COUNTY COUNTY OF SAN LUIS OBISPO PLN-2039
5 SAN LUIS

OBISPO DEPARTMENT OF PLANNING & BUILDING 04/2019

Initial Study - Environmental Checklist

Caelesta Estate Properties, LLC Minor Use Permit DRC2019-00239 / ED21-028

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a "Potentially
Significant Impact" for environmental factors checked below. Please refer to the attached pages for
discussion on mitigation measures or project revisions to either reduce these impacts to less than
significant levels or require further study.

[ ] Aesthetics [ ] Greenhouse Gas Emissions [ ] Public Services

[] Agriculture & Forestry [ ] Hazards & Hazardous Materials | [_] Recreation

Resources [] Hydrology & Water Quality [_] Transportation

DX Air Quality [ ] Land Use & Planning [ ] Tribal Cultural Resources
X Biological Resources [ ] Mineral Resources [] Utilities & Service Systems
[ ] Cultural Resources [ ] Noise [ ] wildfire

[] Energy [] Population & Housing [] Mandatory Findings of

[ ] Geology & Soils Significance

DETERMINATION: (To be completed by the Lead Agency)

On the basis of this initial evaluation, the Environmental Coordinator finds that:

|:| The proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.

Although the proposed project could have a significant effect on the environment, there will not be a
significant effect in this case because revisions in the project have been made by or agreed to by the
project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

|:| The proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is required.

The proposed project MAY have a "potentially significant impact" or "potentially significant unless
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
IMPACT REPORT is required, but it must analyze only the effects that remain to be addressed.

[]

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.

Digttally signed by Matine

Matthew Ringel £

Matt Ringel 02/16/2021
Prepared by (Print) Signature Date

. ove For Xzandrea Fowler,
Holly Phipps Holly Phipps &z:¢ Environmental Coordinator 02/16/2021
Reviewed by (Print) Signature Date
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Project Environmental Analysis

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

Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo Planning
Department, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408-2040 or call (805) 781-5600.

A. Project

DESCRIPTION: Request by Brian Farrell of Caelesta Estate Properties, LLC for a Minor Use Permit (DRC2019-
00239) to allow for the construction of a 6,420-square foot winery facility. The project will consist of two
buildings. The production building includes a 1,585-square-foot barrel storage room, a 2,020-square-foot
fermentation room, and 455 square feet for lab/storage room/restrooms. The tasting room/hospitality
building includes a 880-square-foot tasting room, 285-square-foot commercial kitchen, a 730-square-foot
barrel storage room, and 465 square feet for offices and restrooms. The proposed winery also includes 4,165-
square-foot outdoor patio, circulation, and wine production space. Wine production is estimated at 10,000
cases per year. The project includes 6 special events per year with a maximum of 80 guests and participation
in industry-wide events as allowed per ordinance. Outdoor amplified music is proposed. The project will result
in the disturbance of approximately 2.18 acres on a 196-acre parcel. The proposed project is within the
Agriculture land use category, located at 333 Lupine Lane, approximately 2.5 miles east of the community of
Templeton. The project site is in the El Pomar-Estrella Sub area of the North County Planning area.

ASSESSOR PARCEL NUMBER(S): 033-201-010
Latitude:  35° 33' 41.3"N Longitude: 120° 38' 53.2"W SUPERVISORIAL DISTRICT # 5

B. Existing Setting

Plan Area: North County Sub: El Pomar Comm: Templeton
Land Use Category: Agriculture

Combining Designation: None

Parcel Size: 196.05 acres
Topography: Gently sloping to moderately to gently rolling
Vegetation: Planted vineyards, Oak trees, and shrubs
Existing Uses: Agricultural Uses
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Agriculture; Residential Rural; Ag uses, Single family

Surrounding Land Use Categories and Uses:
North:  Agriculture; Ag uses, Victor Hugo Winery with East:
planted vineyards, Single family residence(s) residence(s)
West:  Residential Rural; Ag uses, Single family residence(s)

South:  Agriculture; Single family residence(s)
C. Environmental Analysis
The Initital Study Checklist provides detailed information about the environmental impacts of the proposed

project and mitigation measures to lessen the impacts.

Figure 1: Vicinity Map
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Figure 2: Aerial Map of Proposed Project Site

Figure 3: Oblique Aerial Site Plan
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Figure 4: Site Plan
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Figure 6: Entrance Rendering
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decorative wood slats, refer to Material
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Figure 7: Elevations
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Figure 8: Building Renders
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AESTHETICS
Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Except as provided in Public Resources Code Section 21099, would the project:
(a) Have a substantial adverse effect on a ] ] ]
scenic vista?
(b)  Substantially damage scenic resources, ] ] ]
including, but not limited to, trees, rock
outcroppings, and historic buildings
within a state scenic highway?
(c) Innon-urbanized areas, substantially ] ] ]
degrade the existing visual character or
quality of public views of the site and its
surroundings? (public views are those
that are experienced from publicly
accessible vantage point). If the project
is in an urbanized area, would the
project conflict with applicable zoning
and other regulations governing scenic
quality?
(d) Create a new source of substantial light ] ] ]

or glare which would adversely affect
day or nighttime views in the area?

Setting

CEQA establishes that it is the policy of the state to take all action necessary to provide people of the state
“with... enjoyment of aesthetic, natural, scenic and historic environmental qualities” (Public Resources Code
Section 21001(b)).

A scenic vista is generally defined as a high-quality view displaying good aesthetic and compositional values
that can be seen from public viewpoints. Some scenic vistas are officially or informally designated by public
agencies or other organizations. A substantial adverse effect on a scenic vista would occur if the project would
significantly degrade the scenic landscape as viewed from public roads or other public areas. A proposed
project’s potential effect on a scenic vista is largely dependent upon the degree to which it would complement
or contrast with the natural setting, the degree to which it would be noticeable in the existing environment,
and whether it detracts from or complements the scenic vista.

California's Scenic Highway Program was created by the State Legislature in 1963 with the intention of
protecting and enhancing the natural scenic beauty of California highways and adjacent corridors. There are
several officially designated state scenic highways and several eligible state scenic highways within the county.
State Route 1 is an Officially Designated State Scenic Highway and All-American Road from the City of San Luis
Obispo to the northern San Luis Obispo County boundary. A portion of Nacimiento Lake Drive is an Officially
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Designated County Scenic Highway. Portions of Highway 101, Highway 46, Highway 41, Highway 166, and
Highway 33 are also classified as Eligible State Scenic Highways - Not Officially Designated.

The County of San Luis Obispo Inland Land Use Ordinance (LUO) establishes regulations for exterior lighting
(LUO 22.10.060), height limitations for each land use category (LUO 22.10.090), scenic highway corridor
standards (LUO 22.10.095), and other visual resource protection policies. These regulations are intended to
help the County achieve its Strategic Growth Principles of preserving scenic natural beauty and fostering
distinctive, attractive communities with a strong sense of place as set forth in the County Land Use Element.

The LUO also maps portions of the Salinas River Highway Corridor, the San Luis Obispo Highway Corridor,
and the South County Highway Corridor to comply with County highway corridor design standards. These
standards include but are not limited to setbacks from highway rights-of-way, guidelines for development
along ridgelines, limitations on graded slopes, protection of landmark features, and standards for building
height and color (LUO 22.10.095).

The County of San Luis Obispo LUO defines a Sensitive Resource Area (SRA) combining designation that
applies to areas having high environmental quality and special ecological or educational significance. These
designated areas are considered visual resources by the County and the LUO establishes specific standards
for projects located within these areas. These standards include but are not limited to set back distances from
public viewpoints, prohibition of development that silhouettes against the sky, grading slope limitations, set
back distances from significant rock outcrops, design standards including height limitations and color palette,
and landscaping plan requirements.

In addition to policies set forth in the LUO, the County Conservation and Open Space Element (COSE) provides
guidelines for the appropriate placement of development so that the natural landscape continues to be the
dominant view in rural parts of the county and to ensure the visual character contributes to a robust sense
of place in urban areas. The COSE provides a number of goals and policies to protect the visual character and
identify of the county while protecting private property rights, such as the identification and protection of
community separators (rural-appearing land located between separate, identifiable communities and towns),
designation of scenic corridors along public roads and highways throughout the county, retaining existing
access to scenic vista points, and setting the standard that new development in urban and village areas shall
be consistent with the local character, identify, and sense of place.

The proposed project is located in a rural, agricultural setting. The surrounding visual character consists of a
mosaic of agricultural fields, rural residences, and undeveloped hills and grasslands. Surrounding parcels
include large agricultural lots and smaller lots with rural residences. Adjacent lots to the west and northeast
are occupied by rural residences, lots to the north and southeast by agricultural vineyards with wineries, and
lots to the south and east are largely undeveloped. The topography of the project site and surrounding area
consist of gentle to steep slopes. The project site currently contains 32 acres of vineyards, a 3-acre foot
agricultural reservoir, and a 1,387-square-foot residence. The remainder of the project site is undeveloped
and is characterized by natural grassland and oak woodland environments. The project site is visible from El
Pomar Drive and Lupine Lane, both public roadways. However, the proposed facility will be down slope from
the roads and will be further screened by a future vineyard and ornamental landscaping which will soften the
facilities’ appearance. No nearby roadways have been officially designed as scenic highways.

Discussion

(a) Have a substantial adverse effect on a scenic vista?

The project is not located within an identified scenic vista, visually sensitive area, or scenic corridor.
The project would be seen from public viewpoints, El Pomar Drive and Lupine Lane, and it would
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(b)

(0

(d)

occupy an area of notable scenic quality due to its natural environment. However, the proposed
facility will be located downslope from the roads and will have its visual impact further attenuated by
surrounding vineyards and oak woodlands. Therefore, the project would not have a substantial
adverse effect on a scenic vista and impacts would be less than significant.

Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and historic
buildings within a state scenic highway?

The project is not located within the viewshed of a designated or eligible state scenic highway and
implementation of the project would not result in damage to scenic resources within the viewshed of
a state scenic highway. Therefore, no impacts would occur.

In non-urbanized areas, substantially degrade the existing visual character or quality of public views of the
site and its surroundings? (public views are those that are experienced from publicly accessible vantage
point). If the project is in an urbanized area, would the project conflict with applicable zoning and other
regulations governing scenic quality?

The project is located in a non-urbanized area and would be visually consistent with the type and
extent of development in the surrounding area. The project’s effect on the existing visual character of
the site would be minor because the project's nature and design style would match the visual
character of the surrounding area and its neighboring wineries. Therefore, the project would not
result in a noticeable change to public views of the area or result in the degradation of the existing
visual character or quality of public views of the site and its surroundings, and impacts would be less
than significant.

Per the Land Use Ordinance (Section 22.30.70.D.2.g.2) screening may include such measures as
landscape or existing vegetative screening, existing topography, and/or arrangement of the structures
on the site to minimize bulky appearance. Any tank located outside of structures shall be screened
100 percent from public roads. Therefore, impacts would be less than significant, and no mitigation
measures are necessary beyond ordinance requirements.

Create a new source of substantial light or glare which would adversely affect day or nighttime views in the
area?

The project does not propose the use or installation of highly reflective materials that would create a
substantial source of glare. The project would generally be consistent with the level of existing
development in the project vicinity and does not propose the installation or use of outdoor lighting
that would differ substantially from other proximate development. All proposed lighting would be
downcast and shielded from public view.

Standard County Regulations require exterior lighting to be shielded to minimize glare. The project
will be conditioned to provide an exterior lighting plan prior to building permit issuance to ensure the
project will not create off-site glare. Therefore, impacts relating to nighttime lighting and glare would
be less than significant.

Therefore, the project would not create a new source of substantial light or glare that would adversely
affect day or nighttime views in the area and potential impacts would be less than significant.

976 OSOS STREET, ROOM 300 | SAN LUIS OBISPO, CA 93408 |(805) 781-5600 | TTY/TRS 7-1-1 PAGE 10 OF 105
planning@co.slo.ca.us | www.sloplanning.org




PLN-2039

DRC2019-00239 Brian Farrell of Caelesta Estate Properties, LLC 04/2019

Initial Study - Environmental Checklist

Conclusion

The project is not located within view of a scenic vista and would not result in a substantial change to scenic
resources in the area. The project would be consistent with existing policies and standards in the County LUO
and COSE related to the protection of scenic resources. Potential impacts to aesthetic resources would be less
than significant and no mitigation measures beyond ordinance requirements are necessary.

Mitigation
No mitigation measures above what are already required by ordinance are necessary.

Sources

See Exhibit A.
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Il.  AGRICULTURE AND FORESTRY RESOURCES
Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

In determining whether impacts to agricultural resources are significant environmental effects, lead agencies may refer to
the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California Dept. of
Conservation as an optional model to use in assessing impacts on agriculture and farmland. In determining whether
impacts to forest resources, including timberland, are significant environmental effects, lead agencies may refer to
information compiled by the California Department of Forestry and Fire Protection regarding the state’s inventory of forest
land, including the Forest and Range Assessment Project and the Forest Legacy Assessment project; and forest carbon
measurement methodology provided in Forest Protocols adopted by the California Air Resources Board. Would the project:

(@)

(b)

()

()

(e)

Convert Prime Farmland, Unique
Farmland, or Farmland of Statewide
Importance (Farmland), as shown on the
maps prepared pursuant to the
Farmland Mapping and Monitoring
Program of the California Resources
Agency, to non-agricultural use?

Conflict with existing zoning for
agricultural use, or a Williamson Act
contract?

Conflict with existing zoning for, or
cause rezoning of, forest land (as
defined in Public Resources Code
section 12220(g)), timberland (as defined
by Public Resources Code section 4526),
or timberland zoned Timberland
Production (as defined by Government
Code section 51104(g))?

Result in the loss of forest land or
conversion of forest land to non-forest
use?

Involve other changes in the existing
environment which, due to their location
or nature, could result in conversion of
Farmland, to non-agricultural use or
conversion of forest land to non-forest
use?

Setting

The County of San Luis Obispo supports a unique, diverse, and valuable agricultural industry that can be
attributed to its Mediterranean climate, fertile soils, and sufficient water supply. Wine grapes are regularly the
top agricultural crop in the county. Top value agricultural products in the county also include fruit and nuts,
vegetables, field crops, nursery products, and animals. The County of San Luis Obispo Agriculture Element

[

O

[

976 OSOS STREET, ROOM 300 | SAN LUIS OBISPO, CA 93408 |(805) 781-5600 | TTY/TRS 7-1-1

planning@co.slo.ca.us | www.sloplanning.org

PAGE 12 OF 105




PLN-2039

DRC2019-00239 Brian Farrell of Caelesta Estate Properties, LLC 04/2019

Initial Study - Environmental Checklist

includes policies, goals, objectives, and other requirements that apply to lands designated in the Agriculture
land use category. In addition to the Agriculture Element, in accordance with Sections 2272 and 2279 of the
California Food and Agriculture Code, the County Agricultural Commissioner releases an annual report on the
condition, acreage, production, pest management, and value of agricultural products within the county. The
most recent annual crop report can be found here: https://www.slocounty.ca.gov/Departments/Agriculture-
Weights-and-Measures/All-Forms-Documents/Information/Crop-Report.aspx.

The wine production and tasting room facility was reviewed relative to the Agriculture Element polices to
ensure the visitor serving uses are secondary and incidental to the agricultural processing, and that impacts
to agricultural resources are minimized. The Agriculture Department reviewed the project on November 25,
2019 (Lynda L. Auchinachie) and concluded that the project appears to be consistent with polices and
designed to minimize impacts to on and off-site agricultural resources and that Williamson Act contracts
should be maintained.

The California Department of Conservation’s Farmland Mapping and Monitoring Program (FMMP) produces
maps and statistical data used for analyzing impacts on California’s agricultural resources. Agricultural land is
rated according to soil quality and current land use. For environmental review purposes under CEQA, the
FMMP categories of Prime Farmland, Farmland of Statewide Importance, Unique Farmland, Farmland of Local
Importance, and Grazing Land are considered ‘agricultural land'. Other non-agricultural designations include
Urban and Built-up Land, Other Land, and Water.

Based on the FMMP, soils at the project site are within the following FMMP designation(s):
e Farmland of Statewide Importance
e Not Prime Farmland
Onsite soils include:
e Lockwood-Concepcion complex, 2 to 9 percent slopes
e Linne-Calodo complex, 50 to 75 percent slopes

Lockwood-Concepcion. This gently sloping soil is considered well drained, and it is composed mostly of
channerly load over channer clay loam. This soil type tends to occur on terraces between 600 and 1,500 feet
and is designated as farmland of statewide importance.

Linne-Calodo. This gently to moderately sloping soil is considered not well drained. The soil has moderate
erodibility and moderate shrink-swell characteristics, as well as having potential septic system constraints due
to: steep slopes, shallow depth to bedrock, slow percolation. The soil is considered Class IV without irrigation
and Class IV when irrigated.

The Land Conservation Act of 1965, commonly referred to as the Williamson Act, enables local governments
to enter into contracts with private landowners for the purpose of restricting specific parcels of land to
agriculture or related open space use. In return, landowners receive property tax assessments which are
much lower than normal because they are based upon farming and open space uses as opposed to full
market value. The project site does include land within the Agriculture land use designation and is within lands
subject to a Williamson Act contract.

According to Public Resources Code Section 12220(g), forest land is defined as land that can support 10-
percent native tree cover of any species, including hardwoods, under natural conditions, and that allows for
management of one or more forest resources, including timber, aesthetics, fish and wildlife, biodiversity,
water quality, recreation, and other public benefits. Timberland is defined as land, other than land owned by
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the federal government and land designated by the board as experimental forest land, which is available for,
and capable of, growing a crop of trees of a commercial species used to produce lumber and other forest
products, including Christmas trees. The project site does not support any forest land or timberland.

Discussion

(a)

(b)

(9

(d)

(e)

Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), as shown on
the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the California Resources
Agency, to non-agricultural use?

Based on information provided by the Farmland Mapping and Monitoring Program of the California
Resources Agency, the proposed project would be located on a parcel partially containing soils which
are designated as "Farmland of Statewide Importance". The project site is not located on soils
designated as "Farmland of Statewide Importance". The proposed project would construct a winery
facility and hospitality building to be compatible with existing and future vineyards on the project
parcel. The proposed project is an agricultural use and would not result in the conversion of prime
farmland; therefore, impacts would be less than significant.

Conflict with existing zoning for agricultural use, or a Williamson Act contract?

The subject property is within the Agriculture land use category and is currently under a Williamson
Act contract. The proposed facilities would be consistent with this zoning and contract. Therefore,
impacts would be less than significant.

Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources Code
section 12220(g)), timberland (os defined by Public Resources Code section 4526), or timberland zoned
Timberland Production (as defined by Government Code section 51104(g))?

The project site does not include land use designations or zoning for forest land or timberland; no
impacts would occur.

Result in the loss of forest land or conversion of forest land to non-forest use?

The project site does not support forest land or timberland and would not result in the loss or
conversion of these lands to non-forest use; no impacts would occur.

Involve other changes in the existing environment which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use or conversion of forest land to non-forest use?

The project proposes the development of winery and hospitality facility and would not involve other
changes in the existing environment which, due to their location or nature, could result in conversion
of Farmland to nonagricultural use or conversion of forestland to non-forest use. The project would
be compatible with existing agricultural operations, would not adversely affect existing proximate
agricultural uses, agricultural support services, or agricultural infrastructure or resources. The
proposed project would not result in the indirect conversion of existing farm or forestland to another
use. Therefore, no impacts would occur.

Conclusion

The winery and tasting room facility was reviewed relative to Agriculture Element policies to ensure the visitor
serving uses are secondary and incidental to the agricultural processing and that impacts to agricultural
resources are minimized.
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The project would not directly or indirectly result in the conversion of farmland, forest land, or timber land to
non-agricultural uses or non-forest uses and would not conflict with agricultural zoning or otherwise adversely
affect agricultural resources or uses. Potential impacts to agricultural resources would be less than significant
and no mitigation measures are necessary.

Mitigation
None necessary.

Sources

See Exhibit A.
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