well water quality meets applicable drinking water 
standards prior to the authorization of Phase II. The Applicant will be required to obtain 
a Certification of Water Quality from EHD prior to building permit issuance. The use of 
an on-site wastewater treatment system (OWTS) has the potential for contaminating 
groundwater supplies. Conformance with the Ventura County Building Code, as well as 
proper water well siting, drilling and testing will reduce any project-specific and 
cumulative impacts to a level considered less than significant. 
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28a-2. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 28a of the Ventura County Initial Study Assessment 
Guidelines regarding permanent domestic water supply if Phase I is successfully 
completed. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

28b. Water Supply – Quantity (WPD) 

Will the proposed project:  

1)  Have a permanent supply of water?  X    X   

2) Either individually or cumulatively when 
combined with recently approved, current, 
and reasonably foreseeable probable future 
projects, introduce physical development 
that will adversely affect the water supply - 
quantity of the hydrologic unit in which the 
project site is located? 

 X    X   

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 28b of the 
Initial Study Assessment Guidelines? 

 X    X   

 
Impact Discussion: 
 
28b-1. There is currently no water supply for the proposed project. The proposed project 
will occur in two phases: Phase I will authorize drilling a new water well; Phase II will 
authorize construction of the residence. A “Pump and Recovery Test” for the test well 
must be submitted to the County for approval by the Groundwater Section. The well 
must be able to meet the Groundwater Section’s “Pump Test Criteria” in order to 
demonstrate a permanent supply of water is available for the project. Should the pump 
test not meet the necessary criteria, then the test well shall be considered abandoned if 
not pumped more than eight hours in a year. The County’s Well Ordinance states that 
any person in possession of an abandoned engineering test hole over 50 feet or a water 
well must destroy the water well per County and State standards. If the well can meet 
the County’s “Pump Test Criteria,” then the project’s impact is considered less than 
significant with regard to water supply quantity. 
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28b-2. The proposed construction will not introduce physical development that would 
adversely affect the water supply – quantity of the hydrologic unit in which the project 
site is located and is considered to have a less than significant impact. 
 
28b-3. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 28b of the Ventura County Initial Study Assessment 
Guidelines after successfully completing and passing a “Well Pump & Recovery” test 
per County guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

28c. Water Supply - Fire Flow Requirements (VCFPD) 

Will the proposed project:  

1)  Meet the required fire flow?  X    X   

2)  Be consistent with the applicable General 
Plan Goals and Policies for Item 28c of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
28c-1. The Applicant will be required to provide an onsite water supply including fire 
hydrants that meet the required fire flow in accordance with the Ventura County 
Waterworks Manual and Ventura County Fire Protection District Fire Code. Additionally, 
an eight feet diameter water tank is proposed to provide additional water for fire 
suppression. Therefore, fire flow impacts would be less-than-significant, and the project 
will not make a cumulatively considerable contribution to a significant cumulative impact 
related to fire flow.  
 
28c-2. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 28C of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

29a. Waste Treatment & Disposal Facilities - Individual Sewage Disposal Systems (EHD) 

Will the proposed project:  

1) Comply with applicable state and local 
requirements as set forth in Section 29a of 
the Initial Study Assessment Guidelines? 

 X    X   

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 29a of the 
Initial Study Assessment Guidelines? 

 X    X   

 
Impact Discussion: 
 
29a-1.  The proposed project is for the construction of a single-family dwelling with a 
detached garage and a pool, which includes the installation of a new onsite wastewater 
treatment system (OWTS) for domestic wastewater disposal. A soils report dated July 
14, 2017 indicates the site is suitable for an OWTS consisting of one 1500-gallon septic 
tank, a sand filter distribution bed, and leach lines. Septic feasibility has been 
demonstrated. A complete and detailed evaluation of the proposed OWTS shall be 
conducted by Environmental Health Division (EHD) Liquid Waste Program staff during 
the plan review and construction. EHD Liquid Waste Program staff shall review and 
verify all relevant documentation, including but not limited to: geotechnical report, 
system design calculations, compliance with local building codes, and historic 
geological data for the area. Conformance with the County Building Code Ordinance, 
state OWTS policy, and EHD guidelines, as well as proper routine maintenance of 
OWTS, will reduce any project-specific and cumulative impacts to a level considered 
less than significant. 
 
29a-2. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 29a of the Ventura County Initial Study Assessment 
Guidelines, provided the septic systems are properly installed and maintained so as not 
to contaminate groundwater or create a public nuisance. 
 
Mitigation/Residual Impact(s): None 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

29b. Waste Treatment & Disposal Facilities - Sewage Collection/Treatment Facilities (EHD) 

Will the proposed project:  

1) Comply with applicable state and local 
requirements as set forth in Section 29b of 
the Initial Study Assessment Guidelines? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 29b of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
29b-1.  The proposed project will utilize an onsite wastewater treatment system (OWTS) 
and will not require connection to a sewage collection facility. Therefore, the proposed 
project will not have any project-specific impacts and will not make a cumulative 
considerably contribution to a significant cumulative impact, related to the use of a 
sewage collection/treatment facility. 
 
29b-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 29b of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

29c. Waste Treatment & Disposal Facilities - Solid Waste Management (PWA) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

1)  Have a direct or indirect adverse effect on a 
landfill such that the project impairs the 
landfill‘s disposal capacity in terms of 
reducing its useful life to less than 15 years? 

 X    X   

2)  Be consistent with the applicable General 
Plan Goals and Policies for Item 29c of the 
Initial Study Assessment Guidelines? 

 X    X   

 
Impact Discussion: 
 
29c-1.  As required by California Public Resources Code (PRC) 41701, Ventura 
County's Countywide Siting Element (CSE), adopted in June 2001 and updated 
annually, indicated that Ventura County has at least 15 years of disposal capacity 
available for waste generated by in-County projects. Because the County currently 
exceeds the minimum disposal capacity required by state PRC, the proposed project 
will have less than a significant project-specific impacts upon Ventura County's solid 
waste disposal capacity. 
 
29c-2.  Ventura County Ordinance 4421 requires all discretionary permit applicants 
whose proposed project includes construction and/or demolition activities to reuse, 
salvage, recycle, or compost a minimum of 65% of the solid waste generated by their 
project. The IWMD’s waste diversion program (Form B Recycling Plan/Form C Report) 
ensures this 65% diversion goal is met prior to issuance of a final zoning clearance for 
use inauguration or occupancy, consistent with the Ventura County General Plan’s 
Waste Treatment and Disposal Facility Goals 4.4.1-1 and -2 and Policies 4.4.2-1, -2, 
and -6. Therefore, the proposed project will have less than significant project-specific 
impacts and will not make a cumulatively considerable contribution to significant 
cumulative impacts related to the Ventura County General Plan’s goals and policies for 
solid waste disposal capacity. 
 
The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 29c of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

29d. Waste Treatment & Disposal Facilities - Solid Waste Facilities (EHD) 

Will the proposed project:  

1) Comply with applicable state and local 
requirements as set forth in Section 29d of 
the Initial Study Assessment Guidelines? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 29d of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
29d-1.  The proposed project does not involve a solid waste operation or facility. 
Therefore, the project will not have any project-specific or make a cumulatively 
considerable contribution to a significant cumulative impact, related to solid waste 
facilities. 
 
29d-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 29d of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

30. Utilities 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

a) Individually or cumulatively cause a 
disruption or re-routing of an existing utility 
facility? 

 X    X   

b)  Individually or cumulatively increase 
demand on a utility that results in expansion 
of an existing utility facility which has the 
potential for secondary environmental 
impacts? 

 X    X   

c)  Be consistent with the applicable General 
Plan Goals and Policies for Item 30 of the 
Initial Study Assessment Guidelines? 

 X    X   

 
Impact Discussion: 
 
30a.  The project site is not currently served with electricity but is located in an area 
which is currently served by existing electrical facilities provided by Southern California 
Edison. The proposed project will involve the installation of underground electrical lines 
to existing electrical points of connection. The proposed project will utilize a propane 
tank and therefore, a natural gas service line connection will not be required. Therefore, 
the proposed project will not result in project-specific impacts and will not make a 
cumulatively considerable contribution to a significant cumulative impact related to 
existing utility facilities.   
 
30b.  The proposed project will not increase demand on a utility, such that an expansion 
of an existing utility facility will be required. Therefore, the proposed project will not 
result in project-specific impacts and will not make a cumulatively considerable 
contribution to a significant cumulative impact related to secondary environmental 
impacts associated with utility development.  
 
30c.  The proposed project will be consistent with the applicable Ventura County 
General Plan Goals and Policies for Item 30 of the Ventura County Initial Study 
Assessment Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

31a. Flood Control Facilities/Watercourses - Watershed Protection District (WPD) 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

Will the proposed project:  

1) Either directly or indirectly, impact flood 
control facilities and watercourses by 
obstructing, impairing, diverting, impeding, 
or altering the characteristics of the flow of 
water, resulting in exposing adjacent 
property and the community to increased 
risk for flood hazards? 

 X    X   

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 31a of the 
Initial Study Assessment Guidelines? 

 X    X   

 
Impact Discussion: 
 
31a-1.  The proposed Project is situated approximately one mile west of Little Sycamore 
Canyon, which is a Ventura County Watershed Protection District (District) jurisdictional 
redline channel. No direct connections to this District channel are proposed or indicated 
on the applicant’s submitted materials. It is understood that impacts from increase 
impervious area and stormwater drainage design will be required to be mitigated to less 
than significant under the conditions imposed by the County of Ventura Public Works 
Agency, Engineering Services Department, Development & Inspection Services 
Division, by reference to Appendix J of the Ventura County Building Code requiring that 
runoff from the proposed Project site will be released at no greater than the 
undeveloped flow rate and in such manner as to not cause an adverse impact 
downstream in peak, velocity or duration. District staff determines that the proposed 
project design with the conditions mentioned above mitigates the direct and indirect 
project-specific and cumulative impacts to flood control facilities and watercourses. 
Therefore, the environmental assessment is less than significant on redline channels 
under the jurisdiction of the Ventura County Watershed Protection District. 
 
31a-2.  The proposed project will be consistent with the applicable Ventura County 
General Plan Goals and Policies for Item 31a of the Ventura County Initial Study 
Assessment Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

31b. Flood Control Facilities/Watercourses - Other Facilities (PWA) 

Will the proposed project:  

1) Result in the possibility of deposition of 
sediment and debris materials within 
existing channels and allied obstruction of 
flow? 

 X    X   

2)  Impact the capacity of the channel and the 
potential for overflow during design storm 
conditions? 

 X    X   

3)  Result in the potential for increased runoff 
and the effects on Areas of Special Flood 
Hazard and regulatory channels both on 
and off site? 

 X   X    

4) Involve an increase in flow to and from 
natural and man-made drainage channels 
and facilities? 

 X    X   

5)  Be consistent with the applicable General 
Plan Goals and Policies for Item 31b of the 
Initial Study Assessment Guidelines? 

 X    X   

 
Impact Discussion: 
 
31b-1 – 31b-4.  The project preserves the existing trend of runoff and local drainage 
patterns.  The project runoff will be similar to the present flow and no increase in effects 
on Areas of Special Flood Hazard will occur than the pre-project condition. This project 
will not create an obstruction of flow in the existing drainage as site runoff will maintain 
the drainage conditions that presently exist. The project will not result in an increase in 
runoff from the existing conditions due to the impervious conditions created by the 
proposed structures. The project has offsetting features for the proposed impervious 
surfaces. These features include a 1,650 cubic feet infiltration/detention basin. The 
offsite drainage patterns will be unaltered. The project does not drain or discharge 
directly into a channel and will not affect the capacity or create a potential for overflow 
due to the storage of the detention basin. The project will not result in an increase in 
flow from the existing conditions as the runoff from impervious surfaces will be offset by 
a detention/infiltration basin. There will be no adverse effects to Areas of Special Flood 
Hazard, regulatory channels, and natural and man-made channels. The project will be 
completed according to current codes and standards. Therefore, the impacts of the 
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project on drainage facilities not under the jurisdiction of the Watershed Protection 
District are less than significant. 
  
31b-5.   The proposed project will be consistent with the applicable Ventura County 
General Plan Goals and Policies for Item 31b of the Ventura County Initial Study 
Assessment Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

32. Law Enforcement/Emergency Services (Sheriff) 

Will the proposed project:  

a)  Have the potential to increase demand for 
law enforcement or emergency services? 

 X    X   

b)  Be consistent with the applicable General 
Plan Goals and Policies for Item 32 of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
32a.  The proposed project is for the construction of a single-family dwelling with a 
detached garage and a pool, which is included within a project category that has been 
determined to have the potential to increase demand for law enforcement or emergency 
services. The nearest Ventura County Sheriff’s Station is the Camarillo Airport Sheriff’s 
Station located at 100 Durley Avenue, Camarillo, CA 93010, which is approximately 19 
miles away from the proposed project site. The nearest Los Angeles County Sheriff’s 
Station, Malibu/Lost Hills Sheriff’s Station, located at 27050 Agoura Road, Agoura Hills, 
CA 91301, is approximately 30 miles away from the project site. The proposed project 
will not substantially increase demand for law enforcement or emergency services. 
Therefore, the proposed project would have less than significant project-specific impact 
and would not make a cumulatively considerable contribution to a significant cumulative 
impact to emergency services.   
 
32b.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 32 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

33a. Fire Protection Services - Distance and Response (VCFPD) 

Will the proposed project:  

1)  Be located in excess of five miles, 
measured from the apron of the fire station 
to the structure or pad of the proposed 
structure, from a full-time paid fire 
department? 

 X    X   

2) Require additional fire stations and 
personnel, given the estimated response 
time from the nearest full-time paid fire 
department to the project site? 

 

X    X    

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 33a of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
33a-1 – 33a-2.  The nearest fire station is Ventura County Fire Station No. 56 which is 
five miles from the proposed project via Yerba Buena Road or Deer Creek Road and 
CA State Highway 1 – Pacific Coast Highway. The distance from Fire Station 56 to the 
project site is adequate and the proposed project will not require a new fire station or 
additional personnel. Therefore, the proposed project will have a less-than-significant 
project-specific impact related to fire protection services. The proposed project will not 
make a cumulatively considerable contribution to a significant cumulative impact related 
to fire protection services. 
 
33a-3.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 33A of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

33b. Fire Protection Services – Personnel, Equipment, and Facilities (VCFPD) 

Will the proposed project:  

1)  Result in the need for additional personnel? X    X    

2) Magnitude or the distance from existing 
facilities indicate that a new facility or 
additional equipment will be required? 

X    X    

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 33b of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
33b-1.  The proposed project will not result in the need for additional fire protection 
services personnel. Therefore, the proposed project will not have a project-specific 
impact and will not make a cumulatively considerable contribution to a significant 
cumulative impact, with regard to the need for fire personnel. 
 
33b-2.  As stated in this Initial Study (above), the nearest fire station to the project site is 
Ventura County Fire Station 56, which is located approximately five miles to the 
southeast of the project site on CA State Highway 1 – Pacific Coast Highway. The 
distance from Fire Station 56 to the project site is adequate. Additionally, the Ventura 
County Fire Protection District has included a Condition of Approval for the proposed 
project, which will require the applicant to provide an onsite water supply and fire 
hydrants that can meet the required fire flow in accordance with the Ventura County 
Waterworks Manual and the Ventura County Fire Protection District’s Fire Code. 
 
A new fire station or equipment will not be required to serve the proposed project. 
Therefore, the proposed project would not have a project specific impact or contribute to 
a cumulatively considerable significant impact to fire personnel, equipment, or facilities. 
 
33b-3.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 33B of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

34a. Education - Schools 

Will the proposed project:  

1)  Substantially interfere with the operations of 
an existing school facility? 

 X    X   

2)  Be consistent with the applicable General 
Plan Goals and Policies for Item 34a of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
34a-1.  The proposed project will not interfere with the operations of an existing school 
facility or cause a significant demand on schools. Any additional demand created by the 
proposed project would be mitigated by payment of school fees pursuant to § 65996 of 
the California Code (2014b). Therefore, the proposed project will have less-than-
significant project-specific impacts related to schools and will not make a cumulatively 
considerable contribution to a significant cumulative impact related to schools. 
 
34a-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 34a of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

34b. Education - Public Libraries (Lib. Agency) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

1)  Substantially interfere with the operations of 
an existing public library facility? 

X    

 

2)  Put additional demands on a public library 
facility which is currently deemed 
overcrowded? 

 X   

3)  Limit the ability of individuals to access 
public library facilities by private vehicle or 
alternative transportation modes? 

X    

4)  In combination with other approved projects 
in its vicinity, cause a public library facility to 
become overcrowded? 

  X   

5)  Be consistent with the applicable General 
Plan Goals and Policies for Item 34b of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
34b-1 – 34b-4.  The proposed project itself will not have an impact on the operations of 
an existing public library facility. The Planning Division staff analyzed Figure 4.9.1 
(County Library Facilities map, Ventura County General Plan Public Facilities and 
Services Appendix, May 8, 2007 Edition) and determined that the proposed project is 
not located adjacent to or near any County library facilities. The nearest public library to 
the project site, Ray D. Prueter Library, is located approximately 20 miles northwest of 
the project site. Therefore, the proposed use and development of the subject property 
does not have the potential to create project-specific impacts which would interfere with 
the use of the library. Moreover, the modest incremental increase in the demand for 
library services that would result from the proposed project would not result in a 
significant drain on library resources, thereby warranting the need for the construction of 
new facilities that could result in adverse physical changes to the environment. 
Therefore, the proposed project will not have a significant project-specific impact and 
will not make a cumulatively considerable contribution to a significant cumulative impact 
related to library services. 
 
34b-5.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 34b of the Ventura County Initial Study Assessment 
Guidelines.  
 
Mitigation/Residual Impact(s): None. 
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Issue (Responsible Department)* 

Project Impact Degree 
Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS PS-M PS N LS PS-M PS 

35. Recreation Facilities (GSA) 

Will the proposed project:  

a) Cause an increase in the demand for 
recreation, parks, and/or trails and 
corridors? 

 X   X    

b) Cause a decrease in recreation, parks, 
and/or trails or corridors when measured 
against the following standards: 

• Local Parks/Facilities - 5 acres of 
developable land (less than 15% slope) 
per 1,000 population; 

• Regional Parks/Facilities - 5 acres of 
developable land per 1,000 population; 
or, 

• Regional Trails/Corridors - 2.5 miles per 
1,000 population? 

X    X    

c) Impede future development of Recreation 
Parks/Facilities and/or Regional 
Trails/Corridors? 

X    X    

d) Be consistent with the applicable General 
Plan Goals and Policies for Item 35 of the 
Initial Study Assessment Guidelines? 

X    X    

 
Impact Discussion: 
 
35a and 35b. The proposed single-family dwelling may result in an increased demand 
for recreation, parks, and/or trails and corridors in the local area. However, the potential 
increase in population in the Santa Monica Mountains as a result of the proposed 
project is minimal and will not impede the future development of local parks facilities. 
Therefore, the proposed project will result in less-than-significant project-specific 
impacts and will not make a cumulatively considerable contribution to a significant 
cumulative impact, related to recreational facilities.  
 
35c. The proposed project does not have the potential to impede the development of 
parks/facilities and/or regional trails/corridors. There are no parks/facilities and/or 
regional trails/corridors located on, or immediately adjacent to the proposed project site. 
The closest hiking trails are the California Department of Parks and Recreation’s Point 
Mugu State Park Trail, which is approximately 0.7 miles north of the proposed project 
site, and the Big Sycamore Canyon Trail, which is approximately 2.3 miles west of the 
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proposed project site. ln addition, no Quimby fees will be required as the proposed 
project does not involve a subdivision of three lots or more. Therefore, the proposed 
project will result in less than significant project-specific impacts and will not make a 
cumulatively considerable contribution to a significant cumulative impact related to 
recreational facilities. 
 
35d.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 35 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): None. 
 
 

*Key to the agencies/departments that are responsible for the analysis of the items above: 
Airports - Department Of Airports AG. - Agricultural Department VCAPCD - Air Pollution Control District 
EHD - Environmental Health Division VCFPD - Fire Protection District GSA - General Services Agency 
Harbors - Harbor Department Lib. Agency - Library Services Agency Plng. - Planning Division 
PWA - Public Works Agency Sheriff - Sheriff's Department WPD – Watershed Protection District 

 
**Key to Impact Degree of Effect: 
N – No Impact 
LS – Less than Significant Impact 
PS-M – Potentially Significant but Mitigable Impact 
PS – Potentially Significant Impact 
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Section C – Mandatory Findings of Significance 
 

Based on the information contained within Section B: 

 Yes No 

1. Does the project have the potential to degrade the quality of 
the environment, substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife population to drop 
below self-sustaining levels, threaten to eliminate a plant or 
animal community, reduce the number or restrict the range of 
a rare or endangered plant or animal, or eliminate important 
examples of the major periods of California history or 
prehistory? 

 X 

2. Does the project have the potential to achieve short-term, to 
the disadvantage of long-term, environmental goals?  (A 
short-term impact on the environment is one that occurs in a 
relatively brief, definitive period of time while long-term 
impacts will endure well into the future). 

 X 

3. Does the project have impacts that are individually limited, 
but cumulatively considerable?  “Cumulatively considerable” 
means that the incremental effects of a project are 
considerable when viewed in connection with the effects of 
past projects, the effect of other current projects, and the 
effect of probable future projects.  (Several projects may 
have relatively small individual impacts on two or more 
resources, but the total of those impacts on the environment 
is significant.) 

 X 

4. Does the project have environmental effects that will cause 
substantial adverse effects on human beings, either directly 
or indirectly? 

 X 

 
Findings Discussion: 
 

1. As stated above in Section B, Items 4B, 4D, 4E, and 4F, the proposed project 
would potentially have significant impacts on biological resources. However, 
with the imposition of the mitigation measures as defined in those sections, 
potential impacts would be mitigated to less-than-significant both on project-
specific and cumulative levels. The proposed project does not have the 
potential to degrade the quality of the environment, substantially reduce the 
habitat of a fish or wildlife species, cause a fish or wildlife population to drop 
below self-sustaining levels, threaten to eliminate a plant or animal community, 
reduce the number or restrict the range of a rare or endangered plant or 
animal, or eliminate important examples of the major periods of California 
history or prehistory.  

 
2. The proposed does not involve the potential to achieve short-term, to the 

disadvantage of long-term, environmental goals.  
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3. As stated in Section B, and with the imposition of the recommended mitigation 
measures and conditions of approval, the proposed project does not have the 
potential to create a cumulatively considerable contribution to a significant 
cumulative impact.  

 
4. As stated in Section B, the proposed project will have at most a less-than-

significant impact with regard to adverse effects, either directly or indirectly, on 
human beings.  

 



Section D - Determination of Environmental Document

Based on this initialevaluation:

t1 I find the proposed project could not have a significant effect on the environment, and
a Negative Declaration should be prepared.

txl I find that although the proposed project could have a significant effect on the
environment, there will not be a significant effect in this case because the mitigation
measure(s) described in Section B of the lnitial Study will be applied to the project. A
Mitigated Negative Declaration should be prepared.

tl I find the proposed project, individually and/or cumulatively, MAY have a significant
effect on the environment and an Environmental lmpact Report (ElR) is required.*

tl I find that the proposed project MAY have a "potentially significant impact" or
"potentially significant unfess mitigated" impact on the environment, but at least one
effect 1) has been adequately analyzed in an earlier document pursuant to applicable
legal standards, and 2) has been addressed by mitigation measures based on the
earlier analysis as described on attached sheets. An Environmental lmpact Report is
required, but it must analyze only the effects that remain to be addressed.*

t1 I find that although the proposed project could have a significant effect on the
environment, because all potentially significant effects (a) have been analyzed
adequately in an earlier EIR or Negative Declaration pursuant to applicable standards,
and (b) have been avoided or mitigated pursuant to that earlier EIR or Negative
Declaration, including revisions or mitigation measures that are imposed upon the
proposed project, nothing further is required.

Ø,/( t /ç/zot q

Pêad 6uphakãn, Case Planner Date

Attachments

Attachment 1 - Aerial Location Map
Attachment2 - Project Plans
Attachment 3 - List and Map of Ventura County Pending and Recently Approved

Projects, October 2018
Attachment4 - lnitial Study BiologicalAssessment, Rincon Consultants, lnc., June 28,

2017, revised November 3,2017
Attachment 5 - ESHA Map for the Project Site
Attachment 6 - Works Cited

97



É
Disclaimer: this map was created by the Ventura County Resource
Management Agency Information Systems GIS, which is designed
and operated solely for the convenience of the County and related
public agencies. The County does not warrant the accuracy of this
map and no decision involving a risk of economic loss or physical
injury should be made in reliance therein

0 100 20050 Feet

JM

Ventura County
Resource Management Agency

Information Systems GIS Services
Map created on 11/9/2018

source: Pictometry©, January 2018

County of Ventura
Planning Division

PL17-0117
ESHA Aerial Map

(8.38 ac)

(11.04 ac)



ATTACHMENT 6 - WORKS CITED 

 

Alquist-Priolo Earthquake Fault Zoning Act. California Code of Regulations Figure
 2.2.3b 

California Invasive Plant Council. 2017. “The California Invasive Plant Inventory
 Database” 
 
California Regional Water Quality Control Board, Los Angeles Region. Water Quality
 Control Plan Los Angeles Region - Basin PIan for the Coastal Watersheds of Los
 Angeles and Ventura Counties. June 13, 1994. 
 
California, State of. 2014b. § 65996 
 
California, State of. 2015a. “California Environmental Quality Act (CEQA).” California 

Public Resources code, Division 13, §§ 21000 et seq. 
 
California, State of. 2015b. “Government Code.” 
 
California, State of. 2015c. “Public Resources Code.” 
 
California, State of. 2015d. “Geological Survey as part of California Seismic Hazards 

Mapping Act, 1991, Public Resources Code Sections 2690-2699.6.”  
 
California, State of. 2016. “Guidelines for Implementation of the California 

Environmental Quality Act (CEQA Guidelines).” Title 14, California Code of 
Regulations, Chapter 3, § 15000 et seq. 

 
County of Ventura Public Works Agency. 2013b. “Road Standards.”  
 
County of Ventura. 1994. Traffic Impact Mitigation Fee (TIMF) Ordinance No. 4246, 

Traffic Generation Factor Table. 
 
County of Ventura. 2001. “Ventura Countywide Siting Element.” 
 
County of Ventura. 2010. “Construction Noise Threshold Criteria and Control Plan.” 
 
County of Ventura. 2011. “Ventura County Initial Study Assessment Guidelines.” 
 
County of Ventura. 2013a. “Ventura County General Plan Hazards Appendix.” 
 
County of Ventura. 2013c. “Ventura County General Plan Hazards Appendix.” 
 
County of Ventura. 2015a. “Ventura County General Plan Goals, Policies and Programs.” 
 



County of Ventura. 2016a. “Resource Management Agency (RMA) Geographic
 Information System (GIS) Aerial Imagery and Maps.” 
 
County of Ventura. 2016b. “Ventura County 2016 Building Code Ordinance 

Number 4456.” 
 
County of Ventura. 2017. “Ventura County Coastal Zoning Ordinance.” 
 
Federal Emergency Management Agency (FEMA). January 20, 2010. “Digital Flood 

Insurance Rate Map # 06111C0986E” 
 
Heathcote Geotechnical. July 14, 2017. “Soil Engineering Investigation for Proposed
 Septic System for Proposed Residence at Houston Road West Malibu, CA for
 Passarelli” 

Jensen Design & Survey, Inc. July 20, 2017. “Passarelli Residence, APN 700-0-122
 300, Preliminary Hydrology Letter.” 
 
Rincon Consultants, Inc. July 2018. “Phase I Cultural Resources Study for the
 Passarelli Residence, near Malibu, Ventura County, California.” 
 
Rincon Consultants, Inc. June 28, 2017, revised November 3, 2017. “Initial Study
 Biological Assessment.” 
 
Rincon Consultants, Inc. January 2019, “Environmentally Sensitive Habitat Area (ESHA)  

Conceptual Restoration Plan.” 
 
SubSurface Designs Inc. May 19, 2017, revised November 22, 2017. “Geologic & Soils
 Engineering Investigation.” 
 
Ventura County Air Pollution Control District. 2003. “Ventura County Air Quality
 Assessment Guidelines.” 
 
Ventura County Air Pollution Control District. 2008. “Ventura County 2007 Air Quality 

Management Plan.” 
 
Ventura County Fire Protection District. 2011. “VCFPD Access Standards.” 
 
Ventura County Fire Protection District. 2014. “Ventura County Fire Code.” 


