
COUNTY OF SAN LUIS OBISPO 
DEPARTMENT OF PLANNING AND BUILDING 

STAFF REPORT 
 

Tentative Notice of Action 
 
 
 

MEETING DATE 
August 16, 2013 
 
EFFECTIVE DATE 
August 30, 2013 

CONTACT/PHONE 
Ryan Hostetter 
(805) 788-2351 
rhostetter@co.slo.ca.us 

APPLICANT 
Vintner Solar, LLC 

FILE NO. 
DRC2011-00062 

SUBJECT 
Hearing to consider a request by Vintner Solar LLC for a Minor Use Permit to develop an approximately 1.5 megawatt 
(MW) solar generating facility on an approximately 14.8 acre portion of a 97.21 acre parcel.  The project includes:  
Application to rescind an existing Land Conservation Contract on a 97.21 acre parcel and replace it with a new Solar-Use 
Easement for a twenty year minimum pursuant to Government Code sections 51190 et seq. on an approximately 14.8 
acre portion of the property and a replacement Land Conservation Contract on the remaining approximately 82.41 acre 
portion of the property; and a Minor Use Permit to authorize construction of the solar generating facility including 7,350 
photo-voltaic (PV) modules, pad-mounted inverters and transformers, approximately 100 feet of underground conduit 
from the converters/transformers to the existing Pacific Gas and Electric (PG&E) electrical distribution line, fencing, 
project driveway and other related equipment.  The project is located at 603 El Pomar Drive, about 1.5 miles northeast of 
the community of Templeton, in the El Pomar – Estrella planning area. 

RECOMMENDED ACTION 
1. Adopt the Mitigated Negative Declaration in accordance with the applicable provisions of the California 

Environmental Quality Act, Public Resources Code Section 21000 et seq. 
2. Approve Minor Use Permit DRC 2011-00062 based on the findings listed in Exhibit A and the conditions listed in 

Exhibit B 

ENVIRONMENTAL DETERMINATION 
The Environmental Coordinator, after completion of the initial study, finds that there is no substantial evidence that the 
project may have a significant effect on the environment, and the preparation of an Environmental Impact Report is not 
necessary.  Therefore, a Mitigated Negative Declaration (pursuant to Public Resources Code Section 21000 et seq. and 
CA Code of Regulations Section 15000 et seq.) has been issued on July 18, 2013 for this project.  Mitigation measures 
are proposed to address aesthetics, air quality, agricultural resources, biological resources, geology and soils, public 
services, transportation and traffic, water and land use, and are included as conditions of approval. 

LAND USE CATEGORY 
Agriculture 
 

COMBINING DESIGNATION  
None 

ASSESSOR PARCEL 
NUMBER 
033-231-026 

SUPERVISOR 
DISTRICT(S) 
5 

PLANNING AREA STANDARDS: 
Archaeological Resources, Riparian and Wildlife Corridors, Light and Glare, Paso Robles Groundwater Basin, and 
Agriculture Land Use standards,  

Does the project meet applicable Planning Area Standards: Yes – see discussion 

LAND USE ORDINANCE STANDARDS: 
Allowable Land Uses and Permit Requirements; General Property Development; Electric Generating Plants; Site 
Development Standards; Grading and Drainage; Street and Frontage Improvements 

Does the project conform to the Land Use Ordinance Standards:  Yes - see discussion 

FINAL ACTION 
This tentative decision will become final action on the project, effective on the 15

th
 day following the administrative 

hearing, or on August 16, 2013, if no hearing was requested unless this decision is changed as a result of information 
obtained at the hearing or is appealed. 

ADDITIONAL INFORMATION MAY BE OBTAINED BY CONTACTING THE DEPARTMENT OF PLANNING & BUILDING AT: 

COUNTY GOVERNMENT CENTER γ SAN LUIS OBISPO γ CALIFORNIA  93408 γ (805) 781-5600 γ FAX: (805) 781-1242 

Promoting the wise use of land 
 Helping build great communities 
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EXISTING USES: 

Single family residences, accessory structures, corrals; & a commercial landscaping nursery business. 

SURROUNDING LAND USE CATEGORIES AND USES: 
North: Agriculture, scattered residences                         East:  Agriculture/vineyard 
South: Agriculture/residences and an electrical sub-station West: Agriculture/landscaping nursery business 

OTHER AGENCY / ADVISORY GROUP INVOLVEMENT: 

The project was referred to: Templeton Area Advisory Group, Public Works, Environmental Health, Agricultural 
Commissioner, Air Pollution Control District, Regional Water Quality Control Board, CAL FIRE, California 
Department of Transportation, and the Agricultural Preserve Review Committee  

TOPOGRAPHY: 

Gently rolling  
VEGETATION: 

Non-native  grasses and forbs 

PROPOSED SERVICES: 

Water supply: Existing uses include well, project proposes 
water truck delivery 
Sewage Disposal: On-Site  (portable for construction process) 
Fire Protection: CAL FIRE 

ACCEPTANCE DATE: 
June 3, 2013 
 

 
PROJECT SUMMARY:   
The applicant is requesting approval for an approximately 1.5 megawatt (MW) solar generating 
facility on an approximately 14.8 acre portion of a 97.21 acre parcel. The project includes: 
 

• Application to rescind an existing Land Conservation Contract on a 97.21 acre parcel 
and replace it with a new Solar-Use Easement for a twenty year minimum pursuant to 
Government Code sections 51190 et seq. on an approximately 14.8 acre portion of the 
property and a replacement Land Conservation Contract on the remaining approximately 
82.41 acre portion of the property,   
 

• A Minor Use Permit to authorize construction of the solar generating facility including 
7,350 photo-voltaic (PV) modules, pad-mounted inverters and a pad-mounted 
transformers, approximately 100 feet of underground conduit from the 
converters/transformers to the existing Pacific Gas and Electric (PG&E) electrical 
distribution line, and other related equipment.   

 
The project site consists of a 14.8-acre portion of 97.21 acre parcel located at 603 EI Pomar 
Drive, about 1.5 miles northeast of the community of Templeton. Development of the solar 
facility will result in the disturbance of approximately 14.8 acres and will include the following 
components: 7,350 photo-voltaic (PV) tracker modules that are 3-feet by 6-feet in size mounted 
on aluminum and steel racking systems supported by metal posts anchored in concrete; a 510 
square foot concrete pad with three pad-mounted inverters and a pad-mounted transformer for 
each one or two converters to step up the electricity for distribution; approximately 100 feet of 
underground conduit from the converters/transformers to the existing Pacific Gas and Electric 
(PG&E) electrical distribution line located on the north side of EI Pomar Drive. The project also 
includes switching gear, interconnection and monitoring equipment. Lighting will be limited to 
down-lighting around the converters/transformers. Access to the site will be provided by a 16 
foot wide gravel driveway from the north side of EI Pomar Drive. The application materials 
include a grading and drainage plan; no import or export of fill material is proposed. 
 
The project will operate 24 hours per day, seven days per week and is expected to have a 
project life of at least 20 years. The solar facility will be a private enterprise, and for safety 
reasons will not be open to the public. Only authorized personnel will be permitted on site and 
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will generally be the employees monitoring and maintaining the facility. Accordingly, the project 
site will be enclosed by an 8 foot chain link fence topped with a 1-foot barbed wire rampart. 
Additional security will be provided by monitoring cameras and an electronic security system. 
The only expected vehicles on-site would be a water truck, on an average of two (2) times 
during the year to clean the solar panels. During labor intensive construction workdays, an 
average of twenty (20) people and five (5) to ten (10) construction vehicles will be on the site at 
anyone time. 
 
During operation, periodic maintenance will include washing the PV modules; inverter 
maintenance and repair of equipment; remotely monitoring electrical performance, weed 
abatement and dust control. No water will be stored on-site but will be brought to the site by 
truck. 
 
The project includes a decommissioning plan which will result in disconnection from the 
electrical grid, complete removal of and disposal of all project components including solar 
modules, racks, mounting poles, wire, conduit, junction boxes, concrete pad, fencing and 
monitoring equipment, and restoration of the site to its pre-installation condition. 
Decommissioning is expected to take about one month. The project is located in the EI Pomar - 
Estrella planning area. 
 
PLANNING AREA STANDARDS: 
 
Archaeological Resources (23.94.020 A) – Projects that fall within 300 feet of a creek where the 
slopes of the site are less than 10 percent shall contain an archaeological survey and potentially 
a mitigation plan if necessary.  This project does not lie within 300 feet of a creek. Nonetheless, 
the application submittal included an archaeological investigation with mitigation. This report 
was evaluated as a part of the environmental review process and because no findings were 
made, no additional mitigation beyond the ordinance requirements for cultural resources are in 
place.   
 
Riparian and Wildlife Corridors (22.94.020 B) –All new development subject to discretionary 
review shall be set back a minimum of 50 feet from the top of the bank of any watercourse, as 
defined in the Land Use Ordinance, or outside the dripline of riparian vegetation, whichever 
distance is greater.  There are no watercourses crossing the project site. Therefore this project 
complies with this requirement.   
 
Light and Glare (22.94.020 D) – At the time of application for the land use permit, the applicant 
is to provide details on any exterior lighting.  The application materials indicate there will be 
minimal perimeter lighting and down lighting around the transformers.  The proposed project is 
conditioned to include an exterior lighting plan on the construction documents in the event that a 
light for security or access is required for safety purposes.  All lighting shall be shielded so that 
the glare does not extend off site or be seen from public roadways. Additionally, the project is 
required to include an anti-glare coating on all the panels.   
 
Paso Robles Groundwater Basin (22.94.020 E) – Projects located within the Paso Robles 
Groundwater Basin area are subject to the requirements of this section,  Discretionary land use 
permits must include the requirements outlined which contain standards for irrigation and 
landscaping.  If a project is proposing to increase the water usage on the site additional 
standards are in place for offsetting the water use.  The proposed project will not increase water 
usage on the site; any water usage for panel washing (approximately 2,000 gallons per year) 
will be brought in by a water truck.  The project is conditioned to use reclaimed water or water 
that is not from the impacted Paso Robles Groundwater Basin for this purpose.   
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Agriculture Land Use standards (22.94.040 D) – Projects requiring discretionary approval on 
irrigated or dry farm lands shall be located on the least productive area of the property.  The 
applicant has submitted an assessment of the suitability of the project site for agriculture which 
concludes that the project site is not viable. The 82.41 acre portion of parent site outside the 
solar use easement area will remain accessible to dry farming. All accessory structures and 
dwellings are located at least 0.25 miles outside of the project site boundary.  .   
 
LAND USE ORDINANCE STANDARDS:   
 
Allowable Land Uses and Permit Requirement 
 
“Electricity Generation” is an allowed use in the Agriculture land use category, subject to the 
land use permit required by specific use standards.  A Minor Use Permit is required. 

The parent parcel that includes the project site is within an Agricultural Preserve and subject to 
a Land Conservation Act (LCA) contract. Therefore use of the property and the project site is 
subject to the limitations prescribed by the County's Rules of Procedure to Implement The 
California Land Conservation Act of 1965 (LCA Rules).  
 
According to Table 2 of the LCA Rules, electrical generating plants are prohibited on lands 
subject to an LCA contract. There are no provisions in the County’s land use regulations to 
grant an exception to the use limitations provided in Table 2. However, legislation signed into 
law in 2011 (Senate Bill 618 – Wolk, Government Code Section 51191) authorizes the parties to 
an LCA contract, after approval by the Department of Conservation and in consultation with the 
Department of Food and Agriculture, to mutually agree to rescind a contract on “marginally 
productive” agricultural land in order to simultaneously enter into a “solar-use easement”.  Under 
the terms of a solar use easement, the project site must be used for solar photovoltaic facilities 
(and only for such facilities) for a term of not less than 20 years. To qualify for a solar use 
easement, a property must meet certain criteria set forth in Government Code Section 51191 
and described in the attached MND. 

The effective Land Conservation Act contract on the property was entered into on February 18, 
1975 under the County Rules of Procedure that were effective at that time. Properties are 
generally considered compliant with their contracts if they maintain a commercial agricultural 
use, limit other land uses to those listed as compatible in Table 2 of the Rules of Procedure and 
adhere to the minimum parcel size for conveyance specified in the contract. The interpretation 
by County staff is that the existing contract will continue to be recognized as compliant for the 
purpose of implementing the solar use easement. This will require rescinding the existing 
contract and entering into an identical contract albeit on 82.41 acres instead of the original 
97.21 acres, thus allowing for the 14.8 acre area to be covered by the solar use easement. The 
property under land conservation contract will continue to be cultivated, will limit land uses to 
compatible uses in Table 2 of the Rules of Procedure, will exceed the 40 acre minimum parcel 
size specified in the original contract, and thus will be consistent with the California Land 
Conservation Act of 1965 (Williamson Act) and local Rules of Procedure. 

In February of 2013, the applicants submitted an application for a solar use easement and 
requested that the County forward a petition to the State Department of Conservation (DOC) to 
review the request to grant a solar use easement. The petition includes supporting materials 
addressing each of the criteria listed in the statute (discussed in the attached MND). The DOC 
has reviewed the petition and has concluded that the 14.8 -acre project site would be eligible 
for rescission of the existing Williamson Act contract and entry into a solar-use easement as 
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outlined in Government Code 51191.The analysis supporting their findings is contained in their 
letter of June 3, 2013, attached in Exhibit A of the MND. To summarize: 

Based on site conditions and land classification, the fact that the land has not been 
developed for irrigated agriculture, and that it is likely that the land would not be mapped 
as Prime, Unique, or Farmland of Statewide Importance; the Department believes that 
this project site would be eligible for rescission of the existing Williamson Act contract 
and entry into a solar-use easement. 

However, per Government Code Section 51191.3(c) a performance bond, letters of 
credit, a corporate guarantee, or other security measurement is required to address 
decommissioning issues on the project site prior to termination of the contract. Before 
the County can record the solar-use easement, a written agreement regarding the 
restoration security must be in place. It is suggested that the solar-use easement 
agreement also address the financial security and the ability to make adjustments as 
necessary through the life of the solar-use easement. 

 
The County Agriculture Commissioner has reviewed the petition for a solar use easement, as 
well as the letter from DOC and responded as follows: "The Agriculture Department recognizes 
that the DOC, as lead agency, has indicated that the project site would be eligible for rescission 
of the existing Williamson Act contract and entry into a solar-use easement as long as identified 
solar use easement recording requirements are met." Should the solar use easement be 
approved by the County, the LCA contract on the 97.21 acre parcel would be rescinded and 
replaced with a Solar Use Easement on the 14.8 acre solar project site and a Land 
Conservation Contract on the remaining 82.41 acre portion of the property. Accordingly, the 
project has been conditioned to require evidence of recordation of a solar use easement for the 
14.8-acre project site prior to application for construction permits. 
 
General Property Development Standards 
 
Section 22.10.110 – Minimum Site Area 
No minimum site area is required.  The project site consists of a 20-acre portion of a 97.21 acre 
parcel.  
 
Section 22.10.050 – Height Measurement and Height Limit Exceptions 
The height limit for uses within the Agriculture land use category is 35 feet.  Solar collectors are 
allowed to be not more than five feet above the height limit specified for the land use category 
therefore, the height limit is 40 feet for this project. 
 
The proposed photovoltaic panels will be 10 feet and 8 inches in height at full tilt, which 
complies with this standard. 
 
22.10.140 – Setbacks 
 

SETBACKS (FEET) ALLOWABLE PROPOSED STATUS 

       FRONT 25’ 53’ to 195’  OK 

       REAR 30’ 50’ OK 

       SIDES 30‘ 50’ OK 

 
As proposed, the project will meet the minimum setback requirements established in the Land 
Use Ordinance. 
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Electric Generating Plants 
 
Section 22.32.030 Development Standards 
 
Bonding.  Following permit approval and prior to any work on the proposed site, the applicant 
shall post a surety bond in favor of the County, conditioned on conformance with all applicable 
conditions, restrictions, and requirements. 
 
The project is conditioned to submit a bond from the applicant upon approval of the permit, 
consistent with this standard. 
 
Environmental quality assurance.  An Environmental Quality Assurance Program [EQAP] 
covering all aspects of construction and operation shall be submitted prior to construction of any 
project component, including monitoring and condition compliance. 
 
In addition to the applicant’s agreement to the Developer’s Statement and conditions of 
approval for the Minor Use Permit, the applicant will submit an EQAP in compliance with this 
standard. The EQAP will include all measures identified through the CEQA environmental 
review process and review of the Minor Use Permit. 
 
Clearing and vegetation.  The land area exposed and the vegetation removed during 
construction shall be the minimum necessary to install and operate the facility.  Topsoil must be 
stripped and stored separately.  Disturbed areas no longer required for operation will be 
regarded, covered with topsoil, and replanted. 
 
The project is designed to result in the least amount of vegetation removal as possible. Total 
land disturbance required to construct the facility, driveways, and trenching for lines is 
approximately 14.8 acres. Unaffected topsoil will remain onsite. The applicant’s 
decommissioning plan includes restoration of the project area, including replanting with native 
plants or seed/crops.  Therefore, the project is consistent with this development standard. 
 
Utility interconnect.  A statement from the utility confirming that the proposed interconnection is 
acceptable shall be filed with the County prior to issuance of the first building permit. 
 
The County will obtain the required statement prior to issuance of the first building permit, 
consistent with this standard. 
 
Other requirements.  Additional development standards may be imposed through conditions of 
approval. 
 
The conditions of approval for this Minor Use Permit include mitigation measures agreed to by 
the applicant during preparation of the Initial Study/Mitigated Negative Declaration. 
 
Section 22.32.060 – Photovoltaic Generating Facilities 
 
Undergrounding required.  Electrical distribution lines on the project site shall be undergrounded 
up to the low voltage side of the step-up transformer, to the point of on-site use, or to the utility 
interface point of an on-site substation. 
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The project includes approximately 100 feet of underground, six-inch diameter conduit 
extending from the inverters to the PG&E distribution line located on the north side of El Pomar 
Drive.  The project is consistent with this requirement as proposed. 
 
Site Development Standards 
 
Section 22.50.040 – Fire Safety Standards 
 
New uses shall comply with applicable provisions of the 2010 Uniform Fire Code or later edition 
adopted by County ordinance.  
 
The project has been reviewed by Cal Fire, and has been found to be consistent with general 
design standards, including access to and within the facility, consistent with this standard. On-
site water storage is not required. 
 
Grading and Drainage 
 
Section 22.52.110 – Drainage Plan Required 
 
The applicant is required to submit a Drainage Plan for Public Works Director approval, 
including flow lines, existing and finished contours, natural and man-made drainage facilities, 
onsite wells and leachfields, and incorporation of Low Impact Development (LID) measures. 
 
The project has been reviewed by Public Works, and the applicant is required to submit a 
drainage plan with grading and construction permit applications, consistent with this standard. 
 
Section 22.52.120 – Erosion and Sedimentation Control Plan Required 
 
The applicant is required to submit an erosion and sedimentation control plan addressing pre-
construction, during construction, and post-construction measures, including Best Management 
Practiced (BMPs) and LID measures. 
 
The applicant is required to submit an erosion and sedimentation control plan with grading and 
construction permit applications, consistent with this standard. 
 
22.52.130 – Stormwater Pollution Prevention Plan (SWPPP) Required 
 
Projects involving more than one acre of disturbance are subject to the preparation of a Storm 
Water Pollution Prevention Plan (SWPPP), which focuses on controlling storm water runoff.  
The SWPPP shall incorporate the grading, drainage, and erosion and sedimentation control 
plans, in addition to other requirements listed in the LUO and as required by the Regional Water 
Quality Control Board (RWQCB). 
 
The project is conditioned to prepare and submit a Preliminary SWPPP for review and approval 
by the County and RWQCB, consistent with this standard. 
 
Street and Frontage Improvements 
 
Section 22.54.020 Site Access and Driveway Requirements 
 
For projects located within a high fire hazard zone, with driveways exceeding 200 feet in length, 
the required driveway width is 16 feet, all-weather surface.  Turn-outs are required.  Pursuant to 
Section 22.54.020 F, adjustments to this standard may be granted where proposed by the 
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applicant and mitigated practices are approved by Cal Fire, where the mitigation provides for the 
ability to apply the same degree of accepted fire suppression strategies and tactics as these 
regulations overall, towards providing a key point of defense from an approaching fire or 
defense against encroaching fire or escaping structure fires. 
 
The site plan for the project shows a 16 foot wide driveway from El Pomar Drive that is 
approximately 120 feet in length, and 12 feet wide internal driveways for access within and 
around the solar array. In response to comments from Cal Fire, the project is conditioned to 
provide a 20-foot wide all-weather surface driveway from El Pomar Drive and a 16 foot all 
weather service road around the entire array interior of the fence. Therefore, the project 
complies with the noted requirements for access. 
 
AGRICULTURE POLICY (AGP) CONSISTENCY: 
 
AGP17 – Agricultural Buffers 
This policy aims to reduce incompatibilities between non-agricultural and agricultural uses by 
creating a separation between such uses to ensure the long-term viability for agricultural 
resources and operations.  Part of the land use review process is to identify potential land use 
conflicts between proposed development and existing or future production agriculture.  
Agricultural buffers are the most effective method of addressing conflicts between the non-
agriculturally related developments and adjacent agricultural activities.  Land use conflicts 
between agricultural operations and solar facilities are typically related to dust generated by an 
agricultural operation that settles on solar panels, thereby reducing efficiency and increasing 
maintenance and water usage.   
 
Agricultural operations on the parent parcel and on neighboring parcels consists largely of dry 
farming; vineyards are located on the properties to the east. The project site is set back a 
minimum of 50 feet from the north side of El Pomar Drive; on the south side of El Pomar 
agricultural operations consist largely of dry farming. Day to day operation of the project will 
consist of the generation of electricity from a passive solar array. There will be no on-site 
employees or other operations that would interfere with ongoing farming activities. No concerns 
regarding land use compatibility were raised by the Agriculture Department. There are no 
required buffers or mitigation measures based on the project design.   
 
AGP18 – Location of Improvements 
 
Development should be located so as to protect agricultural land.  This policy is intended to 
ensure that new facilities will be sited so that the most productive agricultural land will be kept 
available for agricultural production.   
 
The project design is consistent with this policy because the development has been located on 
a portion of the site that has limited production potential and does not result in on or off-site 
incompatibilities. 
 
COMMUNITY ADVISORY GROUP COMMENTS: 
The Templeton Area Advisory Group (TAAG) recommended approval of the project with 
comments (attached letter April 4, 2012).  . The TAAG ARC Committee had concerns regarding 
agricultural resources, grading and drainage, visual impacts, grid interface and project 
sustainability.  The comments provided by the TAAG ARC have been incorporated into the 
environmental review and the conditions of approval which contain address each of their issues 
of concern.   
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AGENCY REVIEW: 
 
Public Works – Conditions related to access, utility encroachment, and drainage/stormwater 
pollution prevention are recommended (referral response March 6, 2012). 
 
Environmental Health – No response. 
 
Ag Commissioner – The Agriculture Department recognizes that the Department of 
Conservation, as lead agency, has indicated that the project site would be eligible for rescission 
of the existing Williamson Act contract and entry into a solar-use easement as long as identified 
solar use easement recording requirements are met. No other comments were provided. 
 
CAL FIRE – Roadway widths, vertical clearance, fuel reduction, emergency access required at 
gate, fire extinguisher, vegetation clearance (April 4, 2012).  
 
APCD – No response. 
 
Cal Trans – No response. 
 
Regional Water Quality Control Board – No response. 
 
LEGAL LOT STATUS:  
One lot was legally created by a recorded map at a time when that was a legal method of 
creating los. 
 
 
Staff report prepared by Dave Moran of DiLeo and Moran Assoc. and reviewed by Ryan 
Hostetter, Ellen Carroll, County Counsel and Steve McMasters. 
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EXHIBIT A - FINDINGS 

 
Environmental Determination 
A. The Environmental Coordinator, after completion of the initial study, finds that there is no 

substantial evidence that the project may have a significant effect on the environment, 
and the preparation of an Environmental Impact Report is not necessary.  Therefore, a 
Mitigated Negative Declaration (pursuant to Public Resources Code Section 21000 et 
seq. and CA Code of Regulations Section 15000 et seq.) has been issued on July 18, 
2013 for this project.  Mitigation measures are proposed to address aesthetics, air 
quality, biological resources, transportation and traffic, geology and soils, hazards, public 
services, and water and are included as conditions of approval. 

 
Minor Use Permit 
B. The proposed project or use is consistent with the San Luis Obispo County General Plan 

because the use is an allowed use and as conditioned is consistent with all of the 
General Plan policies. 

 
C. As conditioned, the proposed project or use satisfies all applicable provisions of Title 22 

of the County Code. 
 
D. The establishment and subsequent operation or conduct of the use will not, because of 

the circumstances and conditions applied in the particular case, be detrimental to the 
health, safety or welfare of the general public or persons residing or working in the 
neighborhood of the use, or be detrimental or injurious to property or improvements in 
the vicinity of the use because the solar facility does not generate activity that presents a 
potential threat to the surrounding property and buildings. This project is subject to 
Ordinance and Building Code requirements designed to address health, safety and 
welfare concerns. 

 
E. The proposed project or use will not be inconsistent with the character of the immediate 

neighborhood or contrary to its orderly development because the project has been 
designed to minimize visibility from surrounding areas, provide a natural separation 
between this use and existing and future agricultural uses, and will not conflict with the 
surrounding lands and uses. 

 
F. The proposed project or use will not generate a volume of traffic beyond the safe 

capacity of all roads providing access to the project, either existing or to be improved 
with the project because the project is located on El Pomar Drive, a collector road 
constructed to a level able to handle the short-term construction traffic, and minimal 
operations and maintenance traffic generated by the project.  

 
Solar Use Easement 
G. The proposed Solar Use Easement is consistent with Government Code Section 51191 

et seq. 
 
H. The current Land Conservation Act contract on the property was entered into on February 

18, 1975 under the County’s Rules of Procedure to Implement The California Land 
Conservation Act of 1965 that were effective at that time. For the purpose of implementing 
the Solar Use Easement on the 14.8 acre portion of the site as prescribed in Government 
Code 51191 et seq, continuing in effect the existing contract provisions in a replacement land 
conservation contract on the remaining 82.41-acre portion of the parcel is considered 
compliant because of evidence in the record which demonstrates the following: 
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a. A commercial agricultural use has been maintained on the property; 
b. Use of the land has been limited to those compatible with uses listed in Table 2  

of the County’s Rules of Procedure to Implement The California Land 
Conservation Act of 1965; and 

c. The parcel adheres to the existing minimum parcel size for conveyance and 
creation of new parcels specified in the original contract. 

 
I. For the purpose of implementing the Solar Use Easement on the 14.8 acre project site, a 

replacement Land Conservation Contract on the remaining 82.41 acre portion of the 
property will be in compliance with the California Land Conservation Act of 1965 
because: 

 
a. The current contract will be rescinded and an identical contract covering the 

remainder of the site minus the solar use easement area will be simultaneously 
entered into with the County. 

b. The remaining acreage under the replacement Land Conservation Contract will 
continue to be cultivated, will limit land uses to compatible uses in Table 2 of the 
County’s Rules of Procedure, and will exceed the 40 acre minimum parcel size 
specified in the original contract. 
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EXHIBIT B - CONDITIONS OF APPROVAL 

 
Approved Development 
 
1. This approval authorizes a Minor Use Permit to construct an approximately 1.50-

megawatt (MW) solar generation facility including: 
 
a. 14.8 acre solar generation facility including: approximately 7,488, solar 

photovoltaic (PV) modules, 156 tracker racks with 48 modules per rack mounted 
on single-axis trackers; inverters; underground electrical conduit.  

b. The project includes improvement of a 120 foot access driveway to El Pomar 
Drive, including compaction and a turn-out area. 

c. Periodic maintenance including remote monitoring, data collection, regular 
maintenance and repairs, and panel washing (approximately 2,000 gallons of 
water per year).  

d. Integrated pest management plan, which may include the following weed control 
(i.e. use of native ground cover, manual harvest, and use of herbicides if 
necessary); vegetative management for fuel load reduction; and, insect, pest, 
and disease management (i.e., manual trapping of vertebrate pests, eradication, 
use of EPA-approved rodenticides). 

e. De-commissioning the facility including removal of all facility elements, including 
but not limited to: solar modules, trackers, racking, posts, transformers and 
converter, electrical equipment, underground conduits and cables, concrete 
pads, fences, security lighting, and access road gravels.     

f. Reclamation including evaluation of adjacent grasses and vegetation, soil 
preparation, temporary irrigation, seed/crop planting, and watering and 
fertilization (if necessary). 

g. The project ground disturbance will occur over approximately 14.8 acres, and will 
result in the disturbance (soil movement) within a single 97.21 acre parcel. 

h. Maximum height is 10 feet 7 inches from average natural grade. 
 
Conditions required to be completed at the time of application for construction permits 
 
Site Development  
2. Prior to issuance of any construction permits or commencement of any site 

disturbance, the applicant shall provide evidence of recordation of a Solar Use 
Easement executed by the landowner and accepted by the Board of Supervisors, as 
defined by Government Code Section 51190 et seq, for the 14.8 acre project site. 
 

3. Prior to issuance of construction permits, the applicant shall submit a 
decommissioning plan for review and approval by the County which demonstrates how 
the site will be returned to pre-construction conditions. The applicant shall enter into an 
agreement with the County, in a form approved by County Counsel, agreeing to comply 
with the requirements of the decommissioning plan and post a performance bond or 
letter of credit, in favor of the County in an amount approved by the Department of 
Planning and Building which is sufficient to fund decommissioning and restoration of the 
solar use easement area to pre-construction conditions. 

 
4. At the time of application for construction permits plans submitted shall show all 

development consistent with the approved site plan, proposed solar array, tracker 
elevations and details, and road details. 
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5. At the time of application for construction permits, the applicant shall provide details 

for any proposed exterior security lighting.  The details shall include the height, location, 
and intensity of all exterior lighting.  All lighting fixtures shall be shielded so that neither 
the lamp or the related reflector interior surface is visible from adjacent properties.  Light 
hoods shall be dark colored. Lighting shall be on timers or motion sensors so that they 
are not on all night impacting neighboring residences.  

 
6. At the time of application for construction permits, all plans shall be prepared by a 

California Licensed Architect or Engineer of Record unless exempted by the Business 
and Professions Code. 

 
7. At the time of application for construction permits, a full soils report shall be 

required. 
 
8. At the time of application for construction permits, the project will require a separate 

grading permit that shall conform to the “National Pollutant Discharge Elimination 
System” storm water management program regulations. 

 
Fire Safety 
9. At the time of application for construction permits, all plans submitted to the 

Department of Planning and Building shall meet the fire and life safety requirements of 
the California Fire Code.  Requirements shall include, but not be limited to those outlined 
in the Fire Safety Plan, prepared by Cal Fire (letter dated April 4, 2012) for this proposed 
project. 

 
Drainage 
10. At the time of application for construction permits, the applicant shall submit 

complete drainage calculations for review and approval in accordance with Section 
22.52.110 (Drainage) of the Land Use Ordinance. 

 
11. At the time of application for construction permits, the applicant shall submit a 

complete erosion and sedimentation control plan for review and approval in accordance 
with Section 22.52.120 of the Land Use Ordinance.  

 
12. At the time of application for construction permits, the applicant shall submit a 

Storm Water Pollution Prevention Plan (SWPPP) together with a draft “Standard Private 
Stormwater Conveyance Management and Maintenance System Agreement” for review 
and approval by the County. 

 
Transportation and Traffic 
13. At the time of application for construction permits, the applicant shall submit plans 

to the Department of Public Works to secure an Encroachment Permit and post a 
damage bond to install improvements within the public right-of-way in accordance with 
County Public Improvement Standards. The plan is to include, as applicable: 

 
a. Relocate the existing site access driveway to achieve Drawing A-5a sight distance 

standards and construct a new driveway approach per Drawing B-1e standards for 
high speed and/or high volume rural roadways. All gates shall be set back a 
minimum of 75-feet from the nearest edge of traveled way of El Pomar Drive. 

b. Except for the relocated project access driveway, all other existing access 
connections to El Pomar Drive along the project frontage shall be demolished, 
scarified, revegetated, fenced and the El Pomar Drive shoulder restored in 
accordance with county standards. 
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c. Drainage ditches, culverts, and other structures (if drainage calculations require). 

 
14. [TR-1] At the time of application for construction permits, the applicant shall provide 

evidence to the Planning and Building Department that onsite circulation and pavement 
structural sections have been designed and will be constructed in conformance with Cal 
Fire standards and specifications back to the nearest public maintained roadway. 

 
15. At the time of application for construction permits, the applicant shall submit utility 

plans prepared by a civil engineer to the Department of Public Works to secure an 
Encroachment Permit to install wire tie-in facilities within the public right-of-way.  No 
trenching of El Pomar Drive shall be allowed, only directional boring  

 
Conditions to be completed prior to issuance of a construction permit 
 
 
County Environmental Monitor 
16. Prior to issuance of construction permits the Applicant shall provide the funding for a 

County Environmental Monitor to oversee and monitor compliance with County 
Conditions of Approval and the Mitigated Negative Declaration measures. The 
Environmental Monitor shall assist the County in condition compliance and mitigation 
monitoring for all applicable construction, operational, and decommissioning 
stages of the project, as specified in a scope of work approved by the County 
Department of Planning and Building. 
 

17. Prior to issuance of construction permits, in addition to the applicant’s agreement to 
the Developer’s Statement and conditions of approval for the Minor Use Permit, the 
applicant will submit an Environmental Quality Assurance Plan (EQAP) in compliance 
with Section 22.32.030.  The EQAP will include all measures identified through the 
CEQA environmental review process and review of the Minor Use Permit. 
 

18. Prior to issuance of construction permits, a statement from the utility confirming that 
the proposed interconnection is acceptable shall be filed with the County prior to 
issuance of the first building permit as required by Section 22.32.030. 

 
19. Prior to issuance of construction permits, the applicant shall record with the County 

Clerk a “Standard Private Stormwater Conveyance Management and Maintenance 
System Agreement” to document on-going and permanent storm drainage control, 
management, treatment, disposal and reporting. 
 

Fees 
20. Prior to issuance of construction permits, the applicant shall post a surety bond 

(separate from decommissioning bond) in favor of the County, in an amount approved by 
the Department of Planning and Building, conditioned on conformance with all applicable 
conditions, restrictions, and requirements as required in Section 22.32.030. 
 

21. Prior to issuance of a construction permit, the applicant shall pay all applicable 
school, public facilities, and inclusionary housing ordinance fees.  Public facilities and 
inclusionary housing fees shall be calculated based on the square footage of all 
foundations, posts, and pads touching the ground (not area of array). 

 
22. Within 30-days of permit approval or in accordance with the County Road 

Improvement Fee Ordinance 13.01, the applicant shall pay Templeton Area B Road 
Impact Fees to the Department of Public Works in accordance with the latest adopted 
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road fee schedule and based upon the applicant’s project description of 2 trips per day 
for the ongoing operation and maintenance of the solar facility. Future development on 
the site shall be subject to the payment of road fees prior to building permit issuance. 

 
Aesthetics 
23. [V-1] At the time of application for construction permits, the applicant shall submit 

landscape, irrigation, landscape maintenance plans and specifications to the Department 
of Planning and Building for review and approval in consultation with the Environmental 
Coordinator. The landscape plan shall be prepared as provided in Chapter 22.16 of the 
San Luis Obispo County Land Use Ordinance, and shall provide vegetation along the 
southern and eastern property boundary that will adequately screen the new 
development when viewed from EI Pomar Drive. The landscape plan shall utilize only 
native, drought-tolerant plant material. Prior to final inspection, the applicant shall 
provide verification to the satisfaction of the county that these measures have been met. 

 
24. [V3] At the time of application for construction permits, the applicant shall submit 

utility plans prepared by a civil engineer to the Public Works Department to secure an 
Encroachment Permit to install wire tie-in facilities within the public right-of-way. All new 
utility services shall be installed underground within the right-of-way. No trenching of EI 
Pomar Drive shall be allowed, only directional boring. 
 

 
Air Quality 
25. [AQ-1] Prior to issuance of grading and construction permits, all required fugitive 

dust (PM10) measures shall be shown on applicable grading or construction plans. In 
addition, the contractor or developer shall designate personnel to monitor the fugitive 
dust emission and enhance the implementation of the measures as necessary to 
minimize dust complaints, reduce visible emissions below 20 percent opacity, and to 
prevent transport of dust offsite. Monitor duties shall include holidays and weekend 
periods when work may not be in progress. The name and telephone number of such 
person(s) shall be provided to the APCD Compliance Division prior to issuance of 
grading and construction permits. 

 
a. Reduce the amount of the disturbed area where possible. 
b. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne 

dust from leaving the site.  Increased watering frequency would be required 
whenever wind speeds exceed 15 mph.  Reclaimed (nonpotable) water should be 
used whenever possible. 

c. All dirt stock-pile areas should be sprayed daily as needed. 
d. Permanent dust control measures identified in the approved project revegetation and 

landscape plans should be implemented as soon as possible following completion of 
any soil disturbing activities. 

e. Exposed ground areas that are planned to be reworked at dates greater than one 
month after initial grading should be sown with a fast-germinating native grass seed 
and watered until vegetation is established. 

f. All disturbed soil areas not subject to revegetation should be stabilized using 
approved chemical soil binders, jute netting, or other methods approved in advance 
by the APCD. 

g. All roadways, driveways, sidewalks, etc. to be paved should be completed as soon 
as possible.  In addition, building pads should be laid as soon as possible after 
grading unless seeding or soil binders are used. 

h. Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved 
surface at the construction site. 
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i. All trucks hauling dirt, sand, soil, or other loose materials are to be covered or should 

maintain at least two feet of freeboard (minimum vertical distance between top of 
load and top of trailer) in accordance with CVC Section 23114.  

j. Install wheel washers where vehicles enter and exit unpaved roads onto streets, or 
wash off trucks and equipment leaving the site. 

k. Sweep streets at the end of each day if visible soil material is carried onto adjacent 
paved roads. Water sweepers with reclaimed water should be used where feasible. 

l. Prior to commencement of construction activities, the applicant shall notify the 
APCD, by letter, that the above air quality mitigation measures have been applied. 
 

 
26. Proposed demolition activities can result in potentially negative air quality impacts, 

especially where material exists containing asbestos material.  Prior to issuance of any 
construction permit to remove or demolish any buildings or utility pipes on the subject 
property, the applicant shall provide evidence they have contacted APCD to determine:  
a) what regulatory jurisdictions apply to the proposed demolition, such as the National 
Emission Standard for Hazardous Air Pollutants (40CFR61, Subpart M - Asbestos 
NESHAP); b) District notification requirements; c) the need for an asbestos survey 
conducted by Certified Asbestos Inspector; and d) applicable removal and disposal 
requirements of the asbestos-containing material.   

 
27. [AQ-3] "Naturally-occurring asbestos" has been identified by the State Air Resources 

Board as a toxic air contaminant. Serpentine and ultramafic rocks are very common in 
the state and may contain naturally occurring asbestos. Under the State Air Resources 
Board Air Toxics Control Measure (ATCM) for Construction, Grading, Quarrying, and 
Surface Mining Operations, prior to construction permit issuance, a geologic 
investigation will be prepared and then submitted to the county to determine the 
presence of naturally-occurring asbestos. If naturally occurring asbestos is found at the 
site, the applicant must comply with all requirements outlined in the Asbestos ATCM 
before grading begins. These requirements may include, but are not limited to, 1) 
preparation of an "Asbestos Dust Mitigation Plan", which must be approved by APCD 
before grading begins; 2) an "Asbestos Health and Safety Program", as determined 
necessary by APCD. If NOA is not present, an exemption request shall be filed with the 
APCD. (For any questions regarding these requirements, contact the APCD at (805) 
781-5912 or go to http://www.slocieanair.org/business/asbestos.php).Prior to final 
inspection or occupancy, whichever occurs first, when naturally-occurring asbestos is 
encountered, the applicant shall provide verification from APCD that the above 
measures have been incorporated into the project. 
 

28. Prior to issuance of permits, the Applicant shall consult with the County Health 
Department to develop a Dust Management Plan that addresses management of dust to 
reduce the potential for exposure to Valley Fever.  The Plan shall include a program to 
evaluate the potential for exposure to Valley Fever from construction activities, and to 
identify appropriate dust management and safety procedures that shall be implemented, 
as needed, to minimize personnel and public exposure to potential Valley Fever–
containing dust. Measures in the Plan, which shall be implemented as applicable, may 
include the following: 

a. Provide HEP-filtered air-conditioned enclosed cabs on heavy equipment. Train 
workers on proper use of cabs, such as turning on air conditioning prior to using the 
equipment. 

b. Provide communication methods, such as two-way radios, for use in enclosed cabs. 
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c. Provide National Institute for Occupational Safety and Health (NIOSH)-approved 

respirators for workers. 

d. Require half-face respirators equipped with N-100 or P-100 filters to be used during 
digging. Require employees to wear respirators when working near earth-moving 
machinery. 

e. Cause employees to be medically evaluated, fit-tested, and properly trained on the use 
of the respirators, and implement a full respiratory protection program in accordance 
with the applicable Cal/OSHA Respiratory Protection Standard (8 CCR 5144). 

f. Provide separate, clean eating areas with hand-washing facilities. 

g. Thoroughly clean equipment, vehicles, and other items before they are moved offsite 
to other work locations. 

h. Train workers to recognize the symptoms of Valley Fever, and to promptly report 
suspected symptoms of work-related Valley Fever to a supervisor. 

i. Work with a medical professional to develop a protocol to medically evaluate 
employees who develop symptoms of Valley Fever. 

j. Submit an educational handout (one has been prepared by the State) for on-site 
workers and surrounding residents adjacent to the project site, and include the 
following information on Valley Fever:  what are the potential sources/ causes, what 
are the common symptoms, what are the options or remedies available should 
someone be experiencing these symptoms, and where testing for exposure is 
available.. No less than 30 days prior to any work commencing, this handout shall 
be submitted to all staff working on the project site as well as adjacent residences. 

k. Prior to the Notice to proceed for decommissioning, the applicant will follow the 
above process for all decommissioning work if grading or ground disturbance is 
proposed to occur. 

29. Work with a medical professional, in consultation with the County Health Department, to 
develop an educational handout for on-site workers and surrounding residents within 
three miles of the project site, and include the following information on Valley Fever:  
what are the potential sources/ causes, what are the common symptoms, what are the 
options or remedies available should someone be experiencing these symptoms, and 
where testing for exposure is available. Prior to construction permit issuance, this 
handout shall have been created by the Applicant and reviewed by the County. No less 
than 30 days prior to any work commencing, this handout shall be mailed to all 
existing residences within three miles of the project boundaries.  

 
Biological Resources 
 
30. [BIO-2] Prior to construction, a qualified biologist (approved by San Luis Obispo 

County Department of Planning and Building) shall conduct a pre-activity survey to 
identify known or potential dens or sign no less than 14 days and no more than 30 days 
prior to the beginning of the site preparation, ground-disturbing, or construction activities, 
or any other activity that has the potential to adversely affect San Joaquin kit fox. If a 
known or potential den or any other sign of the species is identified or detected within 
the project area, the biologist will contact the USFWS and CDFW immediately. No work 
will commence or continue until such time that the USFWS and CDFW determine that it 
is appropriate to proceed. Under no circumstances will a known or potential den be 
disturbed or destroyed without prior authorization from the USFWS and CDFW. Within 7 
days of survey completion, a report will be submitted to the USFWS, CDFW, and the 
County. The report will include, at a minimum, survey dates, field personnel, field 
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conditions, survey methodology, and survey results. 

 
Conditions to be completed during project construction 
 
Air Quality 
 
31.  [AQ-2] During the site disturbance and/or construction phase, to minimize air 

quality impacts associated with construction activities, the applicant shall implement the 
following as applicable: 

 
a. Maintain all construction equipment in proper tune according to manufacturer’s 

specifications;  
b. Fuel all off-road and portable diesel-powered equipment with Air Resources Board 

(ARB)-certified motor vehicle diesel fuel (non-taxed version suitable for use off road);  
c. Use diesel construction equipment meeting ARB's Tier 2 certified engines or cleaner 

off-road heavy-duty diesel engines, and comply with the State off-Road Regulation; 
d. Use on-road heavy-duty trucks that meet the ARB’s 2007 or cleaner certification 

standard for on-road heavy-duty diesel engines, and comply with the State On-Road 
Regulation; 

e. Construction or trucking companies with fleets that that do not have engines in their 
fleet that meet the engine standards identified in the above two measures (e.g. 
captive or NOx exempt area fleets) may be eligible by proving alternative 
compliance; 

f. All on and off-road diesel equipment shall not idle for more than 5 minutes. Signs 
shall be posted in the designated queuing areas and or job sites to remind drivers 
and operators of the 5-minute idling limit; 

g. Diesel idling within 1,000 feet of sensitive receptors is not permitted; 
h. Staging and queuing areas shall not be located within 1,000 feet of sensitive 

receptors; 
i. Use equipment powered by electricity rather than diesel or gasoline when feasible; 
j. Substitute gasoline-powered in place of diesel-powered equipment, where feasible; 
k. Use alternatively-fueled construction equipment on-site where feasible, such as 

compressed natural gas (CNG), liquefied natural gas (LNG), propane or biodiesel; 
 
32. [AQ-4] As of February 25, 2000, the APCD prohibits developmental burning of 

vegetative material within San Luis Obispo County.  However, under certain 
circumstances where no technically feasible alternatives are available, limited 
developmental burning under restrictions may be allowed.  Any such exception must 
complete the following prior to any burning:  APCD approval; payment of fee to APCD 
based on the size of the project; and issuance of a burn permit by the APCD and the 
local fire department authority.  As a part of APCD approval, the applicant shall furnish 
them with the study of technical feasibility (which includes costs and other constraints) at 
the time of application.  For any questions regarding these requirements, contact the 
APCD at (805) 781-5912. 

 
 
Biological Resources 
33. During the site disturbance and/or construction phase, grading and construction 

activities after dusk shall be prohibited unless coordinated through the County, during 
which additional kit fox mitigation measures may be required. 
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34. [BIO-1] During site disturbance and/or construction phase, activities should be 

conducted outside of the migratory bird breeding season. If such activities are required 
during this period, the applicant should retain a County-approved biologist to conduct a 
nesting bird survey and verify that migratory birds are not occupying the site. If nesting 
activity is detected the following measures should be implemented:  

 
a. The project should be modified or delayed as necessary to avoid direct take of 

identified nests, eggs, and/or young protected under the MBTA;  
b. The County-approved biologist should contact the USFWS and CDFW to determine 

an appropriate biological buffer zone around active nest sites. Construction activities 
within the established buffer zone will be prohibited until the young have fledged the 
nest and achieved independence; and, 

c. The County-approved biologist should document all active nests and submit a letter 
report to the County, USFWS, and CDFW, documenting project compliance with the 
MBTA and applicable project mitigation measures. 

 
35. BIO-3] During the site-disturbance and/or construction phase, to prevent 

entrapment of the San Joaquin kit fox, all excavation, steep-walled holes, or trenches in 
excess of 2 feet in depth should be covered at the close of each working day by plywood 
or similar materials, or provided with one or more escape ramps constructed of earth fill 
or wooden planks. Trenches should also be inspected for entrapped kit fox each 
morning prior to onset of field activities and immediately prior to covering with plywood at 
the end of each working day. Before such holes or trenches are filled or covered, they 
should be thoroughly inspected for entrapped kit fox. If any kit fox is found, work will stop 
and the USFWS and CDFW will be contacted immediately to determine how to proceed. 

 
36. [BIO-4] During the site disturbance and/or construction phase, any pipes, culverts, 

or similar structures with a diameter of 4 inches or greater stored overnight at the project 
site should be thoroughly inspected for trapped San Joaquin kit foxes before the subject 
pipe is subsequently buried, capped, or otherwise used or moved in any way. If any kit 
fox are found, work will stop and the USFWS and CDFW will be contacted immediately 
to determine how to proceed. 

 
37. [BIO-5] Prior to, during, and after the site disturbance and/or construction phase, 

use of pesticides or herbicides should be in compliance with all federal, state, and local 
regulations. This is necessary to minimize the probability of primary or secondary 
poisoning of endangered species utilizing adjacent habitats, and the depletion of prey 
upon which San Joaquin kit foxes depend.  

 
38. [BIO-6] During the site disturbance and/or construction phase, any contractor or 

employee that inadvertently kills or injures a San Joaquin kit fox or who finds any such 
animal either dead, injured, or entrapped should be required to report the incident 
immediately to the applicant and County. In the event that any observations are made of 
injured or dead kit fox, the applicant should immediately notify the USFWS and the 
CDFW by telephone. In addition, formal notification should be provided in writing within 3 
working days of the finding of any such animal(s). Notification should include the date, 
time, location and circumstances of the incident. Any threatened or endangered species 
found dead or injured should be turned over immediately to the CDFW for care, analysis, 
or disposition. 
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Conditions to be completed prior to occupancy or final building inspection 
/establishment of the use 
 
39. Landscaping in accordance with the approved landscaping plan shall be installed or 

bonded for before final building inspection.  If bonded for, landscaping shall be 
installed within 60 days after final building.  All landscaping shall be maintained in a 
viable condition in perpetuity. 

 
40. Prior to occupancy or final inspection, which ever occurs first, the applicant shall 

obtain final inspection and approval from Cal Fire of all required fire/life safety measures, 
including, but not limited to, the following: 

 
a. The roadway providing access from El Pomar Drive to the proposed project site must 

provide a minimum 20-foot edge-to-edge all-weather driving surface. 
b. A 16 foot wide fire department all weather service road shall be provided around the 

entire solar photovoltaic array, interior of the fence. 
c. Vertical clearance of 13’6” is required along the entire length of service roadway. 
d. Roadways shall also provide for a 10 foot fuel modification zone on both sides. 
e. A fuel reduction zone may be required around the project site. CAL FIRE/County Fire 

will work with the applicant and the San Luis Obispo County Department of Planning 
and Building to ensure adequate “defensible space” from wildland fire threat while 
working to satisfy any possible visual screening requirements. 

f. Access to all associated equipment shall be controlled by means of a locked gate or 
fence. 

g. The existing and proposed gates must provide adequate emergency access. This 
department may require a “Knox” lock or keypad to ensure access during 
emergencies. 

h. A minimum 40 BC rated fire extinguisher shall be required in all vaults/structures. 
 
 
41. Prior to occupancy of any structure associated with this approval, the applicant 

shall contact the Department of Planning and Building to have the site inspected for 
compliance with the conditions of this approval. 

 
Aesthetics 
42. [V-2] Prior to final inspection, the applicant shall ensure that all solar panels were 

prepared with anti-reflective coating. 
 

Biological Resources 
43. [BIO-7] Prior to final inspection, or occupancy, whichever comes first, should any 

long internal or perimeter fencing be proposed or installed, the applicant shall do the 
following to provide for kit fox passage: 

 
a. If a wire strand/pole design is used, the lowest strand shall be no closer to the 

ground than 12". 
b. If a more solid wire mesh fence is used, 8" x 12" openings near the ground shall be 

provided every 100 yards.   
c. Upon fence installation, the applicant shall notify the County to verify proper 

installation.   
d. Any fencing constructed after issuance of a final permit shall follow the above 

guidelines. 
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Transportation and Traffic 

 
44. Prior to occupancy or final inspection, the El Campo Road driveway approach shall 

be reconstructed in accordance with County Public Improvement Standard B-1e with all 
other existing driveway approaches removed. All work shall be done to the satisfaction 
of the County Public Works Inspector. 
 

On-going conditions of approval (valid for the life of the project) 
 
Transportation and Traffic 
45. [TR-2] For the life of the project, and in accordance with County Code Section 13.08, 

no activities associated with this permit shall be allowed to occur within the public right-
of-way prior to obtaining a valid Encroachment Permit from the Public Works 
Department, including, but not limited to:  project signage, tree planting, and fences. 
 

46. On-going condition of approval (valid for the life of the project); any gate 
constructed on the site access driveway shall be a located a minimum of 75-feet from 
the nearest edge of traveled way of El Pomar Drive. 

 
Fees 
47. On-going condition of approval (valid for the life of the project), and in accordance 

with Title 13.01 of the County Code the applicant shall be responsible for paying to the 
Department of Public Works the Templeton Area B Road Improvement Fee for each 
future building permit in the amount prevailing at the time of payment. 
 

Drainage 
48. [W-1] Ongoing and for the life of the project, the project shall comply with the 

requirements of the National Pollutant Discharge Elimination System Phase I and/or 
Phase II storm water program and the County’s Storm Water Pollution Control and 
Discharge Ordinance, Title 8, Section 8.68 et sec. 

 
Water Supply 
49. For the life of the project, water used for maintenance and panel washing shall be 

trucked in from an off site location and shall include reclaimed water or water source not 
from the Paso Robles Ground Water Basin area. 

 
General 
50. This land use permit is valid for a period of 24 months from its effective date unless time 

extensions are granted pursuant to Land Use Ordinance Section 22.64.070 or the land 
use permit is considered vested.  This land use permit is considered to be vested once a 
construction permit has been issued and substantial site work has been completed.  
Substantial site work is defined by Land Use Ordinance Section 22.64.080 as site work 
progressed beyond grading and completion of structural foundations; and construction is 
occurring above grade. 

 

51. All conditions of this approval shall be strictly adhered to, within the time frames 
specified, and in an on-going manner for the life of the project (life of the project 
expected to be 20 years).  Failure to comply with these conditions of approval may result 
in an immediate enforcement action by the Department of Planning and Building.  If it is 
determined that violation(s) of these conditions of approval have occurred, or are 
occurring, this approval may be revoked pursuant to Section 22.74.160 of the Land Use 
Ordinance. 
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Project Site TopographyMinor Use Permit DRC2011-00062

Property Topography – 2 foot contours
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Proposed Solar Array Project Area PlanMinor Use Permit DRC2011-00062
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Grading and Drainage MapMinor Use Permit DRC2011-00062
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Farmland Soil Quality MapMinor Use Permit DRC2011-00062

Project Area
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Proposed Solar Array Existing Vegetation MapMinor Use Permit DRC2011-00062
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Solar Equipment ElevationMinor Use Permit DRC2011-00062
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Total Site area 14.8 acresMinor Use Permit DRC2011-00062

14.8 Acres
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Total Site area 14.8 acresMinor Use Permit DRC2011-00062
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TAAG ARC Committee 

 
Committee meeting April 4, 2012:  Chairman David La Rue, Members Bill Pelfry and Jeff DeBrish, community 

member Rob Rosales present. 

 

Project DRC2011-00062 FINLEY CUP for 1.5mw (AC) solar photovoltaic facility on 20 ac located along El 

Pomar Rd, Templeton, CA. 

 

Community vision:  This is the first in what appears to be a series of Solar “farm” projects in Templeton.  We 

have addressed previous alternate energy projects with an open mind and requirements that fit the Templeton 

community’s vision of appropriate, sustainable, rural character, and quality design and build-out.  ARC does not 

see significant issues that can not be address and mitigated through proper design and Conditions of Approval. 

 

Agricultural resources: ARC feels the Soil Classification and Non-Ag use need to be consistent and compatible.  

ARC has seen documents and heard presentation of conflicting Soil classification, and feels the Ag 

Commissioner needs to qualify the soil type and compatible use. 

 

Grading and Drainage: As presented, the installation will follow natural contour of the land and have no grading 

except for access roads.  ARC requests any change require a drainage plan.  If the applicant or agent actually 

use grading and re-shaping of the area, that a semi-sub-surface elevation be required to future screen the 

installation from the surrounding area. 

 

Visual Impacts: ARC is very concerned about the negative visual impact to the area and view-shed.  ARC 

suggests extensive vegetative screening from all sides to limit the over-all negative visual footprint this project 

presents.  If significant grading is implemented, ARC suggests TAAG request County Planning condition the 

CUP with semi-sub-terrainian installation of the solar panels and equipment. 

TAAG should at a minimum request a full Landscaping plan to screen the solar plant from El Pomar Road, the 

nearby residents and any possible view-shed homes.  The project needs to be conditioned to prevent reflective 

light blinding motorists on public or public roads. 

 

Lighting:  Consistent with the Templeton Community Design Plan (TCDP), there should be NO night-time 

lighting, to preserve the Night sky from light pollution. Any security lighting MUST be on motion sensors, 

shielded from light trespass beyond the solar farm, and turned off in a short reasonable time. 

 

Fencing:  The landowner has requested, and ARC supports the use of barbed wire livestock fensing to contain 

the solar farm.  High chain-link, security wire topped compounds are not appropriate and not consistent with the 

TCDP. 

 

Grid interface:  ARC has view-shed concerns with over-head connector powerlines and requests all P.G. & E. 

interface connections be via under-ground cables and conduit. 

 

Sustainability:  ARC has major concerns of completion and sustainability, and suggests TAAG request County 

Planning condition this project with a Completion Bond AND a Decommission and reclamation Bond. 

 

ARC further suggests a paved 40 foot encroachment for traffic safety, and biological and wildlife studies. 

 

With the detailed concerns and requested conditions, ARC can support this project. 
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