
LAS VENTANAS RANCH MUTUAL BENEFIT WATER COMPANY 
PO BOX 1901 

SAN LUIS OBISPO, CA 93406 

   

  TELEPHONE  805.481-5664 

  FAX 805.544-4294 

 

1 

 

Date:  March 2, 2023 

To:  Board of Directors 

 

From:  Robert Miller, P.E., General Manger 

 

Re: Corrections to 2008 Engineering Report 

 

As indicated in the attached strikeout version, the 2008 report entitled “Technical Engineering Report 

for a Domestic Water System” has been corrected to clarify names and locations for the two water 

supply wells.  In addition, the cased depth of Well B has been corrected as noted.  Please let me know if 

you have any questions, or if you need any additional information.  
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I. General Water System Information 
Introduction:  The Las Ventanas Ranch Mutual Benefit Water Company (Company) will 
be formed to service the residential needs of the east side of Tract 2408, Biddle Ranch 
East Development.  Tract No. 2408 is located approximately 3 miles northeast of the city 
of Arroyo Grande in the San Luis Bay, Huasna, and San Luis Obispo Planning Areas.   

 
Talley Farms is the developer of the 4,560-acre Biddle Ranch East Site, designated for 
agricultural use.  This site includes 3,800 acres of open space. 

 
Biddle Ranch East is located on the east side of Lopez Drive, south of Orcutt Road and 
includes 55 residential lots with an average size of 2.17 acres per lot.  The project will 
use two on-site wells for water supply and individual septic systems for wastewater 
treatment and disposal.   

 
Service Connections and Types of Service Connections:  Biddle Ranch is comprised of 
55 residential lots with an average size of 2.17 acres.   

 
Type of Users:  Biddle Ranch East will be limited to single-family lots.  There will be no 
industrial or agricultural uses of water within the limits of Biddle Ranch East.  The 
planning documents include a clause that requires drought tolerant plants to be used for 
planting outside of a 30-foot envelope surrounding buildings; and irrigation will likely be 
limited to within this envelope.  

 
Consolidation Evaluation:  The nearest public water system to Biddle Ranch East is the 
City of Arroyo Grande.  The distance between Biddle Ranch East and City of Arroyo 
Grande is 3 miles.  It was deemed impractical to connect Biddle Ranch East with the City 
because the cost of running a supply main would be greater than forming a decentralized 
supply system.  In addition, the operational logistics of monitoring and maintaining the 
satellite system would be more costly than creating a separate mutual water company. 

 
Map of Facilities:  Figure 1 shows a site plan of the Biddle Ranch East Development 
Project, including the proposed water distribution system.  The location of the well, 
storage tank, and primary transmission lines are identified on Figure 1.   

II. Source Water Information 
Description of Source and Water Rights:  Biddle Ranch East’s water comes exclusively 
from the Arroyo Grande Valley Sub Basin (AGVS) within the Santa Maria Groundwater 
Basin.  Certain sub basins within the Santa Maria Groundwater Basin are in the process 
of being adjudicated, including Arroyo Grande Valley (though Arroyo Grande Valley 
continues to be unadjudicated). Talley Farms is in the process of converting 281 acres of 
vegetable cropland from furrow and sprinkler irrigation to drip irrigation to meet the 
domestic water demand without straining the groundwater resources of the AGVS.  This 
conversion will save approximately 300 acre-feet of water per year, which more than 
compensates for the 14 acre-feet demand posed by Biddle Ranch East. 

 
Water Quantity:  Water supply for the Company consists of two wells located 
approximately 240 feet south of the covered bridge on the property and east of Lopez 
Drive.  The wells are designated as Well A (primary) and Well B (secondary). 
 Well B Well A
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The primary well (Well A) was drilled on October 10, 2005.  (State well number 2005-
354).  Well A was drilled to a completed depth of 140’; the static water level is 25’ below 
the ground surface.  The well has an 8-inch F480/PVC (SDR-21) casing to 80’ and an 8-
inch perforated F480/PVC (SDR-21) casing to 120’.  The annular seal is cemented down 
to 50’, and there is a pea gravel filter pack that extends from 50’ to 140’.  The well 
completion report indicates an estimated yield of greater than 500 gpm, though no pump 
test data is referenced.  A Well Completion Report for this well is included as Exhibit A. 
 
The secondary well (Well B) located approximately 168 ft south of Well A, was drilled 
on October 10, 1975.  It was originally designated the Pennington Well.  (State well 
number is not registered on the available drilling log).  Well B was drilled to a completed 
depth of 80’; the static water level is 22’ below the ground surface.  The well has a 10-
inch casing.  The annular seal is cemented down to 35’, and there is a pea gravel filter 
pack that extends from 35’ to 80’.  A Well Completion Report for this well is included as 
Exhibit A. 
 
Biddle Ranch East is permitted for a maximum of 55 single-family residential lots, and 
an entry building.  Drought tolerant plants are required to be used for landscaping in all 
public areas, except within a 30-foot envelope around residences.  Calculations for water 
storage and supply water required by the Biddle Ranch East are collected in Exhibit B.  
These calculations were performed by the Wallace Group in accordance with the San 
Luis Obispo County Department of Public Works, “Standard Improvement Specifications 
and Drawings”. 

 
Assessment of Vulnerability to Contamination:  A Drinking Water Source Assessment 
and Protection (DWSAP) Program Report is will completed in the future with the 
assistance of the County Health Department.   

 
Water Quality:  Water quality has been tested from each of the water supply wells.  The 
water meets all requirements for primary drinking water standards.  The well water also 
meets the recommended levels of the secondary drinking water standards.  Provisions for 
future iron/manganese removal have been provided if needed.  A chlorination system will 
be used to pre-treat the water. 

III. Treatment and Design Information 
Description and Layout Design Capacities:   The domestic water supply system is 
comprised of two wells, each equipped with 120 gpm pumps, a 6-inch Class-350 Ductile 
Iron Pipe and a 6-inch Class-150 C900 dedicated supply line, sodium hypochlorite 
injection, two 166,000 gallon bolted steel tank (with 155,650 gallons of actual storage for 
each), and a gravity distribution system.   

 
Well Construction:  Well pumps were selected to meet the average daily demand of 
Biddle Ranch East as outlined in the San Luis Obispo County Standards.  Based on 55 
lots and one acre of parks and open space landscaping, the average daily demand of 
Biddle Ranch East will be approximately 22,400 gallons per day.  One well pump, rated 
at 120 gpm, will supply the average daily demand in about 3 hours of pumping.  Well 
pumps will meet the average daily residential flow for the maximum month (1/3 of the 
peak hourly residential) as required by SLO County Engineering Department.  Proposed 
electrical service for the well pumps is oversized – for potential upgrades, if necessary. 
 

Well B

Well A north Well B

Well A

140'

Well B
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Treatment Chemicals & Disinfection Facilities:  Domestic water will be treated at the 
storage tank site, prior to entering the tank.  Sodium hypochlorite will be used for 
disinfection prior to entering the storage tanks.  The chemical feed will be able to meter 
sodium hypochlorite to flows up to the peak design flowrate of 220 gpm, with both wells 
in operation.  The dose will be about 0.6 mg/L, and will be adjusted to obtain a 0.2 mg/L 
residual.  The system will use less than 1 gallon of sodium hypochlorite per day.  The 
layout of the treatment system is displayed on Sheet W-5 of the approved construction 
drawings.  
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IV. Distribution System Information 
Location & Water Mains:   Exhibit C displays an overview of the water distribution 
system.  In addition, Sheet W-1 of the approved plans shows details of pipe sizes and 
materials for each pipe segment, pressure reducing station locations, and static pressures 
at each lot. 
 
Water flows by gravity from the tank site to all lots at Biddle Ranch East.  Due to the 
significant elevation drop across the site, four pressure reducing stations will be 
constructed, creating four distinct pressure zones. 
 
Zone 1: All pipe segments between the tank site and PRV 2, on the eastern portion of the 
project site. 

• Roads: Camino Purisima STN 67+28 to “end”, Tank Road, Calle Diego, and Via 
Buena Ventura. 

• Lot 58, 59 to 70 & Lots 86 to 88. 
 
Zone 2: All pipe segments between PRV 2 and PRV 3, on the south branch of the system. 

• Roads:  Camino Purisima STN 38+00 to 67+28, Calle San Luis Rey, and 
Avenida Alcola. 

• Lots 37 to 57 (or 58) 
 

Zone 3: All pipe segments between PRV 1 and PRV 4, on the north branch of the system. 
• Roads:  Camino San Gabriel and Paseo Padua. 
• Lots 71 to 85 

 
Zone 4: All pipe segments between PRV 3 and PRV 4, comprising the “loop” down to 
the entrance gate, on the western portion of the site. 

• Roads: Camino Purisima STN 10+00 to 38+00, Camino Las Ventanas, Camino 
Obispo, and the non-road section from PRV 4 (near Lot 71) to Camino Purusima 
STN 10+00. 

• Lots 34 to 36 
 
Tables 1 & 2 in Exhibit C show residual pressures at hydrants and at lots following peak 
hour demand.  Table 3 in Exhibit C lists the pipe materials for each segment of the 
distribution system. 
 
Pumping Stations and Storage Tanks:  Drawings (full size) of the wells and water storage 
were previously approved by the San Luis Obispo County Public Works Department and 
are on file with the Water Company.  The distribution system will not have any pumping 
stations.  Each of the two water storage tanks has 155,650 gallons of usable storage. 

V. Operational Plans and Projected Budget Information 
A preliminary water quality monitoring plan for Biddle Ranch East is included in Exhibit 
D.  Supplemental monitoring requirements will be issued periodically by the County 
Health Department.  A draft 5-year budget for the Water Company, together with an 
analysis of recommended reserves, is included as Exhibit F. 
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VI. Environmental Documentation 
An environmental document was previously approved for the project in accordance with 
CEQA.  A copy of the San Luis Obispo County Planning Commission staff report is on 
file with the Water Company.  

VII. Amendments to the Permit 
An amendment to the water permit will be submitted if any of the following changes 
occur:  

• Change in ownership of the water system  
• The addition of new water sources 
• Any changes in the method of treatment 
• The addition of any storage reservoirs 
• A major expansion of the service area 
• Any change in the distribution system that does not comply with the waterworks 

standards 
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Exhibit F:  Five Year Budget and Recommended Reserves 
 



Table F.1
Water System Reserve Requirements WG No. 840

Number Average Annual
of Units Unit Cost Life Reserve Cost

Units (years) for Replacement

Well Pumps and appurtenances 2 ea $5,000 $10,000 15 $667
Control Panel set LS $40,000 $40,000 30 $1,333
Well head piping 1 LS $15,000 $15,000 40 $375

Sub-Total $65,000 $2,375

Air/Vac 9 ea $1,500 $13,500 40 $338
Blow offs 4 ea $2,000 $8,000 40 $200
Pressure Reducing Stations 4 ea $10,000 $40,000 40 $1,000
Water Sampling Stations 6 ea $2,500 $15,000 40 $375
Fire Hydrants and Gate Valves 43 ea $2,500 $107,500 40 $2,688
Water Services 55 ea $800 $44,000 50 $880
6" Gate Valves 5 ea $600 $3,000 40 $75
8" Gate Valves 8 ea $800 $6,400 40 $160
10" Gate Valves 12 ea $1,500 $18,000 40 $450

Sub-Total $255,400 $6,165

Treatment Building (Future - only if necessary) 1 N/A
Iron/Mg Filter (Future - only if necessary) 1 N/A
Chlorination System 1 LS $7,000 $7,000 10 $700
SCADA control system 1 LS $4,000 $4,000 30 $133
Bolted Steel Tank Water Tank - periodic 
refurbishment/coating 2 ea $50,000 $100,000 30 $3,333

Sub-Total $111,000 $4,167

6" Supply Main (material varies) 7358 LF $35.00 $257,530 75 $3,434
4" Distribution Main (ductile iron) 730 LF $30.00 $21,900 75 $292
6" Distribution Main (material varies) 2835 LF $35.00 $99,225 75 $1,323
8" Distribution Main (material varies) 9811 LF $40.00 $392,440 75 $5,233
10" Distribution Main (material varies) 11190 LF $45.00 $503,550 75 $6,714

Sub-Total $1,274,645 $16,995

Grand Total $1,706,045 $29,702

VALVES AND APPURTENANCES

WELL SYSTEM

TANK SITE

PIPE LINES

Las Ventanas Ranch Mutual Benefit Water Company

Total 
Replacement 

Cost
Equipment



Bi-monthly Water Fee, including 100 CCF $160 billed bi-monthly

Bi-monthly reserve contribution $90 billed bi-monthly

Total typical bi-monthly water bill (occupied house) $250 billed bi-monthly

Meter set, including meter $1,000 lump sum

Meter reactivation fee after shutoff $300 per event

Construction water use (per 2,500 gal. load) $75 per load

Bi-monthly standby fee prior to occupancy including reserve $120 billed bi-monthly

Irrigation meter charge $3.00 per CCF (no fixed monthly)

Usage over 100 CCF during two month billing period $3.00 per CCF over 100

Table F.2 - Recommended  Rates and Charges (revised June, 2008)



Table F.3 - Five Year Budget Projection Worksheet (all costs in 2008 dollars - to be inflated annually)
Las Ventanas Ranch Mutual Benefit Water Company

Budget Item Monthly Annual Monthly Annual Monthly Annual Monthly Annual Monthly Annual Monthly Annual
ESTIMATED EXPENSES
Electrical power $800 $9,600 $400 $4,800 $500 $6,000 $600 $7,200 $700 $8,400 $800 $9,600
Phone $35 $420 $35 $420 $35 $420 $35 $420 $35 $420 $35 $420
Alarm service $35 $420 $35 $420 $35 $420 $35 $420 $35 $420 $35 $420
Maintenance $200 $2,400 $200 $2,400 $200 $2,400 $200 $2,400 $200 $2,400 $200 $2,400
Emergency callouts $200 $2,400 $100 $1,200 $100 $1,200 $150 $1,800 $200 $2,400 $200 $2,400
Insurance (D&O, Liability, facilities) $450 $5,400 $450 $5,400 $450 $5,400 $450 $5,400 $450 $5,400 $450 $5,400
Legal and accounting services $3,000 $3,000 $3,000 $3,000 $3,000 $3,000
Management, billing, accounting $1,000 $12,000 $600 $7,200 $600 $7,200 $1,000 $12,000 $1,000 $12,000 $1,000 $12,000
Chemicals & supplies $150 $1,800 $100 $1,200 $100 $1,200 $100 $1,200 $150 $1,800 $150 $1,800
Operations $600 $7,200 $600 $7,200 $600 $7,200 $600 $7,200 $600 $7,200 $600 $7,200
Analytical testing $150 $1,800 $150 $1,800 $150 $1,800 $150 $1,800 $150 $1,800 $150 $1,800
Misc. Fees $100 $1,200 $100 $1,200 $100 $1,200 $100 $1,200 $100 $1,200 $100 $1,200

Budget subtotal $47,640 $36,240 $37,440 $44,040 $46,440 $47,640
10% Operations contingency $4,764 $3,624 $3,744 $4,404 $4,644 $4,764
Total Operating Cost $52,404 $39,864 $41,184 $48,444 $51,084 $52,404

Capital Reserve Contribution $30,000 $10,000 $10,000 $15,000 $20,000 $25,000

Total Recommended Budget $82,404 $49,864 $51,184 $63,444 $71,084 $77,404

ESTIMATED REVENUES
Est. number of customers 55 10 20 30 40 50
Monthly capital reserve ($45/mo/unit) $29,700 $5,400 $10,800 $16,200 $21,600 $27,000

Est. aver. Use (ccf/2-months) 100 100 100 100 100 100
Bimonthly Water sales revenue ($160 for 100 CCF) $52,800 $9,600 $19,200 $28,800 $38,400 $48,000
Construction water sales N/A $3,000 $3,000 $3,000 $3,000 $3,000
Standby charges for vacant lots (includes reserve) N/A $32,400 $25,200 $18,000 $10,800 $3,600

Total Projected Revenue $82,500 $50,400 $58,200 $66,000 $73,800 $81,600
Net Revenue or Loss $96 $536 $7,016 $2,556 $2,716 $4,196

2013 (50 lots)Build Out (55 lots) 2009 (10 lots) 2010 (20 lots) 2011 (30 lots) 2012 (40 lots)




