PLANNING & BUILDING
COUNTY OF SAN LUIS OBISPO

Promoting the wise use of land - Helping to build great communities

TO: Interested Parties

DATE: August 12, 2013

FROM: Brian Pedrotti, AICP, Project Manager
VIA: Ellen Carroll, Environmental Coordinator

SUBJECT: DANA Land Use Ordinance Amendment and Conditional Use Permit —
Notice of Availability of Draft Environmental Impact Report (LRP2011-
00001, DRC2011-00042)

The Draft Environmental Impact Report (DEIR) for the DANA Land Use Ordinance
Amendment and Conditional Use Permit is complete and available for public review and
comment. The DEIR addresses the environmental impacts that may be associated with a Land
Use Ordinance (LUO) Amendment to §22.112.030.B (Community Planning Standards,
Combining Designations, Historic Area (H) Dana Adobe) and §22.112.080.G (Community
Planning Standards, South County Nipomo Urban Area, Recreation — Dana Adobe) and a
Conditional Use Permit to accommodate implementation of the Master Plan for a visitor’s center,
outdoor amphitheater, Chumash Interpretive Area including exhibits and interpretive features,
and associated support features.

The project is located within and immediately adjacent to the community of Nipomo, on the east
side of South Oakglen Avenue, approximately 1 mile southeast of West Tefft Street and in the
South County Inland Planning Area.

Background: A Mitigated Negative Declaration (MND) was prepared for the project in April
2012. However, after completion of the MND, controversy was raised and DANA entered into
negotiations and mediations with the Northern Chumash Tribal Council (NCTC). It was
determined that an EIR would be prepared for the project to more fully address potential impacts
to on-site cultural and historic resources.

Copies of the Draft EIR are available at the following locations: Cal Poly Library, City/ County
Library of San Luis Obispo, and South County Library. Copies are also available on loan and
for review at the Planning Department, located at the 976 Osos St., Room 300, San Luis Obispo,
93408-2040. The Draft EIR is on the Planning Department’s web site at: www.sloplanning.org
under “Environmental and Natural Resources”, then “Environmental Notices, Proposed Negative
Declarations, EIRs and other Documents™.

ENVIRONMENTAL IMPACTS:
The EIR focuses on the following issues: visual resources, air quality, biological resources,
cultural resources, geology and soils, hazards and hazardous materials, noise, public services and



utilities, transportation and circulation, water resources, and land use. The EIR also considers
four alternatives, including two “No Project” alternatives.

Pursuant to Government Code 65962.5 (“Cortese List”), as of May 30, 2013, the site is on a list
of “Other Cleanup Sites” identified by the State Water Resources Control Board and compiled
by CalEPA. The site is identified as Nipomo Creek Pipeline, Line 300 (RM&R Site No. 3788)
(SL0607907605) on the State Water Resources Control Board’s GeoTracker mapping site
(https://geotracker.waterboards.ca.gov/profile_report.asp?global_id=SL0607907605).

HOW TO COMMENT OR GET MORE INFORMATION:
Anyone interested in commenting on the Draft EIR should submit a written statement by 5:00
p.m. on September 27, 2013, to:

Brian Pedrotti, Project Manager
County Planning & Building Dept.
976 Osos St., Rm. 300

San Luis Obispo, CA 93408-2040

If you need more information about this project, please contact Brian Pedrotti at (805)788-2788
(or e-mail: bpedrotti@co.slo.ca.us).

PUBLIC HEARING:

The public hearing before the Board of Supervisors to certify the EIR and consider the project
for approval has been tentatively scheduled for November 2013, in the Board of Supervisors
Chambers, County Government Center, San Luis Obispo. If you plan to attend, please call to to
verify.
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EXECUTIVE SUMMARY

A. PURPOSE OF THE EIR

The County of San Luis Obispo (County), serving as the lead agency under the California
Environmental Quality Act of 1970 (CEQA), has prepared this Environmental Impact Report
(EIR) to assess the impacts that may result from approval of the Dana Adobe Nipomo Amigos
(DANA) Land Use Ordinance Amendment, Conditional Use Permit, and Development Plan
(project). DANA requests a Land Use Ordinance Amendment to Section 22.112.030.B
(Community Planning Standards, Combining Designations, Historic Area (H) Dana Adobe), and
Section 22.112.080.G (Community Planning Standards, South County Nipomo Urban Area,
Recreation — Dana Adobe) to accommodate implementation of the Master Plan and
development of the project.

B. PROJECT LOCATION

The project is located within and immediately adjacent to the community of Nipomo, on the east
side of South Oakglen Avenue, approximately 1 mile southeast of West Tefft Street and in the
South County Inland Planning Area. The project site consists of five legal parcels comprising
two primary areas: (1) a 30-acre area owned by DANA, generally lying west of Nipomo Creek,
which includes the Dana Adobe (Assessor's Parcel Number [APN] 090-171-011) and
surrounding areas (APN No. 090-171-036); and (2) a primarily undeveloped adjacent area,
consisting of three legal parcels totaling 100 acres leased by DANA from the County of San Luis
Obispo (APNs 090-171-030, 090-171-031, and 090-171-032). Refer to Figures ES-1 and ES-2,
Project Vicinity and Project Location, below.

C. PROJECT BACKGROUND

The Dana Adobe is the historic home of Captain William Goodwin Dana, who settled the
Rancho Nipomo area after receiving the original 37,887.91-acre land grant for the Nipomo and
Los Berros region from the Mexican government in 1837. Construction of the originally three-
room adobe began in 1839, and grew over the next 12 years to a two-story home with thirteen
rooms, which was completed in 1851. The Dana Adobe is on the National Register of Historic
Places, California Register of Historic Resources, and is also recorded as part of the Historic
American Building Survey.

The stated mission of the Dana Adobe Nipomo Amigos (the project applicant) is to restore and
preserve the historic Dana Adobe and promote development that would enhance knowledge
and understanding of California’s Rancho era. The proposed project would implement a Master
Plan for development of the areas surrounding the Dana Adobe with a visitor's center, a
Chumash Interpretive Area, and California Rancho era exhibits and facilities.

A Mitigated Negative Declaration (MND) was prepared for the project in April 2012. However,
after completion of the MND, DANA entered into negotiations and mediations with the Northern
Chumash Tribal Council (NCTC), a Chumash organization. Through these negotiations, it was
determined that an EIR would be prepared for the project to more fully address potential
impacts to on-site cultural and historic resources.
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Figure ES-1. Project Vicinity Map
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D.

PROJECT OBJECTIVES

DANA, the project applicant, has developed the following project statement of intentions, which
were used in the initial screening of project alternatives:

“The intent of the project’'s master plan is to tell the stories of the people and the
land over time using the Dana Adobe as the key component. Master plan
components should complement the education being provided about the Dana
Adobe, the Native American presence on the landscape, and the Rancho era.
The arrangement and physical elements on the site must create a spatial
sequence that enables the visitor experience to be programmed toward the
larger educational purpose. As a result, individual master plan components
should not dominate the site or detract from the site’s intent by creating separate
sites for uses not directly related to the project’s overall educational purpose. The
project provides:

= A visitor's center that furnishes adequate area for visitors, exhibits and
interpretive elements, fundraising, and daily and staffing needs;

= Structures, buildings, and landscaped areas that help visitors understand
the site’s history and historic uses;

= An area devoted to the understanding and appreciation of the Chumash
culture as it relates to the Rancho era and aspects of Chumash life in
earlier eras and today;

= Educational opportunities that address the consequences of human
interaction with the land over time, as well as modern day environmental
and sustainability issues;

» Facilities, indoors and outdoors, for education of school aged children,
adults, and seniors; all income levels, varying physical capabilities; and
for the Nipomo area and the County’s tourist population;

= On the 30-acre site, disabled access to all facilities and experiences
consistent with ADA, connecting the site’s educational components;

= On the 100-acre site, public trails that also furnish education regarding
the site’s natural, historical, and agricultural resources;

= Amenities (such as armadas, viewing areas, gardens, and picnic tables)
to provide a pastoral and pleasurable visitor experience;

= Adequate support facilities (such as a caretaker’'s unit and emergency
access) to safeguard resources onsite and provide security and visitor
safety;

= Provide infrastructure consistent with the level of development proposed
while maintaining the site’'s historical setting and balancing new
development with resource protection and historic character;

ES-4
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= Restoration along portions of the project’'s creek corridors in order to
provide resource protection and education regarding those resources;

= A building design for the visitor center and other project components that
has sustainable construction techniques and does not confuse visitors
regarding the interpretation of historical structures on the site;

= Master plan components in locations that complement the Dana Adobe
and its setting while balancing protection of the site’s various resources;
and

= Facilities and amenities that DANA, a nonprofit, can reasonably afford to
maintain in the present and future.”

The primary goal of The Stories of the Rancho Project Master Plan is to establish the plan for
protection/preservation of the historic Dana Adobe and development of surrounding areas for
educational purposes. DANA and the County of San Luis Obispo have utilized the applicant’s
above-stated project intent to establish the following project objectives:

1. To facilitate development of the historic project site to tell the stories of the people and
the land over time, including the Native American presence, Dana Adobe, and the
Rancho era, using the Dana Adobe as the key component;

2. To guide development of the project site that helps visitors understand the site’s pre-
history, history and historic uses, and enables the visitor experience to be programmed
toward the larger educational purpose;

3. To provide a range of passive and active facilities and use areas to provide cultural,
historic, environmental, natural, and agricultural educational opportunities to the
community;

4. To develop an area devoted to the understanding and appreciation of the Chumash
culture as it relates to the Rancho era and aspects of Chumash life in earlier eras and
today;

5. To provide amenities that are environmentally sensitive, sustainable, and aesthetically
consistent with the regional and historic character of the area;

6. To provide amenities and facilities that are accessible to a wide range of individuals of
varying ages, income levels, and physical capabilities.

7. To restore and protect natural resources associated with on-site creek corridors, and
provide educational opportunities related to on-site natural resources;

8. To balance the level of new development with resource protection and maintenance of
the site’s historic character;

9. To provide necessary infrastructure consistent with the level of development proposed;

10. To furnish on-site opportunities for fundraising, and to provide facilities and amenities
that DANA can reasonably afford to maintain; and

Dana Adobe Nipomo Amigos LUO Amendment and CUP ES-5
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11. To establish a plan for development consistent with the Nature Education Facilities
Grant.

E. PROJECT DESCRIPTION
1. Land Use Ordinance Amendments

The proposed amendments to the County’s Land Use Ordinance (LUO) would clarify the intent
of the LUO by addressing emergency access conditions and updating design and approval
standards. The amendment would remove the reference to the Southland Street Interchange,
which is no longer proposed for construction by the County and the California Department of
Transportation (Caltrans), and add a requirement for privately-developed emergency access.
The proposed LUO amendments also include minor updates to correctly identify land currently
owned by DANA, design standards to maintain historical context and ensure continued
preservation and restoration of the Dana Adobe, and a requirement for Master Plan and
Conditional Use Permit approval. The proposed amendments would not remove any intended
impediment to growth.

Proposed language includes the following, noting deletions in strikeeut and additions in blue text
and underlined. Changes that occurred during the previous public hearing process are indicated
in bloeunderlinedtoxdand strilkcout.

SECTION 1: Section 22.112.030.B of the Land Use Ordinance, Title 22 of the San Luis Obispo
County Code, is hereby amended as follows:

B. Historic Area (H) - Dana Adobe. Development of any tourist-related facilities,
residential or accessory uses at the site of the Dana Adobe (see Flgure 112- 6) shall
be in A

{-Amended—]rgw—@rd—,’}%%] conS|stent Wlth Sectlons 22. 112 080 G

SECTION 2: Section 22.112.080.G (Figure 112-57 is not proposed for change) of the Land Use
Ordinance, Title 22 of the San Luis Obispo County Code, is hereby amended as follows:

G. Recreation (REC) — Dana Adobe. The following standards apply only to the
prepertres—eemarmng—and—surreunmng the Dana Adobe Qropertre shown in Frgure
112-57+n

1. Limitation on use.

a. Prror to completron of a—ﬁu&ureéerﬁhlandétreet—rrﬁerehange—%g%

—saieLreiuqel access and egress for emergency responders vrsrtors and

occupants, land uses shall be limited to those identified as allowable,
permitted, or conditional in the residential Suburban land use category by
Section 22.06.030, except for nursing and personal care, and residential
care.

b. After completion of an Seuthland-Street-interchange emergency-aceess
accessible tothe Dana-Adobe propertiesand/lora-saferefuge; access and

ES-6 Dana Adobe Nipomo Amigos LUO Amendment and CUP
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egress for emergency responders, visitors, and occupants, all land uses that
are identified by Section 22.06.030 as allowable, permitted, or conditional in
the Recreation land use category may be authorized in compliance with the

land use permit requirements of that Section.

2. Permit requirement. The initial development of any non-agricultural or non-
residential uses shall comply with the Site Master Plan on file with the
Bepartment sranoooreved amendmentio-thet Mastor Plan The el Site
Master Plan-ormajoramendments to- the Site Master Plan and shall be subject to
Conditional Use Permit approval. The Conditional Use Permit shall identify the
area to be developed, the types of uses to be established, and an architectural
motif style compatible with the adobe itself and the site’s interpretation and
educatlonal components Onee—a—Genei4t|enetI—else-PeFnsrtt—has—Ieeen—applceveel—fetC

Future structures or uses not approved as part of the initial Conditional Use

Permit shall comply with the requirements of Section 22.06.030 (Table 2-2) and
Section 22.30 (Standards for Specific Land Uses) of the Land Use Ordinance.

3. Subdivision requirement. All new subdivisions on the site of the Dana adobe
shall be clustered in compliance with Chapter 22.22. An area shall be located
around the Dana adobe site, to be offered for dedication to the County, another
agency, or appropriate caretaker organization for maintenance and
improvements. Funding shall be provided to contribute to the improvement of the
adobe and its site in an amount to be determined through the subdivision review
process. The residential lots shall be located a compatible distance from the
adobe. The architecture of structures within the subdivision shall be compatible
with the adobe, through the use of deed covenants, conditions and restrictions
(CC&RS).

4. Development requirements. Future development proposals shall also include
measures to address the following issues as appropriate:

a. Siting and architecture of both residential and nonresidential uses shall be
visually compatible with the Dana Adobe-ang-ecatedto-minimize-their
appearance-from-the-adobe. Physical linkage with the adobe site shall be
designed that encourages pedestrian travel_and interpretation of the site’s
resources. Landscaping shat-be-utilized should be used to buffer views
between the adobe and developmentsites support buildings and project
infrastructure such as parking lots. Should the nonprofit organization, the
Dana Adobe Nipomo Amigos, cease to exist, Ar-area-shall-be-located-around
the-Dana-adeobe-site; the 30 acre site should te be offered for dedication to

the County, another n onprofl agency, or appropnate caretaker organization

Dana Adobe Nipomo Amigos LUO Amendment and CUP ES-7
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2. Conditional Use Permit

The project proposes implementation of a Master Plan for the development of The Stories of the
Rancho Project. The Stories of the Ranchos Project would include the following components, as
more fully described below:

= An approximate 6,200-square-foot visitor’s center;

= An outdoor amphitheater;

= A Chumash Interpretive Area, including exhibits and interpretive features;

= Replicated Rancho era buildings;

= An outdoor demonstration arena;

= A new caretaker’s unit and attached shop;

= Restroom facilities and associated on-site septic system;

= A trail system throughout the project site with exhibits and interpretive features;

= Approximately 80,445 square feet of landscaping and historical gardens, vineyards, and
orchards;

= Main, overflow, and horse trailer parking areas;

= Emergency access and off-site road improvements.

The project would result in the disturbance of approximately 6.55 acres of the 30-acre site
owned by DANA and approximately 1.75 acres of the adjacent 100-acre site owned by the
County of San Luis Obispo, for a total disturbance of 8.3 acres.

Site access would be provided by two improved driveways off of South Oakglen Avenue. An
approximately 0.6-mile long, 16 to 18-foot wide, gated, all-weather emergency access drive
would also be developed, extending from one of the primary driveways off of South Oakglen
Avenue to South Thompson Road. The emergency access road would include an 89-foot long,
10-foot wide flatcar bridge over Nipomo Creek. The existing driveway leading to the Dana
Adobe would remain as a service entrance and for Americans with Disabilities Act (ADA)
access. A circular driveway with two access points is proposed off North Thompson Road for
horse trailers, trail users, and agricultural parking. Off-site frontage road improvements would
include widening of South Oakglen Avenue to include two 10-foot wide paved travel lanes and
an 8-foot wide road base shoulder on the eastern side of the road.

Water would be provided by the Nipomo Community Services District (NCSD), through an
existing Outside Users Agreement. Approximately 1,200 feet of the existing water main along
South Oakglen Avenue would be upsized to accommodate the development.

Project site plans are shown in Figures ES-3 through ES-11 below.

a. Master Plan Development

The proposed project consists of three primary components within the 30-acre site: the Rancho
Era, Visitor Center, and Chumash Interpretive Area. The Master Plan also includes
improvements, access, and restoration on the 100-acre site to the east. Development would
occur in phases, as funding is available.

ES-8 Dana Adobe Nipomo Amigos LUO Amendment and CUP
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The Rancho Era

The Rancho Era component would include the continued restoration and maintenance of the
Dana Adobe, historic tallow vat, and historic barn foundation, and all associated features
pursuant to Secretary of Interior Standards. Proposed improvements to enhance the visitor
experience include:

Approximately 3,000 square feet of replicated Rancho era outbuildings, including a
blacksmith barn, small animal corral, and eight shade armadas;

An 18,120-square-foot arena and cattle chute, which would also be used as additional
overflow parking for up to 100 valet-parked vehicles;

Replacement of the existing caretaker's unit with a new 1,100-square-foot unit, an
attached 500-square-foot shop/storage unit, and an on-site septic tank and leachfield;

A 150-square-foot restroom and associated on-site septic tank and vertical leach pit;

An ADA-compliant trail system of decomposed granite, 6 to 10 feet wide, including
exhibits, interpretive features, portals, and viewing areas;

80,445 square feet of drip-irrigated landscaping (throughout the total Master Plan area),
including historic ornamental, medicinal, and vegetable gardens, a vineyard, and an
orchard;

A 17,280-square-foot overflow parking area, with a gravel base and capacity for 60
parking spaces,

Bored utility connections; and

Removal of one locust tree.

The Visitor's Center

The Visitor's Center component would include development of a visitor's center and surrounding
visitor-serving facilities. Specific improvements include:

A 6,226-square-foot visitor's center building to be constructed in two phases (5,300
square feet in Phase | and a 966-square-foot expansion when funds become available in
Phase Il). The visitor's center would include:

o

a museum
offices

library

conference room

two classrooms

catering kitchen

curator’s work and storage area
gift shop

restrooms

general store area, and
roof-mounted solar panels.

OO0OO0OO0OO0OO0OOOOO
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= Currently proposed regular hours of operation for the visitor's center are 9:00 a.m. to
5:00 p.m. on Tuesdays through Saturdays, and 12:00-5:00 p.m. on Sundays;

= 1,825 square feet of covered outdoor areas;

= An outdoor amphitheater, including seating and a small stage;
= A story circle;

= Future play area;

= An ADA-compliant trail system (decomposed granite 6 to 10 feet wide), including
exhibits, interpretive features, portals, and viewing areas;

= A 21,750-square-foot main parking area, paved with capacity for 48 vehicles, including
bus parking;

= On-site vertical leach pit;
= Bored utility connections; and

= Landscaping.

Chumash Interpretive Area

The Chumash Interpretive Area component would include a traditional Chumash dwelling and
other traditional features and exhibits. Specific improvements include:

= Exhibits and interpretive features, including a medicinal and food native plant interpretive
garden and geologic and petroglyph paint rock interpretive exhibit;

= An ADA-compliant trail system (decomposed granite 6 to 10 feet wide), including
exhibits, interpretive features, portals, viewing areas, and intermitted stacked stone
retaining walls between 8 and 30 inches in height;

= 40-foot diameter ramada/outdoor classroom; and,

= Landscaping.

Cultural Resources Impact Reduction Technigues

The applicant presented a proposed capping plan to protect and preserve identified significant
archaeological resources, pursuant to the State Historic Preservation Office Position on Burial in
Place Treatment for Archaeological Sites (Arizona State Parks, 2004). In addition to the capping
plan, the applicant proposes the following to reduce impacts to cultural resources: boring for
utility placement as opposed to trenching; use of vertical leach pits (as opposed to horizontal
leach field); and use of mat slab foundations, shallow footing, and geo-textile fabrics to avoid the
need to over excavate and re-compact natural grade prior to capping. Please refer to Section
4-4 Cultural Resources for more information and analysis of the effectiveness of these
measures.

The intent of the plan is to maintain as close as possible the existing natural rate of decay of
important site elements, features, deposits, or artifacts; avoid introducing new impacts to the
site and any adjacent historic features (e.g., compaction, water percolation, leaching); reduce
existing impacts to the site in number, frequency, or magnitude; be distinguishable from existing
features deposits and artifacts (e.g., non-degradable fabric or culturally sterile, non-local
material); and allow for fill removal in the future if necessary (aside from the visitor’'s center).

ES-10 Dana Adobe Nipomo Amigos LUO Amendment and CUP
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The capping plan incorporates the following guidelines:

= The topography (finished grade) of the capped areas will have positive drainage away
from the capped area to avoid creating water related impacts to the underlying site.

= The protective fill should result in chemical and micro-environmental conditions that
closely match that of the archaeological deposit.

= The protective fill should not substantially increase the vertical load on the

archaeological site.

= The construction process should not significantly compact the soil in the archaeological
deposit.

= The cap should include an identifiable corrosive-resistant marker layer, such as a
colored fill and/ or a geo-textile or plastic web fabric.

= Conduct analysis of the soil characteristics to ensure the cap soil has appropriate and
compatible chemical properties.

= Direct stormwater runoff away from the deposits to the maximum extent feasible.

= Ensure future activities in the resource areas are limited and appropriate to the goals of
both DANA and the Native American community.

= Anticipate enforcement of long-term preservation pursuant to conditions of the
Conditional Use Permit and adopted Mitigation Monitoring and Reporting Program.

Soil preparation for structural development on capping material would consist of the following:
removal of surficial vegetative material; application of water; placement of a geotextile fabric
under structures; placement of the soil cap layer. Additional features of the plan, applicable to
specific project elements, are summarized in Table ES-1 below.

Table ES-1. Preliminary Capping Plan Features

Project Element

Preparation and Construction

Visitor's Center

Mat slab foundation
Soil preparation

Rancho Era Outbuildings

Concrete ribbon footing
Concrete mat slab
Wood skids (portable)

Caretaker’'s Residence, Shop/Storage

Modular structure supported by pier jacks with above-
grade concrete ballast

Chumash Interpretive Area

Filled pad
Drilled posts or non-excavated piles

Utilities (electrical and telephone)

Above-ground

Dana Adobe Nipomo Amigos LUO Amendment and CUP
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Project Element Preparation and Construction

Utilities (gas, water, sewer) Bore installation

Dry utility trenches (30-inch depth minimum)
Wet utility trenches (24-inch depth minimum)

Bore pit excavation at utility connection on South
Oakglen

Project connection with capped fill layer

Septic leach field disposal Vertical pits

Paths, stone retaining walls, horno, security and path 12-24 inches of capped fill
lighting, signage and displays mounted on posts, native | Support footings will be located within the capped fill
plants, arena fencing, shade armadas and benches,
Chumash interpretive area

Trenches will be 24 inches deep (maximum)

The 100-acre Site

The 100-acre site would be improved and maintained for passive recreation. Specific
developments include:

Use of existing unimproved agricultural roads for hiking trails;

An additional multi-use looped trail system with a dirt base, 3 to 5 feet wide, including
signage, exhibits, and interpretive features;

Looped trail and restoration areas east of Nipomo Creek, including exhibits, interpretive
features and drought-tolerant landscaping;

0.36 acre of riparian restoration within Carillo Creek;
A foot bridge over Adobe Creek and Carillo Creek; and

A 2,500-square-foot horse trailer parking and staging area for trail and agricultural uses.

The remainder of the site would support agricultural and open space uses, including crop
production and livestock grazing.

Special Event Uses

The proposed project includes a request for use of the project site to host special events of
varying sizes (gatherings with less than 50 guests are not considered special events):

20 events of 50 to 100 guests per year;

40 events of 60 to 65 guests per year (bussed-in school field trips);
12 events of 100 to 250 guests per year;

6 events of 250 to 500 guests per year; and

1 event of 300 to 1,500 guests per year.

The project would result in a maximum of 79 special event uses per year with a total maximum
attendance of 12,100 guests per year.

ES-12
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Figure ES-3. Stories of the Rancho Master Plan
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Figure ES-4. Site Plan, Visitors Center and Chumash Interpretive Area
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Figure ES-5. Site Plan, The Rancho Era
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Figure ES-6. Preliminary Grading and Drainage
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Figure ES-7. Preliminary Grading and Drainage Visitors Center and Chumash Interpretive Area
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Figure ES-8. Preliminary Grading and Drainage, The Rancho Era
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Figure ES-9. Utility Plan

o,

HEC-AES MOOELED 100 YEAR
FLOCCWAY WITH BRIDGE
EXTRAPOLATED 300 YEAR
o FLOOOWAY
'gap FLATCAR
EREIGE
TOP OF BANK
B BLUFF SETBACK 75 SETAACK SEFTIC DISPOSAL
150 SERTIC DISPOGAL SETBACK
FROM 30% SLOPES
HONIBE
EEPTIC TAME WITH r >
— SANITARY SEWER LIFT i i
e STATICRN :
- =
VERTICAL DVEPOSAL \ i
VERTIEAL VERTIGAL DISPOSAL FELD i
DEA0SAL FIELD Sy
FIELD 5560 AT 180 0.6 R
OFTIONAL £° 58 . N
Ll =
FrEae oF PaEMENT B | ALTERNATIVE 4 BIRG SETBAGK e
I ] SENITARY SEWER
e ROW. ; Ml ¥  eTETATION oW
-, e e e e e e ARG} —-— = x
mi“"% = E
5.'3”'_ i e R, ALTERNATIVE 1,680 LF " BEFM i RO
% P} RBEOLF 4 VL
i = w ALTERNATIVE 1,850 LF 2* 557 ' LINE OF SAACUT
vf; \‘% [P 2860 LF & WL
-1
o i\
.
Stories of the Ranchos Utility PI HoDGE COMPANY (@
tility Plan Vit e b Lo Eoeipns T

Dana Adobe Mipomo Amigos

T Lz Obetge, Ca. 93405
) 2IABTES (1 BATO7E0 [ ar— — e

Dana Adobe Nipomo Amigos LUO Amendment and CUP
Draft Environmental Impact Report



Executive Summary

Figure ES-10. Floor Plan, Visitors Center
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Figure ES-11. Exterior Elevations, Visitors Center
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F. SCOPING AND NOTICE OF PREPARATION PROCESS

In compliance with CEQA Guidelines, the County has taken steps to provide opportunities to
participate in the environmental process. During the Initial Study process, an effort was made to
contact various federal, state, regional, and local governmental agencies and other interested
parties to solicit comments and inform the public of the proposed project. This included project
referrals, personnel correspondence, and telephone contact. In addition, the County distributed
the Notice of Preparation (NOP) on December 11, 2012 to various agencies, organizations and
interested persons throughout San Luis Obispo County and the surrounding area. The proposed
project was described, the scope of the environmental review was identified, and agencies and
the public were invited to review and comment on the NOP. The close of the NOP review period
was January 14, 2013. In addition, a scoping meeting was held on December 17, 2012 at the
Nipomo Community Services District (NCSD) Office located at 148 S. Wilson Street in Nipomo,
California.

Agencies, organizations, and interested parties not contacted or who did not respond to the
request for comments about the project during the preparation of the Draft EIR currently have
the opportunity to comment during the 45-day public review period on the Draft EIR.

G. SIGNIFICANT ENVIRONMENTAL IMPACTS IDENTIFIED

Table ES-1 shows each impact identified and all mitigation measures recommended to reduce
Impacts of the proposed project and alternatives have been classified using the categories
described below:

= Significant, unavoidable, adverse impacts (Class I): Significant impacts that cannot
be fully and effectively mitigated. No measures could be taken to avoid or reduce these
adverse effects to insignificant or negligible levels.

= Significant, but mitigable impacts (Class Il): These impacts are potentially similar in
significance to those of Class I, but can be reduced or avoided by the implementation of
mitigation measures.

= Less than significant impacts (Class lll): Mitigation measures may still be required for
these impacts as long as there is rough proportionality between the environmental
impacts caused by the project and the mitigation measures imposed on the project.

= Beneficial impact (Class IV): Project would have a beneficial environmental impact.

The term “significance” is used throughout the EIR to characterize the magnitude of the
projected impact. For the purpose of this EIR, a significant impact is a substantial or potentially
substantial change to resources in the local proposed project area or the area adjacent to the
proposed project. In the discussions of each issue area, thresholds are identified that are used
to distinguish between significant and insignificant impacts. To the extent feasible, distinctions
are also made between local and regional significance and short-term versus long-term
duration. Where possible, measures have been identified to reduce project impacts to less than
significant levels. CEQA requires that public agencies should not approve projects as proposed
if there are feasible mitigation measures available which would substantially lessen the
environmental effects of such projects (CEQA Statute 821002). Included with each mitigation
measure are the plan requirements needed to ensure that the mitigation is included in the plans
and construction of the project and the required timing of the action (e.g., prior to development
of final construction plans, prior to commencement of construction, prior to operation, etc.).
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The impacts and associated mitigation measures are shown in the Summary of Impacts and
Mitigation Measures (refer to Table ES-1). The table includes significant impacts, which are
identified with an impact number (i.e. AES Impact 1).

Each issue area section of the impact summary table describes and classifies each impact, lists
recommended mitigation when applicable, and states the level of residual impact (i.e., impact
after implementation of mitigation). A brief summary of the key significant impacts and mitigation
measures for each issue area is presented below.

1. Air Quality. Construction of the project would generate short-term emissions including
ROG, NO,, fugitive dust (PMo), DPM, and greenhouse gases and pollutants that
contribute to climate change. Generation of emissions due to vehicle trips on a daily
basis, and during special events, and generation of fugitive dust during use of unpaved
overflow parking areas.

2. Biological Resources. Impacts to sensitive wildlife and potential for pollutant discharge
into Nipomo Creek and its tributaries during construction.

3. Cultural Resources. Grading and construction within a known archaeological site, with
varying effects depending on the location and depth of disturbance.

4. Noise. Generation of noise during special events, including the use of amplified sound,
potentially affecting off-site sensitive receptors (residences).

5. Transportation and Circulation. Contribution of vehicle trips, potentially contributing to
deficient level of service conditions at the U.S. Highway 101 and West Tefft Street
interchange during the PM peak hour.

6. Water Resources. Impact to surface waters, including accidental discharge of
sediments and pollutants into Nipomo Creek and its tributaries during construction. The
creation of additional impervious areas and stormwater runoft.

The reader should refer to Table ES-2 and Chapter 4, Environmental Impacts Analysis, of the
EIR for a more detailed discussion of the impacts and associated mitigation measures.

H. LUO AMENDMENT AND PLANNING AREA STANDARDS

This proposed project evaluated in this EIR includes both an LUO Amendment and
development project (Conditional Use Permit request). Approval of the LUO Amendment alone
would not result in any physical effects, because the language does not permit a project to
occur prior to approval of the Master Plan and a CUP. Approval of a CUP is a discretionary
action, and CEQA review is required. The LUO Amendment would be approved following
certification of this EIR, which includes project-specific analysis of potential impacts on the
environment and mitigation measures that are required to reduce identified adverse impacts to
less than significant. Approval of the CUP would occur following certification of the Final EIR
and approval of the LUO Amendment. In summary, the following steps are required for approval
of the project:

1. County certifies Final EIR
2. County approves LUO Amendment
3. County approves CUP request

Dana Adobe Nipomo Amigos LUO Amendment and CUP ES-23
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As documented in this Chapter of the EIR, development of the project site would result in
adverse impacts to the environment, and mitigation is required. The Dana Adobe itself is
currently protected by existing standards applicable to the Historic (H) combining designation.
Section 22.112.080G of the proposed LUO Amendment includes language addressing
aesthetics and visual compatibility (refer to Chapter 2, Project Description).

In addition to the LUO Amendment language proposed by the applicant, the following (or
comparable) language (refer to Exhibit A on the following page) is recommended for inclusion
as planning area standards to 1) address potential impacts that may occur as a result of land
development occurring subsequent to approval of the LUO Amendment and 2) provide a
connection to the project-specific mitigation measures identified for the project identified in the
CUP request (proposed Master Plan). The mitigation measures recommended for incorporation
into the LUO Amendment are commensurate to the level of review, address potential impacts
that may occur during implementation of a future project allowable subsequent to approval of
the LUO Amendment, and allow for flexibility when considering future project-specific impacts.
Additional project-specific mitigation measures are also identified in this Chapter, which apply to
the Master Plan and Conditional Use Permit.
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EXHIBIT A
Section 22.112.080G — Proposed Additional Planning Area Standards

b. Air Quality

(1) The proposed project shall include measures to reduce construction-related
air_emissions, operational air _emissions, and greenhouse gas emissions
based on the current air quality model approved by the County of San Luis
Obispo Air_Pollution Control District (APCD), such as CalEEMod and
guidance provided in the APCD’s CEQA Handbook.

c. Biological Resources

(1) The proposed project shall include to avoid or minimize impacts to _special
status species and sensitive habits, such as pre-construction surveys,
biological monitoring, construction avoidance during wet season and nesting
bird season, oak tree protection and replanting for impacted trees, habitat
restoration, and coordination with appropriate requlatory agencies.

d. Cultural Resources

(1) The proposed project shall include measures to address potentially significant
impacts to cultural resources based on analysis by a County-approved
archaeologist. Measures may include, but are not limited to, avoidance by
design, protective soil capping, detailed research design and data recovery,
surface documentation, archaeological _monitoring, an __ operational
management program, and an interpretive program.

(2) The proposed project shall include measures to address potentially significant
impacts to paleontological resources, such construction monitoring by a
County-approved paleontologist.

e. Geology and Soils

(1) The proposed project shall include measures to reduce erosion and
sedimentation and ensure water quality standards are met, such as provision
of a SWPPP.

f.  Noise

(1) The proposed project shall include measures to reduce potential noise
impacts, such as limitations on _maximum noise level, duration of special
events, noise monitoring, and remediation for complaints.

g. Transportation and Circulation

(1) The proposed project shall include measures to reduce impacts to roads and
intersections in the area, such as adjustments to peak hour trip generation,
payment of road fees, and street improvements based on consultation with
the County Department of Public Works.

h. Water Resources

(1) The proposed project shall include measures as required or recommended by
the County's Stormwater Management Program to promote groundwater
recharge through the application of Low Impact Development (LID) design
techniques, such as directing parking lot and roof runoff to vegetated swales
and rain gardens, and maximum pervious surfacing where feasible.
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Table ES-2.

Summary of Impacts and Mitigation Measures

Impacts

Mitigation Measures

Residual Impacts

Aesthetics / Visual Resources

AES Impact 1  Proposed development could create
an aesthetically incompatible land use in the rural
suburban/agricultural area, resulting in a significant,
long-term impact.

AES/mm-1  Upon application for construction permits on the 30-
acre site, the applicant shall provide a colors and materials board
for review and approval by the County Department of Planning and
Building. Selected colors shall be dark, earth-toned, and selected to
blend in with the natural surrounding vegetation. Selected materials
shall primarily be natural-appearing and consistent with the
historical adobe and agricultural setting, such as wood, adobe, and
stone (or similar compatible materials). Approved colors and
materials shall be shown on the project plans. The Department of
Planning and Building will verify compliance prior to final
inspections.

Less than significant
(long-term)

AES Impact 2 Visibility of night lighting would affect
views resulting in a significant, long-term impact.

AES/mm-2  Upon application for construction permits on the 30-
acre site, the applicant shall submit an exterior lighting plan to the
County Department of Planning and Building for review and
approval. The plan shall provide graphic details for all proposed
permanent and temporary (i.e., special event) exterior lighting
fixtures. Exterior lighting fixtures shall be “dark sky” certified or
equivalent. Fixtures must be dark-colored and designed such that
the bulb and reflective surfaces are obscured from off-site view.

Less than significant
(long-term)

Air Quality

AQ Impact 1 In the event construction activities | AQ/mm-1 Prior to issuance of construction permits, the Less than significant
occur over a quarter (over 90 days), use of | following measures shall be incorporated into the construction (short-term)
construction equipment would generate reactive | phase of the project and shown on all applicable plans:

organic gasses (ROG) and nitrates of oxygen (NOXx)
exceeding the 2.5 ton/quarter threshold (Quarterly Tier
1), resulting in a significant, short-term impact.

Construction Equipment

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

b. Fuel all off-road and portable diesel powered equipment,
including but not limited to bulldozers, graders, cranes, loaders,
scrapers, backhoes, generator sets, compressors, auxiliary
power units, with California Air Resources Board (ARB)-certified
motor vehicle diesel fuel (non-taxed version suitable for use off-
road); and,

c. Maximize to the extent feasible, the use of diesel construction

ES-26
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Table ES-2. Summary of Impacts and Mitigation Measures

Impacts Mitigation Measures Residual Impacts

equipment meeting the 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 NOXx
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.  Electrify equipment when feasible;

j. Substitute gasoline-powered in place of diesel-powered
equipment, where feasible; and,

k. Use alternatively fueled construction equipment on-site where
feasible, such as compressed natural gas (CNG), liquefied
natural gas (LNG), propane or biodiesel.

Best Available Control Technology (BACT)

I.  Further reducing emissions by expanding use of Tier 3 and Tier
4 off-road and 2010 on-road compliant engines;

Repowering equipment with the cleanest engines available; and

n. Installing California Verified Diesel Emission Control Strategies.
These strategies are listed at:
http://www.arb.ca.gov/diesel/verdev/vt/cvt.htmAdditional
Construction Equipment Measures.

AQ Impact 2 Site preparation, ground | AQ/mm-2 Upon application for construction permits, all required Less than significant
disturbance, grading, and construction activities would | PM10 measures shall be shown on applicable grading or (short-term)
result in the generation of fugitive dust (PM10), | construction plans, and made applicable during grading and
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Table ES-2.

Summary of Impacts and Mitigation Measures

Impacts

Mitigation Measures

Residual Impacts

potentially creating a nuisance and exacerbating the
current non-attainment status for PM10, resulting in a
significant, short-term impact.

construction activities as described below.

a.
b.

Reduce the amount of the disturbed area where possible;

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 (non-potable) water should be used whenever
possible;

All dirt stock pile areas should be sprayed daily as needed;

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;

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, non-invasive grass seed and watered until
vegetation is established,;

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;

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,

Vehicle speed for all construction vehicles shall not exceed 15
mph on any unpaved surface at the construction site;

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 California Vehicle Code Section
23114;

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

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.
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All of these fugitive dust mitigation measures shall be shown on
grading, construction and building plans; and the contractor or
builder shall designate a person or persons to monitor the fugitive
dust emissions and enhance the implementation of the measures as
necessary to minimize dust complaints, reduce visible emissions
below 20% opacity, and to prevent transport of dust off-site. Their
duties shall include monitoring the effectiveness of the required dust
control measures (as conditions dictate), and shall include holidays
and weekend periods when work may not be in progress. The name
and telephone number of such persons shall be provided to the
APCD Compliance Division prior to the start of any grading,
earthwork or demolition.

AQ Impact 3 In the event construction activities
occur over a quarter (over 90 days), use of equipment
would result in diesel particulate matter (DPM)
emissions exceeding quarterly (Tier 1) (0.13
tons/quarter) thresholds, and would potentially affect
residents within 1,000 feet of the site, resulting in a
significant, short-term impact.

Implement AQ/mm-1.

Less than significant
(short-term)

AQ Impact 4 Operation of the project would result
in the generation of fugitive dust (PM10) exceeding
daily thresholds (25 Ibs/day), resulting in a significant,
short-term and long-term impact during use of
unpaved parking areas and the arena.

AQ/mm-3 The following mitigation is required on the day(s) of
the special event, when use of unpaved overflow parking areas will
occur:

a. The unpaved parking area shall be treated with a dust
suppressant such that fugitive dust emissions do not impact
offsite areas and do not exceed the APCD 20% opacity limit
(see Technical Appendix 4.3 of the APCD CEQA Handbook);

b. Any unpaved roads/driveways that will be used for the special
event shall be maintained with an APCD-approved dust
suppressant such that fugitive dust emissions do not impact
offsite areas and do not exceed the APCD 20% opacity limit;
and

c. The applicant may propose alternative measures of equal
effectiveness by contacting the APCD Planning Division.

AQ/mm-4 To minimize nuisance impacts and to reduce fugitive
dust emissions from the arena for the life of the project the following
mitigation measures shall be incorporated into the project, and are
applicable to the demonstration arena:

Less than significant
(short-term and long-term)
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a. Reduce the amount of the disturbed area where possible;

b. Use water trucks or sprinkler systems in sufficient quantities to
prevent airborne dust from leaving the site. Increased watering
frequency whenever wind speeds exceed 15 mph;

c. Reclaimed (non-potable) water shall be used whenever
possible;

d. Permanent dust control measures shall be implemented as
soon as possible following completion of any soil disturbing
activities;

e. All disturbed soil areas not subject to revegetation shall be
stabilized using approved chemical soil binders, jute netting, or
other methods approved in advance by the Air District; and

f. A person or persons shall be designated to monitor for dust and
implement additional control measures as necessary to prevent
transport of dust offsite. The monitor's duties shall include
holidays and weekend. The name and telephone number of
such persons shall be provided to the Air District prior to
operation of the arena.

AQ Impact 5 In the event construction of the
project requires remodeling or demolition of structures,
utilities, or pipelines, asbestos-containing material may
occur, resulting in a significant, short-term impact.

AQ/mm-5 Prior to issuance of grading permit, the applicant shall
submit a geologic evaluation of naturally occurring asbestos on the
100-acre portion of the project site to the Air Pollution Control
District. If naturally occurring asbestos is present onsite, the
applicant shall comply with all requirements outlined in the Asbestos
Airborne Toxic Control Measures (ATCM) for Construction, Grading,
Quarrying, and Surface Mining Operations. These requirements
may include, but are not limited to: 1) an Asbestos Dust Mitigation
Plan that shall be approved by the APCD prior to construction, and
2) an Asbestos Health and Safety Program. Prior to development on
the 30-acre portion of the site, the applicant shall submit a Naturally
Occurring Asbestos Construction and Grading Permit Exemption
Request Form to the APCD. If the applicant has any questions
regarding these requirements, they shall contact the APCD.

Less than significant
(short-term)

AQ Impact 6 Grading and ground disturbance
within the 100-acre portion of the project site may
result in exposure to naturally-occurring asbestos,
resulting in a significant, short-term impact.

AQ/mm-6 Prior to issuance of grading permit, the applicant shall
submit a geologic evaluation of naturally occurring asbestos on the
100-acre portion of the project site to the Air Pollution Control
District. If naturally occurring asbestos is present onsite, the
applicant shall comply with all requirements outlined in the Asbestos

Less than significant
(short-term)
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Airborne Toxic Control Measures (ATCM) for Construction, Grading,
Quarrying, and Surface Mining Operations. These requirements
may include, but are not limited to: 1) an Asbestos Dust Mitigation
Plan that shall be approved by the APCD prior to construction, and
2) an Asbestos Health and Safety Program. Prior to development on
the 30-acre portion of the site, the applicant shall submit a Naturally
Occurring Asbestos Construction and Grading Permit Exemption
Request Form to the APCD. If the applicant has any questions
regarding these requirements, they shall contact the APCD.

Biological Resources

BIO Impact 1  Construction of the project would
directly and/or indirectly affect special status species,
including terrestrial, aquatic, and avian species,
resulting in a significant, short-term impact.

BIO/mm-1  Prior to grading and construction within 100 feet of
Nipomo Creek, Adobe Creek, or Carillo Creek, a qualified biologist
shall conduct pre-construction surveys for sensitive amphibian and
reptile species within all portions of the project site containing
suitable habitat. The surveys shall include at least two nighttime
surveys and one daytime survey immediately preceding
construction. If any sensitive species are detected, the following
actions shall occur:

a. Any detected adults will be relocated to a nearby suitable
aquatic habitat. The location shall be in suitable habitat not
subject to disturbance or known threats to the species.
Terrestrial habitat surrounding the proposed relocation site shall
be as similar in type, aspect, and density to the location of the
existing riparian corridor. Sensitive species, such as California
red-legged frog, will only be moved if prior approval has been
granted by the USFWS (see d below).

b. A qualified biological monitor will be present during any
clearing, grading, or creek activities. Additionally, a qualified
biological monitor will be on-site during construction activities to
ensure no sensitive species have entered the work area
overnight or throughout the day (i.e., they will conduct a
morning clearance survey and regular daily checks of the work
areas).

c. The work areas will be clearly marked to ensure that no work
occurs outside of the approved limits of disturbance (i.e., lathe
and flagging, t-posts and yellow ropes, and temporary signage).

d. The qualified biologist will receive project-specific approvals

Less than significant
(short-term)
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from resource agencies prior to handling any wildlife species,
especially any sensitive species.

e. Speed limits shall be restricted to 15 mph.
f.  Work will occur only during daylight hours.

BIO/mm-2  Upon application for construction permits, the

following measures shall be included on applicable plans in order to

avoid erosion and sedimentation impacts to the creeks and water

quality:

a. Construction should be limited to the typical dry season (April
15 to October 15).

b. If work must occur during the rainy season, the applicant shall
install adequate erosion and sedimentation controls to prevent
any sediment-laden run-off from entering Nipomo Creek.

c. Upon completion of construction, disturbed areas will be
stabilized or vegetated as detailed in the project’s re-vegetation
plan.

BIO/mm-3 A qualified biologist shall conduct a pre-construction
survey within 30 days prior to the onset of construction activities
within all potentially impacted areas of suitable badger habitat
(grasslands and agricultural fields). If badger dens are discovered,
they will be inspected to determine if they are currently occupied. If
dens are discovered and are inactive, they will be excavated to
prevent re-occupation prior to construction. If badgers are found
during their breeding and rearing season (February to July), these
dens shall be avoided with an appropriate buffer to protect them
from construction activities. If badgers are found outside of their
breeding period, CDFW will be contacted regarding the accepted
approach to exclude and excavate the den prior to equipment and
other ground disturbing activity on the site.

BIO/mm-4  All work shall be avoided during the nesting bird
season (approximately February 1 through August 15), including
ground and tree-nesting birds. If any construction activities are
scheduled to occur during the nesting season, pre-construction bird
surveys shall be conducted by a qualified biologist. The pre-
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construction bird surveys shall be conducted within 250 feet of any
proposed construction activity within both the 30-acre and 100-acre
areas. The surveys shall be conducted no more than 1 week prior to
the scheduled onset of construction activities.

If nesting bird species are observed within 250 feet of the
construction area during the surveys, the biologist shall determine
the appropriate exclusion zone for the specific species. A buffer of
250 feet shall be maintained around any nesting raptors. The
nesting bird exclusion zones shall be completely avoided until the
qualified biologist determines that the young have successfully
fledged. A qualified biologist shall conduct periodic site inspections
to ensure that the exclusion zone is maintained and to monitor the
nesting progression. In the event that sensitive bird species are
discovered, the USFWS and/or CDFW will be contacted to
determine the appropriate protective measures prior to any
construction beginning.

If construction activities must occur within 250 feet of a nesting
raptor nest, a qualified biologist shall be consulted to determine if
the buffer can be reduced. If, in the opinion of the qualified biologist,
the buffer cannot be safely reduced, a full-time avian monitor shall
be present during all construction activities occurring within the
established buffer to ensure no impacts occur. The avian monitor
will have the authority to halt or re-direct work if raptors show signs
of disturbance.

BIO Impact 2 Project construction activities have
the potential to result in indirect impacts to eight
mature coast live oak trees, resulting in a significant,
short-term and long-term impact.

BIO/mm-5  All existing oak trees to remain on-site that are within
50 feet of construction or grading activities shall be marked for
protection (e.g., with flagging) and their root zone fenced prior to
any grading or site grubbing. The outer edge of the tree root zone to
be fenced will be outside of the canopy half the distance as
measured between the tree trunk and outer edge of the canopy (i.e.,
1.5 times the distance from the trunk to the drip line of the tree).
Grading, utility trenching, compaction of soil, or placement of fill
shall be avoided within these fenced areas to the maximum extent
feasible. If grading, compaction, or placement of fill in the root zone
of an existing oak tree cannot be avoided, retaining walls may be
constructed to minimize cut and fill impacts to existing oak trees.

Less than significant
(short-term and long-term)
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Care shall be taken to avoid surface roots within the top 18 inches
of soil. If any roots must be removed or exposed, they shall be
cleanly cut and not left exposed above the ground surface.

BIO/mm-6  All oak trees identified to remain shall not be
removed, unless otherwise regulated by County LUO
§22.56.020.A.4 (Tree Removal Permit Required, Zoning Clearance
Exemption for trees in a hazardous condition). Unless previously
approved by the County, the following activities are not allowed
within the root zone of existing or newly planted oak trees:

a. year-round irrigation (no summer watering, unless “establishing”
new tree or native compatible plant(s) for up to 3 years);
grading (includes cutting and filling of material);

compaction (e.g., regular use of vehicles);

placement of impermeable surfaces (e.g., pavement); or,
disturbance of soil that impacts roots (e.qg., tilling).

®ooo

BIO/mm-7  The trimming of oaks can be detrimental and shall be

minimized as follows:

a. removal of larger lower branches should be minimized to:

i. avoid making tree top heavy and more susceptible to
“blow-overs;”

ii. reduce having larger limb cuts that take longer to heal
and are much more susceptible to disease and
infestation;

iii. retain the wildlife that is found only in the lower branches;

iv. retain shade to keep summer temperatures cooler
(retains higher soil moisture, greater passive solar
potential, provides better conditions for oak seedling
volunteers); and,

v. retain the natural shape of the tree.

b. The amount of trimming (roots or canopy) done in any one
season should be limited as much as possible to limit tree
stress/shock (10% or less is best, 25% maximum).

c. Excessive and careless trimming not only reduces the potential
life of the tree, but can also reduce property values if the tree
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dies prematurely or has an unnatural appearance. If trimming is
necessary, the applicant shall either use a skilled arborist or
apply accepted arborist's techniques when removing limbs.

d. Unless a hazardous or unsafe situation exists, trimming of
deciduous species shall be done only during the winter.

e. Smaller oak trees (smaller than five inches in diameter at four
feet above the ground) within the project area are considered to
be of high importance, and when possible, shall be given similar
consideration as larger trees.

BIO/mm-8  Newly planted oak trees shall be maintained until
successfully established as determined by a qualified professional.
This shall include protection (e.g., tree shelters, caging) from
animals (e.g., deer, rodents) and adequate watering (e.g., drip-
irrigation system). During the timeframe when the oaks are being
established on the 30-acre area, weed removal shall occur as
follows:

a. no herbicides shall be used;

b. installation of either 1) a securely staked “weed mat” (covering
at least a 3-foot radius from center of plant), or 2) hand removal
of weeds (covering at least a 3-foot radius from center of plant)
and use of weed-free mulch (at least 3 inches deep, 3-foot
radius) with regular replenishment, shall be completed for each
new plant. If the hand removal weeding option is selected it
shall be kept up on a regular basis (at least once in late spring
[April] and once in early winter [December]).

c. Watering should be controlled so only enough is used to initially
establish the tree, and reducing to zero over a 3-year period.

d. If possible, planting during the warmest, driest months (June
through September) shall be avoided. In addition, standard
planting procedures (e.g., planting tablets, initial deep watering)
shall be used.

Once oak trees have been planted and prior to final inspection of
building permits, the applicant shall retain a qualified individual (e.g.,
landscape contractor, arborist, nurseryman, botanist) to prepare a
letter stating when the above planting occurred, what was planted
and all measures implemented to improve the long-term success of
these trees. This letter shall be submitted to the County
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Environmental Coordinator.

To guarantee the success of the new oak trees, the applicant shall
retain a qualified individual (e.g., arborist, landscape architect/
contractor, nurseryman) to monitor the new trees’ survivability and
vigor until the trees are successfully established, and prepare
monitoring reports, on an annual basis, for no less than 7 years.
Based on the submittal of the initial planting letter, the first report
shall be submitted to the County Environmental Coordinator 1 year
after the initial planting and, thereafter, on an annual basis until the
monitor, in consultation with the County, has determined that the
initially-required vegetation is successfully established (for oak
woodlands, no less than 7 years). Additional monitoring will be
necessary if initially-required vegetation is not considered
successfully established. The applicant, and successors-in-interest,
agrees to complete any necessary remedial measures identified in
the report(s) to maintain the population of initially planted vegetation
and approved by the Environmental Coordinator.

BIO Impact 3  Development of the emergency
access road and bridge over Nipomo Creek would
result in disturbance of riparian habitat and/or wetland
areas adjacent to the creek, resulting in significant
short-term and long-term impacts.

BIO/mm-9  Upon application for construction permits for the

emergency access drive, the following measures shall be

incorporated into project plans:

a. Disturbance shall be minimized to what is necessary to safely
install the emergency access bridge over Nipomo Creek.

b.  Appropriate exclusion and erosion control measures shall be
installed and maintained during construction activities to
minimize sedimentation into the creek and impacts to sensitive
habitat.

c. Appropriate permanent sedimentation and erosion control
structures shall be included in the bridge design in order to
minimize long-term impacts associated with vehicular traffic
near the creek (e.g., sedimentation and erosion into the creek
due to increased runoff associated with soil compaction and/or
installation of impermeable surfaces).

d. The applicant shall restore and revegetate any disturbed areas
along the access bridge in order to stabilize the streambank.

Less than significant
(short-term and long-term)
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BIO/mm-10 Prior to work within creek channels, the applicant
shall coordinate with the appropriate regulatory agencies in order to
obtain permits prior to the start of construction. These agencies are
likely to include: USACE, USFWS, CDFW, and RWQCB.

Cultural Resources

CR Impact 1 Proposed grading activities would
impact portions of site CA-SLO-97/142/H determined
to be eligible for inclusion on the California Register of
Historic Places under criterion D: “sites that have
yielded, or may be likely to yield, information important
in prehistory or history.” This would result in a
significant, long-term impact.

CR/mm-1 Prior to issuance of grading and construction permits,
the applicant shall submit to the Environmental Coordinator (and
possibly subject to peer review) for the review and approval, a
detailed research design for a Phase Il (data recovery)
archaeological investigation. The Phase Il program shall be
prepared by a subsurface qualified archaeologist approved by the
Environmental Coordinator. The consulting archaeologist
responsible for the Phase 1l program shall be provided with a copy
of the previous archaeological investigations (Albion Environmental,
July 2013). The Phase Il program shall include at least the
following:
a. three control units in Locus A and two control units in Locus B
pursuant to the Phase Il Archaeological Evaluation of CA-SLO-
97/142/H (Albion Environmental, July 2013);

standard archaeological data recovery practices;

c. recommendation of sample size adequate to mitigate for
impacts to archaeological site, including basis and justification
of the recommended sample size. Sample size should be
0.01% of the total volume (disturbed and non-disturbed matrix)
in Locus A and 0.05% of the total volume (disturbed and non-
disturbed matrix) in Locus B. The sample size shall include
0.04% of the volume of undisturbed site deposit in Locus A
and 0.05% of the volume of undisturbed site deposit in Locus
B. If a lesser sample size is recommended, supporting
information shall be presented that justifies the smaller sample
size.

d. identification of location of sample sites/test units;

e. detailed description of sampling techniques and material
recovery procedures (e.g. how sample is to be excavated, how
the material will be screened, screen size, how material will be
collected);

Less than significant
(long-term)
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f. disposition of collected materials;

g. proposed analysis of results of data recovery and collected
materials, including timeline of final analysis results; and,

h. list of personnel involved in sampling and analysis.

Once approved, these measures shall be shown on all applicable
construction drawings and implemented during construction. Prior to
final inspection/occupancy, the applicant shall provide to the County
a final report on the investigation work conducted during
construction.

CR/mm-2 Prior to issuance of grading and construction permits,
the applicant shall submit to the Environmental Coordinator (and
possibly subject to peer review) for the review and approval, a
project-specific Cultural Resources Treatment Plan. The Treatment
Plan shall incorporate by reference the County-approved Phase llI
data recovery plan and County-approved Monitoring Plan. The
Treatment Plan will serve as the basic background reference for the
project, and will provide a programmatic and/or possible specific
treatment options. Specifically, and at minimum, the Treatment Plan
shall contain the following:

a. Compilation of background data;

b. Regional research questions (e.g., who lived there and how
long ago; what kinds of things did people do at the site; why
did they choose to inhabit this area; what was the site’s role in
the larger system of settlements and camps throughout the
region);

c. Data recovery methodology, including field methods, analysis,
reporting;

d. Monitoring program;

e. Strategies for the treatment of unanticipated discoveries;

f. Protocols for continued consultation with interested Native
American participants; and,

g. Guidelines for long-term curation.

CR/mm-3 Prior to issuance of grading and construction permits,
the applicant shall submit a Monitoring Plan, prepared by a County-
approved archaeologist, for review and approval by the County
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Department of Planning and Building. The intent of this Plan is to

monitor all earth-disturbing activities in areas identified as potentially

sensitive for cultural resources, per the approved monitoring plan.

The monitoring plan shall include at a minimum:

a. list of personnel involved in the monitoring activities;

b. inclusion of involvement of the Native American community, as
appropriate;

c. description of how the monitoring shall occur;

d. description of frequency of monitoring (e.g., full-time, part time,
spot checking);

e. description of what resources are expected to be encountered;

f. description of circumstances that would result in the halting of
work at the project site (e.g., What is considered “significant”
archaeological resources?);

g. description of procedures for halting work on the site and
notification procedures;

h.  provisions defining education of the construction crew;

i protocol for treating unanticipated finds (refer to Treatment
Plan); and,

j description of monitoring reporting procedures.

CR/mm-4 Prior to ground disturbance and construction
activities, in consultation with a County-approved archaeologist, the
applicant shall provide cultural resources awareness training to all
field crews and field supervisors. This training will include a
description of the types of resources that may be found in the
project area, the protocols to be used in the event of an
unanticipated discovery, the importance of cultural resources to the
Native American community, and the laws protecting significant
archaeological and historical sites. In addition, the applicant shall
provide all field supervisors with maps showing those areas
sensitive for potential buried resources.

CR/mm-5 During all initial ground disturbing construction
activities, the applicant shall retain a qualified archaeologist
(approved by the Environmental Coordinator) and Native American
to monitor all initial earth disturbing activities, per the approved
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monitoring plan. If any significant archaeological resources not
previously identified in the Monitoring and Treatment Plan, or
human remains are found during monitoring, work shall stop within
the immediate vicinity (precise area to be determined by the
archaeologist in the field) of the resource until such time as the
resource can be evaluated by an archaeologist and any other
appropriate individuals. The applicant shall implement the mitigation
as required by the Environmental Coordinator.

CR/mm-6 Upon completion of all monitoring/mitigation activities,
and prior to occupancy or final inspection (whichever occurs first),
the qualified archaeologist shall submit a report to the
Environmental Coordinator summarizing all monitoring/mitigation
activities and confirming that all recommended mitigation measures
have been met. If the analysis included in the Phase Ill program is
not complete by the time final inspection or occupancy will occur,
the applicant shall provide to the Environmental Coordinator, proof
of obligation to complete the required analysis.

CR Impact 2 Proposed grading and construction
activities may result in in advertent adverse effects to
historical features associated with the Dana Adobe,
resulting in a significant, long-term impact.

CR/mm-7 Upon application for construction permits for
development on the 30-acre site, the applicant shall submit plans
verifying the preservation of documented historic resources onsite,
including the tallow vat, retaining wall, barn foundation, and windmill
(refer to CRMS 2011).

CR/mm-8 Upon application for construction permits for
development on the 30-acre site, additional study including archival
and field investigation shall verify the presence of the stagecoach
roadbed. In the event the presence of the roadbed is determined,
the applicant shall avoid the resource to the maximum extent
feasible, and the site shall be addressed pursuant to the approved
Phase Il Data Recovery Plan and Monitoring Plan.

Less than significant
(long-term)

CR Impact 3 Proposed grading and construction
activities may result in in advertent adverse effects to
paleontological resources, resulting in a significant,
long-term impact.

CR/mm-9 In the event ground disturbance exceeds 6 feet in
depth within Diablo clay, Diablo and Cibo clays, Marimel silty clay
loam, Tierra loam, or Zaca clay, the applicant shall retain a qualified
paleontologist to monitor initial excavation activities. Upon
completion of all monitoring/mitigation activities, and prior to final
inspection, the consulting paleontologist shall submit a report to the

Less than significant
(long-term)
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Environmental Coordinator summarizing all monitoring/mitigation
activities and confirming that all recommended mitigation measures
have been met and include analysis of all discoveries.

Hazards and Hazardous Materials

HM Impact 1 During construction of the project,
the use of heavy equipment may result in accidental
spill or leakage of potentially hazardous materials (i.e.,
fuels, oil), resulting in a significant, short-term impact.

Implement BIO/mm-2, BIO/mm-9, BIO/mm-10, WR/mm-1, and
WR/mm-2.

Less than significant
(short-term)

Noise

N Impact 1 Amplified sound at special events
proposed at the project site would exceed County
thresholds, potentially affecting persons off-site,
resulting in a significant, short-term and long-term
impact.

N/mm-1 Upon application for construction permits, the
applicant shall submit plans listing the following noise attenuation
measures, which shall be implemented for the life of the project:

a. Outdoor events with amplified music or sound shall not be
permitted to continue beyond 10:00 p.m.

b.  All soundspeaker systems shall include dispersed speakers
oriented away from residential properties.

c. Within the amphitheater, speakers shall
downward or positioned below the stage.

d. The enforced amplified sound limit (excluding the
amphitheater) shall be 85 dB maximum as measured 50 feet
from the source.

e. The enforced amplified sound limit within the amphitheater
shall be 80 dB maximum as measured 50 feet from the source.

f. An on-site manager shall be present during all events to verify
the amplified sound limit using a noise meter (Type 2 or better)
and address noise complaints (if received). All noise
complaints and subsequent remediation actions (i.e., reducing
the amplified noise level within acceptable limits, adjusting
speaker locations) shall be recorded by the on-site manager
and kept on file by DANA.

g. DANA shall provide a letter to all adjacent landowners
including the name and contact information for the on-site
manager.

be orientated

Less than significant
(short-term and long-term)
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h.  All amplified noise attenuation measures shall be listed on any
special event agreements issued by DANA.

N Impact 2 Amplified sound at special events
proposed at the project site would result in periodic
increases in the ambient noise level in the project
vicinity, resulting in a significant, long-term impact.

Implement N/mm-1.

Less than significant
(long-term)

Transportation and Circulation

TC Impact 1 Operation of the project would
generate additional daily and special event trips,
resulting in a less than significant, long-term impact to
South Oakglen Avenue.

TC/mm-1 Upon application for construction permits for
development of the 30-acre site, the applicant shall submit a street
plan and profile to widen South Oakglen Avenue to complete the
project site of an A-1 rural street section fronting the property. All
proposed driveways shall be constructed in accordance with County
Standard B-1 series drawings.

Less than significant
(long-term)

TC Impact 2 Operation of the project, including
generation of additional daily and special event trips,
would contribute to LOS D conditions at the U.S.
Highway 101 / West Tefft Street southbound ramp
intersection, resulting in a potentially significant
impact.

TC/mm-2 Prior to issuance of building permits, to mitigate for
impacts to the US 101 / West Tefft Street interchange during the PM
peak hour, the applicant shall:

a. Prepare a Transportation Demand Management (TDM)
Program subject to the review and approval of the County
Department of Public Works that adjusts:

1. Visitor Center hours outside of the weekday AM peak
hours (7:30 a.m. to 9:30 a.m.) and PM peak hours (4:30
p.m. to 6:30 p.m.); and,

2. New employee/volunteer hours to avoid outbound trips
between 4:30 p.m. and 6:00 p.m. or,

b. In the event the project would generate new peak hour trips,
the applicant shall consult with the County Department of
Public Works, and submit the South County Area 1 Road Fee
in the amount prevailing at the time of payment.

Less than significant
(long-term)

Water Resources

WR Impact 1 The project would include
construction activities that would require ground
disturbance and use of heavy equipment, which may

Implement BIO/mm-2, BIO/mm-9, and BIO/mm-10.

WR/mm-1 Prior to issuance of a grading permit, the applicant

Less than significant
(short-term)
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Table ES-2.

Summary of Impacts and Mitigation Measures

Impacts

Mitigation Measures

Residual Impacts

result in the discharge of sediment and other
pollutants, indirectly affecting surface and ground
water quality, and resulting in short-term impacts.

shall provide a copy of the Regional Water Quality Control Board-
approved Stormwater Pollution Prevention Plan (SWPPP). The
SWPPP shall be implemented prior to, during, and following ground
disturbance.

WR/mm-2 At the time of application for grading and construction
permits, all applicable plans shall clearly show stockpile and staging
areas. Stockpiles and staging areas shall not be located within 100
feet of Nipomo Creek, Carillo Creek, Adobe Creek, or any drainage
swale. All project-related spills of hazardous materials within or
adjacent to project sites shall be cleaned up immediately. Spill
prevention and cleanup materials shall be on-site at all times during
construction. The staging areas shall conform to standard Best
Management Practices (BMPs) applicable to attaining zero
discharge of storm water runoff. At a minimum, all equipment and
vehicles shall be checked and maintained on a daily basis to ensure
proper operation and to avoid potential leaks or spills. Maintenance,
cleaning, and refueling of equipment and vehicles shall not be
permitted onsite or on South Oakglen Drive.

WR Impact 2 Operation of the project would
include vehicle parking areas, which may result in the
discharge of hydrocarbons and other pollutants in
stormwater runoff, indirectly affecting surface and
ground water quality, and resulting in short-term and
long-term impacts.

WR/mm-3 At the time of application for construction permits, the

applicant shall show on the construction permits, project designs

that will promote groundwater recharge (22.52.140) by application
of LID design techniques. At least three designer-selected

LID/stormwater runoff reduction measures shall be applied to the

project, including, but not limited to the following options:

a. Parking lots shall be designed to drain to vegetated
depressions, rain gardens, or open areas to allow for
stormwater infiltration.

b. Roof runoff should be directed to landscape areas (rain
gardens) and/or vegetated drainage swales and shall not be
directed to impervious surfaces that have the potential to
contain pollutants.

c. Vegetated drainage swales shall be constructed along the
access driveway and discharge to an approved location in a
non-erosive manner.

d. Pavement disconnection within the parking area.

e. Other measures, as approved by the County Planning

Less than significant
(short-term and long-term)
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Table ES-2.

Summary of Impacts and Mitigation Measures

Impacts

Mitigation Measures

Residual Impacts

Department in consultation with Public Works.

These measures shall be implemented prior to final inspection or
occupancy, whichever occurs first.

WR Impact 3 Development of the project would
create additional impervious surfaces, which would
potentially reduce soil absorption rates, increase and
re-direct runoff, and increase the potential for
downstream flooding, resulting in a significant long-
term impact.

Implement WR/mm-3.

WR/mm-4 At the time of application for construction permits, the
applicant shall submit complete drainage, flood hazard, and erosion
and sedimentation control plans for review and approval in
accordance with Sections 22.52.110 (Drainage Plan Required),
22.14.060 (Flood Hazard Area), and 22.52.120 (Erosion and
Sedimentation Control Plan Required) of the Land Use Ordinance.
The applicant shall demonstrate that project construction plans are
in conformance with the Source Control Best Management
Practices as identified for project incorporation in the Stormwater
Quality Plan Application for Priority Projects.

WR/mm-5  For the life of the project, the project shall comply with
the requirements of the National Pollutant Discharge Elimination
System Phase | and/or Phase Il stormwater program and the
County’s Storm Water Pollution Control and Discharge Ordinance,
Title 8, Section 8.68 et sec.

Less than significant
(long-term)

WR Impact 4 The project would change the
drainage pattern in an area with substantial potential
for sedimentation, erosion and flooding, resulting in a
significant long-term impact.

Implement BIO/mm-9, BIO/mm-10, WR/mm-3, WR/mm-4, and
WR/mm-5.

Less than significant
(long-term)

Land Use
LU Impact 1 Operation of the project would | Implement N/mm-1. Less than significant
generate noise potentially exceeding thresholds (long-term)

identified in the County Noise Element, and potentially
resulting in a significant, long-term impact.
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l. PROJECT ALTERNATIVES

Criteria used to develop potential alternatives included the potential of the project to avoid
impacts to sensitive resources and the human environment, whether or not it could generally
meet the project objectives, and costs. Specific consideration was given to potential alternatives
that appeared to avoid or minimize impacts to natural resources and the human environment.

The applicant is requesting approval of both a Land Use Ordinance Amendment and
Conditional Use Permit; therefore, two No Project Alternatives are included in the analysis.
Identified alternatives include the No Project (No Action) Alternative - Land Use Ordinance
Amendment, No Project Alternative - Conditional Use Permit, Design Alternative A — Initial
Conceptual Site Plan, and Design Alternative B — Applicant’s Alternative Plan.

1. No Project Alternative — Land Use Ordinance Amendment

Under the No Project Alternative — Land Use Ordinance Amendment no changes to the County
LUO would occur. Proposed clarifications that would accurately represent current land
ownership would not be approved. Language requiring construction of the Southland Street
Interchange would remain, in addition to design standards identified in the current ordinance.
The existing reference to the “Site Master Plan” on file would be outdated, and inconsistent with
current conditions. The proposed project, which includes the Conditional Use Permit request
and a Master Plan, may be considered by the decision-makers regardless of approval of the
Land Use Ordinance Amendments; however, the decision and associated findings would be
complicated by the current inconsistencies in the existing ordinance language, primarily the
requirement for the Southland Street Interchange (which is not proposed by the applicant or
currently pursued by the County or California Department of Transportation [Caltrans]) and
implementation of the Master Plan would not occur.

2. No Project Alternative — Conditional Use Permit

The No Project Alternative — Conditional Use Permit would include none of the components of
the proposed project. Continued restoration of the Dana Adobe would occur, in addition to
qualifying non-profit events and educational tours. The No Project Alternative would not meet
the primary goal of the project, which is to establish the plan for protection/preservation of the
historic Dana Adobe and develop the surrounding area for educational purposes.

3. Design Alternative A — Initial Conceptual Site Plan

This alternative consists of a conceptual plan, which was developed as part of the applicant’s
grant applicant submittal to the State Parks Nature Education Facilities Program. The
Conceptual Site Plan, shown in Figure 5-1 in the EIR, includes the following: Visitor's Center
and curation room, indoor and outdoor spaces and native gardens; nature education classroom
and outdoor patio; Native American (Chumash) interpretive features and living Chumash Village
including a ceremonial circle, painted caves, sweat lodge, arbors, story boulders, garden,
signage; nature trail system with Native American interpretive features; restrooms; parking
areas; onsite wastewater system; maintenance building; native habitat interpretation,
restoration, and preservation areas; environmental interpretation and preservation areas of on-
site geological, paleontological, and archaeological features; perimeter landscaping; utilities;
and, drainage and erosion control systems.

This alternative does not include the outdoor demonstration arena, replicated Rancho era
buildings, or horse trailer parking (on South Thompson Avenue). This alternative also does not
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include the emergency access road and flat car bridge across Nipomo Creek; however, CAL
FIRE conditions regarding access would need to be considered in lieu of the Southland Street
Interchange project, which is not planned for construction. This alternative does not include any
additional special events beyond existing, qualifying, non-profit events.

4. Design Alternative B — Applicant’s Alternative Project

This design alternative presented by the applicant includes features that are intended to avoid
or minimize potentially significant impacts to archaeological resources. As shown in Figures 5-2
and 5-3 in the EIR, this alterative would include the following changes compared to the
proposed project:

= Rancho era outbuildings would be located approximately 60 feet southwest of the
proposed location;

= The tack/blacksmith building would be located near the arena, approximately 230 feet
northwest of the proposed location;

= The caretaker’s residence and shop/storage building would be located approximately 60
feet southwest of the proposed location, closer to South Oakglen Avenue and rotated 90
degrees;

= Elimination of on-site septic systems; and

= Connection to the NCSD sewer system, requiring construction of onsite infrastructure
and trenching and pipe installation along South Oakglen Avenue (approximately 1,800
linear feet, off-site to Bermuda Avenue).

J. ENVIRONMENTALLY SUPERIOR ALTERNATIVE

CEQA requires the alternatives section of an EIR to describe a reasonable range of alternatives
to the project that avoid or substantially lessen any of the significant effects identified in the EIR
analysis while still attaining most of the basic project objectives. The alternative that most
effectively reduces impacts while meeting project objectives should be considered the
“environmentally superior alternative.” In the event that the No Project Alternative is considered
the environmentally superior alternative, the EIR should identify an environmentally superior
alternative among the other alternatives.

In this EIR, the No Project Alternative (LUO Amendment) would result in the fewest impacts,
because if the LUO Amendment is not adopted, the applicant cannot move forward with a
Master Plan. The No Project Alternative (Conditional Use Permit) also results in the fewest
environmental impacts. The No Project Alternatives do not meet any of the project objectives,
including the primary objective to implement the proposed Master Plan.

As proposed, and with incorporation of recommended mitigation measures, the proposed
project would not result in any significant, unavoidable environmental effects, and would meet
project objectives. Proposed alternatives include modifications to the project, such as different
features, shifted location of project elements, use of alternative means of wastewater treatment
and disposal, and elimination of use permit-approved special events. Based on the delineation
of the archaeological site and other site restrictions including LUO setbacks and the Nipomo
Creek corridor, complete avoidance is not feasible. Grading and construction of the Visitor's
Center would occur outside of identified significant cultural resource Locus A and B under all
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alternative scenarios. No alternative would result in any significant, adverse, and unavoidable
(Class 1) impacts upon implementation of mitigation measures similar to those identified for the
proposed project.

Design Alternative A — Initial Conceptual Site Plan provides variation in the project features, and
focuses primarily on the Visitor's Center and Chumash Village and interpretive features. This
alternative also does not include permit-approved special events, which would further reduce
periodic traffic trips and air quality impacts related to additional traffic and use of an additional
unpaved overflow parking area. Implementation of this alternative may not be consistent with
the project objectives, because it does not include an intended balance of pre-historic,
archaeological, and historical features. While continued restoration of the Dana Adobe would
occur, the alternative does not include the demonstration arena or Rancho era buildings. In
addition, this alternative does not include additional special events and may not include facilities
that are adequate to “furnish on-site opportunities for fundraising, and to provide facilities and
amenities that DANA can reasonably afford to maintain.” Lack of consistency with this objective
is the burden of the applicant to demonstrate to the decision makers, because it relates to the
financial intent of the proposed project.

The primary component of Design Alternative B is the elimination of onsite septic and
connection to the NCSD sewer system. This option would reduce potential onsite impacts to
archaeological resources within Locus A by reducing the affected area; however, overall, this
option may not substantially minimize potential impacts to cultural resources due to the
construction of a new sewer line within South Oakglen Avenue. While this alternative meets all
project objectives, it would not significantly reduce identified impacts on the environment
compared to the proposed project. All identified mitigation measures would be required, similar
to the proposed project.

Based strictly on an analysis of the relative environmental impacts, the proposed project, with
adoption and incorporation of recommended mitigation measures, is considered the
Environmentally Superior Alternative. The decision-making body will consider the whole of the
record when considering the approved project including, but not limited to, public comment and
testimony. The decision-making body may select the project as proposed, an Alternative, or a
specified combination of particular elements identified in the Alternatives, as the approved
project. In all scenarios, the Mitigation and Monitoring Program would be applied to the
approved project.
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CHAPTER 1
INTRODUCTION

1.1 PURPOSE OF THE EIR

The County of San Luis Obispo (County), serving as the lead agency under the California
Environmental Quality Act of 1970 (CEQA), has prepared this Environmental Impact Report
(EIR) to assess the impacts that may result from approval of the Dana Adobe Nipomo Amigos
(DANA) Land Use Ordinance (LUO) Amendment, Conditional Use Permit (CUP), and
Development Plan (project). DANA requests a LUO Amendment to §22.112.030.B (Community
Planning Standards, Combining Designations, Historic Area (H) Dana Adobe) and
§22.112.080.G (Community Planning Standards, South County Nipomo Urban Area,
Recreation — Dana Adobe) to accommodate implementation of the Master Plan and
development of the project.

The project proposes implementation of a Master Plan for the development of The Stories of the
Rancho Project. The Stories of the Ranchos Project would include the following components, as
more fully described below:

= An approximate 6,200-square-foot visitor’s center;

= An outdoor amphitheater;

= A Chumash Interpretive Area, including exhibits and interpretive features;

= Replicated Rancho era buildings;

= An outdoor demonstration arena;

= A new caretaker’s unit and attached shop;

= Restroom facilities and associated on-site septic system;

= A trail system throughout the project site with exhibits and interpretive features;

= Approximately 80,445 square feet of landscaping and historical gardens, vineyards, and
orchards;

= Main, overflow, and horse trailer parking areas; and,

= Emergency access and off-site road improvements.

The project would result in the disturbance of approximately 6.55 acres of the 30-acre site
owned by DANA and approximately 1.75 acres of the adjacent 100-acre site owned by the
County, for a total disturbance of 8.3 acres.

Site access would be provided by two improved driveways off of South Oakglen Avenue. An
approximately 0.6-mile-long, 16- to 18-foot-wide, gated, all-weather emergency access drive
would also be developed, extending from one of the primary driveways off of South Oakglen
Avenue to South Thompson Road. The emergency access road would include an 89-foot-long,
10-foot-wide flatcar bridge over Nipomo Creek. The existing driveway leading to the Dana
Adobe would remain as a service entrance and for Americans with Disabilities Act (ADA)
access. A circular driveway with two access points is proposed off North Thompson Road for
horse trailers, trail users, and agricultural parking. Off-site frontage road improvements would
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include widening of South Oakglen Avenue to include two 10-foot-wide paved travel lanes and
an 8-foot-wide road base shoulder on the eastern side of the road.

Water would be provided by the Nipomo Community Services District (NCSD) through an
existing Outside Users Agreement. Approximately 1,200 feet of the existing water main along
South Oakglen Avenue would be upsized to accommodate the development.

The project is located within and immediately adjacent to the community of Nipomo, on the east
side of South Oakglen Avenue, approximately 1 mile southeast of West Tefft Street and in the
South County Inland Planning Area. The project site consists of five legal parcels comprising
two primary areas: (1) a 30-acre area owned by DANA, generally lying west of Nipomo Creek,
which includes the Dana Adobe (Assessor's Parcel Number [APN] 090-171-011) and
surrounding areas (APN 090-171-036); and (2) a primarily undeveloped adjacent area,
consisting of three legal parcels totaling 100 acres leased by DANA from the County
(APN 090-171-030, 090-171-031, and 090-171-032).

1.2 ScoPING AND NOTICE OF PREPARATION PROCESS

In compliance with CEQA Guidelines, the County has taken steps to provide opportunities to
participate in the environmental process. During the Initial Study process, an effort was made to
contact various federal, state, regional, and local governmental agencies and other interested
parties to solicit comments and inform the public of the proposed project. This included project
referrals, personnel correspondence, and telephone contact. In addition, the County distributed
the Notice of Preparation (NOP) on December 11, 2012, to various agencies, organizations, and
interested persons throughout San Luis Obispo County and the surrounding area. The proposed
project was described, the scope of the environmental review was identified, and agencies and
the public were invited to review and comment on the NOP. The close of the NOP review period
was January 14, 2013. In addition, a scoping meeting was held on December 17, 2012, at the
NCSD office located at 148 South Wilson Street in Nipomo, San Luis Obispo County, California.

Agencies, organizations, and interested parties not contacted or who did not respond to the
request for comments about the project during the preparation of the Draft EIR currently have
the opportunity to comment during the 45-day public review period on the Draft EIR.

1.3 EIR CONTENTS

The scope of the EIR includes issues identified by the lead agency during the preparation of the
NOP for the proposed project, as well as environmental issues raised by agencies and the
general public in response to the NOP and at the scoping meeting. The EIR is divided into the
following major sections:

Executive Summary. Provides a brief summary of the project background, description,
impacts and mitigation measures, and alternatives.

Introduction. Provides the purpose of an EIR, as well as scope, content, and the use of
the document.

Project Description. Provides the general background of the project, objectives, a
detailed description of the project characteristics, and a listing of necessary permits and
government approvals.

Environmental Setting. Describes the physical setting and surrounding land uses.
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Environmental Impacts Analysis. Discusses the environmental setting as it relates to
the various issue areas, regulatory settings, thresholds of significance, impact
assessment and methodology, project-specific impacts and mitigation measures,
cumulative impacts, and secondary impacts. The EIR analyzes the potentially significant
impacts to the following resource areas, as identified during the preparation of the NOP:

= Aesthetic Resources = Population and Housing

= Agricultural Resources » Public Services/Utilities

=  Air Quality/Climate Change = Recreation

= Biological Resources = Transportation and Circulation
= Cultural Resources = Wastewater

= Geology and Soils = Water Resources

» Hazards and Hazardous Materials » Land Use

= Noise

Alternatives. Summarizes the environmental advantages and disadvantages associated
with the project and alternatives. As required, the “No Project” alternative is included
among the alternatives considered. An “Environmentally Superior Alternative” is
identified.

Other CEQA Considerations. Identifies growth-inducing impacts and a discussion of
long-term/short-term productivity and irreversible environmental changes.

Mitigation Monitoring and Reporting Program. This section contains a matrix of all
mitigation measures contained in the EIR, the requirements of the mitigation measures,
the applicant’s responsibility and timing for implementation of these measures, the party
responsible for verification, the method of verification, and verification timing.

1.4 PROJECT SPONSORS

Lead Agency: County of San Luis Obispo
Department of Planning and Building
976 Osos Street, Room 200
San Luis Obispo, CA 93408
Mr. Brian Pedrotti, Environmental Resource Specialist

Project Applicant: Dana Adobe Nipomo Amigos
671 South Oakglen Avenue
Nipomo, CA 93444
Ms. Jan DiLeo, Project Manager

Environmental Consultant: SWCA Environmental Consultants
1422 Monterey Street, Suite C200
San Luis Obispo, CA 93401
Ms. Shawna Scott, Project Manager
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1.5 REeview oF THE DRAFT EIR

This Draft EIR was distributed to responsible and trustee agencies, other affected agencies,
surrounding cities, interested parties, and all parties requesting a copy of the Draft EIR in
accordance with Public Resources Code §21092(b)(3). The Notice of Completion and Notice of
Availability of the Draft EIR are distributed and posted as required by CEQA. During this 45-day
period, the EIR and all technical appendices are available for review at the following locations:

County of San Luis Obispo Nipomo Library
Environmental Coordinator’s Office 918 West Tefft Street
County Government Center Room 200 Nipomo, CA 93444
San Luis Obispo, CA 93408

On behalf of the lead agency, comments on the Draft EIR shall be addressed to:

County of San Luis Obispo

Department of Planning and Building
Attention: Mr. Brian Pedrotti

County Government Center, Room 200
San Luis Obispo, CA 93408

The public review period is 45 days. Written responses to all significant environmental issues
raised will be prepared and included as part of the Final EIR and the environmental record for
consideration by decision-makers for the project.

1.6 CoOMMONLY USED ACRONYMS

The following acronyms are used extensively in the EIR. The acronyms are spelled out the first
time they are used in a chapter, but are also provided in Table 1-1 below.

Table 1-1. Commonly Used Acronyms

Acronym Term
AB Assembly Bill
ACHP Advisory Council on Historic Preservation
ACM Asbestos Containing Material
ADA Americans with Disabilities Act
ADT Average Daily Trips
afy acre feet per year
AIRFA American Indian Religious Freedom Act of 1978
APN Assessor’s Parcel Number
ARPA Archaeological Resources Protection Act of 1979
ATCM Airborne Toxics Control Measure
1-4 Dana Adobe Nipomo Amigos LUO Amendment and CUP

Draft Environmental Impact Report



Introduction

Table 1-1. Commonly Used Acronyms

Acronym Term
B.P. Before Present
BACT Best Available Control Technology
bgs below the ground surface
BMP Best Management Practice
C5 Central Coast Clean Cities Coalition
CAA Clean Air Act
CAL FIRE California Department of Forestry and Fire Protection/County Fire
CalEEMod California Emissions Estimator Model
CalEPA California Environmental Protection Agency
Caltrans California Department of Transportation
CAMP Construction Activity Management Plan
CAP Clean Air Plan
CARB California Air Resources Board
CCAA California Clean Air Act
CCCP California Climate Change Portal
CCR California Code of Regulations
CCs cryptocrystalline silicates
CDC California Department of Conservation
CDFW California Department of Fish and Wildlife
CEC California Energy Commission
CEQA California Environmental Quality Act of 1970
CERCLA Comprehensive Environmental Response, Compensation, and Liability Act of 1980
CESA California Endangered Species Act
CFR Code of Federal Regulations
CH. methane
CHP California Highway Patrol
CHRIS California Historical Resources Information System
CIwMB California Integrated Waste Management Board
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Table 1-1. Commonly Used Acronyms

Acronym Term
cm centimeter
CNDDB California Natural Diversity Database
CNEL Community Noise Exposure Level
CNPS California Native Plant Society
(6{0) carbon monoxide
CO; carbon dioxide
COSE Conservation and Open Space Element
County County of San Luis Obispo
CPUC California Public Utilities Commission
CRHP California Register of Historic Places
CRHR California Register of Historical Resources
CUP Conditional Use Permit
DANA Dana Adobe Nipomo Amigos
dB decibel
dBA A-weighted decibel
DD doubling of distance
DHS California Department of Health Services
DPM diesel particulate matter
DTSC California Department of Toxic Substances Control
DWR California Department of Water Resources
EIR Environmental Impact Report
EPA U.S. Environmental Protection Agency
ESA Federal Endangered Species Act
FBI Federal Bureau of Investigation
FCT Franciscan chert
FEMA Federal Emergency Management Agency
GHG greenhouse gas
GIS Geographic Information Systems
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Table 1-1. Commonly Used Acronyms

Acronym Term
GPS Global Positioning System
HFCs hydrofluorocarbons
hp horsepower
HRA Health Risk Assessment
Ibs pounds
Ldn day/night sound level
Leq average sound level
LID Low Impact Development
Lmax maximum sound level
LOS Level of Service
LUFT leaking underground fuel tank
LUO County of San Luis Obispo Land Use Ordinance
m meter
MBTA Migratory Bird Treaty Act
MCT Monterey chert
mm millimeter
MMtCOze million metric tons of CO, equivalent
MND Mitigated Negative Declaration
mph miles per hour
msl mean sea level
MT/yr metric tons per year
N2O nitrous oxide
NAGPRA Native American Graves Protection Act of 1989
NCDC National Climatic Data Center
NCSD Nipomo Community Services District
NCTC Northern Chumash Tribal Council
NEPA National Environmental Policy Act of 1969
NESHAPs National Emission Standards for Hazardous Air Pollutants
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Table 1-1. Commonly Used Acronyms

Acronym Term
NHPA National Historic Preservation Act of 1966
NMMA Nipomo Mesa Management Area
NMWCA Nipomo Mesa Water Conservation Area
NOA naturally occurring asbestos

NOAA Fisheries

National Oceanic and Atmospheric Administration National Marine Fisheries Service

NOP Notice of Preparation
NOx nitrates of oxygen
NPDES Federal National Pollutant Discharge Elimination System
NRCS U.S. Department of Agriculture Natural Resource Conservation Service
NRHP National Register of Historic Places
OES Office of Emergency Services
OHP California Office of Historic Preservation
OHWM ordinary high water mark
OPR Office of Planning and Research
PAH polycyclic aromatic hydrocarbon
PCR Pacific Coast Narrow Gage Railway
PFCs perfluorocarbons
PM10 inhalable particulate matter 10 microns or less in size
PM2.5 inhalable particulate matter 2.5 microns or less in size
PRC Public Resources Code
PRGs Preliminary Remediation Goals
RCRA Resources Conservation and Recovery Act of 1986
ROG reactive organic gases
RWQCB Regional Water Quality Control Board
SARA Superfund Amendments and Reauthorization Act of 1986
SB Senate Bill
SCCAB South Central Coast Air Basin
SEMS Standardized Emergency Management System
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Table 1-1. Commonly Used Acronyms

Acronym Term
SFs sulfur hexafluoride
SHPO State Historic Preservation Officer
SLOAPCD San Luis Obispo County Air Pollution Control District
SO sulfur dioxide
SOuU Surface Observation Unit
SSC California Species of Special Concern
SSPA S.S. Papadopulos & Associates
STP Shovel Test Pits
STU Surface Transect Units
SWPPP Stormwater Pollution Prevention Plan
SWRCB State Water Resources Control Board
TCP Transportation Choices Program
TDM Transportation Demand Management
TEPH Total Extractable Petroleum Hydrocarbons
tons/qtr tons per quarter
UBC Uniform Building Code
UNIPCC United Nations Intergovernmental Panel on Climate Change
URBEMIS URBan EMISsions
URL Urban Reserve Line
uUsS 101 U.S. Highway 101
USACE U.S. Army Corps of Engineers
usc United States Code
USFWS U.S. Fish and Wildlife Service
vVOC volatile organic compounds
WDR waste discharge report
WRAC Water Resources Advisory Council
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CHAPTER 2
PROJECT DESCRIPTION

The applicant, Dana Adobe Nipomo Amigos (DANA), requests a Conditional Use Permit (CUP)
and Development Plan to allow implementation of a Master Plan and development of The
Stories of the Rancho Project. DANA also requests a Land Use Ordinance (LUO) Amendment
to §22.112.030.B (Community Planning Standards, Combining Designations, Historic Area (H)
Dana Adobe) and 822.112.080.G (Community Planning Standards, South County Nipomo
Urban Area, Recreation — Dana Adobe) to accommodate implementation of the Master Plan
and development of the project, as more fully described below.

2.1 PROJECT LOCATION

The project is located within and immediately adjacent to the community of Nipomo, on the east
side of South Oakglen Avenue, approximately 1 mile southeast of West Tefft Street and in the
South County Inland Planning Area. The project site consists of five legal parcels comprising
two primary areas: (1) a 30-acre area owned by DANA, generally lying west of Nipomo Creek,
which includes the Dana Adobe (Assessor's Parcel Number [APN] 090-171-011) and
surrounding areas (APN 090-171-036); and (2) a primarily undeveloped adjacent area,
consisting of three legal parcels totaling 100 acres leased by DANA from the County of San Luis
Obispo (County) (APN 090-171-030, 090-171-031, and 090-171-032).

Refer to Figures 2-1 and 2-2, Project Vicinity and Project Location, below.

2.2 PROJECT BACKGROUND

The Dana Adobe is the historic home of Captain William Goodwin Dana, who settled the
Rancho Nipomo area after receiving the original 37,887.91-acre land grant for the Nipomo and
Los Berros region from the Mexican government in 1837. Construction of the originally
three-room adobe began in 1839, and grew over the next 12 years to a two-story home with
13 rooms, which was completed in 1851. The Dana Adobe is on the National Register of
Historic Places, California Register of Historic Resources, and is also recorded as part of the
Historic American Building Survey.

The stated mission of DANA (the project applicant) is to restore and preserve the historic Dana
Adobe and promote development that would enhance knowledge and understanding of
California’s Rancho era. The proposed project would implement a Master Plan for development
of the areas surrounding the Dana Adobe with a visitor's center, a Chumash Interpretive Area,
and California Rancho era exhibits and facilities.

A Mitigated Negative Declaration (MND) was prepared for the project in April 2012. However,
after completion of the MND, DANA entered into negotiations and mediations with the Northern
Chumash Tribal Council (NCTC), a Chumash organization. Through these negotiations, it was
determined that an EIR would be prepared for the project to more fully address potential
impacts to on-site cultural and historic resources.
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Figure 2-2. Project Location
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2.3 PROJECT OBJECTIVES

DANA, the project applicant, has developed the following project statement of intentions, which
were used during their initial screening of project alternatives:

“The intent of the project’'s master plan is to tell the stories of the people and the
land over time using the Dana Adobe as the key component. Master plan
components should complement the education being provided about the Dana
Adobe, the Native American presence on the landscape, and the Rancho era.
The arrangement and physical elements on the site must create a spatial
sequence that enables the visitor experience to be programmed toward the
larger educational purpose. As a result, individual master plan components
should not dominate the site or detract from the site’s intent by creating separate
sites for uses not directly related to the project’s overall educational purpose. The
project provides:

= A visitor's center that furnishes adequate area for visitors, exhibits and
interpretive elements, fundraising, and daily and staffing needs;

= Structures, buildings, and landscaped areas that help visitors understand
the site’s history and historic uses;

= An area devoted to the understanding and appreciation of the Chumash
culture as it relates to the Rancho era and aspects of Chumash life in
earlier eras and today;

= Educational opportunities that address the consequences of human
interaction with the land over time, as well as modern day environmental
and sustainability issues;

» Facilities, indoors and outdoors, for education of school aged children,
adults, and seniors; all income levels, varying physical capabilities; and
for the Nipomo area and the County’s tourist population;

= On the 30-acre site, disabled access to all facilities and experiences
consistent with ADA, connecting the site’s educational components;

= On the 100-acre site, public trails that also furnish education regarding
the site’s natural, historical, and agricultural resources;

= Amenities (such as armadas, viewing areas, gardens, and picnic tables)
to provide a pastoral and pleasurable visitor experience;

= Adequate support facilities (such as a caretaker’'s unit and emergency
access) to safeguard resources onsite and provide security and visitor
safety;

= Provide infrastructure consistent with the level of development proposed
while maintaining the site’'s historical setting and balancing new
development with resource protection and historic character;

2-4
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= Restoration along portions of the project’'s creek corridors in order to
provide resource protection and education regarding those resources;

= A building design for the visitor center and other project components that
has sustainable construction techniques and does not confuse visitors
regarding the interpretation of historical structures on the site;

= Master plan components in locations that complement the Dana Adobe
and its setting while balancing protection of the site’s various resources;
and,

= Facilities and amenities that DANA, a nonprofit, can reasonably afford to
maintain in the present and future.”

The primary goal of The Stories of the Rancho Project Master Plan is to establish the plan for
protection/preservation of the historic Dana Adobe and development of surrounding areas for
educational purposes. DANA and the County have utilized the applicant’s above-stated project
intent to establish the following project objectives:

1. To facilitate development of the historic project site to tell the stories of the people and
the land over time, including the Native American presence, Dana Adobe, and the
Rancho era, using the Dana Adobe as the key component;

2. To guide development of the project site that helps visitors understand the site’s pre-
history, history, and historic uses, and enables the visitor experience to be programmed
toward the larger educational purpose;

3. To provide a range of passive and active facilities and use areas to provide cultural,
historic, environmental, natural, and agricultural educational opportunities to the
community;

4. To develop an area devoted to the understanding and appreciation of the Chumash
culture as it relates to the Rancho era and aspects of Chumash life in earlier eras and
today;

5. To provide amenities that are environmentally sensitive, sustainable, and aesthetically
consistent with the regional and historic character of the area;

6. To provide amenities and facilities that are accessible to a wide range of individuals of
varying ages, income levels, and physical capabilities;

7. To restore and protect natural resources associated with on-site creek corridors, and
provide educational opportunities related to on-site natural resources;

8. To balance the level of new development with resource protection and maintenance of
the site’s historic character;

9. To provide necessary infrastructure consistent with the level of development proposed;

10. To furnish on-site opportunities for fundraising, and to provide facilities and amenities
that DANA can reasonably afford to maintain; and,

Dana Adobe Nipomo Amigos LUO Amendment and CUP 2-5
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11. To establish a plan for development consistent with the Nature Education Facilities
Grant.

2.4 PROJECT COMPONENTS

2.4.1 Land Use Ordinance Amendment

The proposed amendments to the County’s LUO would clarify the intent of the LUO by
addressing emergency access conditions and updating design and approval standards. The
amendment would remove the reference to the Southland Street Interchange, which is no
longer proposed for construction by the County and the California Department of Transportation
(Caltrans), and add a requirement for privately-developed emergency access. The proposed
LUO amendments also include minor updates to correctly identify land currently owned by
DANA, design standards to maintain historical context and ensure continued preservation and
restoration of the Dana Adobe, and a requirement for Master Plan and CUP approval. The
proposed amendments would not remove any intended impediment to growth.

Proposed language includes the following, noting deletions in strikeeut and additions in blue text
and underlined. Changes that occurred during the previous public hearing process are
indicated in blue-underined-textand strikeout.

SECTION 1: Section 22.112.030.B of the Land Use Ordinance, Title 22 of the San Luis Obispo
County Code, is hereby amended as follows:

B. Historic Area (H) - Dana Adobe. Development of any tourist-related facilities,
reS|dent|aI Or accessory uses at the site of the Dana Adobe (see Flgure 112 6) shall

SECTION 2: Section 22.112.080.G (Figure 112-57 is not proposed for change) of the Land Use
Ordinance, Title 22 of the San Luis Obispo County Code, is hereby amended as follows:

G. Recreation (REC) — Dana Adobe. The following standards apply only to the
pmpeﬁeseen%a%ngand—su#eun&ng the Dana Adobe Qropertle shown in Flgure

1. Limitation on use.

a. Prlor to completlon of a—tu%u%eéeu#ﬂandé#eet—m%e%ehange—eﬂgﬁy

—saiereiuqel access and egress for emerqency responders VISItOI’S and

occupants, land uses shall be limited to those identified as allowable,
permitted, or conditional in the residential Suburban land use category by
Section 22.06.030, except for nursing and personal care, and residential
care.

b. After completion of an Seuthland-Streetinterchange emergency-aceess
aceeassibleto-the-Dana-Adobe-properties-and/ora-saferefuge; access and

egress for emergency responders, visitors, and occupants, all land uses that
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are identified by Section 22.06.030 as allowable, permitted, or conditional in
the Recreation land use category may be authorized in compliance with the
land use permit requirements of that Section.

2. Permit requirement. The initial development of any non-agricultural or non-
residential uses shallcomphyrwith-the Site-Master Plan-on-file-with-the
Department oran-approved-amendmentto-thatMasterPlan—The initial-Site
MasterPlan-ormajoramendments-to-the Site MasterPlan and shall be subject to
Conditional Use Permit approval. The Conditional Use Permit shall identify the
area to be developed, the types of uses to be established, and an architectural
motif style compatible with the adobe itself and the site’s interpretation and
educatlonal components Qneeu&@endﬁren&LUsePe#mﬁ—has—been&emeved—fer

Future structures or uses not approved as part of the initial Condltlonal Use

Permit shall comply with the requirements of Section 22.06.030 (Table 2-2) and
Section 22.30 (Standards for Specific Land Uses) of the Land Use Ordinance.

3. Subdivision requirement. All new subdivisions on the site of the Dana adobe
shall be clustered in compliance with Chapter 22.22. An area shall be located
around the Dana adobe site, to be offered for dedication to the County, another
agency, or appropriate caretaker organization for maintenance and
improvements. Funding shall be provided to contribute to the improvement of the
adobe and its site in an amount to be determined through the subdivision review
process. The residential lots shall be located a compatible distance from the
adobe. The architecture of structures within the subdivision shall be compatible
with the adobe, through the use of deed covenants, conditions and restrictions
(CC&RS).

4. Development requirements. Future development proposals shall also include
measures to address the following issues as appropriate:

a. Siting and architecture of both residential and nonresidential uses shall be
visually compatible with the Dana Adobe-and-ocated-to-minimize-their
appearance-from-the-adobe. Physical linkage with the adobe site shall be
designed that encourages pedestrian travel_and interpretation of the site’s
resources. Landscaping shal-be-utilized should be used to buffer views
between the adobe and developmentsites support buildings and project
infrastructure such as parking lots. Should the nonprofit organization, the
Dana Adobe Nipomo Amigos, cease to exist, Ar-area-shallbelocated-around
the-Dana-adebe-site; the 30 acre site should te be offered for dedication to

the County, another nonprofit agency, or appropriate caretaker organization

for malntenance and |mprovements Euﬂ@ﬂg—tepthe—mp@;emem—ef—the
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2.4.2 Conditional Use Permit

The project proposes implementation of a Master Plan for the development of The Stories of the
Rancho Project. The Stories of the Ranchos Project would include the following components, as
more fully described below:

= An approximate 6,200-square-foot visitor’s center;

= An outdoor amphitheater;

= A Chumash Interpretive Area, including exhibits and interpretive features;

= Replicated Rancho era buildings;

= An outdoor demonstration arena;

= A new caretaker’s unit and attached shop;

= Restroom facilities and associated on-site septic system;

= A trail system throughout the project site with exhibits and interpretive features;

= Approximately 80,445 square feet of landscaping and historical gardens, vineyards, and
orchards;

= Main, overflow, and horse trailer parking areas;

= Emergency access and off-site road improvements.

The project would result in the disturbance of approximately 6.55 acres of the 30-acre site
owned by DANA and approximately 1.75 acres of the adjacent 100-acre site owned by the
County of San Luis Obispo, for a total disturbance of 8.3 acres.

Site access would be provided by two improved driveways off of South Oakglen Avenue. An
approximately 0.6-mile-long, 16- to 18-foot-wide, gated, all-weather emergency access drive
would also be developed, extending from one of the primary driveways off of South Oakglen
Avenue to South Thompson Road. The emergency access road would include an 89-foot-long,
10-foot-wide flatcar bridge over Nipomo Creek. The existing driveway leading to the Dana
Adobe would remain as a service entrance and for Americans with Disabilities Act (ADA)
access. A circular driveway with two access points is proposed off North Thompson Road for
horse trailers, trail users, and agricultural parking. Off-site frontage road improvements would
include widening of South Oakglen Avenue to include two 10-foot-wide paved travel lanes and
an 8-foot-wide road base shoulder on the eastern side of the road.

Water would be provided by the Nipomo Community Services District (NCSD), through an
existing Outside Users Agreement. Approximately 1,200 feet of the existing water main along
South Oakglen Avenue would be upsized to accommodate the development.

Project site plans are shown in Figures 2-3 through 2-11 below.

2.4.3 Master Plan Development

The proposed project consists of three primary components within the 30-acre site: the Rancho
Era, Visitor Center, and Chumash Interpretive Area. The Master Plan also includes
improvements, access, and restoration on the 100-acre site to the east. Development would
occur in phases, as funding is available.

2-8 Dana Adobe Nipomo Amigos LUO Amendment and CUP
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2.4.3.1 The Rancho Era

The Rancho Era component would include the continued restoration and maintenance of the
Dana Adobe, historic tallow vat, and historic barn foundation, and all associated features
pursuant to Secretary of the Interior's Standards. Proposed improvements to enhance the visitor
experience include:

= Approximately 3,000 square feet of replicated Rancho era outbuildings, including a
blacksmith barn, small animal corral, and eight shade armadas;

= An 18,120-square-foot arena and cattle chute, which would also be used as additional
overflow parking for up to 100 valet-parked vehicles;

= Replacement of the existing caretaker's unit with a new 1,100-square-foot unit, an
attached 500-square-foot shop/storage unit, and an on-site septic tank and leachfield;

= A 150-square-foot restroom and associated on-site septic tank and vertical leach pit;

= An ADA-compliant trail system of decomposed granite, 6 to 10 feet wide, including
exhibits, interpretive features, portals, and viewing areas;

= 80,445 square feet of drip-irrigated landscaping (throughout the total Master Plan area),
including historic ornamental, medicinal, and vegetable gardens; a vineyard; and an
orchard;

= A 17,280-square-foot overflow parking area, with a gravel base and capacity for 60
parking spaces,

= Bored utility connections; and

= Removal of one locust tree.

Dana Adobe Nipomo Amigos LUO Amendment and CUP 2-9
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Figure 2-3. Stories of the Rancho Master Plan
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Figure 2-4. Site Plan, Visitors Center and Chumash Interpretive Area
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Figure 2-5. Site Plan, The Rancho Era
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Figure 2-6. Preliminary Grading and Drainage
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Figure 2-7. Preliminary Grading and
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Figure 2-8. Preliminary Grading and Drainage, The Rancho Era
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Figure 2-9. Utility Plan
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Figure 2-10. Floor Plan, Visitors Center
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Figure 2-11. Exterior Elevations, Visitors Center
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2.4.3.2 The Visitor's Center

The Visitor's Center component would include development of a visitor's center and surrounding
visitor-serving facilities. Specific improvements include:

A 6,226-square-foot visitor's center building to be constructed in two phases
(5,300 square feet in Phase | and a 966-square-foot expansion when funds become
available in Phase II). The visitor's center would include:

(e}

a museum
offices

library

conference room

two classrooms

catering kitchen

curator’s work and storage area
gift shop

restrooms

general store area
roof-mounted solar panels

O O O OO OO0 o o o

Currently proposed regular hours of operation for the visitor's center are 9:00 a.m. to
5:00 p.m. on Tuesdays through Saturdays, and 12:00-5:00 p.m. on Sundays;

1,825 square feet of covered outdoor areas;

An outdoor amphitheater, including seating and a small stage;
A story circle;

Future play area;

An ADA-compliant trail system (decomposed granite 6 to 10 feet wide), including
exhibits, interpretive features, portals, and viewing areas;

A 21,750-square-foot main parking area, paved with capacity for 48 vehicles, including
bus parking;

On-site vertical leach pit;
Bored utility connections; and,

Landscaping.

2.4.3.3 Chumash Interpretive Area

The Chumash Interpretive Area component would include a traditional Chumash dwelling and
other traditional features and exhibits. Specific improvements include:

Exhibits and interpretive features, including a medicinal and food native plant interpretive
garden and geologic and petroglyph paint rock interpretive exhibit;

An ADA-compliant trail system (decomposed granite 6 to 10 feet wide), including
exhibits, interpretive features, portals, viewing areas, and intermitted stacked stone
retaining walls between 8 and 30 inches in height;
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= 40-foot-diameter ramada/outdoor classroom; and,
»= Landscaping.

2.4.3.4 Cultural Resource Impact Reduction Techniques

The applicant presented a proposed capping plan to protect and preserve identified significant
archaeological resources, pursuant to the State Historic Preservation Office Position on Burial in
Place Treatment for Archaeological Sites (Arizona State Parks, 2004). In addition to the capping
plan, the applicant proposes the following to reduce impacts to cultural resources: boring for
utility placement as opposed to trenching; use of vertical leach pits (as opposed to horizontal
leach field); and use of mat slab foundations, shallow footing, and geo-textile fabrics to avoid the
need to over excavate and re-compact natural grade prior to capping. Please refer to Section
4-4 Cultural Resources for more information and analysis of the effectiveness of these
measures.

The intent of the plan is to maintain as close as possible the existing natural rate of decay of
important site elements, features, deposits, or artifacts; avoid introducing new impacts to the
site and any adjacent historic features (e.g., compaction, water percolation, leaching); reduce
existing impacts to the site in number, frequency, or magnitude; be distinguishable from existing
features deposits and artifacts (e.g., non-degradable fabric or culturally sterile, non-local
material); and allow for fill removal in the future if necessary (aside from the visitor's center).
The capping plan incorporates the following guidelines:

= The topography (finished grade) of the capped areas will have positive drainage away
from the capped area to avoid creating water related impacts to the underlying site.

= The protective fill should result in chemical and micro-environmental conditions that
closely match that of the archaeological deposit.

= The protective fill should not substantially increase the vertical load on the
archaeological site.

= The construction process should not significantly compact the soil in the archaeological
deposit.

= The cap should include an identifiable corrosive-resistant marker layer, such as a
colored fill and/ or a geo-textile or plastic web fabric.

= Conduct analysis of the soil characteristics to ensure the cap soil has appropriate and
compatible chemical properties.

= Direct stormwater runoff away from the deposits to the maximum extent feasible.

= Ensure future activities in the resource areas are limited and appropriate to the goals of
both DANA and the Native American community.

= Anticipate enforcement of long-term preservation pursuant to conditions of the CUP and
adopted Mitigation Monitoring and Reporting Program.

Soil preparation for structural development on capping material would consist of the following:
removal of surficial vegetative material; application of water; placement of a geotextile fabric
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under structures; placement of the soil cap layer. Additional features of the plan, applicable to
specific project elements, are summarized in Table 2-1 below.

Table 2-1. Preliminary Capping Plan Features

Project Element Preparation and Construction

Visitor's Center Mat slab foundation
Soil preparation

Rancho Era Outbuildings Concrete ribbon footing
Concrete mat slab
Wood skids (portable)

Caretaker’'s Residence, Shop/Storage Modular structure supported by pier jacks with above-
grade concrete ballast

Chumash Interpretive Area Filled pad
Drilled posts or non-excavated piles

Utilities (electrical and telephone) Above-ground

Utilities (gas, water, sewer) Bore installation
Dry utility trenches (30-inch depth minimum)
Wet utility trenches (24-inch depth minimum)

Bore pit excavation at utility connection on South
Oakglen

Project connection with capped fill layer

Septic leach field disposal Vertical pits

Paths, stone retaining walls, horno, security and path 12-24 inches of capped fill
lighting, signage and displays mounted on posts, native | Support footings will be located within the capped fill

plants, arena fenci_ng, shade armadas and benches, Trenches will be 24 inches deep (maximum)
Chumash interpretive area

2.4.35 The 100-Acre Site

The 100-acre site would be improved and maintained for passive recreation. Specific
developments include:

= Use of existing unimproved agricultural roads for hiking trails;

= An additional multi-use looped trail system with a dirt base, 3 to 5 feet wide, including
signage, exhibits, and interpretive features;

= Looped trail and restoration areas east of Nipomo Creek, including exhibits, interpretive
features and drought-tolerant landscaping;

= 0.36 acre of riparian restoration within Carillo Creek;
= A foot bridge over Adobe Creek and Carillo Creek; and,

= A 2,500-square-foot horse trailer parking and staging area for trail and agricultural uses.
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The remainder of the site would support agricultural and open space uses, including crop
production and livestock grazing.

2.4.4 Special Event Uses

The proposed project includes a request for use of the project site to host special events of
varying sizes (gatherings with less than 50 guests are not considered special events):

= 20 events of 50 to 100 guests per year;

= 40 events of 60 to 65 guests per year (bussed-in school field trips);
= 12 events of 100 to 250 guests per year;

= six events of 250 to 500 guests per year; and,

= one event of 300 to 1,500 guests per year.

The project would result in a maximum of 79 special event uses per year with a total maximum
attendance of 12,100 guests per year.

2.5 INTENDED USES OF THE EIR
2.5.1 Required Agency Actions and Permits

Various permitting requirements would need to be met prior to implementation of the proposed
project. Table 2-2, below, summarizes local, state, and federal permits that may be required for
the project and the agencies that are expected to use the EIR in their decision making and
permitting processes.

Table 2-2. Agency Permit Requirements

Applicable Permit

Responsible Agency

Conditional Use Permit

County of San Luis Obispo

Clean Water Act 8404 Nationwide Permit

U.S. Army Corps of Engineers

Clean Water Act 8401 Water Quality Certification

State Water Resources Control Board/
Regional Water Quality Control Board

California Fish and Game Code §1602 Streambed Alteration
Agreement

California Department of Fish and Wildlife

General Waste Discharge Requirement

State Water Resources Control Board/
Regional Water Quality Control Board

Incidental Take Permit

California Department of Fish and Wildlife

Grading Permits

County of San Luis Obispo

Building Permits

County of San Luis Obispo

Tree Removal Permit

County of San Luis Obispo

General Permit for Discharges of Storm Water Associated with
Construction Activity (Construction General Permit) and
Stormwater Pollution Prevention Plan

State Water Resources Control Board/
Regional Water Quality Control Board

2-22
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ENVIRONMENTAL SETTING

3.1 PHYSICAL SETTING AND EXISTING LAND USES

The project site is located on the east side of South Oakglen Avenue, and immediately
southwest of South Thompson Avenue, approximately 1 mile south of Tefft Street (refer to
Figures 2-1, 2-2, and 3-1). A 30-acre portion of the project site is located within the community
of Nipomo (within the Urban Reserve Line [URL]). These 30 acres include the historic Dana
Adobe (which is currently under renovation pursuant to Secretary of the Interior Standards), a
caretaker’s unit, unpaved driveway and parking area, fencing, and landscaping. The remaining
100 acres, located outside the Nipomo URL, are undeveloped and support horse pasture and
agricultural roads. Historic agricultural uses at the Dana Adobe included raising cattle and the
production of hides and tallow. The project site does not currently support agricultural
production, and is not irrigated. At times, horses are grazed within the project site. Past, current,
and planned future restoration of Nipomo Creek and uplands are implemented by the County of
San Luis Obispo (County) and Land Conservancy of San Luis Obispo County, including bank
stabilization and oak woodland mitigation.

Elevations within the project site range from approximately 76 to 95 meters or 250 to 310 feet
above mean sea level (msl). Three creek corridors are located on the project site: Nipomo
Creek, Carillo Creek, and Adobe Creek.

The soil types and characteristics on the 30-acre portion of the project site include:

= 170 — Marimel silty clay loam, 0-2 percent slopes (irrigated Class 1, non-irrigated Class
3). The Marimel component makes up approximately 13% of the map unit. The parent
material of this soil type is alluvium derived from sedimentary rock. The natural drainage
class of this unit is well drained, and it is composed of silty clay loam and stratified loam
to clay loam to silty clay loam. Marimel soils tend to occur on alluvial fans and in valleys.
This soil unit does not have any listed hydric components or inclusions that meet the
hydric soils criteria.

= 184 — Oceano sand, 0-9 percent slopes (irrigated Class 4, non-irrigated Class 6). The
Oceano (0-9 percent slopes) component makes up approximately 7% of the map unit.
The parent material of this soil type is Eolian deposits. The natural drainage class of this
unit is excessively drained, and it is composed entirely of sand. Oceano soils tend to
occur on dunes and toeslopes. This soil unit does not have any listed hydric components
or inclusions that meet the hydric soils criteria.

= 185 — Oceano sand, 9-30 percent slopes (irrigated Class 4, non-irrigated Class 6). The
Oceano (9-30 percent slopes) component makes up approximately 5% of the map unit.
The parent material of this soil type is Eolian deposits. The natural drainage class of this
unit is excessively drained, and it is composed entirely of sand. Oceano soils tend to
occur on dunes and toeslopes. This soil unit does not have any listed hydric components
or inclusions that meet the hydric soils criteria.

The soils types and characteristics on the 100-acre portion of the project site include:
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= 129 - Diablo clay, 5-9 percent slopes (irrigated Class 2, non-irrigated Class 3). The
Diablo clay component makes up approximately 10% of the map unit. The parent
material of this soil type is residuum weathered from mudstone, sandstone, and/or shale.
The natural drainage class of this unit is well drained, and it is composed of clay over
weathered bedrock. Diablo clay soils tend to occur on backslopes and summits.

= 130 — Diablo and Cibo clays, 9-15 percent slopes (irrigated Class 3, non-irrigated Class
3). The Diablo and Cibo clay component makes up approximately 5% of the map unit.
The parent material of this soil type is residuum weathered from mudstone, sandstone,
and/or shale. The natural drainage class of this unit is well drained, and it is composed
of clay over weathered bedrock. Diablo and Cibo clay soils tend to occur on backslopes
and summits.

= 170 — Marimel silty clay loam, 0-2 percent slopes (irrigated Class 1, non-irrigated Class
3). The Marimel component makes up approximately 13% of the map unit. The parent
material of this soil type is alluvium derived from sedimentary rock. The natural drainage
class of this unit is well drained, and it is composed of silty clay loam and stratified loam
to clay loam to silty clay loam. Marimel soils tend to occur on alluvial fans and in valleys.
This soil unit does not have any listed hydric components or inclusions that meet the
hydric soils criteria.

= 218 — Tierra loam, 15-30 percent slopes (irrigated Class 6, non-irrigated Class 6). The
Tierra component makes up approximately 11% of the map unit. The parent material of
this soil type is alluvium derived from sedimentary rock. The natural drainage class of
this unit is moderately well drained, and it is composed of loam, clay, and sandy clay
loam. Tierra loam soils tend to occur on terraces, backslopes, summits, and toeslopes.
This soil unit does not have any listed hydric components or inclusions that meet the
hydric soils criteria.

= 224 — Zaca clay, 9-15 percent slopes (irrigated Class 3, non-irrigated Class 3). The Zaca
component makes up approximately 49% of the map unit. The parent material of this soill
type is residuum weathered from calcareous mudstone, sandstone, and/or shale. The
natural drainage class of this unit is well drained, and it is composed of clay and silty
clay over weathered bedrock. Zaca soils tend to occur on summits and backslopes.

Habitat and vegetation within the 30-acre area includes a eucalyptus tree, locust trees, coastal
scrub (yellow bush lupine scrub), and individual coast live oak trees. Vegetation communities
within the 100-acre area, including Nipomo Creek, include: ruderal/disturbed, grassland (wild
oats grassland, perennial ryegrass fields); riparian (seasonal drainage/arroyo willow scrub,
riparian oak woodland/coast live oak woodland); and seasonal wetland (creeping rye grass
turfs). Current and proposed agency restoration efforts on the 100-acre portion of the site
include: riparian corridor restoration by the Land Conservancy of San Luis Obispo County; and,
oak woodland restoration to be implemented by the County as mitigation for the Willow Road
project (refer to Figure 3-2).

The project site is located in an area historically occupied by the Obispefio Chumash, and is
currently the site of the Dana Adobe, which is listed on the National Register of Historic Places
as well as the California Register of Historic Resources. Additional information regarding the
archaeological and historical significance of the project site is provided in Section 4.4, Cultural
Resources.
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Figure 3-1. Environmental Setting
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Figure 3-2. Site Constraints and Conservation Easements

Project Statistics

WL
APN 090-171-032 A3

awsrags natural grade

brer 0 peCoRD of sumr & Ackesiel
FARCEL WAPS ATTRERED 10 APPUGITION

f
Restoration Areas:
] County Conservation Easement

22 88 acrve

i/ Land Conservancy Conservation Easement

567 aeres

=) Proposed Dana Riparian Restoration Area

.36 Beras

Hodge Land Flanning
Mike Hodgs, P.E

Fortice Broup
i "

GanSolutions

Ficherd st

CRMS
Tand Hanniahs

Quantum History
Sarlane i

)\ Chvisty OHara, LA

Sheet Index

1 Site Constraints & Conservation Easament

54 BLUT SaTEACK

150 SEPTIE prIROTAL SETOACK
FRom 07, sLoPES

wevnomaseroass 2 Master Plan
3 Site Plan - Visitor Center & Chumash Intprative Area
Gionoik racaany 4 Sito Plan - The Rancho Era
FoTeaiad o
TUMEGRITE 34 Site Plan - Aternative Project - Visitor Center & Chumash Interpretive Area
&A Site Plan - Aternative Project - The Rancho Era
5 Preliminary Grading & Drainage
5 Preliminary Grading & Drainage - Visitor Center & Chumash Interpretive Area
7 Preliminary Grading & Drainage - The Rancho Era
64 Cultural Resource Protaction Map - Visitar Genter & Chumash Interprative Area
A Cultural Resource Protection Map - The Ranch Era
8 Uity Plan
9 Floor Plan - Visitor Center

VICINTY MAP
WO TO SCALE

10 Extesior Elevations - Visitor Center

y_—

Stories of the Ranchos S

e Site Constraints & Conservation Easement i |1

3-4 Dana Adobe Nipomo Amigos LUO Amendment and CUP
Draft Environmental Impact Report



Environmental Setting

3.2 SURROUNDING LAND USES

The project site is within the Recreation (30-acre area) and Agriculture (100-acre area) land use
categories (refer to Figures 2-3 and 3-1). Surrounding land is within the Agriculture designation
(north, south, and east) and Residential Suburban to the west. The immediate area is primarily
agricultural or undeveloped, and supports scattered single-family residences, row crops,
livestock grazing, and a tree farm. Development intensifies within the Nipomo URL, closer to
Tefft Street. U.S. Highway 101 (US 101) is located 0.15 mile to the west, and uses on the west
side of the highway include the Southland Wastewater Treatment Facility and residential and
commercial development.

3.3 CONSISTENCY WITH LAND USE PLANS AND POLICIES

3.3.1 Overview

California Environmental Quality Act (CEQA) Guidelines 815125(d) states, “the EIR
[Environmental Impact Report] shall discuss any inconsistencies between the proposed project
and applicable general plans and regional plans.” While CEQA requires a discussion of
consistency with public plans, inconsistency does not necessarily lead to a significant impact.
Inconsistency with public plans creates significant impacts under CEQA only when an adverse
physical effect on the environment would result from the inconsistency. This section provides
general information as to the plans and policies applicable to the proposed project. It is the
responsibility of the County Planning Commission or Board of Supervisors, the lead CEQA
decision makers, to make the final determination regarding consistency issues. The following
plans and policies are applicable to the proposed project and are described in the following
sections:

= County of San Luis Obispo General Plan, Land Use Element, Inland Framework for
Planning

= Land Use Ordinance (LUO) — Combining Designation Standards

= South County Inland Area Plan

= County of San Luis Obispo General Plan, Agriculture Element

= County of San Luis Obispo General Plan, Conservation and Open Space Element
= County of San Luis Obispo General Plan, Noise Element

= County of San Luis Obispo General Plan, Parks and Recreation Element

= County of San Luis Obispo General Plan, Safety Element

= County of San Luis Obispo EnergyWise Plan

= Basin Plan for the Central Coast Region

= 2001 Clean Air Plan

Table 3-1 presents a summary of potential inconsistencies between the proposed project and
the applicable plans and policies listed above. Additional consistency analysis with local plans
and policies is provided in the individual environmental analysis sections of the EIR. For
example, the Noise sub-section includes an assessment of the project’s consistency with the
standards identified in the Noise Element of the County’s General Plan. To the extent that the
proposed project may be inconsistent with portions of these documents, remedies such as
project revisions, special conditions of approval, or variance may be required. All adverse
physical effects resulting from any inconsistency are discussed in the appropriate environmental
analysis sections of the EIR (refer to Chapter 4).
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3.3.1.1 County of San Luis Obispo Plans and Policies
Inland Framework for Planning — Land Use Element

The first part of the County Land Use Element is the Framework for Planning. The Inland
Framework contains policies and procedures that apply to the unincorporated area outside the
coastal zone, and defines how the Land Use Element is used together with the LUO and other
adopted plans. The Framework also explains the criteria used in applying land use categories
and combining designations to the land, and the operation of the Resource Management
System. Combining designations are special map categories that identify areas of unique
resources or potential hazards that necessitate more careful project review.

San Luis Obispo County Land Use Ordinance and Combining Designations

The County LUO, Title 22 of the County Code, includes regulations established and adopted to
protect and promote public health, safety and welfare. Regulations are also adopted to
implement the County General Plan, guide and manage the future growth of the county in
accordance with those plans, and regulate land use in a manner that will encourage and support
the orderly development and beneficial use of lands within the county. In addition, ordinance
regulations are in place to minimize adverse effects on the public resulting from land use and
development, as well as to protect and enhance the significant natural, historic, archeological,
and scenic resources within the county as identified by the County General Plan. Article 9 of the
LUO includes standards for proposed development and new land uses that are specific to each
of the planning areas defined by the Land Use Element, including standards specifically
applicable to the Nipomo Urban Area and rural areas. These standards are mandatory
requirements, intended to address the local planning issues of each planning area.

Combining designations are used to identify and highlight areas of San Luis Obispo County
having natural or manmade features that are sensitive, hazardous, fragile, of cultural or
educational value, or of economic value as extractable natural resources. The purpose of
combining designation standards is to require project design that will give careful consideration
to the land features, structures, and activities identified by the combining designations. These
standards provide for more detailed project review where necessary to support public safety or
proper use of public resources. Two combining designations apply to the project site: Flood
Hazard (FH) and Historic (H).

The FH designation applies to portions of the project site adjacent to Nipomo Creek, Carillo
Creek, and Adobe Creek. This designation is applied to areas subject to inundation by a 100-
year storm event (a storm with a 1% chance of occurring in a given year) or within coastal high
hazard areas. Development within these areas would result in increased hazards to life and
property as a result of flooding. These standards are also intended to minimize the effects of
development on drainage ways and watercourses. The areas of special flood hazard in the
county are identified by the Federal Insurance Administration, through the Federal Emergency
Management Agency (FEMA), in a scientific engineering report entitled "The Flood Insurance
Study for San Luis Obispo County," which was adopted and incorporated into Title 22 of the
LUO by reference. The current flood insurance study is on file in the County Public Works office.
The LUO combining designation standards set forth specific requirements for plan submittal,
review by Public Works, grading, and construction with a FH designation.

The H combining designation recognizes the importance of archeological sites and historic
sites, structures, and areas important to local, state, or national history, such as the Dana
Adobe. LUO standards are intended to protect archaeological resources, historic structures, and
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sites by requiring new uses and alterations to existing uses to be designed with consideration
for preserving and protecting these resources.

County of San Luis Obispo South County Inland Area Plan

The project lies within the unincorporated area of San Luis Obispo County, and outside of the
California Coastal Zone, in the area of the South County Inland Area Plan. The plan acts as a
guide for the cohesive and comprehensive development of the South County Inland Area, and
seeks to guide future development that will balance the social, economic, environmental and
governmental resources and activities affecting the quality of life within the area. This plan
includes planning area standards for the South County Planning Area, which includes the urban
community of Nipomo, and seeks to preserve the character of the communities and rural areas
that currently exist in the area. As noted in the Area Plan, flooding of certain locations within the
area is possible as evidenced by winter storms in 1969 and 1973. With increasing development,
it is expected that additional areas within proximity to Nipomo Creek will become flood prone.
Within the project site, the FH combining designation applies to the flood zones for Nipomo,
Carillo, and Adobe Creeks.

The Dana Adobe (1839) is designated Historic (H-1), and is noted as the most historic and
largest adobe residence in San Luis Obispo County. It was built by Captain William Dana, a
New England sea captain, on the original 38,000-acre Mexican land grant for the Rancho
Nipomo. The Area Plan notes that the adobe could “become a valuable tourist attraction at the
south entrance of the county, if the site is developed to accommodate visitors” and a “Master
Plan for site development should be utilized for further improvements” (2003). The proposed
project is intended to accomplish these goals.

County of San Luis Obispo General Plan —Agriculture Element

The County Agriculture Element includes goals and policies focusing on the wise management
and protection of important land resources in the County. The mission of the Element is to
identify areas of the county with productive farms, ranches and soils, and establish goals,
policies and implementation measures that will enable their long-term stability and productivity.

County of San Luis Obispo General Plan — Conservation and Open Space Element

The County Conservation and Open Space Element (COSE) consists of a policy and program
document and a technical appendix. The COSE policy and program document includes
separate chapters to address air quality, biological resources, cultural resources, energy,
mineral resources, open space, visual resources, and water resources. The technical appendix
includes the County’s first baseline greenhouse gas (GHG) emissions inventory. The COSE is
based on the principles of smart growth, with the intent to preserve unique or valuable natural
resources, to manage development within the sustainable capacity of the county’s resources,
and to reduce the county’s contribution to global climate change.

County of San Luis Obispo General Plan — Noise Element

The County Noise Element provides a policy framework for addressing potential noise impacts
in the planning process, and minimizing future noise conflicts. The Noise Element identifies
transportation-related, stationary, and potential operational noise generators in the county,
provides a list of noise-sensitive land uses, and identifies acceptable and unacceptable
thresholds of noise exposure based on land use. The Noise Element also provides mitigation
measures that should be applied to projects when noise attenuation is required to meet
identified thresholds.
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County of San Luis Obispo General Plan — Parks and Recreation Element

The Parks and Recreation Element is an optional component of the County General Plan. The
County has had a Recreation Element as part of its General Plan since 1968, showing an early
commitment by the County to provide adequate park and recreation opportunities for both
residents and visitors. The Parks and Recreation Element establishes goals, policies, and
implementation measures for management, renovation, and expansion of existing, and
development of new, parks and recreation facilities in order to meet existing and projected
needs and to ensure an equitable distribution of parks throughout the county. The purpose of
the Parks and Recreation Element is to: 1) provide policy guidance regarding the provision of
park and recreation services, 2) document the county’s existing park and recreation resources,
and 3) facilitate the evaluation of park and recreation needs including those resources that are
outside the County’s management during the land use decision process.

County of San Luis Obispo General Plan — Safety Element

The two primary principles of the County Safety Element are emergency preparedness and
development appropriately managed to reduce risk. The Safety Element identifies potential
emergency situations and natural disaster risks within the county, and includes goals and
policies for response during an emergency or natural disaster and measures for the avoidance
of unnecessary risk.

County of San Luis Obispo EnergyWise Plan

The EnergyWise Plan is a requirement of the COSE and is intended to facilitate the goals of the
COSE, although implementation of the reduction measures contained in the plan will require
action by the Board of Supervisors. This plan builds upon the goals and strategies of the COSE
to reduce local GHG emissions. It identifies how the County will achieve the GHG emissions
reduction target of 15% below baseline levels by the year 2020 in addition to other energy
efficiency, water conservation, and air quality goals identified in the COSE. The EnergyWise
Plan will also assist in the County’s participation in the regional effort to implement land use and
transportation measures to reduce regional GHG emissions from the transportation sector by
2035. Energy policies relevant to the project are addressed in the COSE consistency analysis.

Basin Plan for the Central Coast Region

The Water Quality Control Plan for the Central Coast Region (Basin Plan) is the Regional Water
Quality Control Board's (RWQCB) master water quality control planning document. It designates
beneficial uses and water quality objectives for waters of the state, including surface waters and
groundwater. It also includes programs of implementation to achieve water quality objectives.
Periodically, the RWQCB considers amendments to the Basin Plan. Each amendment is subject
to an extensive public review process. At public hearing, the RWQCB may act to adopt the
amendment. Adopted amendments are subject to approval by the State Water Resources
Control Board (SWRCB), the Office of Administrative Law, and, in most cases, the U.S.
Environmental Protection Agency (EPA).

2001 Clean Air Plan

As part of the California Clean Air Act, the San Luis Obispo County Air Pollution Control District
(SLOAPCD) is required to develop a plan to achieve and maintain the state ozone standard by
the earliest practicable date. The Clean Air Plan (CAP) outlines the District's strategies to
reduce ozone precursor emissions from a wide variety of stationary and mobile sources. The
2001 CAP was adopted by the SLOAPCD at their hearing on March 26, 2002.
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Table 3-1. Consistency with Plans and Policies

Goals, Policies, Plans, Programs and Standards

Proposed Action

Determination

San Luis Obispo County General Plan, Land Use Element — Framework for Planning (Inland)

1. F. Planning Principles, Policies, Implementing Strategies. | The project would develop an important historic site into a Potentially
Strategic Growth Policy 2.4. Create complete communities with | cultural and educational facility for the benefit the local and Consistent
appropriate areas for housing, commerce, civic uses, schools, | regional community.
recreation and open spaces.
Strategic Growth. Principle 1. Preserve open space, scenic | Development on the portion of the project site designated Potentially
natural beauty and natural resources. Conserve energy resources. | Agriculture would be limited to rough graded trails and an Consistent
Protect agricultural land and resources. emergency access road, while continuing to support existing

grazing and dry farming uses. Proposed uses on this portion of

the site would be consistent with on-going agricultural activities.
Strategic Growth Principle 1. Policy 2. Keep the amount, location | The project is not expected to induce population growth in the Potentially
and rate of growth allowed by the Land Use Element within the | area. It would incrementally increase the demand on public Consistent
sustainable capacity of resources, public services and facilities. services and facilities; however, additional service demands

would be small and service providers in the project area have

indicated sufficient capacities to serve the project.
Strategic Growth Principle 1. Policy 3. Preserve and sustain | Development of the project has the potential to adversely Potentially
important water resources, watersheds and riparian habitats. impact surface water quality at the site. Implementation Consistent

mitigation measures have been proposed, including

development of a Stormwater Pollution Prevention Plan

(SWPPP) and erosion and sedimentation controls, to minimize

the potential for impacts. The project also proposes riparian

restoration activities within on-site creek corridors and

educational facilities related to the protection of natural and

cultural resources.
Strategic Growth Principle 1. Policy 4. Preserve and protect the | Construction and operation of the project would generate air Potentially
air quality of the county by seeking to exceed or at least maintain | emissions that would potentially exceed applicable thresholds. Consistent
the minimum state and federal ambient air quality standards. Mitigation has been proposed to reduce project-related

emissions to less than significant levels.
Strategic Growth Principle 1. Policy 6. Encourage the protection | The portion of the project site classified as Agricultural land Potentially
and use of agricultural land for the production of food, fiber and | does not currently support intensive agricultural uses. Grazing Consistent
other agricultural commodities, and support the rural economy and | and dry faming activities could continue after development of
locally-based commercial agriculture. the project, and no major change in the agricultural use of the

site is anticipated.
Strategic Growth Principle 1. Policy 7. Give highest priority to | The project has been designed to avoid environmental impacts: Potentially
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Goals, Policies, Plans, Programs and Standards

Proposed Action

Determination

avoiding significant environmental impacts from development
through site and project design. Where such impacts cannot be
avoided, minimize them to the maximum extent feasible.

development is primarily proposed on the Recreational parcels
in areas that minimize impacts to biological and cultural
resources; buffers would be maintained along the on-site
creeks (except for a bridge crossing designed to minimize
impacts); and the project incorporates Low Impact
Development (LID) techniques, erosion controls and facilities to
encourage the use of alternative transportation.

Consistent

Strategic Growth Principle 2. Strengthen and direct development
toward existing and strategically planned communities.

The project is located at the site of the existing historic Dana
Adobe, which is located at the southeastern border of the
Nipomo URL. It improves connectivity with surrounding land
uses and would provide a key recreational and educational
component to the residential areas in southeast Nipomo.

Potentially
Consistent

Strategic Growth Principle 2. Policy 1. Maintain rural areas in
agriculture, low-intensity recreation, very low-density residential
uses, and open space uses that preserve and enhance a well-
defined rural character.

The portion of the project site outside of the Nipomo URL would
be improved with rough graded trails and an emergency access
route. On-site agricultural and open space uses would be
preserved.

Potentially
Consistent

Strategic Growth Principle 2. Policy 11. Provide adequate
community amenities, parks, natural areas and trails in support of
new development, which will support a high quality of life and a
compact form of community development.

The project would develop a significant historic resource in
south San Luis Obispo County into a key cultural and
educational facility for County residents and visitors. Its location
adjacent to residential development at the edge of the Nipomo
URL supports a high quality of life and compact urban
development.

Potentially
Consistent

Strategic Growth Principle3. Foster distinctive, attractive

communities with a strong sense of place.

The proposed project maintains the urban to rural transition at
the Nipomo URL and proposes development appropriate in
size and style to the project location.

Potentially
Consistent

Strategic Growth Principle 3. Policy 1. Protect and restore the
valuable history, cultures, images and identity of communities and
rural areas.

The project would develop a key historic site in southern San
Luis Obispo County into a substantial historic, cultural and
educational facility.

Potentially
Consistent

Strategic Growth Principle 3. Policy 3. Establish and maintain a
distinct edge between urban and rural areas to enhance community
separation while allowing for appropriate and compact urban
expansion at the urban edge.

The project proposes development of the Visitor's Center,
Rancho Era components, and Chumash Interpretive area
within the Nipomo URL. Lands outside of the URL would be
improved with rough graded trails and an emergency access
road, and existing grazing activities would be preserved.

Potentially
Consistent

Strategic Growth Principle 3. Policy 5. Foster a strong local

Design of the Visitor's Center and other Master Plan

Potentially
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Goals, Policies, Plans, Programs and Standards

Proposed Action

Determination

identity through appropriate design of public spaces and buildings.

components would be consistent with traditional Rancho Era
and Chumash design styles, providing a strong cultural identity
of the site representative of the area’s history.

Consistent

Strategic Growth Principle 4. Policy 2. Plan for maximum
connectivity between different land uses through walkways or other
means.

The project includes a trail system throughout the project site,
and would accommodate improved connectivity between
adjacent uses and with the future Nipomo Creek Linear Park.

Potentially
Consistent

Strategic Growth Principle 5. Provide a variety of transportation
choices.

Implementation of the project includes the use of buses and
shuttles to transport visitors to the site and associated
educational and special events. The site could also be
accessed by pedestrians and bicyclists via access roads and
trails. Overall, the project is consistent with alternative
transportation policies.

Potentially
Consistent

Strategic Growth Principle 5. Policy 3. Coordinate land use and
transportation planning to ensure that all transportation demands
can be safely and adequately accommodated.

Implementation of the project includes the use of buses and
shuttles to transport visitors to the site and associated
educational and special events. The site could also be
accessed by pedestrians and bicyclists via access roads and
trails. Overall, the project is consistent with alternative
transportation policies. The EIR also incorporates the
anticipated effects of upcoming improvements to Mary Avenue
and completion of the Willow Road interchange project in its
analysis of project-related traffic impacts.

Potentially
Consistent

Strategic Growth Principle 5. Policy 4. Provide public transit,
bicycle lanes, multi-use trails and pedestrian walkways that connect
destinations within and between communities, to encourage
alternative transportation.

The project includes a trail system throughout the project site,
and would accommodate improved connectivity between
adjacent uses and with the proposed Nipomo Creek Linear
Park. Implementation of the project also includes the use of
buses and shuttles to transport visitors to the site and
associated educational and special events. South Oakglen
Avenue would be widened consistent with recommendations
from the County Department of Public Works. Overall, the
project is consistent with alternative transportation policies.

Potentially
Consistent

Strategic Growth Principle 5. Implementing Strategy 4. Provide
multi-use trails (for walking, bicycling and equestrian travel)
between and through communities, and connect them with other
means of alternative transportation, consistent with the Parks and
Recreation Element.

The project includes a multi-use trail system throughout the
project site, includes an equestrian trailer parking area, and
would accommodate improved connectivity between adjacent
uses and with the proposed Nipomo Creek Linear Park.
Implementation of the project also includes the use of buses
and shuttles to transport visitors to the site and associated

Potentially
Consistent
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Proposed Action

Determination

educational and special events. Overall, the project is
consistent with alternative transportation policies, and
additional consistency analysis of the project with goals and
policies of the Parks and Recreation Element is provided
below.

Resource Management System, Objective 1. Resource
Conservation - To minimize impacts of future development on the
long-term availability of essential natural resources, and to identify
the limits or "carrying capacities” of those resources by studying the
relationship between development impacts and resource capacities.

The project has been designed to minimize impacts to natural
resources, including on-site drainages and riparian habitat,
important agricultural soils, and water resources. The project
would also provide educational facilities and opportunities
related to resource conservation.

Potentially
Consistent

Resource Management System, Objective 2. Public Health and
Safety - To support efforts to provide county communities with
adequate potable water, air quality facilities for sewage disposal and
safe streets and roads, by monitoring their capacities to
accommodate development allowed by the Land Use Element.

The EIR concluded that, with implementation of recommended
mitigation measures, project-related impacts to water supply,
air quality, traffic, and public facilities (including solid waste)
would be less than significant.

Potentially
Consistent

Resource Management System, Objective 3. Public Services and
Facilities - To support the provision and upgrading of public services
and facilities at a rate that keeps pace with population growth, by
anticipating needs sufficiently in advance so that adequate facilities
are available before their lack creates critical necessity.

The project would result in an incremental increase in demand
on public services and facilities. This increase would be
minimized through implementation of water conservation
measures, utilization of LID design techniques, and payment of
standard development fees. Service providers have indicated
that adequate capacity is available to serve the project. The
EIR concluded that impacts would be less than significant.

Potentially
Consistent

Resource Management System, Objective 4. Agricultural Lands -
To encourage protection of productive agricultural land, by
considering the effects of current and future development on
areawide water resources needed for agriculture.

Development on the agricultural portion of the project site
would be limited to rough graded trails and an emergency
access road. Existing grazing and dry farming activities would
continue at the site.

Potentially
Consistent

Public Services, Policy 1. Keep the amount, location and rate of
growth allowed by the Land Use Element within the sustainable
capacity of resources, public services and facilities.

The project would draw visitors into the cultural/historic site;
however, it is not expected to generate population growth in the
area. Proposed developments would be designed to protect
natural resources and be within the sustainable capacity of
public services.

Potentially
Consistent

Public Services, Policy 1, Implementing Strategy a. Avoid the
use of public resources, services and facilities beyond their
renewable capacities, and monitor new development to ensure that
its resource demands will not exceed existing and planned

The project would result in an incremental increase in demand
on public services and facilities. This increase would be
minimized through implementation of water conservation
measures, utilization of LID design techniques, and payment of

Potentially
Consistent
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capacities or service levels.

standard development fees. Service providers have indicated
that adequate capacity is available to serve the project. The
EIR concluded that impacts would be less than significant.

Circulation Element, Goals and Objectives 1. Provide for a land
use pattern and rate of population growth that will not exceed the
financial ability of the county and its residents to expand and
maintain the circulation system.

The project enhances an existing land use and does not
change the land use pattern of the area. It would not induce
substantial population growth and has incorporated necessary
road improvements, including widening of South Oakglen
Avenue to A-1 rural road design standards, to account for
additional traffic trips and project-related impacts to the local
circulation system.

Potentially
Consistent

Circulation Element, Goals and Objectives 3. Integrate land use
and transportation planning so that necessary transportation
facilities and services can be provided to accommodate urban and
rural development.

Implementation of the project includes the use of buses and
shuttles to transport visitors to the site and associated
educational and special events. The site could also be
accessed by pedestrians and bicyclists via access roads and
trails. Overall, the project is consistent with alternative
transportation policies. The project has incorporated necessary
road improvements, including widening of South Oakglen
Avenue to A-1 rural road design standards, to account for
additional traffic trips and project-related impacts to the local
circulation system. The EIR also incorporates the anticipated
effects of upcoming improvements to Mary Avenue and
completion of the Willow Road interchange project in its
analysis of project-related traffic impacts.

Potentially
Consistent

Circulation Element, Goals and Objectives 5. Recognize public
transit and carpooling as very important components of the county's
strategy to provide adequate circulation and to reduce dependency
on the automobile.

Implementation of the project includes the use of buses and
shuttles to transport visitors to the site and associated
educational and special events. The site could also be
accessed by pedestrians and bicyclists via access roads and
trails. Overall, the project is consistent with alternative
transportation policies.

Potentially
Consistent

Circulation Element, Pedestrian Circulation, Implementing
Strategy 4. Plan and provide multi-use trails that encourage
pedestrian, bicycle and equestrian travel between residential areas
and other destinations, to implement the trails section of the Parks
and Recreation Element.

The project includes a trail system throughout the project site.
Parking facilities for equestrian uses would be provided.
Additional consistency analysis of the project with the Parks
and Recreation Element is provided below.

Potentially
Consistent

Land Use Categories, Guidelines for Amendments to Land Use
Ordinance and Planning Area Standards. 1. All developments

The project has been designed with consideration of the site’s
special characteristics. Proposed development would enhance

Potentially
Consistent
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a.

should be designed with maximum
characteristics of project sites and their surroundings:

consideration of the

To enhance and achieve full use of special site potentials such
as natural terrain, views, vegetation, natural waterways or other
features;

To respect and mitigate (or avoid) special site constraints such
as climatic conditions, noise, flooding, slope stability, significant
vegetation or ecologically sensitive surroundings:

To be compatible with present and potential adjacent land uses
within the context of the area's urban, suburban or rural
character.

the significant cultural and historic resources associated with
the historic Dana Adobe and local Chumash culture. On-site
agricultural, riparian, and surface water resources would be
avoided and/or enhanced with restoration activities, educational
interpretive components, and preservation of existing grazing
and dry farming activities. Project design is consistent with the
transition from urban to rural uses at this location, and
incorporates LID design techniques to minimize impacts
associated with development of the project.

Land Use Categories, Guidelines for Amendments to Land Use
Ordinance and Planning Area Standards. 3. All developments
should be designed to provide safe vehicular and pedestrian
movement, adequate parking for residents, guests, employees and
emergency vehicles.

The project includes improvements to South Oakglen Avenue
to current rural road design standards, utilization of alternative
modes of transportation, construction of an emergency access
road, and development of main, overflow, and horse trailer
parking areas, consistent with the recommendations of the
County Department of Public Works and California Department
of Forestry and Fire Protection/County Fire (CAL FIRE).

Potentially
Consistent

a.

Combining Designations, Flood Hazard, General Objective 1.
Projects in designated portions of flood areas should not be
constructed, moved, or remodeled so as to result, directly or
indirectly, in adverse stream channel alteration, or diminish the
capacity of a designated stream course. In addition:

The utility and service structures such as water and sanitation
pipelines, roads, bridges, and similar facilities should include
features for protection from design flood water damage.

The ground floor of all commercial, industrial, and residential
structures should be located at least one foot above the 100
year storm flood profile level, and should be situated to allow
any necessary channel and vegetation maintenance.

Special design measures may be required to protect structures
from bank erosion and to insure public safety. No use should
be permitted that would increase the amount of potentially
damaging materials in downstream flood flows or increase flood
hazards to neighboring properties.

Areas of highest flood hazard should remain undeveloped in
accordance with the principles of the Federal Flood Insurance
Program.

A portion of the project site along Nipomo, Adobe and Carillo
Creeks is within the 100-year flood zone. Proposed uses within
the flood zone would include the emergency access road
bridge over Nipomo Creek and an approximately 800-foot
portion of the interpretive path loop. Floodwaters would be able
to flow freely over the trails and the proposed bridge maintains
a one-foot clearance between the lowest point of the bridge
and the water surface during a 100-year flood. No loss in
capacity of the creeks would result. Restoration within Carrillo
Creek is proposed to address currently-occurring erosion, and
County and Land Conservancy of San Luis Obispo County
restoration actions would continue.

Potentially
Consistent
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Combining Designations, Flood Hazard, General Objective 2.
Proposed projects should be designed with consideration for natural
site features, with particular attention to the following:

a. Substantial physical features should be preserved, and natural
vegetation (including individual trees and groves) and land
contours retained wherever feasible.

b. Necessary vegetation removal and grading should occur in
ways which minimize soil erosion. Seeding and mulching, or
other appropriate stabilization measures should be used to
protect disturbed land following construction.

c. Topsoil should not be removed from a site except where
development is actually proposed. Topsoil in these areas
should be distributed on the site to provide a suitable base for
landscaping after construction.

The project does not propose alteration of substantial physical
features or significant changes in natural land contours. The
project would include restoration activities along Nipomo,
Adobe and Carillo Creeks to provide resource protection and
education regarding those resources. Erosion control
measures, including preparation of a SWPPP and erosion and
sedimentation control plan and incorporation of LID techniques,
would be implemented. Stockpiles and staging areas would not
be located within 100 feet of on-site creeks.

Potentially
Consistent

Combining Designations, Flood Hazard, General Objective 3.
Projects in the Flood Hazard combining designation should be
designed so they will not:

a. Adversely increase the height or duration of flood water in or
along a designated stream course beyond county engineering
standards, or cause danger to life or property.

b. Result in incompatible land uses, nor be detrimental to the
protection of surface and groundwater supplies.

c. Increase the county financial burdens through increasing the
floods and overflows of water along the designated stream
course.

A portion of the project site along Nipomo, Adobe and Carillo
Creeks is within the 100-year flood zone. Proposed uses within
the flood zone would include the secondary access road bridge
over Nipomo Creek and an approximately 800-foot portion of
the interpretive path loop. Floodwaters would be able to flow
freely over the trails and the proposed bridge maintains a one-
foot clearance between the lowest point of the bridge and the
water surface during a 100-year flood. No loss in capacity of
the creeks would result. The trails and bridge are not
incompatible land uses and would not cause significant danger
to life or property.

Potentially
Consistent

Combining Designations, Historic Site, General Objective 1. A
discretionary land use permit should be required for the
construction, alteration or repair of any structure with an Historic
designation.

The project would require discretionary approval and issuance
of a Conditional Use Permit (CUP) and Development Plan by
the County.

Potentially
Consistent

Combining Designations, Historic Site, General Objective 2. A
project should not be approved if the project would adversely affect
the character or setting of the historic area.

The project would significantly enhance an existing historic
resource, with appropriately-designed Rancho Era and
Chumash Interpretive components, educational interpretive
facilities, and a Visitor's Center and museum. Proposed
components have been found to be consistent with the
character and setting of the historic Dana Adobe.

Potentially
Consistent

Combining Designations, Historic Site, General Objective 3.
Projects within or near the Historic designation should be designed

Mitigation has been recommended to ensure the project is
designed with consideration for the style, design, features, and

Potentially
Consistent
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with consideration for the architectural style, design, arrangement, | characteristics of the historic site, including limits on selected
exterior finishes and other features characteristic of the historic site. | colors and materials and development of a colors and materials
board for review and approval by the County.

San Luis Obispo County Land Use Ordinance — Combining Designation Standards

Combining Designation Standards. Section 22.14.060 Flood | Water Resources mitigation measure WR/mm-4 includes Potentially

Hazard Area. C. Flood Hazard Area permit and processing | requirements for complete drainage, flood hazard, and erosion Consistent

requirements. Drainage plan approval is required where any | and sedimentation control plans for review and approval by the

portion of the proposed site is located within a Flood Hazard | County. The project would comply with all FEMA and County
combining designation, in addition to all other permits required by | Public Works regulations for work within a Flood Hazard zone.
this Title, state and Federal law. In addition to the information called
for in Section 22.52.110 (Drainage Plan Required) the drainage plan
shall include:

1. Federal Insurance Administration flood data, including base
flood elevations, flood hazard areas and floodway locations.

2. In areas where water surface elevation data has not been
provided by the Federal Insurance Administration, a normal
depth analysis or other equivalent engineering analysis that
identifies the location of the floodway and demonstrates to the
satisfaction of the Director of Public Works that the structure will
not be located within the floodway or be subject to inundation
by the 100-year storm. The following information is required to
determine the flood elevation and the location of the floodway,
except where waived or modified by the Director of Public
Works:

a. Plans drawn to scale showing the location, dimensions,
and elevation of the lot, existing or proposed structures,
fill, storage of materials, flood-proofing measures, and
the relationship of the above to the location of the
floodway.

b. Typical valley cross-sections showing the normal
channel of the stream, elevation of the land areas
adjoining each side of the channel, cross-sections of
areas to be occupied by the proposed development, and
high-water information sufficient to define the 100-year
storm flood profile level.

c. A profile showing the slope of the bottom of the channel
or flow line of the stream.

d. Any previously determined flood data available from any
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state, federal or other source.

Combining Designation Standards. Section 22.14.060 Flood
Hazard Area. D. Construction standards.
1. Construction, general.

a. No construction or grading shall limit the capacity of the
floodway or increase flood heights on existing structures
unless the adverse effect of the increase is rectified to
the satisfaction of the Director of Public Works. In no
case shall flood heights be increased above that allowed
under the Federal Flood Insurance Program.

b. Structures shall be anchored to prevent collapse, lateral
movement or flotation that could result in damage to
other structures or restriction of bridge openings and
narrow sections of the stream or river.

c. Service facilities such as electrical and heating
equipment shall be floodproofed or constructed at
minimum of one-foot above the 100-year storm flood
profile level for the site.

d. Water supply and sanitary sewage systems shall be
designed to minimize infiltration of flood waters into the
system and discharge from systems into flood waters.

e. On-site waste disposal systems shall be located to avoid
their being impaired or contaminated during flooding.

f.  All buildings or structures shall be located landward of
mean high tide.

g. Whenever a watercourse is to be altered or relocated,
the Department shall notify adjacent communities and
the Department of Water Resources and evidence of
such notification shall be sent to the Federal Insurance
Administration.

h. Fully enclosed areas below the lowest floor that are
subject to flooding shall be designed to automatically
equalize hydrostatic flood forces on exterior walls by
allowing for the entry and exit of floodwaters. Designs for
meeting this requirement must either be certified by a
registered professional engineer or architect or meet or
exceed the following criteria:

1) A minimum of two openings having a total net
area of not less than one square inch for every

Structures proposed within the 100-year flood zone would be
limited to pedestrian trails and foot bridges, which floodwaters
could flow freely over, and the emergency access bridge over
Nipomo Creek, which has been designed to maintain existing
creek capacity and one foot of clearance between the lowest
point of the bridge and the water surface during a 100-year
flood. No other structures are proposed within the flood zone,
project infrastructure would be setback from the flood zone, no
watercourses would be altered or relocated, and no specific
design standards would be applicable.

Potentially
Consistent
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square foot of enclosed area subject to flooding.

2) The bottom of all openings shall be no higher than
one foot above grade.

3) Openings may be equipped with screens, louvers,
valves or other coverings or devices provided that
they permit the automatic entry and exit of flood
waters.

i.  On the basis of structural plans and the depth analysis,
the lowest floor of all structures shall be constructed at a
minimum of one-foot above the 100-year storm flood
profile level. Within any AO zone on the Flood Insurance
Rate maps, this elevation shall be determined by adding
one foot to the depth number specified. If no depth is
specified, structures shall be elevated a minimum of two
feet above adjacent natural grade.

j- Non-residential construction shall either be elevated in
conformance with Subsection D.l1.i, or together with
attendant utility and sanitary facilities, be elevated a
minimum of two feet above the highest adjacent grade
and be floodproofed to a minimum of one-foot above the
100-year storm flood profile level. Examples of
floodproofing include, but are not limited to:

1) Installation of watertight doors, bulkheads, and
shutters.

2) Reinforcement of walls to resist water pressure.

3) Use of paints, membranes, or mortars to reduce
seepage through walls.

4) Addition of mass or weight to structure to resist
flotation.

5) Armor protection of all fill materials from scour
and/or erosion.

k. All structures subject to inundation shall use flood
resistant materials up to one foot above base flood
elevation.

2. Storage and processing.

The storage or processing of materials that in time of flooding are
buoyant, flammable, or explosive; that could be injurious to human,
animal, or plant life; or that may unduly affect floodway capacity or
unduly increase flood heights is not permitted. Storage of other
material or equipment may be allowed if not subject to major
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damage by floods and if firmly anchored to prevent flotation, or if
readily removable from the area within the time available after flood
warning.

Combining Designation Standards. Section 22.14.080, Historic
Site. C. Permit and Processing Requirements.

3. Required Findings for Approval.

A land use permit application within an H combining designation
shall be approved only where the Review Authority first makes all
the following findings, where applicable:

a. Archeological resources. Where an H combining
designation is applied to identify areas of archeological
resources (historic and prehistoric), project approval shall
require the following findings:

1) The site design and development as finally
proposed incorporates adequate measures to
ensure the archeological resources will be
acceptably and adequately protected; or

2) Where site design and development proposals
cannot feasibly be changed, and intrusion into or
disturbance of historic or prehistoric archeological
resources will result, that construction will use
appropriate methods to protect the integrity of the
site, including possible relocation of graves and
artifacts.

b. Historic structures, landmarks and districts. Where an H
combining designation is applied to identify historic
structures, landmarks, or districts, project approval shall
require the following findings:

1) The height, bulk, location, structural materials,
landscaping and other aspects of the proposed
use will not obstruct public views of the historic
structure or of its immediate setting;

2) Any proposed alteration or removal of structural
elements, or clearing of landscaping or natural
vegetation features will not damage or destroy the
character of significant historical features and
settings;

3) Any proposed remodeling or demolition is
unavoidable because it is not structurally or

The Historic (H) designation applies to the Dana Adobe, which
would continue to be restored pursuant to Secretary of the
Interior’'s Standards for the Treatment of Historical Properties.
Proposed developments would be visible from South Oakglen
Avenue and South Thompson Road, though existing mature
trees generally block public views from U.S. Highway 101.
Additional development at the site would result in the
placement of structures and vegetation at the site which may
block existing views of the adobe. These project components
have been designed to enhance the historic characteristics and
setting of the Dana Adobe. No demolition or removal of
structural elements is proposed.

Potentially
Consistent
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economically feasible to restore or retain existing
structures or features.

South County Inland Area Plan

Section 22.112.020 Areawide Standards. The project would increase impervious surfaces, which has the Potentially
A. General Areawide Standards. potential to reduce the soil’s ability to absorb rainfall and aid in Consistent
2. Groundwater Recharge areas. New development shall be located | groundwater recharge. The project would preserve existing
to preserve existing natural drainage areas and aquifer recharge | natural drainage areas within on-site creeks and incorporate
areas and shall incorporate natural drainage systems in new | mitigation measures to minimize adverse effects on
developments to aid in groundwater recharge. groundwater recharge, including implementation of LID
techniques and maximization of pervious surfaces.

Section 22.112.020 Areawide Standards. A portion of the project site is identified in the Area Plan as Potentially

B. Edge of the Nipomo Mesa. The following standards apply to all | within the Edge of the Nipomo Mesa, though on-site slopes are Consistent

land located on the edge of the Nipomo Mesa, including the area | generally less than 15% (except adjacent to Nipomo Creek).

along Nipomo Creek. The edge of the Nipomo Mesa is defined as | The project includes several mitigation measures to minimize
the point of change in topography where slope exceeds 15 percent | the potential for sedimentation and erosion, including the
descending directly from the Mesa to the Santa Maria, Cienega, Los | requirement for development of complete drainage, flood

Berros and Nipomo Valleys, shown in Figure 112-1. Moderate | hazard, and erosion and sedimentation control plans for review

erosion impacts potentially occur on disturbed slopes of Oceano | and approval by the County. The proposed on-site septic

dune sand (which typifies the Nipomo Mesa) that are steeper than | system would be subject to review by the County and

15 percent. consistency with the Basin Plan. Visual, historical and

1. Drainage plan requirement. Land use permit and land division | environmental mitigation has been analyzed in the EIR.
applications shall include a drainage plan in compliance with
Chapter 22.52. The plan shall identify the point of change to 15
percent slope, in addition to other required drainage plan
contents. The drainage plan requirement may be waived
through an adjustment approved in compliance with Section
22.70.030, where a development will be located a sufficient
distance from the bluff edge to be of no concern.

3. Standards for projects requiring Minor Use or Conditional Use
Permit and land division approval. Minor Use Permit,
Conditional Use Permit and new land division applications shall
include proposals to address drainage requirements, erosion
concerns and septic effluent issues. In addition, the proposal
shall address visual, historical and environmental mitigation.

Section 22.112.020 Areawide Standards. The project site is within the Nipomo Mesa Water Conservation Potentially
F. Nipomo Mesa Water Conservation Area. Area. Proposed landscaping would include drought-tolerant Consistent
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2.

Landscape standards.

C.

d.

Irrigation Systems. Irrigation systems shall include the

following components:

1)

2)

3)
4)

1)

2)

Smart controllers. Irrigation controllers that are
climatologically ~ controlled  without  human
intervention, that adjust irrigation based on the
amount of moisture lost from soil and plant
material since the previous irrigation by utilizing
climate data (evapotranspiration rates) broadcast
to the controller from the California Irrigation
Management Information System and other
sources, and that have been tested and certified
100% for irrigation adequacy and schedule shall
be installed and maintained on all irrigated and
landscaped areas.

Drip Irrigation. Drip irrigation systems shall be
utilized for all landscape plant material with the
exception of turf.

A separate meter for outdoor water; and

An operating manual to instruct the building
occupant how to use and maintain the water
conservation hardware.

Turf area limits.

Multi Family dwellings: The site’s total irrigated
landscape area shall be limited to 300 square feet
per unit.

All other projects: The maximum amount of turf
(lawn) area shall not exceed twenty percent of the
site’s total irrigated landscape area. In all cases,
the site’s total irrigated landscape area shall be
limited to 1,500 square feet. The review authority
may approve exceptions to this requirement in
order to allow the minimum amount of irrigated
landscaped or turf area needed for schools, parks
and other uses that typically require larger
irrigated landscape areas when the applicant can
demonstrate the need for the additional irrigated
landscaped area based on the characteristics of
the use and the site.

native vegetation, oak trees, and demonstration historical
orchards and gardens, and the project would incorporate water
conservation measures consistent with the LUO and Plumbing
Code. No turf or lawn is proposed.
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Section 22.112.020 Areawide Standards.

F. Nipomo Mesa Water Conservation Area.

3. Building Permits. Building permits issued for construction in the
Nipomo Mesa Water Conservation Area shall comply with
Section 19.07.042.

Plumbing Code Section 19.07.042 Water Conservation

Provisions. The requirements in this section shall apply to all new

installations and, where specifically required, to existing structures.

a. Water fixtures. Water fixtures shall comply with current
requirements of the California Energy Commission and
Department of Water Resources.

b. Existing structures. In existing buildings, replacement water
fixtures shall conform to the above requirements. In
addition, all fixtures in an existing building shall be brought
into conformance with these requirements when an
alteration of that building meets either of the following
criteria, except in the Nipomo Mesa Water Conservation
Area and the Los Osos Groundwater Basin as described in
Subsections d and e.

1) A bathroom is added:;
2) The floor area is increased by twenty per cent
(20%) or more.

d. Nipomo Mesa Water Conservation Area. : In addition to the
requirements in sections a, b and c¢ above, the
requirements in paragraphs (1) through (6) below shall
apply to all new development that uses water from the
Nipomo Mesa Water Conservation Area shown in Figure 7-
1.

1) The developer of any new structure that uses
water from the Nipomo Mesa Water Conservation
Area shall install plumbing fixtures that meet the
following requirements:

i. Toilets rated at no more than 1.28 gallons
per flush (HET);

i. Showerheads rated at no more than 2.5
gallons per minute;

ii. iii Bathroom sink aerators with a volume of
no more than 2.0 gallons per minute;

iv. Hot water circulation systems for master
bathrooms and kitchens if the furthest

The project would incorporate water conservation measures Potentially
consistent with the LUO and Plumbing Code, consistent with Consistent
this policy.
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plumbing fixture unit in these rooms is
greater than twenty (20) pipe - feet from the
hot water heater;

v. Commercial structures shall use waterless
urinals;

vi. New residences shall have washing
machines/laundry trays plumbed for grey-
water systems pursuant to Chapter 16 of
the Uniform Plumbing Code (Greywater
Systems).

2) Any remodel of an existing structure or addition to
an existing structure that uses water from the
Nipomo Mesa Water Conservation Area, that
requires a construction permit pursuant to this
Title, that is valued at $20,000 or more as
determined by the Building Division of the
Department of Planning and Building, and that is
not solely for roof replacement or electrical work
to bring the structure into compliance with this
Title, shall require the replacement of plumbing
fixtures in the entire structure with the following
types of plumbing fixtures:

i. Toilets rated at no more than 1.28 gallons
per flush (HET);

i. Showerheads rated at no more than 2.5
gallons per minute;

iii. Bathroom sink aerators with a volume of no
more than 2.0 gallons per minute;

iv. All urinals in commercial structures shall be
replaced with waterless urinals.

Toilets rated at no more than 1.6 gallons per flush
are exempt from this requirement and do not have
to be replaced.

3) Prior to issuance of a construction permit for a
new structure with plumbing fixtures that use
water from the Nipomo Mesa Water Conservation
Area, the developer of such new structure shall
provide evidence to the Department of Planning
and Building that the plumbing fixtures in five (5)
existing structures within the Nipomo Mesa Water
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4)

Conservation Area with toilets rated at 3.5 or more
gallons per flush have been retrofitted by
replacing all toilets, showerheads and faucet
aerators as follows:

i. Toilets rated at no more than 1.28 gallons
per flush (HET);

i. Showerheads rated at no more than 2.5
gallons per minute;

iii. Bathroom sink aerators with a volume of no
more than 2.0 gallons per minute;

iv. All urinals in commercial structures shall be
replaced with waterless urinals.

v. Owners of existing structures that are
retrofitted under this program shall agree to
allow their water purveyors to release water
use data to the Department of Planning
and Building in order to gauge the
effectiveness of the program to the extent
allowed by California law.

Upon retrofitting of the required number of
plumbing fixtures, the developer shall submit
evidence of the completed retrofits to the
Department of Planning and Building. This
evidence shall consist of a Retrofit Verification
Declaration completed and executed by a
licensed plumber and/or contractor.

Upon submittal to the Department of Planning and
Building of a completed and executed Retrofit
Verification Declaration accompanied by the
required fee, the developer shall be issued a
Water Conservation Certificate from the
Department of Planning and Building. Once the
Water Conservation Certificate is issued, a
construction permit may be issued.

In lieu of retrofitting plumbing fixtures in existing
structures as specified in subsection d.3., a
developer of a new structure may instead pay to
the Nipomo Community Services District
(hereinafter referred to as the “District”) the
amount of $750.00 per toilet to be installed in the
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new structure. Prior to issuance of a building
permit for the new structure specified in
subsection d.3., a receipt for the payment to the
District shall be submitted to the Department of
Planning and Building.

5) The District shall use the in lieu fees specified in
subsection d.4. for programs that result in
measurable water conservation in the Nipomo
Mesa Water Conservation Area, including but not
limited to the following:

i.  Subsidize toilet/showerhead retrofits.

ii. Subsidize interior water audits.

ii. Subsidize exterior water audits.

iv. Subsidize irrigation system changes that
will save water pursuant to the results of a
District-sponsored water audit.

v. Subsidize removal of high water-using turf
and landscape materials and replacement
with low water-using landscape material.

vi. Provide repairs to irrigation systems at a
cost not to exceed $100.00 per parcel.

Fees collected from new development located
within the District boundaries shall only be used
for water conservation projects within the District.
Fees collected from new development that is
located outside of the District boundaries shall be
used for water conservation projects outside of
the District boundaries.

6) As an alternative to Subsection d.4., a developer
or developers may choose to fund a water
conservation program for public parks, school
grounds or other public facilities in the Nipomo
Mesa Water Conservation Area. The program to
be funded will have been prepared by a
California-licensed landscape architect for either
the County Parks Department, the Lucia Mar
School District or another public entity, as
applicable. The program shall be reviewed and
approved by the Planning Director and the owner
of the public facility, and shall identify water
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savings and associated costs of conservation
measures such as irrigation system replacement
and/or repairs, installation of "smart controllers,"
removal of turf, replacement of high water using
landscape material and amendments to soils. The
water conservation program shall clearly identify
the expected water savings from implementation
of the program. Each contribution of $1,500 to the
applicable public entity for the water conservation
program will satisfy the requirement to retrofit
plumbing fixtures in five (5) existing structures
prior to issuance of a construction permit for each
new structure, in accordance with subsection d.3.

1. Circulation. The following standards apply to the circulation
features proposed in applications for all discretionary land use
permits including land divisions.

a. Areawide circulation linkages. All land division and
Conditional Use Permit applications shall be integrated into
areawide circulation and utility easements, providing for
future extensions into adjacent undeveloped properties
wherever feasible or where known areawide rights-of-way
are planned.

c. Equestrian, pedestrian and bike paths - Conditional Use
Permits and New Land Divisions. Safe and site-sensitive
equestrian, pedestrian and bicycle circulation facilities shall
be provided in projects subject to Conditional Use Permits
and new land divisions where feasible either within the
street right-of-way or in separated locations as illustrated in

Actions within the Rural component are limited to trails, an
emergency access road, continued agricultural use and native
habitat restoration, and open space. The project is consistent
with alternative transportation policies, and includes pedestrian,
bicycle, and equestrian trails and parking facilities.

Section 22.112.030 Combining Designations. Upon approval of the Land use Ordinance Amendment, this Potentially
B. Historic Area (H) - Dana Adobe. Development of any tourist- | text would change. The project is consistent with the existing Consistent
related facilities, residential or accessory uses at the site of the | and proposed language. The EIR includes mitigation that would

Dana Adobe (see Figure 112-6) shall be in an architectural motif | require the applicant to provide a colors and materials board for

compatible with the adobe itself and consistent with the site master | review and approval by the County, which includes

plan on file at the Department. This requirement applies to the Dana | architectural elements that are consistent with the historical

Adobe site in addition to the requirements of Sections | context of the Dana Adobe and colors and materials that blend

22.112.080.F.1 through F.4. with the surrounding landscape.

Section 22.112.040 Rural Area Standards. A. Areawide | The project would improve the existing circulation system with Potentially
standards. road improvements associated with the Urban area component. Consistent
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Figure 112-7 subject to the County Parks and Recreation
Element. Unless determined to be infeasible or to result in
significant effects on the environment, density may be
calculated in such new land divisions on the basis of gross
site acreage when such facilities are provided, instead of
net site acreage as otherwise required by this Title.

Section 22.112.040 Rural

standards.

2. Drainage. The following standards apply to all projects requiring
discretionary land use permits including land divisions.

b. Runoff toward the Nipomo Mesa edge. Developments in
areas that are found to potentially drain to the edge of the
bluff shall be designed so that runoff will be contained by
natural-appearing retention/recharge basins capable of
accommodating a 100-year storm. The design of such
basins may require percolation testing to establish rates of
infiltration.

Area Standards. A. Areawide

Development with the Rural portion of the project site would be
limited; however, development on the Urban portion may
contribute to runoff affecting Nipomo Creek. The County LUO
requires management of stormwater flow to ensure rates do not
exceed existing conditions. Incorporation of LID strategies,
consistent with LUO §22.10.155 (Stormwater Management)
would avoid or minimize the project's contribution to water
quality and drainage issues affecting surface water bodies in
Nipomo and the South County area. The proposed project
includes several LID measures to retain and reduce runoff, all
which meet County and RWQCB guidelines to reduce off-site
runoff.

Potentially
Consistent

Section 22.112.040 Rural Area Standards. B. Agriculture (AG).
The following standards apply within the Agriculture land use
category.

1. Nipomo and Santa Maria (Oso Flaco) Valleys. The following
standard applies within the Nipomo and Santa Maria valleys
(see Figure 112-18).

a. Limitation on use. Land uses are limited to the following
within Agriculture land use category in the Nipomo and
Santa Maria (Oso Flaco) Valleys, subject to the land use
permit requirements of Section 22.06.030:

Ag processing

Agricultural accessory structures

Animal keeping

Communications facilities

Crop production and grazing

Farm support quarters

Home occupations

Mining and concrete batch plants (within the area along
the Santa Maria River shown in Figure 112-19
which corresponds to the EX1 or subsequently

The project proposes development of rough graded trails and
an emergency access road within the Agricultural-designated
portion of the site. These are incidental uses that would not
significantly alter existing grazing and dry farming activities at
the site, which would continue after project development.

Potentially
Consistent
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designated EX combining designation)
Mobile homes
Nursery specialties (Conditional Use Permit required)
Outdoor retail sales
Pipelines and power transmission lines
Residential accessory uses
Roadside stands
Single-family dwellings
Temporary dwellings

Recreation (REC) - Dana Adobe. The following standards apply
only to the properties containing and surrounding the Dana Adobe,
shown in Figure 112-57 in addition to the Historic combining
designation standard in Section 22.12.030.A.

on Use, Subdivision and Development requirements of this
section, as currently written; however:

The project proposes amendment of this section of the LUO to

Section 22.112.080 Nipomo Urban Area Standards. A. | Within the Urban (30-acre) component of the project site, the Potentially
Community-wide standards. The following standards apply to all | project incorporates a 50-foot buffer around the mapped flood Consistent
land use categories within the Nipomo urban reserve line. zone of Nipomo Creek, with the exception of the emergency
5. Creek preservation - Nipomo Creek. Retain Nipomo Creek in an | access road. The proposed road and associated bridge over

open condition within 50 feet of the floodway and incorporate it | Nipomo Creek has been designed to be located above flood

into site development with landscaping that is compatible with | waters, and would comply with FEMA and County regulations.

riparian habitat (as recommended by the Department of Fish

and [Wildlife]) as well as compatible with County drainage

requirements. All other development, including pedestrian

seating and pathways, must be at least 50 feet away from the

floodway for Nipomo Creek.
Section 22.112.080 Nipomo Urban Area Standards. G. | The project would be potentially inconsistent with the Limitation Potentially

Inconsistent only if
LUO Amendment is
not adopted

1. Limitation on use. clarify its intent by addressing emergency access conditions
a. Prior to completion of a future Southland Street | and updating design and approval standards. The proposed
interchange, land uses shall be limited to those identified | amendment would remove the reference to the Southland
as allowable, permitted, or conditional in the Residential | Street interchange, which is no longer proposed for
Suburban land use category by Section 22.06.030, except | construction by the County and Caltrans. It would also add a
for nursing and personal care, and residential care. requirement for privately-developed access in the event of an
b. After completion of a Southland Street interchange, all land | emergency. The proposed amendment would include minor
uses that are identified by Section 22.06.030 as allowable, | updates to correctly identify land currently owned by DANA,
permitted, or conditional in the Recreation land use | design standards to maintain historical context and ensure
category may be authorized in compliance with the land | continued preservation and restoration of the Dana Adobe, and
use permit requirements of that Section. a requirement for Master Plan and CUP approval. The
2. Permit requirement. The development of any non-agricultural or | proposed amendments would not remove any intended
non-residential uses shall comply with the Site Master Plan on | impediment to growth.
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file with the Department and shall be subject to Conditional Use
Permit approval. The Conditional Use Permit shall identify the
area to be developed, the types of uses to be established, and
an architectural motif compatible with the adobe itself.

3. Subdivision requirement. All new subdivisions on the site of the
Dana adobe shall be clustered in compliance with Chapter
22.22. An area shall be located around the Dana adobe site, to
be offered for dedication to the County, another agency, or
appropriate caretaker organization for maintenance and
improvements. Funding shall be provided to contribute to the
improvement of the adobe and its site in an amount to be
determined through the subdivision review process. The
residential lots shall be located a compatible distance from the
adobe. The architecture of structures within the subdivision
shall be compatible with the adobe, through the use of deed
covenants, conditions and restrictions (CC&Rs).

4. Development requirements. Siting and architecture of both
residential and nonresidential uses shall be visually compatible
with the Dana Adobe and located to minimize their appearance
from the adobe. Physical linkage with the adobe site shall be
designed that encourages pedestrian travel. Landscaping shall
be utilized to buffer views between the adobe and development
sites. An area shall be located around the Dana adobe site, to
be offered for dedication to the County, another agency or
appropriate caretaker organization for maintenance and
improvements. Funding for the improvement of the adobe and
its site at an amount to be determined through permit review
shall be provided before occupancy of any proposed
development.

Because the proposed amendment would better maintain and
preserve the historical context of the Dana Adobe, and remove
references to conditions which are no longer accurate, it is
unlikely that any potential inconsistency with this section would
result in a significant adverse impact to the environment.

San Luis Obispo County General Plan, Agriculture Element

Agriculture Policy 18: Location of Improvements. Locate new
buildings, access roads, and structures so as to protect agricultural
land.

Proposed development within the Agriculture portion of the
project site would be limited to trails, an emergency access
road, restoration, and equestrian parking. The project has been
designed to be compatible with surrounding agricultural uses
by locating proposed development an adequate distance from
off-site agricultural resources and operations. Interpretive trails
would be located along existing internal roadways away from
adjacent agricultural uses.

Potentially
Consistent

Dana Adobe Nipomo Amigos LUO Amendment and CUP
Draft Environmental Impact Report

3-29



Chapter 3

Table 3-1. Cons

istency with Plans and Policies

Goals, Policies, Plans, Programs and Standards

Proposed Action

Determination

San Luis Obispo County General Plan, Conservation and Open S

pace Element

Air Quality. Goal AQ 1. Per capita vehicle-miles-traveled | Implementation of the project includes the use of buses and Potentially
countywide will be substantially reduced consistent with statewide | shuttles to transport visitors to the site and associated Consistent
targets. educational and special events. The site could also be

accessed by pedestrians and bicyclists via access roads and

trails. Overall, the project is consistent with alternative

transportation policies.
Air Quality. Policy AQ 1.1 Compact development. Encourage | The project would result in development at an existing site Potentially
compact land development by concentrating new growth within | within the Nipomo URL. Developments on the adjoining Consistent
existing communities and ensuring complete services to meet local | agricultural parcel would be limited to interpretive trails and an
needs. emergency access road.
Air Quality. Policy AQ 1.2 Reduce vehicle miles traveled. | Implementation of the project includes the use of buses and Potentially
Require projects subject to discretionary review to minimize | shuttles to transport visitors to the site and associated Consistent
additional vehicle travel. educational and special events. The site could also be

accessed by pedestrians and bicyclists via access roads and

trails. Overall, the project is consistent with alternative

transportation policies.
Air  Quality. Policy AQ 1.3 Convenient alternative | Implementation of the project includes the use of buses and Potentially
transportation. Require new development to provide safe and | shuttles to transport visitors to the site and associated Consistent
convenient access to alternative transportation within the project | educational and special events. The site could also be
area and safe access to public transportation as feasible. accessed by pedestrians and bicyclists via access roads and

trails. Overall, the project is consistent with alternative

transportation policies.
Air Quality. Policy AQ 1.7 Bicycle and pedestrian travel. The project includes a substantial trail system, and would Potentially
Encourage bicycle and pedestrian use by supporting the policies accommodate improved connectivity between the site and the Consistent
found in the Regional Transportation Plan, County Bikeways Plan, future Nipomo Creek Linear Park (if developed by the County).
Land Use and Circulation Element, and County Parks and
Recreation Element. In addition, support public and private efforts to
facilitate bicycling and walking for transportation and recreation.
Air Quality. Goal 3. State and Federal Ambient Air Quality | San Luis Obispo County is currently non-attainment for ozone Potentially
Standards will, at a minimum, be attained and maintained. and inhalable particulate matter. The 2001 Clean Air Plan was Consistent

developed to provide guidance on how to attain and maintain
the state standards for ozone and PMjio. Under a reasonable
“worst-case scenario” the proposed project would generate
construction-related and operational emissions that exceed
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applicable air quality standards. However, the proposed use is
within the range of acceptable land uses for the zoning and
land use classification of the site, and implementation of
recommended mitigation would reduce impacts to less than
significant.

Air Quality. Implementation Strategy AQ 3.1.1 Air Quality | The proposed project has been assessed through consultation Potentially
Mitigation Measures. Coordinate with the San Luis Obispo Air | with the APCD and consistent with the APCD’'s CEQA Air Consistent
Pollution Control District and cities to identify feasible, cost-effective, | Quality Handbook.
consistent, and comprehensive air quality mitigation measures and
programs to reduce short-term, operational, and cumulative impacts
of new development on air quality.
Air Quality. Policy AQ 3.7 Reduce vehicle idling. Encourage the | Air quality mitigation measure AQ/mm-1 limits diesel idling to Potentially
reduction of heavy-vehicle idling throughout the county, particularly | less than five minutes, and prohibits idling within 1,000 feet of Consistent
near schools, hospitals, senior care facilities, and areas prone to | identified sensitive receptors.
concentrations of people, including residential areas.
Air Quality. Policy AQ 3.8 Reduce dust emissions. Reduce PMip | The EIR recommends mitigation measures to reduce Potentially
and PMzs emissions from unpaved and paved County roads to the | construction-related fugitive dust emissions as well as those Consistent
maximum extent feasible. associated with use of unpaved overflow parking areas and

roadways (refer to AQ/mm-2 and AQ/mm-3). Use of a dust

suppressant is required to ensure fugitive dust emissions do

not impact off-site areas and do not exceed the APCD’s 20%

opacity limit.
Air Quality. Policy AQ 4.4 Development projects and land use Based on emission estimates calculated with CalEEMod, Potentially
Activities. Reduce greenhouse gas emissions from development | development of the project would not generate GHG emissions Consistent
projects and other land use activities. that exceed the APCD’s threshold. In addition, the project

incorporates many of the APCD’s standard measures for GHG

reduction, including the creation of multi-use paths, use of

buses to shuttle visitors and students, use of drought-tolerant

and native landscaping, use of alternative energy including

solar, incorporation of water conservation measures, and

location of the project within and adjacent to an urban area.
Air Quality. Policy AQ 5.2 Public awareness. Increase public | The project incorporates sustainable construction techniques Potentially
awareness about climate change and lifestyle changes that will | and includes an educational component that would identify and Consistent

reduce greenhouse gas emissions.

address the consequences of human interaction with the land
over time, as well as modern day environmental and
sustainability issues.
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Biological Resources. Goal 1. Native habitat and biodiversity will
be protected, restored, and enhanced.

The project proposes restoration activities within Nipomo,
Adobe and Carillo Creeks and would enhance the riparian
habitat within the creek corridors. Additional proposed
landscaping would be drought-tolerant and composed of native
species.

Potentially
Consistent

Biological Resources. Policy BR 1.1 Protect Sensitive

Biological Resources. Protect sensitive biological resources such

as, wetlands, migratory species of the Pacific flyway, and wildlife

movement corridors through:

1. environmental review of proposed development applications,
including consideration of cumulative impacts,

2. participation in comprehensive habitat management programs
with other local and resource agencies, and

3. acquisition and management of open space lands that provide
for permanent protection of important natural habitats.

The EIR analyzed the project’s potential effect on biological
resources, including consideration of cumulative impacts. The
project has been designed to maintain the 100-acre portion
primarily in open space, and mitigation measures have been
recommended to reduce impacts to wetland areas and wildlife
migratory corridors.

Potentially
Consistent

Biological Resources. Policy BR 1.2 Limit Development
Impacts. Regulate and minimize proposed development in areas
that contain essential habitat for special-status species, sensitive
natural communities, wetlands, coastal and riparian habitats, and
wildlife habitat and movement corridors as necessary to ensure the
continued health and survival of these species and protection of
sensitive areas.

On-site riparian corridors and grasslands provide important
habitat for a variety of wildlife species. The project has been
designed to avoid sensitive habitat and resources to the extent
feasible. Mitigation measures have been recommended to
further minimize potential impacts to sensitive biological
resources. The project would also include interpretive trails that
furnish education regarding the site’s important natural,
historical, and agricultural resources.

Potentially
Consistent

Biological Resources. Policy BR 1.4 No Net Loss. Require that
development projects are approved with conditions and mitigation
measures to ensure the protection of sensitive resources and to
achieve “no net loss” of sensitive habitat acreage, values, and
function. Give highest priority to avoidance of sensitive habitat.
When avoidance is not feasible, require provision of replacement
habitat onsite through restoration and/or habitat creation. When
onsite mitigation is not feasible, provide for offsite mitigation that
reflects no net loss.

The project would require consultation with and permits from
U.S. Army Corps of Engineers (USACE), U.S. Fish and Wildlife
Service (USFWS), California Department of Fish and Wildlife
(CDFW), and RWQCSB for restoration work within Carrillo Creek
and construction of a span bridge over Nipomo Creek. No net
loss of habitat would occur, based on the design of the
proposed project and implementation of mitigation measures
addressing habitat restoration.

Potentially
Consistent

Biological Resources. Policy BR 1.11 Protect Wildlife Nursery
Areas and Movement Corridors. Identify, protect, and enable the
management of connected habitat areas for wildlife movement.
Features of particular importance to wildlife for movement may
include, but are not limited to, riparian corridors, shorelines of the

On-site riparian corridors support wildlife movement through
the project site. Construction activities would disrupt wildlife
activities at the site, though mitigation has been recommended
to minimize impacts, including continued coordination with
appropriate regulatory agencies, minimization of disturbance,

Potentially
Consistent
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coast and bay, and ridgelines. Identification and designation of
wildlife corridors will not interfere with agricultural uses on private
lands. (Refer to AGP 29 in the Agriculture Element).

pre-construction  surveys, restoration and re-vegetation
activities, and implementation of sedimentation and erosion
control measures. The project includes riparian restoration
activities along Nipomo, Adobe and Carillo Creeks, which
would improve habitat within the corridors. The increase in
human traffic in the area could impact wildlife movement, but
educational components of the project and signs directing
people to remain on the trail would minimize impacts.

Biological Resources. Policy BR 1.15 Restrict Disturbance in
Sensitive Habitat during Nesting Season. Avoid impacts to
sensitive riparian corridors, wetlands, and coastal areas to protect
bird-nesting activities.

BIO/mm-4 restricts construction activities to the non-nesting
season, consistent with this policy. In the event this cannot be
achieved, pre-construction surveys would be required to ensure
avoidance of nesting species.

Potentially
Consistent

Biological Resources. Goal 2. Threatened, rare, endangered, and
sensitive species will be protected.

The project site has the potential to support a variety of special-
status plant and wildlife species. Mitigation has been proposed
to avoid and minimize impacts to the extent feasible, including
pre-construction surveys, biological monitoring of construction
activities, limits on the time and season of construction
activities, designation of approved limits of disturbance, and
project-specific approvals from resource agencies.

Potentially
Consistent

Biological Resources. Policy BR 2.1 Coordinate with Trustee
Agencies. The County will consult with trustee and other relevant
state and federal agencies during environmental review when
special-status species, sensitive natural communities, marine
resources, or wetlands may be affected.

Preparation of the Initial Study included information
consultation and coordination with USFWS, CDFW, and
RWQCB. BIO/mm-10 requires consultation with appropriate
regulatory agencies, likely including USACE, USFWS, CDFW,
and RWQCB.

Potentially
Consistent

Biological Resources. Policy BR 2.6 Development Impacts to
Listed Species. Ensure that potential adverse impacts to
threatened, rare, and endangered species from development are
avoided or minimized through project siting and design. Ensure that
proposed development avoids significant disturbance of sensitive
natural plant communities that contain special-status plant species
or provide critical habitat to special-status animal species. When
avoidance is not feasible, require no net loss of sensitive natural
plant communities and critical habitat areas.

The project has been designed avoid development within
sensitive habitats. The emergency access road bridge over
Nipomo Creek would be located in an area that does not
currently support vegetation, and would span across the creek
to avoid structural development along the creek bank. These
design measures would avoid potential impacts to sensitive
species and riparian habitat. Other potential impacts would be
minimized by mitigation measures discussed above and in the
Biological Resources section of the EIR.

Potentially
Consistent

Biological Resources. Implementation Strategy BR 2.8.2
Prohibit invasive species in landscaping. Prohibit use of invasive
plant species in landscaping of proposed development. Revise the

The proposed project does not include the use of invasive or
non-native species in the preliminary landscape plan.

Potentially
Consistent
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County’s invasive plant list by the end of 2010 in cooperation with
County Parks and the County Department of Agriculture consistent
with Implementation Strategies B.R. 2.8.4 and 2.8.5. Consider
including in that list invasive plants listed in the state’s Noxious
Weed List, the California Invasive Plant Council's Invasive Plant
Inventory, and other priority species identified by the San Luis
Obispo  County Agricultural Commissioner and California
Department of Agriculture.

Biological Resources. Goal 3. Maintain the acreage of native
woodlands, forests, and trees at 2008 levels.

The proposed project would not require the removal of native
trees, and incorporates additional plantings of oak trees onsite.

Potentially
Consistent

Biological Resources. Policy BR 3.1 Native Tree Protection.
Protect native and biologically valuable trees, oak woodlands, trees
with historical significance, and forest habitats to the maximum
extent feasible.

The project includes the protection of native trees, including
oak trees, sycamore, and the riparian corridor.

Potentially
Consistent

Biological Resources. Goal 4. The natural structure and function
of streams and riparian habitat will be protected and restored.

As discussed above, the project would not result in adverse
effects to Nipomo Creek or its tributaries through design,
compliance with existing regulations, proposed restoration
actions, and implementation of mitigation measures.

Potentially
Consistent

Biological Resources. Policy BR 4.1 Protect Stream Resources.
Protect streams and riparian vegetation to preserve water quality
and flood control functions and associated fish and wildlife habitat.

As discussed above, the project would not result in adverse
effects to Nipomo Creek or its tributaries through design,
compliance with existing regulations, proposed restoration
actions, and implementation of mitigation measures (refer to
Biological Resources section of the EIR).

Potentially
Consistent

Biological Resources. Policy BR 4.2 Minimize Impacts from
Development. Minimize the impacts of public and private
development on streams and associated riparian vegetation due to
construction, grading, resource extraction, and development near
streams.

Actions within Nipomo Creek, Carrillo Creek, and Adobe Creek
include construction of an emergency access road and span
bridge and pedestrian trail crossings. Based on the design of
the project, no long term impacts would occur, and short-term,
construction related impacts (i.e., disturbance, pollutant
discharge) would be addressed by compliance with a SWPPP,
the County LUO, and identified mitigation measures.

Potentially
Consistent

Biological Resources. Implementation Strategy BR 4.2.1
Setbacks from streams and riparian vegetation. Set back
development on public lands and all private development subject to
discretionary review a minimum of 50 feet from the top of the bank
of any stream or outside the dripline of riparian vegetation,

Aside from the emergency access road and bridge, and
pedestrian trails, no structural development would occur within
50 feet of Nipomo Creek, Carrillo Creek, or Adobe Creek. In
addition to compliance with the County LUO, LID strategies,
and a RWQCB-approved SWPPP, mitigation is identified that

Potentially
Consistent
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whichever distance is greater, as shown in Figures BR-6 and BR-7.

(Top of creek bank is the uppermost ground elevation paralleling a

creek or watercourse where the gradient changes from a more

defined vertical component to more horizontal.) Locate buildings
and structures outside the setback; public trails may be located
within this required setback only if trail design and construction
avoid or mitigate environmental impacts. Provide for adjustments
where alternatives are infeasible or more environmentally
damaging, but require a minimum 30-foot building setback
consistent with the requirements of the Regional Water Quality

Control Board’'s Basin Plan. The following apply to applications

subject to this strategy:

1. Do not grade inside the established setback, unless the
applicant provides justification that alternatives are infeasible or
more environmentally damaging. When grading is permitted
within the setback, require erosion control during construction
and habitat restoration following grading.

2. Limit the alteration of riparian vegetation.

3. Allow stream alterations for water supply and flood control
projects, road maintenance, maintenance of existing channels,
improvement of fish and wildlife habitat, or where no practical
alternative is available.

4. Assure that stream diversion structures protect habitats.

5.  When there is no practical alternative to a significant impact to
stream or riparian resources, implement a County-approved
mitigation and monitoring plan that will lessen the impact. The
plan shall be prepared and implemented by a qualified
professional funded by the applicant.

6. Where a nexus exists with the proposed project, restore
damaged riparian habitats as a condition of approval.

7. Where possible, protect stream corridors and setback areas
through easements or dedications.

8. Locate parcel lines in land divisions that include stream or
riparian corridors to optimize resource protection as shown in
Figure BR 7.

9. Direct polluting drainage away from the creek or include
appropriate filters consistent with Low Impact Development
(LID) and Stormwater Pollution Prevention Program (SWPP)
requirements.

10. Minimize all ground disturbance and native vegetation removal.

would address proposed grading activities including
implementation of Best Management Practices and the
presence of a biological monitor.
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11. To offset possible losses of riparian woodland, provide and
maintain similar quality and quantity of replacement habitat or
in-kind funds to an approved wildlife habitat improvement and
acquisition fund in San Luis Obispo County.

order to maintain the County’s uniqgueness and promote economic

Biological Resources. Goal 5. Wetlands will be preserved, | The project would not adversely affect wetland habitat, and Potentially
enhanced, and restored. includes restoration actions within Carrillo Creek. Consistent
Biological Resources. Policy BR 5.1 Protect Wetlands. Require | Proposed development would avoid wetland habitat, with the Potentially
development to avoid wetlands and provide upland buffers. exception of identified restoration actions. Buffers are identified Consistent

for all structures (with the exception of the Nipomo Creek

bridge crossing).
Biological Resources. Implementation Strategy BR 5.1.1 | The Biological Report prepared for the project (refer to EIR Potentially
Wetland delineations for new development. Require | Appendix) includes an assessment of potential riparian and Consistent
development applications to include wetland delineation for sites | wetland habitat, and quantifies potential effect due to
with jurisdictional wetlands and wetlands that support rare, | restoration actions.
threatened, or endangered species and to demonstrate compliance
with these wetlands policies, standards, and criteria, and with state
and federal regulations.
Biological Resources. Policy BR 5.2 No Net Loss of Wetlands. As proposed, the project would not result in a loss of wetlands Potentially
Ensure that all public and private projects avoid impacts to wetlands | or Waters of the United States. Consistent
if feasible. If avoidance is not feasible, ensure no net loss of
wetlands, consistent with state and federal regulations and this
Element.
Cultural Resources. Goal 1. The County will have a strong, | The project supports continued restoration of the Dana Adobe Potentially
positive community image that honors our history and cultural | and community and visitor education regarding the pre-history Consistent
diversity. and history of the historic site and the region.
Cultural Resources. Policy CR 1.1 Cultural Identity. Establish | The intent of this project is to develop facilities that support Potentially
and support programs that enhance the county’s sense of | restoration of the Dana Adobe, protection and preservation of Consistent
community and identity, such as the collection of oral histories, | archaeological and historical resources, and provide
cultural and genealogical research, and the acquisition of collections | educational opportunities about the Dana Adobe, Chumash
of historic artifacts, documents, and memorabilia relevant to the | pre-history and living history, and connection of the site to the
history of the county. landscape.
Cultural Resources. Goal 2. The County will promote public | The proposed project promotes public education and Potentially
awareness and support for the preservation of cultural resources in | awareness about cultural resources. Consistent
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vitality.
Cultural Resources. Implementation Strategy CR 2.1.2 | The proposed project would continue to provide education Potentially
Outreach to Schools. Support education programs through local | tours and activities for local school children and organizations Consistent
historical societies, schools, and other groups that provide | interested in the Dana Adobe and Chumash Native Americans.
information to the community regarding the rich history of the county
and the importance of preserving it for future generations to
appreciate.
Cultural Resources. Implementation Strategy CR 2.1.4 | The proposed project's interpretive program would include Potentially
Interpretive Signage. Require the incorporation of monuments, | signage consistent with this strategy. Consistent
plaques, signs, or artwork into public and private development
projects in areas associated with history or cultural resources in
order to identify and interpret the county’'s diverse history and
cultural resources. Promote such interpretive signage in existing
public and private sites.
Cultural Resources. Goal 3. The County’s historical resources will | The proposed project incorporates the continued restoration Potentially
be preserved and protected. and preservation of the Dana Adobe, is designed to avoid Consistent
archaeological resources to the maximum extent feasible, and
includes an interpretive program that would enhance
community understanding of Native American and historical
resources.
Cultural Resources. Policy CR 3.1 Historic Preservation. The | The Dana Adobe is currently identified in the County General Potentially
County will provide for the identification, protection, enhancement, | Plan as a Historic resource (H). Analysis of the project included Consistent
perpetuation, and use of features that reflect the County's historical, | the preparation of a site-specific surface survey and subsurface
architectural, Native American, archaeological, cultural, and | investigation and evaluation of historic (archaeological)
aesthetic heritage. resources. Though this process, measures to protect, enhance,
and preserve significant resources were identified and are
incorporated into the current project design and mitigation
measures (refer to the Cultural Resources section of the EIR).
Cultural Resources. Goal 4. The County’s known and potential | The proposed project is designed to preserve and protect Potentially
Native American, archaeological, and paleontological resources will | archaeological resources to the maximum extent feasible, and Consistent
be preserved and protected. includes an interpretive program that would enhance
community  understanding of Native American and
paleontological resources.
Cultural Resources. Policy CR 4.2 Protection of Native | Analysis of the project included the preparation of a site- Potentially
American Cultural Sites. Ensure protection of archaeological sites | specific surface survey and subsurface investigation and Consistent
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that are culturally significant to Native Americans, even if they have
lost their scientific or archaeological integrity through previous
disturbance. Protect sites that have religious or spiritual value, even
if no artifacts are present. Protect sites that contain artifacts, which
may have intrinsic value, even though their archaeological context
has been disturbed.

evaluation of archaeological resources. This process included,
and will continue to include, consultation with Native American
representatives regarding the resources identified onsite, their
significance, and cultural importance of the site to the
Chumash. Though this process, measures to protect, enhance,
and preserve significant resources were identified and are
incorporated into the current project design and mitigation
measures (refer to the Cultural Resources section of the EIR).

a.

Require a preliminary site survey to determine the likelihood of
resources with all development subject to a discretionary permit
that is proposed within 1) 100 feet of the bank of a creek or
spring or 2) 300 feet of a creek where the slope of that area is
less than 10 percent. Require that a professional archaeologist
who meets the Secretary of the Interior's Professional
Qualifications for Archaeology conduct the preliminary survey.
Recommendations made by the archaeologist may be applied
as mitigation measures.

As significant rock outcrops and ridge tops are identified,
determine the distances within which or the circumstances
under which proposed discretionary development would be

evaluation of historic (archaeological) resources. Though this
process, measures to protect, enhance, and preserve
significant resources were identified and are incorporated into
the current project design and mitigation measures (refer to the
Cultural Resources section of the EIR).

Cultural Resources. Policy CR 4.4 Development Activities and The proposed project is designed to preserve and protect Potentially
Archaeological Sites. Protect archaeological and culturally | archaeological resources to the maximum extent feasible, and Consistent
sensitive sites from the effects of development by avoiding | mitigation measures including a treatment program and
disturbance where feasible. Avoid archaeological resources as the | monitoring plan would be implemented to ensure further
primary method of protection. protection of significant resources during construction.
Cultural Resources. Policy CR 4.5 Paleontological Resources. | Based on analysis of the project site, proposed depth of Potentially
Protect paleontological resources from the effects of development | disturbance, and underlying soils, the potential for significant Consistent
by avoiding disturbance where feasible. paleontological resource discovery is low.
Cultural Resources. Policy CR 4.6 Resources-Based | Analysis of the project included the preparation of a site- Potentially
Sensitivity. Protect archaeological resources near streams, springs | specific surface survey and subsurface investigation and Consistent
and water sources, rock outcrops, and significant ridgetops, as | evaluation of historic (archaeological) resources. Though this
these are often indicators of the presence of cultural resources. process, measures to protect, enhance, and preserve

significant resources were identified and are incorporated into

the current project design and mitigation measures (refer to the

Cultural Resources section of the EIR).
Cultural Resources. Implementation Strategy CR 4.6.1 | Analysis of the project included the preparation of a site- Potentially
Resource-Based Surveys. specific surface survey and subsurface investigation and Consistent
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subject to a preliminary site survey, based on site-specific

conditions.

Energy. Goal 3. Energy efficiency and conservation will be | The proposed project includes the use of solar panels and Potentially
promoted in both new and existing development. water conservation measures. Consistent
Energy. Policy E 3.1 Use of renewable energy. Ensure that new | The proposed project includes the use of solar panels and Potentially
and existing development incorporates renewable energy sources | water conservation measures. Consistent
such as solar, passive building, wind, and thermal energy. Reduce

reliance on non-sustainable energy sources to the extent possible

using available technology and sustainable design technigues,

materials, and resources.

Energy. Goal 4. Green building practices will be integrated into all | The proposed project includes green building practices such as Potentially
development. roof-mounted solar panels, rain gardens, and use of native Consistent
vegetation.

Energy. Policy E 4.1 Integrate green building practices. | The proposed project includes green building practices such as Potentially
Integrate green building practices into the design, construction, | roof-mounted solar panels, rain gardens, and use of native Consistent

management, renovation, operations, and demolition of buildings, | vegetation.
including publicly funded affordable housing projects, through the
development review and building permitting process.
Energy. Policy E 4.4 Solar exposure. Orient new buildings to | The proposed Visitor's Center would be located in an area with Potentially
maximize solar resources, shading, ventilation, and lighting. adequate exposure to solar resources, shading from nearby Consistent
oak trees, and breezes through the Nipomo Valley.
Energy. Goal 5. Recycling, waste diversion, and reuse programs | The proposed project would comply with County standards Potentially
will achieve as close to zero waste as possible. related to solid waste, and would incorporate recycling of Consistent
waster during operation of the Visitor's Center and during
special events.
Energy. Policy E 5.1 Source reduction and waste diversion. | The proposed project would comply with County standards Potentially
Encourage source reduction and diversion of solid waste generated | related to solid waste, and would incorporate recycling of Consistent
to as near zero waste as possible, in order to reduce energy | waster during operation of the Visitor's Center and during
consumption. special events.
Open Space Resources. Goal 1. Important open space areas will | The 100-acre portion of the site within the Agriculture land use Potentially
be identified, protected, sustained, and where necessary, restored | category, and outside of the Nipomo URL would be maintained Consistent

and reclaimed.

in open space. Actions within this portion of the site would
include an emergency access road, trails, agricultural/grazing
activities, and habitat restoration.

Dana Adobe Nipomo Amigos LUO Amendment and CUP
Draft Environmental Impact Report

3-39



Chapter 3

Table 3-1. Consistency with Plans and Policies

Goals, Policies, Plans, Programs and Standards

Proposed Action

Determination

in order to retain the rural character of the county. (Also refer to the
Community Separators section of Visual Resources Chapter.)

and the portion outside the URL.

Open Space Resources. Policy OS 1.1 Future Open Space | The 100-acre portion of the site and the eastern edge of the 30- Potentially
Protection. Continue to identify and protect open space resources | acre site support native habitat including oak woodland, Consistent
with the following characteristics: grasses, and riparian corridors. These resources would be
Recreation areas protected for ecological and scenic value. Any development
Ecosystems and environmentally sensitive resources such as | within these areas would avoid direct effects to the maximum
natural area preserves, streams and riparian vegetation, | extent feasible, such as construction of the Nipomo Creek
unique, sensitive habitat, natural communities; emergency access road and bridge and trail system.
significant marine resources
Archaeological, cultural, and historical resources
Scenic areas
Hazard areas
Rural character
Open Space Resources. Goal 3. Ongoing public education | Operation of the proposed project would include educational Potentially
programs about conservation, protection, and stewardship of open | programs about conservation, protection, and stewardship of Consistent
space resources will be encouraged. open space resources, including natural, historical, and Native
American resources.
Open Space Resources. Policy OS 3.1 Ongoing education and | Operation of the proposed project would include educational Potentially
outreach. Support and participate in ongoing educational and | programs about conservation, protection, and stewardship of Consistent
outreach programs regarding the value, significance, and role of | open space resources, including natural, historical, and Native
open space resources. American resources.
Open Space Resources. Goal 4. Urban sprawl and inappropriate | Implementation of the project would not result in urban sprawl Potentially
development of rural areas will be prevented. and would maintain the rural character of the 100-acre portion Consistent
of the project site.
Open Space Resources. Policy OS 4.1 Define urban areas to | Proposed development would occur within the 30-acre portion Potentially
prevent sprawl. Prevent urban sprawl by maintaining a well- | of the site, which is within the Nipomo URL. The 100-acre Consistent
defined boundary between urban/village boundaries and | portion of the site, outside of the URL, would be maintained
surrounding rural areas. under ownership by the County (leased by DANA), and would
support open space, trails, an emergency access road, and
restoration actions.
Open Space Resources. Policy OS 4.2 Maintain community | As described above (Policy OS 4.1), the project would maintain Potentially
separators. Maintain permanent separations between communities | a clear distinction between the portion within the Nipomo URL Consistent
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Soil Resources. Goal 1. Soils will be protected from wind and
water erosion, particularly that caused by poor soil management
practices.

The proposed project includes construction and operational
erosion and sedimentation control and LID strategies (thought
project design, compliance with a SWPPP and the LUO, and
mitigation measures), which would protect soils from erosion.

Potentially
Consistent

Soil Resources. Policy SL 1.2 Promote Soil Conservation
Practices in All Land Uses. Require erosion and sediment control
practices during development or other soil-disturbing activities on
steep slopes and ridgelines. These practices should disperse
stormwater so that it infiltrates the soil rather than running off, and
protect downslope areas from erosion.

The proposed project includes construction and operational
erosion and sedimentation control and LID strategies (thought
project design, compliance with a SWPPP and the LUO, and
mitigation measures), which would protect soils from erosion.

Potentially
Consistent

Soil Resources. Implementation Strategy SL 1.2.1 Retain
natural vegetation and topography. Retain natural vegetation and
topography to the maximum extent feasible for all discretionary
projects adjacent to blue line streams or in areas designated with at
least moderate erosion potential.

The proposed project would not include any major changes to
natural topography, and would protect natural vegetation by
preserving oak woodland and riparian habitat. In addition to
compliance with existing regulations, mitigation is identified to
protect water quality and aquatic habitat from accidental
pollutant discharge including sediments.

Potentially
Consistent

Soil Resources. Goal 3.

conserved.

Important agricultural soils will be

The existing Dana Adobe and proposed uses would be located
within the 30-acre area west of Nipomo Creek on Oceano Sand
(0 to 9 and 9-30 percent slopes), and within areas designated
as Farmland of Statewide Importance. Uses east of Nipomo
Creek (within the 100-acre area), and within areas designated
as Prime Farmland if irrigated and Farmland of Statewide
Importance, would include rough-graded trails and the
secondary access road extending to Thompson Avenue. Based
on the location and nature of proposed uses, conservation of
important agricultural soils would occur.

Potentially
Consistent

Soil Resources. Policy SL 3.1 Conserve Important Agricultural
Soils. Conserve the Important Agricultural Soils mapped in Figure
SL-1 and listed in Table SL-2. Proposed conversion of agricultural
lands to non-agricultural uses shall be evaluated against the
applicable policies in this COSE and in the Agriculture Element,
including policies such as Policies AGP 18 and AGP 24.

Implementation of the project would not convert prime
agricultural land to non-agricultural uses. Master Plan
development would occur within lands considered Farmland of
Statewide Importance; however, these areas are not currently
used for production agriculture. The 100 acres of land east of
Nipomo Creek is not irrigated, and historically supported cattle
grazing and dry farming. The development of trails and the
creation of an emergency access road would not hinder grazing
and other potential agricultural activities in the future. Within the
30-acrea area, proposed uses include education about the
historical and modern agricultural uses at the project site, and

Potentially
Consistent
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the Nipomo Rancho, including the historic tallow vat, an
equestrian arena, recreated barn, and interpretive gardens,
orchard, and vineyard. Lands east of Nipomo Creek would
support open space and agricultural uses, including crop
production and livestock grazing outside of County and Land
Conservancy restoration areas. Based on the location and
nature of proposed uses, the project is consistent with this

policy.

structural development would be limited to the 30-acre portion
within the Nipomo URL.

Visual Resources. Goal 1. The natural and agricultural landscape | The proposed project would retain the 100-acre, rural portion of Potentially
will continue to be the dominant view in rural parts of the county. the project site in open space. Consistent
Visual Resources. Goal 2. The natural and historic character and | Proposed development would create new structural Potentially
identity of rural areas will be protected. components open to public view in the predominantly Consistent
agricultural project area. Mitigation is identified to ensure visual
consistency with the landscape and historical context of the
Dana Adobe.
Visual Resources. Policy VR 2.1 Develop in a manner | Proposed development would create new structural Potentially
compatible with Historical and Visual Resources. Through the | components open to public view in the predominantly Consistent
review of proposed development, encourage designs that are | agricultural project area. Structures near the Dana Adobe
compatible with the natural landscape and with recognized historical | would include a demonstration arena and reconstructed
character, and discourage designs that are clearly out of place | Rancho Era buildings, consistent with the historical character.
within rural areas. Mitigation is identified to ensure visual consistency with the
landscape and historical context of the Dana Adobe (refer to
the Aesthetics section of the EIR).
Visual Resources. Policy VR 2.2 Site Development and | The proposed project incorporates the use of native and Potentially
Landscaping Sensitively. Through the review of proposed | drought-tolerant plants and trees in the landscape plan, which Consistent
development, encourage designs that emphasize native vegetation | is consistent with this policy.
and conform grading to existing natural forms. Encourage abundant
native and/or drought-tolerant landscaping that screens buildings
and parking lots and blends development with the natural
landscape. Consider fire safety in the selection and placement of
plant material, consistent with Biological Resources Policy BR 2.7
regarding fire suppression and sensitive plants and habitats.
Visual Resources. Goal 3. The visual identities of communities will | The project would not change the rural separation between the Potentially
be preserved by maintaining rural separation between them. community of Nipomo and City of Santa Maria, because Consistent
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groundwater basins that are recommended or certified as Level of
Severity Il or Ill for water supply. Place limitations on further land
divisions in these areas until plans are in place and funded to
ensure that the safe yield will not be exceeded.

Visual Resources. Policy VR 3.1 Identify and Protect | The 100-acre portion of the project site is identified as a Potentially
Community Separators. Identify Community Separators and | community separator outside of the Nipomo urban area, and Consistent
propose land use strategies and development standards to maintain | would be maintained in open space and agricultural use.
separate, identifiable cities and communities with intervening rural
land. Involve landowners and communities in this process.
Identification and designation of Community Separators shall not
interfere with agricultural uses on private lands consistent with AGP
30.
Water Resources. Goal 1. The County will have a reliable and | Please refer to Water Resources section of EIR for a Potentially
secure regional water supply. discussion of the history and status of the Santa Maria Consistent
Groundwater Basin. The project would not interfere with the
County’s attainment of this goal through compliance with
Nipomo Mesa Management Area (NMMA) ordinance
requirements.
Water Resources. Policy WR 1.2 Conserve Water Resources. | In addition to compliance with the NMMA ordinance, the project Potentially
Water conservation is acknowledged to be the primary method to | incorporates water conservation measures and LID strategies Consistent
serve the county’s increasing population. Water conservation | through design and implementation of mitigation measures
programs should be implemented countywide before more | (refer to Water Resources section of the EIR).
expensive and environmentally costly forms of new water are
secured.
Water Resources. Policy WR 1.7 Agricultural operations. | The onsite wells on the 100-acre portion of the site would Potentially
Groundwater management strategies will give priority to agricultural | continue to be used for agricultural and open space Consistent
operations. Protect agricultural water supplies from competition by | management uses.
incompatible development through land use controls.
Water Resources. Policy WR 1.12 Impacts of new development. | The EIR includes quantification of water demand, and an Potentially
Accurately assess and mitigate the impacts of new development on | assessment of potential impacts to the Nipomo Community Consistent
water supply. At a minimum, comply with the provisions of Senate | Services District (NCSD) and Santa Maria Groundwater Basin.
Bills 610 and 221. Based on the analysis, the project demand would not result in a
significant project-specific or cumulative effect to water supply.
Water Resources. Policy WR 1.14 Avoid net increase in water | The resulting water demand would be 1.28 acre feet per year. Potentially
use. Avoid a net increase in non-agricultural water use in | The NCSD reviewed the water use projection, and determined Consistent

that the project would require an equivalent amount of water as
currently permitted by the NCSD’s Water Service Limitations if
the parcels were developed as residential. Therefore, the
project would not increase non-agricultural water demand more
than the amount otherwise available based on the land uses
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possible under the County General Plan. The NCSD notes that
the project includes elements of water conservation education
that would complement the NCSD’s conservation efforts. In
addition to compliance with the NMMA ordinance, the project
incorporates measures and LID strategies to maximize water
conservation and support NCSD’s compliance with this policy.

Water Resources. Goal 3. Excellent water quality will be
maintained for the health of people and natural communities.

Based on the design of the project and implementation of
mitigation measures, the project would not result in an adverse
effect to water quality (refer to the Water Resources section of
the EIR).

Potentially
Consistent

Water Resources. Policy WR 3.1 Prevent water pollution. Take
actions to prevent water pollution, consistent with federal and state
water policies and standards, including but not limited to the federal
Clean Water Act, Safe Drinking Water Act, and National Pollutant
Discharge Elimination System (NPDES).

Construction and operation of the project may have an adverse
impact on water quality, including the accidental discharge of
sediments, oils, fuels, and other pollutants. In addition to
compliance with existing regulations (i.e., SWPPP, County
LUO) and incorporation of LID strategies and habitat
restoration, mitigation including implementation of a drainage,
erosion, and sedimentation control plan, identification of
storage and staging areas, and prevention, containment, and
clean-up of incidental spills or leaks would be implemented.
These measures are consistent with applicable policies and
regulations.

Potentially
Consistent

Water Resources. Implementation Strategy WR 3.1.3 Minimize
construction-related impacts to water quality. Minimize
construction and post-construction impacts of development through
implementation of the County’s Stormwater Management Program
and Stormwater Pollution Prevention and Discharge Control
Ordinance in compliance with Phase Il of the National Pollutant
Discharge Elimination System (NPDES).

The project would comply with the County’'s Stormwater
Management Program and Stormwater Pollution Prevention
and Discharge Control Ordinance (refer to the Water
Resources section of the EIR).

Potentially
Consistent

Water Resources. Policy WR 3.2 Protect watersheds. Protect
watersheds, groundwater and aquifer recharge areas, and natural
drainage systems from potential adverse impacts of development
projects.

Incorporation of LID strategies, consistent with LUO §22.10.155
(Stormwater Management) would avoid or minimize the
project’s contribution to water quality and drainage issues
affecting watersheds in Nipomo and the South County area.
The proposed project includes several LID measures to retain
and reduce runoff, all which meet County and RWQCB
guidelines to reduce off-site runoff (i.e., rain gardens for
stormwater capture, maximization of pervious surfaces, and
additional oak tree plantings and native landscaping throughout

Potentially
Consistent
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Table 3-1. Consistency with Plans and Policies

Goals, Policies, Plans, Programs and Standards

Proposed Action

Determination

the site). Based on compliance with existing regulations,
including preparation and implementation of drainage,
stormwater management (construction and operational), and
an erosion and sedimentation control plan, the project would be
consistent with this policy.

and/or structural
sensitive land uses.

modifications to buildings containing noise-

Water Resources. Implementation Strategy WR 3.2.1 Minimize | Through project design and incorporation of mitigation Potentially

runoff from new development. Ensure that public and private | measures, the project would minimize stormwater runoff. Consistent

developments subject to discretionary review are designed to

minimize runoff from such sources as homes, golf courses,

swimming pools, and roadway maintenance.

Water Resources. Implementation Strategy WR 3.2.2 Permeable | The project would incorporate the use of permeable materials Potentially

Materials. Encourage the use of permeable materials in areas | where applicable, including trails and overflow parking areas. Consistent

where hardscape is proposed.

Water Resources. Goal 4. Per capita potable water use in the | The project includes water conservation measures and would Potentially

county will decline by 20 percent by 2020. comply with the NMMA ordinance, which supports this goal. Consistent

Water Resources. Policy WR 4.1 Reduce water use. Employ | The project includes water conservation measures and would Potentially

water conservation programs to achieve an overall 20% reduction in | comply with the NMMA ordinance, which supports this goal. Consistent

per capita residential and commercial water use in the

unincorporated area by 2020. Continue to improve agricultural water

use efficiency consistent with Policy AGP 10 in the Agricultural

Element.

Water Resources. Goal 6. Damage to life, structures, and natural | As discussed in more detail above (see Flood Hazard Potentially

resources from floods will be avoided. designation), Implementation of the project would not result Consistent
damage to life, structures, or natural resources from flooding.

San Luis Obispo County General Plan, Noise Element

Goal 1. To protect the residents of San Luis Obispo County from | Based on the project design and incorporation of mitigation Potentially

the harmful and annoying effects of exposure to excessive noise. measures during special events, the project would not result in Consistent
exposure to excessive noise.

Goal 5. To avoid or reduce noise impacts through site planning and | Based on the location of the project site, it is not exposed to Potentially

project design, giving second preference to the use of noise barriers | noise exceeding identified thresholds for the land use category Consistent

and proposed use.
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Table 3-1. Consistency with Plans and Policies

Goals, Policies, Plans, Programs and Standards

Proposed Action

Determination

Policy 3.3.1 The noise standards in this chapter represent | Based on the project design and incorporation of mitigation Potentially
maximum acceptable noise levels. New development should | measures during special events, the project would not result in Consistent
minimize noise exposure and noise generation. noise exceeding identified thresholds.
Policy 3.3.3 Noise created by new transportation noise sources, | The project would not generate significant levels of Potentially
including roadway improvement projects, shall be mitigated so as | transportation-related noise affecting noise-sensitive land uses. Consistent
not to exceed the levels specified in Table 3-1 within the outdoor
activity areas are interior spaces of existing noise sensitive land
uses.
Policy 3.3.6 San Luis Obispo County shall consider implementing | As discussed further in the Noise section of the EIR, the project Potentially
mitigation measures where existing noise levels produce significant | would only generate noise exceeding identified thresholds Consistent
noise impacts to noise-sensitive land uses or where new | during special events and use of amplified sound. Mitigation is
development may result in cumulative increases of noise upon | identified that would control the noise level at the source and
noise-sensitive land uses. attenuate the sound to a less than significant level as
measured from the property line.

Implementation Measure 4.2 When mitigation must be applied to | As proposed, the project includes design features that would Potentially
satisfy the policies in Chapter 3.3, the following mitigation measures | reduce off-site noise exposure. Mitigation is identified that Consistent
shall be considered and preference shall be given where feasible to | would control the noise level at the source and attenuate the
the measures in following item a: sound to a less than significant level as measured from the
a. Site layout, including setbacks, open space separation and | property line.

shielding of noise-sensitive uses with non-noise-sensitive uses.
b. Acoustical treatment of buildings.
c. Structural measures: construction of earthen berms or wood or

concrete barriers.
San Luis Obispo County General Plan, Parks and Recreation Element
Recreation. GOAL #2: Recreation that serves the County’s | The proposed project provides recreational and educational Potentially
residents and visitors, various age groups, varying economic | opportunities for all demographics, consistent with this policy. Consistent
situations and physical abilities.
Trails Policy 3.8 To protect the interests of adjacent land uses | The proposed trail system is consistent with this policy because Potentially
(both public and private) and the environment, trail projects shall: it would not be located to minimize potential land use conflicts, Consistent

1. Be consistent with the standards in the General Plan including | would minimize impacts to sensitive habitat associated with
the County’s Agriculture and Open Space Element. Nipomo, Carrillo, and Adobe Creeks, include educational and
. . interpretive signage, provide a potential connection to the
2. Stay as far away as reasor_lable from production agriculture, future Nipomo Linear Park, and would be consistent with the
commercial activities and residences. policies identified in the Agriculture Element and COSE.
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Table 3-1. Consistency with Plans and Policies

Goals, Policies, Plans, Programs and Standards

Proposed Action

Determination

3. Be built to minimize impacts to sensitive resources.

4. Provide signs that identify permitted trail uses; directions to
relevant public areas; and, provide for safety and protection of
trail users and adjacent private property.

5. Provide trail fencing where necessary to discourage trespass
onto neighboring land and to protect sensitive resources.

6. Impose enforceable limitations on the trail use, as appropriate.

7. Be designed and constructed consistent with the trails
standards contained in Appendix B of this document.

San Luis Obispo County General Plan, Safety Element

GOAL S-2 : Reduce damage to structures and the danger to life
caused by flooding, dam inundation and tsunami.

The project site is not located in an area at risk for tsunami or
seiche. Portions of the site are at risk from flooding associated
with Nipomo, Carillo and Adobe Creeks. No habitable
structures would be located within the 100-year flood zone and
the emergency access road bridge would be constructed above
the flood elevation to allow for emergency evacuation. Based
on the location of features associated with the project, the
potential for loss, injury, or death as a result of flooding would
be low.

Potentially
Consistent

Policy S-8 Flood Hazards. Strictly enforce flood hazard regulations
both current and revised. FEMA regulations and other requirements
for the placement of structures in flood plains shall be followed.
Maintain standards for development in flood-prone and poorly
drained areas.

The FEMA Flood Hazard follows the Nipomo, Carillo and
Adobe Creeks through the project site. Uses within the flood
hazard zone would include the emergency access road bridge
crossing over Nipomo Creek, and an approximately 800-foot
portion of the interpretive path loop. All other uses and
structures would be outside of the flood zone. Floodwaters
would be able to freely flow over the path. As discussed in the
Water Resources section of the EIR, there would be no change
in surface water elevation downstream of the proposed bridge.
Final analysis of the bridge design, based on construction-level
detail, would be required to ensure the bridge is designed to
avoid potential flooding impacts, consistent with FEMA
regulation and the LUO and Building Code.

Potentially
Consistent

Standard S-16 To the extent practicable, do not allow development
in areas of high flood hazard potential.

Please see above (Policy S-8 Flood Hazards)

Potentially
Consistent
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Table 3-1. Consistency with Plans and Policies

Goals, Policies, Plans, Programs and Standards

Proposed Action

Determination

Standard S-17 Discourage single road access into remote areas | The proposed project includes an emergency access road, Potentially
that could be closed during floods. Additional access ways should | which would include a bridge constructed to meet FEMA and Consistent
be planned. County LUO FH standards.
GOAL S-4: Reduce the threat to life, structures and the | Based on review by CAL FIRE, compliance with the Fire Code, Potentially
environment caused by fire. and construction of an emergency access road, the project Consistent
would contribute to the County’s achievement of this goal.
GOAL S-5: Minimize the potential for loss of life and property | No significant geologic or seismic hazards were identified, and Potentially
resulting from geologic and seismic hazards. the project would comply with existing regulations identified in Consistent
the County LUO and Building Code.
RWQCB Water Quality Control Plan for the Central Coast Basin
Sediment. The suspended sediment load and suspended sediment | As noted above, and discussed in the Water Resources section Potentially
discharge rate of surface waters shall not be altered in such a | of the EIR, compliance with existing regulations (i.e., County Consistent
manner as to cause nuisance or adversely affect beneficial uses. LUO, SWPPP, LID strategies) and identified mitigation
measures applicable during construction and operation would
minimize the potential for sediment discharge into Nipomo
Creek and its tributaries.
Turbidity. Waters shall be free of changes in turbidity that cause | The project does not include any features that would result in Potentially
nuisance or adversely affect beneficial uses. increased turbidity of surface waters. Consistent
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3.4 CUMULATIVE STUDY AREA
3.4.1 CEQA Requirements

Section 15355 of the CEQA Guidelines defines “cumulative impact” as two or more individual
effects that, when considered together, are considerable or will compound other environmental
impacts. Cumulative impacts are changes in the environment that result from the incremental
impact of development of the proposed project and all other nearby “related” projects. For
example, the traffic impacts of two projects in close proximity may be insignificant when
analyzed separately, but could have a significant impact when the projects are analyzed
together.

CEQA Guidelines 815130 indicates that cumulative impacts shall be discussed when they are
significant. The discussion of cumulative impacts shall reflect the severity of the impacts and
their likelihood of occurrence, but the discussion need not provide as much detail as is provided
for the effects attributable to the project alone. The discussion should be guided by the
standards of practicality and reasonableness. The CEQA Guidelines state the following:

“Cumulative impacts include either option:

1. A list of past, present, and probable future projects producing related or
cumulative impacts, including those projects outside the control of the
agency, or

2. A summary of projections contained in an adopted general plan or related
planning document or in a prior environmental document which has been
adopted or certified, which described or evaluated regional or area wide
conditions contributing to the cumulative impact. Any such planning
document shall be referenced and made available to the public at a location
specified by the Lead Agency (815130 (b)(1)).”

The discussion shall also include a summary of the expected environmental effects to be
produced by those projects with specific reference to additional information stating where that
information is available, and a reasonable analysis of the cumulative impacts of the relevant
projects. An EIR shall examine reasonable options for mitigating or avoiding any significant
cumulative effects of a proposed project.

3.5 CUMULATIVE DEVELOPMENT SCENARIO

For the purposes of this EIR, past, present, and reasonably anticipated future projects will be
used for the cumulative analysis (CEQA Guidelines 815130, Option 1) (refer to Table 3-3).

Cumulative impacts are assessed in Chapter 4, Environmental Impact Analysis, under each
resource issue, where appropriate. The cumulative analysis for each of the appropriate issue
areas is based on the list of projects provided by the County Department of Planning and
Building. These projects are in various stages of planning and development and are expected to
contribute to cumulative impacts in the community of Nipomo. The specific environmental
impacts of each individual project are not known at this time. Therefore, based on the level of
detail represented in the Cumulative Development Scenario, several assumptions are used for
each individual environmental issue area for determining the potential for cumulative impacts.
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Table 3-2. Cumulative Projects List

Project Name

Project Location

Project Description

Projects Recently Completed

Luis CUP

750 Grande Street

52-unit affordable housing project.

Community Health Centers of the Central
Coast CUP

150 North Tejas Place

15,000-square-foot addition to existing medical clinic, and conversion
of existing clinic to administration offices.

Projects Under Construction

691 West Tefft LLC Vesting Tentative
Tract Map and CUP

691 West Tefft Street, 0.25 miles west of
UsS 101

Condominium subdivision of 2.85-acre parcel into six parcels (0.14 to
1.04 acres each), and 20 residential condominium units. Individually-
owned residential live/work units will vary in size from 1,018 to 2,644
square feet.

Projects Recently Approved

Shapiro Vesting Tract Map and CUP

170 South Frontage Road, at the
southwest corner of Hill Street and South
Frontage Road

Mixed-use planned development including the subdivision of an
existing 5.2-acre parcel into nine parcels ranging in size from 8,307
square feet to 1.32 acres, and development of 12,000 square feet of
office space, 44,000 square feet of retail space, 4,500 square feet of
restaurant space, and 51 multi-family residential units, resulting in the
disturbance of the entire 5.2-acre parcel.

Conoco Phillips — Modification of
Conditions of Approval

State Route 1 / Willow Road

Allow refinery operations to be conducted at 48,950 barrels/day.

LanDev LLC Tentative Tract Map and
CupP

Southeastern side of Juniper Street,
approximately 90 feet west of North
Frontage Road

Subdivision of five parcels totaling 19.1 acres into 24 lots ranging in
size from 0.2 to 5.0 acres; mixed-use development including a three-
story, 112-unit, 97,600-square-foot assisted living/memory support
facility, 16,000-square-foot themed restaurant and conference facility,
130,000 square feet of retail, office, and professional buildings, and
improvements to Mary Avenue, Magenta Avenue, and Juniper Street,
and construction of 733 parking spaces and two stormwater retention
basins (total area of disturbance would be 21 acres).
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Table 3-2. Cumulative Projects List

Project Name

Project Location

Project Description

Nipomo Center Vesting Tentative Tract
Map and CUP

Between Hill Street and Grande Avenue,
west of US 101

Subdivision of 10.98-acre parcel into 59 residential parcels ranging in
size from 0.03 to 0.12 acres and ten commercial parcels ranging in
size from 0.21 to 0.84 acres. Includes 59 duplex, triplex, and fourplex
residential units and 75,868 square feet of commercial space (two
phases). Includes improvements to Hill Street and Grande Avenue, a
0.67-acre drainage basin, 0.43-acre open space parcel, and on-site
frontage road (total area of disturbance 10.98 acres).

Gray Trust Planned Development

Northeast corner of Grande Avenue and
Blume Street

Subdivision of 3.8-acre parcel into 39 lots ranging in size from 2,600 to
5,280 square feet and construction of 38 single family residences, an
on-site park, underground detention basin, and three on-site roads
(total area of disturbance 3.8 acres).

Chestnut Villas, LLC Vesting Tentative
Tract Map and CUP

186 North Thompson Road and Chestnut
Street

Subdivision of 1.14-acre lot into 16 parcels ranging in size from 1,155
to 4,931 square feet. Includes commercial lease space on the street
level and residential units on the second and third level, and
improvements to Thompson Road and Chestnut Street (total area of
disturbance 1.14 acres).

Mariani CUP

549 Hill Street, 300 feet west of South
Frontage Road

Three-story 71-unit motel in two buildings totaling 38,500 square feet
(total area of disturbance 1.2 acres).

Yettman Tract Map and CUP

365 Butterfly Lane, 200 feet southeast of
Grande Avenue

Subdivision of 1.14-acre parcel into planned development of eight
1,500-square-foot parcels, and construction of eight detached multi-
family residences, and one 35,000-square-foot open space lot.

Holloway Vesting Tentative Tract Map
and CUP

561 Oakglen Avenue, southeast of
Amando Road

Cluster subdivision of 20.3-acre parcel into 18 half-acre residential
parcels, one 10.4-acre open space parcel, and on-site road (total area
of disturbance 20.3 acres).

Allshouse Vesting Tentative Tract Map
and CUP

Southwest corner of the intersection of
Avenida de Amigos and Grande Avenue.

Subdivision of 1.19-acre parcel into 15 residential condominium
parcels ranging in size from 1,000 to 1,200 square feet, one 0.3-acre
parcel (existing four-unit apartment building), and one 0.47-acre parcel
for recreation, parking, and drainage, and improvements to Avenida
de Amigos and Grande Avenue. 15 single family residences will range
in size from 1,189 to 1,330 square feet.
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Table 3-2. Cumulative Projects List

Project Name

Project Location

Project Description

Vista Roble, LLC Vesting Tract Map and
CUP

Southwestern corner of West Tefft Street
and Thompson Road

Subdivision of four parcels totaling 1.57 acres into three 619-square-
foot residential parcels, 15,516-square-foot common area parcel for
residential development and four commercial/retail parcels.
Residential units will be 912 square feet each and commercial
structures will range from 400 to 5,237 square feet each.

Nipomo Hills Low Income Residential
Project

East Knotts Street

900-unit low income housing project.

Jack’s Helping Hand, Inc. CUP

South end of lllinois Way

Community park focusing on universal accessibility, including a
universally-accessible playground, three restrooms, shelter and
gazebo, parking areas, therapeutic horse riding center with 30,000-
square-foot covered arena, horse stalls and hay storage, 100-square-
foot office, 1,200-square-foot caretaker’s residence, 41,800-square-
foot grass sports field area, sand volleyball court, paved basketball
court, community garden, and special events.

Proposed Projects Pending Approval

Crystal Oaks Specific Plan

Northwest of Sandydale Drive, west of
US 101 and the North Frontage Road,
and south of proposed Willow Road
extension and interchange.

Urban expansion area for commercial service, commercial retail, and
residential uses. Size of area — 288 acres.

Vista Grande Vesting Tentative Tract
Map and CUP

Southeast corner of Avenida de Amigos
and Grande Avenue, 200 feet west of
South Frontage Road

Subdivision of 1.14-acre parcel into 18 residential parcels (765 to
1,509 square feet each) and construction of 18 single family
residences (1,348 to 1,635 square feet each), and one parcel for
recreation, parking, and drainage, and improvements to Avenida de
Amigos and Grande Avenue. Total area of disturbance, 1.14-acres.

Promesa, LLC Tract Map

n/a

Ten 5-acre lots.

South and North Oak Glen Specific Plan

n/a

n/a

Cypress Ridge Il Vesting Tentative Tract
Map and CUP

Subdivision of 60-acre site into 21 lots and 37 acres of open space.
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Table 3-2. Cumulative Projects List

Project Name

Project Location

Project Description

Conoco Phillips — Rail Spur Project

State Route 1 / Willow Road

The proposed rail spur extension includes a request by Phillips 66
Company for a Development Plan / Coastal Development Permit to
allow for the extension of an existing rail spur at the Santa Maria
Refinery and construction of a railcar off-loading facility, above-ground
conveyance pipeline, restroom facility, and an unpaved emergency
vehicle access road from the end of the proposed rail spur to State
Route 1.

Laetitia Agricultural Cluster Vesting
Tentative Tract Map and CUP

Los Berros Road, east of US 101

Subdivision of 1,910 acres into 102 clustered residential lots (one acre
each) and four open space parcels, Ranch Headquarters (HOA facility
and private recreation center).

Brushpopper's Riding Club CUP

2285 Fowler Lane, east of Highway 1

Riding area, warm-up arena, parking, and attendant facilities

Community Health Centers of the Central
Coast CUP

150 North Tejas Place

15,000-square-foot addition to existing medical clinic, and conversion
of existing clinic to administration offices.
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CHAPTER 4
ENVIRONMENTAL IMPACTS ANALYSIS

ENVIRONMENTAL IMPACTS ANALYSIS SECTION ORGANIZATION

The Environmental Impacts Analysis chapter of this Environmental Impact Report (EIR) has
been divided into sub-sections, as follows:

Existing Conditions: The description of the physical environmental conditions in the
vicinity of the project, as they exist at the time the Notice of Preparation (NOP) is
published (baseline physical conditions).

Regulatory Setting: The regulations in force at the time the NOP is published. These
are the applicable regulations governing each environmental topic, such as the Clean Air
Act and its requirements for maintaining air quality. This is not an exhaustive analysis of
the regulations, but rather information to assist the reader in understanding the potential
impacts of the project from a regulatory perspective.

Thresholds of Significance: The thresholds used to evaluate each environmental topic
usually are based on Appendix G of the California Environmental Quality Act (CEQA)
Guidelines, or are standard procedures related to existing regulations or are standards in
the industry.

Impact Assessment and Methodology: Methodology used to determine the impacts
associated with the project, such as measurements or field investigative processes.

Project-Specific Impacts and Mitigation Measures: These include the significant
environmental effects of the proposed project, as further defined below. The impacts are
identified and then are followed by the mitigation measures that can minimize significant
impacts; mitigation measures must be enforceable and feasible. Where more than one
mitigation measure could be used to reduce significant effect, each should be discussed
and rationale given for determining the preferable mitigation measure. In addition, there
must be an essential nexus between the mitigation measure and a legitimate
governmental interest, and the mitigation measure also must be “roughly proportional” to
the impacts of the project.

Residual Impacts: The statement of the level of impact, significant or insignificant, that
is residual once mitigation is applied.

Cumulative Impacts: The cumulative effects of the project when the project’s effect is
cumulatively considerable.

Secondary Impacts: If a mitigation measures would cause one or more significant
effects in addition to those that would be caused by the project as proposed, the effects
of the mitigation measure must be discussed but in less detail than the significant effects
of the project as proposed. (Stevens v. City of Glendale (1981) 125 Cal.App.3d 986).
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All residual impacts in the EIR have been classified according to the following criteria (note:
CEQA does not recognize a beneficial effect as an impact):

= Class | — Significant, unavoidable, adverse impacts: Significant impacts that cannot
be fully and effectively mitigated. No measures could be taken to avoid or reduce these
adverse effects to insignificant or negligible levels.

= Class Il — Significant, but mitigable impacts: These impacts are potentially similar in
significance to those of Class I, but can be reduced or avoided by the implementation of
mitigation measures.

= Class lll - Less than significant impacts: Mitigation measures may still be required for
these impacts as long as there is rough proportionality between the environmental
impacts caused by the project and the mitigation measures imposed on the project.

= Class IV — Beneficial impact: Project would have a beneficial environmental impact.

The term “significance” is used throughout the EIR to characterize the magnitude of the
projected impact. For the purpose of this EIR, a significant impact is a substantial or potentially
substantial change to resources in the local proposed project area or the area adjacent to the
proposed project. In the discussions of each issue area, thresholds are identified that are used
to distinguish between significant and insignificant impacts. To the extent feasible, distinctions
are also made between local and regional significance and short-term versus long-term
duration. Where possible, measures have been identified to reduce project impacts to less than
significant levels. CEQA requires that public agencies should not approve projects as proposed
if there are feasible mitigation measures available which would substantially lessen the
environmental effects of such projects (CEQA Statute §21002). Included with each mitigation
measure are the plan requirements needed to ensure that the mitigation is included in the plans
and construction of the project and the required timing of the action (e.g., prior to development
of final construction plans, prior to commencement of construction, prior to operation, etc.).

LUO AMENDMENT AND PLANNING AREA STANDARDS

This proposed project evaluated in this EIR includes both an LUO Amendment and
development project (Conditional Use Permit request). Approval of the LUO Amendment alone
would not result in any physical effects, because the language does not permit a project to
occur prior to approval of the Master Plan and a CUP. Approval of a CUP is a discretionary
action, and CEQA review is required. The LUO Amendment would be approved following
certification of this EIR, which includes project-specific analysis of potential impacts on the
environment and mitigation measures that are required to reduce identified adverse impacts to
less than significant. Approval of the CUP would occur following certification of the Final EIR
and approval of the LUO Amendment. In summary, the following steps are required for approval
of the project:

1. County certifies Final EIR
2. County approves LUO Amendment
3. County approves CUP request

As documented in this Chapter of the EIR, development of the project site would result in
adverse impacts to the environment, and mitigation is required. The Dana Adobe itself is
currently protected by existing standards applicable to the Historic (H) combining designation.
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Section 22.112.080G of the proposed LUO Amendment includes language addressing
aesthetics and visual compatibility (refer to Chapter 2, Project Description).

In addition to the LUO Amendment language proposed by the applicant, the following (or
comparable) language (refer to Exhibit A on the following page) is recommended for inclusion
as planning area standards to 1) address potential impacts that may occur as a result of land
development occurring subsequent to approval of the LUO Amendment and 2) provide a
connection to the project-specific mitigation measures identified for the project identified in the
CUP request (proposed Master Plan). The mitigation measures recommended for incorporation
into the LUO Amendment are commensurate to the level of review, address potential impacts
that may occur during implementation of a future project allowable subsequent to approval of
the LUO Amendment, and allow for flexibility when considering future project-specific impacts.
Additional project-specific mitigation measures are also identified in this Chapter, which apply to
the Master Plan and Conditional Use Permit.
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EXHIBIT A

Section 22.112.080G — Proposed Additional Planning Area Standards

b. Air Quality

(1) The proposed project shall include measures to reduce construction-related
air_emissions, operational air _emissions, and greenhouse gas emissions
based on the current air quality model approved by the County of San Luis
Obispo Air_Pollution Control District (APCD), such as CalEEMod and
guidance provided in the APCD’s CEQA Handbook.

c. Biological Resources

(1) The proposed project shall include to avoid or minimize impacts to _special
status species and sensitive habits, such as pre-construction surveys,
biological monitoring, construction avoidance during wet season and nesting
bird season, oak tree protection and replanting for impacted trees, habitat
restoration, and coordination with appropriate requlatory agencies.

d. Cultural Resources

(1) The proposed project shall include measures to address potentially significant
impacts to cultural resources based on analysis by a County-approved
archaeologist. Measures may include, but are not limited to, avoidance by
design, protective soil capping, detailed research design and data recovery,
surface documentation, archaeological _monitoring, an __ operational
management program, and an interpretive program.

(2) The proposed project shall include measures to address potentially significant
impacts to paleontological resources, such construction monitoring by a
County-approved paleontologist.

e. Geology and Soils

(1) The proposed project shall include measures to reduce erosion and
sedimentation and ensure water quality standards are met, such as provision
of a SWPPP.

f.  Noise

(1) The proposed project shall include measures to reduce potential noise
impacts, such as limitations on _maximum noise level, duration of special
events, noise monitoring, and remediation for complaints.

g. Transportation and Circulation

(1) The proposed project shall include measures to reduce impacts to roads and
intersections in the area, such as adjustments to peak hour trip generation,
payment of road fees, and street improvements based on consultation with
the County Department of Public Works.

h. Water Resources

(1) The proposed project shall include measures as required or recommended by
the County's Stormwater Management Program to promote groundwater
recharge through the application of Low Impact Development (LID) design
techniques, such as directing parking lot and roof runoff to vegetated swales
and rain gardens, and maximum pervious surfacing where feasible.

4-4
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4.1 AESTHETICS/VISUAL RESOURCES

This section of the EIR identifies and evaluates potential visual resource (aesthetic) impacts
resulting from implementation of the project. The analysis focuses on the potential for the
project to result in impacts to visual resources as seen from public vantage points in the area,
and from the Dana Adobe.

Although the project would be implemented over a medium- to long-range timeframe as the
project budget allows, the timing of development of specific facilities and infrastructure is not yet
known. As a result, the aesthetics section analyzes the complete build-out of the project.

4.1.1 Existing Conditions

The project site is located on the east side of South Oakglen Avenue, and immediately
southwest of South Thompson Avenue, approximately 1 mile south of Tefft Street. The 30-acre
portion of the project site is located within the urban reserve line of the community of Nipomo.
These 30 acres include the historic Dana Adobe, which is currently under renovation, a
caretaker’'s unit, unpaved driveway and parking area, fencing, and landscaping. The adjacent
100-acre portion of the project site is located outside the Nipomo urban reserve line, is
undeveloped and supports horse pasture and agricultural roads. Past, current, and forthcoming
restoration of Nipomo Creek and uplands are implemented by the County of San Luis Obispo
(County) and Land Conservancy of San Luis Obispo County, including bank stabilization and
oak woodland mitigation.

The visual character of the project site and surrounding area is primarily agricultural with
scattered residences. West of U.S. Highway 101 (US 101), uses include the Southland
Wastewater Treatment Facility, and residential and commercial development within the
community of Nipomo. The project site is located approximately 0.15 mile east of US 101. Rows
of mature trees along the highway and South Oakglen Avenue generally block views of the
project site from the highway, as seen from both north and southbound travel lanes. The
affected section of US 101 is not a designated scenic roadway, and the project site is not
located within an area subject to Highway Corridor Design Standards, or a visually Sensitive
Resource Area.

4.1.2 Regulatory Setting

The proposed project is located within the jurisdiction of the County. The regulatory setting
pertaining to visual resources includes review of the proposed development’s consistency with
various elements of the County General Plan and Land Use Ordinance (LUO), in addition to the
review of findings made in this document per CEQA Guidelines.

4.1.3 Thresholds of Significance

The determinations of significance of project impacts are based on applicable policies,
regulations, goals, and guidelines defined by CEQA and the County. Pursuant to the County’s
CEQA Initial Study Checklist, a substantial impact to visual/aesthetic resources would occur if
the project would:

Create an aesthetically incompatible site open to public view.
Introduce a use within a scenic view open to public view.

Change the visual character of the area.

Create glare or night lighting, which may affect surrounding areas.

oo op
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e. Impact unique geological or physical features.

Each of these thresholds is discussed under Section 4.1.5, Project-specific Impacts and
Mitigation Measures, below.

4.1.4 Impact Assessment and Methodology

This visual impact analysis focused on the identification of sensitive visual resources in the
project area, and assessment of the potential changes in those resources that would result from
development of the project. Surrounding public viewing areas from which the project site would
be visible were identified and a general description of the visual character of the area was
developed. Potential changes in the existing visual setting, including potential viewshed
blockage or an alteration in community character, were compared to the thresholds described
above to determine whether particular sensitive resources would be impacted.

4.1.5 Project Specific Impacts and Mitigation Measures
4.15.1 Land Use Ordinance Amendment

The proposed LUO Amendment would modify §22.112.080(G) South County, Recreation land
use category, Dana Adobe, development standards. The modified language deletes a
requirement that residential and non-residential uses shall be located “to minimize their
appearance from the adobe.” Proposed language would encourage “interpretation of the site’'s
resources” and use of landscaping to buffer views “between the adobe and support buildings
and project infrastructure such as parking lots”. Implementation of the amendment would retain
the historical context of the Dana Adobe, including views from public roads and the adobe site
itself. No significant visual impacts would occur as a result of the proposed LUO Amendment,
and no additional planning area standards are recommended.

4.15.2 Conditional Use Permit
Create an Aesthetically Incompatible Site Open to Public View

The proposed project includes an approximately 6,266-square-foot visitor and education center,
administrative office, and curator’'s building; an approximately 1.4-mile-long interpretive nature
trail system (including landscaping, benches, and fencing); Native American interpretive
features; a native habitat interpretation and restoration area; two picnic areas; support facilities;
and associated infrastructure (i.e., parking area, trash enclosures, restrooms, fencing,
landscaping and irrigation, lighting, utility connections, walkways, on-site wastewater treatment,
and drainage/erosion control). The proposed project would include crossings of Nipomo Creek
(emergency access), Adobe Creek (new foot bridge), and Carillo Creek (new foot bridge). All
structure development (aside from the multi-use trail, exhibits/educational features along the
multi-use trail, and emergency access road) would be located on the 30-acre area.

Proposed development would be primarily visible from South Oakglen Avenue, a local road
serving the existing Dana Adobe and surrounding residences and agricultural uses. The
development would also be visible from South Thompson Road. Existing mature trees would
generally block views of the development from US 101. Proposed development would create
new structural components open to public view in the predominantly agricultural project area,
which could create incompatible views unless appropriate design measures are implemented.
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AES Impact 1 Proposed development could create an aesthetically incompatible land
use in the rural suburban/agricultural area, resulting in a significant,
long-term impact.

AES/mm-1 Upon application for construction permits on the 30-acre site, the applicant
shall provide a colors and materials board for review and approval by the
County Department of Planning and Building. Selected colors shall be dark,
earth-toned, and selected to blend in with the natural surrounding vegetation.
Selected materials shall primarily be natural-appearing and consistent with
the historical adobe and agricultural setting, such as wood, adobe, and stone
(or similar compatible materials). Approved colors and materials shall be
shown on the project plans. The Department of Planning and Building will
verify compliance prior to final inspections.

Residual Impacts

With implementation of the above mitigation, the proposed uses would be generally
aesthetically compatible with surrounding uses, and would not change the rural/urban fringe
character of the area, as seen from public roadways. Proposed architectural elements would be
generally consistent with the historical context of the Dana Adobe, while maintaining a clear
distinction between the modern structures and adobe. Use of exterior colors and materials
consistent with the surrounding landscape would further enhance visual compatibility. Parking
areas would be located adjacent to South Oakglen Avenue, a dead-end road, and would
generally be shielded from views along US 101. The proposed secondary access road would
generally be screened from view by existing topography and vegetation.

Based on incorporation of mitigation measures identified above, residual impacts would be less
than significant with mitigation (Class II).

Introduce a Use within a Scenic View Open to the Public

As discussed above, the proposed project would introduce new uses within an area visible from
surrounding public roadways. Scenic views, as seen from US 101 and South Oakglen Avenue,
include the gently rolling topography of the Nipomo Valley, rising up to prominent ridgelines to
the east. The project area includes agricultural production and rangeland, which is not generally
considered a sensitive scenic resource. However, the agricultural industry in San Luis Obispo
County has historically played, and continues to play, an important role in local lifestyles and the
economy, and many local residents have heightened aesthetic appreciation for the vast
agricultural fields in the area.

The project site is not visible from any designated scenic highways and existing mature trees
partially obstruct views from US 101, which is where the highest number of potential viewers
would be located. Development would not obstruct views of the distant ridgelines. The proposed
project is not set within a visually sensitive viewshed, and proposed developments would protect
the historic context of the area. Therefore, this impact is considered less than significant (Class

Iny.

Change the Visual Character of the Area

The visual character of the area represents a transition from urban development within Nipomo
to larger residential lots, agricultural production, and rangeland extending to the northern edge
of Santa Maria. The Master Plan would concentrate future development and parking areas
closer to South Oakglen Avenue, and would protect and enhance existing on-site open space
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uses. As proposed, the project would not change the visual character of the area as seen from
public roads, and mitigation is identified to ensure that the proposed uses are visually
compatible with the setting.

The character of the project site, as seen from the Dana Adobe, represents an important visual
resource, particularly the views from the eastern side of the adobe looking across the valley
towards the Temettate Ridge. A viewpoint is proposed to direct visitors to the scenic view, and
no development is proposed that would obstruct this viewshed. As currently proposed, the
visitor's center would be located a minimum of approximately 500 feet south of the adobe,
outside of the 180-degree viewshed looking east. Views from the adobe, looking south towards
the visitor's center and parking area, would be partially obstructed by proposed rancho-era
structures (replications or reconstructions consistent with the adobe), existing mature trees to
remain, and proposed native, drought-tolerant landscaping. Based on the layout of the proposed
project, potential impacts to visual character, from both on- and off-site viewing locations, would
be less than significant (Class Ill). In addition, mitigation is identified (refer to AES/mm-1), which
addresses visual compatibility. No additional measures are necessary.

Create Glare or Night Lighting

The proposed use includes special events, which may be held during nighttime hours. Exterior
lighting within the Rancho Era, visitor center, Chumash Interpretive Area, and associated
parking areas may be visible from US 101 and other local surrounding roadways, and would
create glare in the immediate area, affecting dark night skies.

AES Impact 2  Visibility of night lighting would affect views resulting in a significant,
long-term impact.

AES/mm-2 Upon application for construction permits on the 30-acre site, the applicant
shall submit an exterior lighting plan to the County Department of Planning
and Building for review and approval. The plan shall provide graphic details
for all proposed permanent and temporary (i.e., special event) exterior
lighting fixtures. Exterior lighting fixtures shall be “dark sky” certified or
equivalent. Fixtures must be dark-colored and designed such that the bulb
and reflective surfaces are obscured from off-site view.

Residual Impacts

Implementation of mitigation will not eliminate the presence of additional light, but would reduce
the intensity of the lighting and minimize visibility as seen from public roads. The identified
measure would also reduce adverse effects to the night sky by directing light towards the
ground. Based on incorporation of mitigation measures identified above, residual impacts would
be less than significant with mitigation (Class II).

Impact Unigue Geological or Physical Features

The most prominent scenic features in the area include the Nipomo Valley and Temettate
Ridge. Views of the valley are intermittent, depending on mature trees, landscaping, and rolling
topography. Views of the ridge are clear as seen from US 101, the Dana Adobe, and
surrounding areas. Implementation of the project would not block views of the ridge, and the
applicant proposes to maintain historical views as seen from the Dana Adobe. Based on the
design of the project, potential impacts would be less than significant (Class Il1).

4.1-4 Dana Adobe Nipomo Amigos LUO Amendment and CUP
Draft Environmental Impact Report



Environmental Impacts Analysis — Aesthetics/Visual Resources

4.1.6 Cumulative Impacts

The US 101 corridor through southern San Luis Obispo County has undergone visual changes
within the last several years with new residential and commercial development. These changes
have resulted in an increased built-character through the corridor. As development proposals
continue to be advanced between Nipomo and Santa Maria, the visual benefits of the remaining
open space and agricultural land increase in terms of preserving county scenic goals.

The proposed project would place development near South Oakglen Avenue, in line with
existing structures along the roadway. Existing vegetation would remain, which partially shields
views of the site, as seen from US 101. Based on the location of the project, and continued
preservation of the 100 acres to the east of Nipomo Creek, implementation of the project would
not result in a significant cumulative impact to visual resources.
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4.2 AIR QUALITY

The following section describes the existing air quality setting in San Luis Obispo County and
the potential short-term and long-term air quality impacts associated with development of the
proposed project. Short-term construction emissions would result from grading and construction
operations, transport of materials, and construction-related vehicle emissions. Long-term
operational emissions would result from vehicle emissions, and operation and maintenance of
proposed structures and facilities.

4.2.1 Existing Conditions

San Luis Obispo County constitutes a land area of approximately 3,316 square miles with varied
vegetation, topography, and climate. From a geographical and meteorological standpoint, the
county can be divided into three general regions: the Coastal Plateau, the Upper Salinas River
Valley, and the East County Plain. Air quality in each of these regions is characteristically
different, although the physical features that divide them provide only limited barriers to the
transport of pollutants between regions. The proposed project is located within the Coastal
Plateau. Motor vehicles are the primary source of long-term emissions (San Luis Obispo County
Air Pollution Control District [SLOAPCD] 2012b). Approximately 75% of the county population
and a corresponding portion of the commercial and industrial facilities are located within the
Coastal Plateau. Due to higher population density and closer spacing of urban areas, emissions
of air pollutants per unit area are generally higher in this region than in other regions of the
county.

4.2.1.1 San Luis Obispo County Air Quality Monitoring

The county’s air quality is measured by multiple ambient air quality monitoring stations,
including one within Nipomo Community Park, approximately 1.5 miles east of the project site.
There are four permanent stations operated by the SLOAPCD, two state-operated permanent
stations, two special stations, and one station operated by Tosco Oil Refinery for monitoring
sulfur dioxide (SO,) emissions. Air quality monitoring is rigorously controlled by federal and state
quality assurance and control procedures to ensure data validity. Gaseous pollutant levels are
measured continuously and averaged each hour, 24 hours a day. Particulate matter is
monitored in two ways: PMy, (inhalable particulate matter 10 microns or less in size) and PM;s
(inhalable particulate matter 2.5 microns or less in size). Particulate pollutants are generally
sampled by filter techniques for averaging periods of 3 to 24 hours. PM,, and PM, s are sampled
for 24 hours every sixth day on the same schedule nationwide.

4.2.1.2 San Luis Obispo County Existing Air Quality

The significance of a given pollutant can be evaluated by comparing its atmospheric
concentration to state and federal air quality standards. These standards represent allowable
atmospheric contaminant concentrations at which the public health and welfare are protected,
and include a factor of safety. In San Luis Obispo County, ozone and fine particulate are the
pollutants of main concern, since exceedances of state health-based standards for those
pollutants are experienced in some areas of the county.

San Luis Obispo County Attainment Status

Table 4.2-1 summarizes the attainment status in San Luis Obispo County for the major criteria
pollutants. The county is designated as a non-attainment area for the state ozone and PMyq
standards.
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Table 4.2-1. San Luis Obispo County Attainment Status

California Standards*

Federal Standards*

Pollutant e
Time : i : i
Concentration* ATENIIRET Concentration AIEIE
Status Status
1 Hour 0.09 ppm (180 pg/m® - Non-Attainment
ppm hg/m) Eastern SLO
Ozone . County —
(Os) 8 Hour 0.070 ppm (137 | Non-Attainment | 0,075 ppm (147 Attainment
pg/m?®) pg/m-) Western SLO
County™**
Respirable 3 3
Particulate 24 Hour 50 pg/m . 150 pg/m Unclassified*/
Non-Attainment )
Matter Annual 20 ug/m® Attainment
(PM1o) Arithmetic Mean Hg -
Fine 24 Hour No State Standard 35 ug/m®
Particulate . Hg Unclassified*/
Attainment .
Matter Annual 12 ua/m® 15.0 ug/m? Attainment
(PMg.5) Arithmetic Mean H9 .0 ug
8 Hour 9.0 ppm (10 mg/ms) 9 ppm (10 mg/m3)
Carbon
Monoxide 1 Hour 20 ppm (23 mg/ms) Attainment 35 ppm (40 mg/ms) Unclassified*
(CO) 8 Hour 3
(Lake Tahoe) 6 ppm (7 mg/m") B
. Annual 3 0.053 ppm (100
Nitrogen . . 0.030 ppm (57 pg/m~) 3
Dioxide Arithmetic Mean Attainment ug/m’) Unclassified*
(NO») 1 Hour 0.18 ppm (330 pg/m?) -
Annual 3
Arithmetic Mean B 0.030 ppm (80 Lg/m”)
Sulfur 24 Hour 0.04 ppm (105 pg/ms) 0.14 ppm (365 pg/m3)
Dioxide Attainment 0.5 ppm Unclassified*
(S02) 3 Hour - (1300 pg/m®)**
1 Hour 0.25 ppm (655 ug/m°) -
30 Day Average 15 pg/m3 --
Calendar . 3 No Attainment
Lead* Quarter -- Attainment 1.5 pg/m Information
Rolling 3-month 3
Average* B 0.15 pg/m
Extinction coefficient of 0.23
per kilometer — visibility of
10 miles or more (0.07-30
Visibility miles or more for Lake
. Tahoe) due to particles .
Redqcmg 8 Hour when relative humidity is Attainment
Particles less than 70%. Method: Beta
Attenua.tion and )
Eapr;s.mlttance through Filter No Federal Standards
Sulfates 24 Hour 25 pg/m® Attainment
Héﬂ:fc:g:n 1 Hour 0.03 ppm (42 pg/m3) Attainment
Vinyl 3 No Attainment
Chloride* 24 Hour 0.01 ppm (26 pg/m’) Information
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* Unclassified (EPA/Federal definition): Any area that cannot be classified on the basis of available information as meeting or not

meeting the national primary or secondary ambient air quality standard for that pollutant.

** Secondary Standard

*** San Luis Obispo County has been designated non-attainment east of the -120.4 deg Longitude line, in areas of SLO County that
are south of 35.45 degrees, and east of the -120.3 degree Longitude line, in areas of SLO County that are north of latitude 35.45
degrees. Map of non-attainment area is available upon request from the APCD.

Source: SLOAPCD 2012c

4.2.1.3 Greenhouse Gas Emissions and Climate Change

Climate change refers to any significant change in measures of climate such as temperature,
precipitation, or wind, lasting for decades or longer (U.S. Environmental Protection Agency
[EPA] 2007). Climate change may result from:

= Natural factors, such as changes in the sun's intensity or slow changes in the Earth's
orbit around the sun;

= Natural processes within the climate system (e.g., changes in ocean circulation); or,

= Human activities that change the atmosphere's composition (e.g., through burning fossil
fuels) and the land surface (e.g., deforestation, reforestation, urbanization,
desertification, etc.).

Human activities, such as fossil fuel combustion and land use changes release carbon dioxide
(CO,) and other compounds, cumulatively termed GHG emissions. GHGs are effective in
trapping infra-red radiation which otherwise would have escaped the atmosphere, thereby
warming the atmosphere, the oceans, and earth’s surface (EPA 2007).

GHGs are any gas that absorbs infrared radiation in the atmosphere (EPA 2007). GHGs, as
defined in Assembly Bill (AB) 32, include the following gases: CO,, methane (CH,), nitrous
oxide (N.O), hydrofluorocarbons (HFCs), perfluorocarbons (PFCs), and sulfur hexafluoride
(SFe). A brief summary of each GHG is summarized below (EPA 2007).

A series of reports issued by the United Nations Intergovernmental Panel on Climate Change
(UNIPCC) have synthesized recent scientific studies of climate change (UNIPCC 2007a, 2007b,
2000c). Key findings of these reports include the following:

= Global atmospheric concentrations of CO,, CH,4, and N,O have increased markedly as a
result of human activities since 1750, and now are at about double pre-industrial levels.
Global increases in CO, concentration are due primarily to fossil fuel use and land use
change, and global increases in CH4 and N,O are due primarily to agriculture.

= Warming of the global climate due to GHGs is unequivocal, as evidenced by increases
in air and water temperatures, widespread melting of snow and ice, and rising global
average sea level. Most of the increase in global average temperatures since the mid-
20th century is very likely due to increases in GHGs from human activities. GHG
emissions increased 70% between 1970 and 2004.

= Numerous long-term climate changes observed have included changes in arctic
temperatures and ice, precipitation, ocean salinity, wind pattern, and the frequency of
extreme weather events such as droughts, heavy precipitation, heat waves, and tropical
cyclone intensity.
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= Continued GHG emissions at current rates would cause further warming and climate
change during the 21 century that would very likely be larger than that observed in the
20™ century.

= Climate change is expected to have adverse impacts on water resources, ecosystems,
food and forest products, coastal systems and low-lying areas, urban areas, and public
health. These impacts will vary regionally, and may be very expensive for agriculture and
human activities. In some areas sea level rise may completely inundate now inhabited
areas (e.g., river deltas, Pacific Islands).

In California, the main sources of GHG emissions are from the transportation and energy
sectors. According to the California Air Resources Board (CARB) draft GHG emission inventory
for the year 2004, 39% of GHG emissions result from transportation and 25% of GHG emissions
result from electricity generation. California produced 497 million metric tons of CO, equivalent
(MMtCO.e) in 2004 (CARB 2007). California produces about 2% of the world’s GHG emissions,
with about 0.55% of the population.

The potential effects of future climate change on California resources include:

= Air temperature: Increases of 3 to 10.4 degrees Fahrenheit (°F) by the end of the
century, depending on aggressiveness of GHG emissions mitigation.

= Sea level rise: 6 to 30 inches by the end of the century, depending on aggressiveness of
GHG emissions mitigation.

= Water resources: Reduced Sierra snowpack, reduced water supplies, increased water
demands, changed flood hydrology.

= Forests: Changed forest composition, geographic range, and forest health and
productivity; increased destructive wild fires.

= Ecosystems: Changed habitats, increased threats to certain endangered species.

= Agriculture: Changed crop yields, increased irrigation demands, increased impacts from
tropospheric ozone.

= Public health: Increased smog and commensurate respiratory illness and weather-
related mortality (California Climate Change Portal [CCCP] 2007).

4.2.2 Regulatory Setting
4.2.2.1 Federal Policies and Regulations

Air quality protection at the national level is provided through the Clean Air Act (CAA), enacted
in 1970 and significantly amended in 1990. These amendments represent the fifth major effort
by the U.S. Congress to improve air quality. The federal CAA is generally less stringent than the
California Clean Air Act. However, unlike the California law, the CAA set statutory deadlines for
attaining federal standards. The 1990 amendments added several new sections to the law,
including requirements for the control of toxic air contaminants, reductions in pollutants
responsible for acid deposition, development of a national strategy for stratospheric ozone and
global climate protection, and requirements for a national permitting system for major pollution
sources.
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4.2.2.2 State Policies and Regulations

The California Clean Air Act (CCAA) was signed into law in September of 1988. It requires all
areas of the state to achieve and maintain the California ambient air quality standards by the
earliest practicable date. These standards are generally more stringent than the federal
standards; thus, emission controls to comply with the state law are typically more stringent than
necessary for attainment of the federal standards. The CCAA requires that all Air Pollution
Control Districts adopt and enforce regulations to achieve and maintain the state ambient air
quality standards for the area under its jurisdiction. Pursuant to the requirements of the law, the
SLOAPCD adopted a Clean Air Plan (CAP) for its jurisdiction in 2001.

The California Global Warming Solutions Act of 2006 (AB 32, Health and Safety Code §38500
et seq.) requires the CARB to design and implement emission limits, regulations, and other
measures. These will reduce, by 2020, statewide GHG emissions in a technologically feasible
and cost-effective manner to 1990 levels (representing a 25% reduction). The following
summarizes the process and schedule for implementing AB 32:

= June 30, 2007: CARB publishes a list of discrete early action GHG emission reduction
measures that can be implemented prior to the measures and limits to be adopted to
meet the 2020 limit.

= September 7, 2007: CARB released a list of additional early action measures and
discrete early actions.

= January 1, 2008: CARB determines what the statewide GHG emissions level was in
1990 and approves a statewide GHG limit that is equivalent to that level.

= January 1, 2008: CARB adopts regulations requiring the reporting and verification of
statewide GHG emissions.

= January 1, 2009: CARB adopts a scoping plan for achieving the maximum
technologically feasible and cost-effective reductions in GHG emissions from sources or
categories of sources of GHGs by 2020.

= January 1, 2010: CARB adopts and enforces regulations to implement the GHG
emission reduction measures identified on the early action list in 2007.

= January 1, 2011: CARB adopts regulations to achieve the required reduction of GHG
emissions to 1990 levels by 2020.

= January 1, 2012: GHG emission limits and emission reduction measures adopted by
January 1, 2011, become enforceable.

Senate Bill (SB) 1368 (Public Utilities Code §8340 et seq.) is an AB 32 companion bill that was
signed into law in 2006. It requires the California Public Utilities Commission (CPUC) to
establish a GHG performance standard for base load generation from investor-owned utilities,
and the California Energy Commission (CEC) to establish a similar standard for publicly-owned
utilities. These standards may not exceed the GHG emission rate from a base load combined-
cycle natural gas fired plant. The bill also requires all imported electricity provided to California
to be generated from plants meeting CPUC and CEC standards.
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By enacting SB 97 in 2007, California’s lawmakers expressly recognized the need to analyze
GHG emissions as a part of the CEQA process. SB 97 required the California Office of Planning
and Research to develop, and the Natural Resources Agency to adopt, amendments to the
CEQA Guidelines addressing the analysis and mitigation of GHG emissions. Those CEQA
Guidelines amendments clarified several points, including the following:

= Lead agencies must analyze the GHG emissions of proposed projects, and must reach a
conclusion regarding the significance of those emissions. (See CEQA Guidelines
§15064.4.)

= When a project's GHG emissions may be significant, lead agencies must consider a
range of potential mitigation measures to reduce those emissions. (See CEQA
Guidelines §15126.4(c).)

= Lead agencies must analyze potentially significant impacts associated with placing
projects in hazardous locations, including locations potentially affected by climate
change. (See CEQA Guidelines §15126.2(a).)

= Lead agencies may significantly streamline the analysis of GHGs on a project level by
using a programmatic GHG emissions reduction plan meeting certain criteria. (See
CEQA Guidelines §15183.5(b).)

= CEQA mandates analysis of a proposed project’s potential energy use (including
transportation-related energy), sources of energy supply, and ways to reduce energy
demand, including through the use of efficient transportation alternatives. (See CEQA
Guidelines, Appendix F.)

As part of the administrative rulemaking process, the Natural Resources Agency developed a
Final Statement of Reasons explaining the legal and factual bases, intent, and purpose of the
CEQA Guidelines amendments. Other rulemaking documents can be accessed on the Natural
Resources Agency’s rulemaking website (http://ceres.ca.gov/ceqa/guidelines/). The
amendments to the CEQA Guidelines implementing SB 97 became effective on March 18, 2010
(State of California 2011).

4.2.2.3 Local Policies and Regulations

The 2001 CAP is a comprehensive planning document intended to provide guidance to the
SLOAPCD and other local agencies, including the County, on how to attain and maintain the
state standards for ozone and PM,,. The CAP presents a detailed description of the sources
and pollutants which impact the jurisdiction, future air quality impacts to be expected under
current growth trends, and an appropriate control strategy for reducing ozone precursor
emissions, thereby improving air quality.

Local efforts to quantify and reduce GHG emissions have primarily been undertaken by the
SLOAPCD. Many of the programs currently implemented by SLOAPCD to reduce emissions
and exposure to criteria and toxic air pollutants may also reduce GHG emissions. The following
is a brief summary of these programs:

= Rules and Regulations: Numerous rules adopted by the County Board of Supervisors
and implemented by SLOAPCD to address criteria pollutant emissions also have the
side benefit of reducing GHGs. For instance, several SLOAPCD rules address
conventional emissions from combustion sources such as boilers, heaters, and engines
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that often result in equipment modifications or replacement that improves the energy
efficiency of those units and reduces fossil fuel use. Similarly, rules that regulate or
prohibit open burning activities reduce CO, emissions from that activity. SLOAPCD Rule
426 regulates landfill emissions of methane.

= Clean Fuels: SLOAPCD is actively involved in and supports the efforts of the Central
Coast Clean Cities Coalition (C5), a local nonprofit coalition which promotes the use of
cleaner alternative fuel technologies. With over 40% of the GHG emissions coming from
mobile sources, these efforts are an essential tool in reducing fossil fuel use and
associated CO, emissions.

= Development Review: Through the CEQA review process, SLOAPCD evaluates impacts
from land use development projects and recommends measures to reduce emissions.
Mitigation measures focus on reducing emissions from motor vehicles and improving
energy efficiency, both of which directly reduce criteria pollutants and GHGs. Such
strategies include incorporation of energy efficiency measures (increased insulation,
high efficiency appliances and lighting, passive and active solar systems, etc.) that go
beyond current building standards, and including Smart Growth principles into the
project design to reduce vehicle trips and increase the viability of alternative
transportation.

= Grant Programs: Many emission reduction projects funded through the various grant
programs administered by SLOAPCD result in replacement or retrofit of older, high
emission engines with cleaner and more efficient engines that simultaneously reduce
fuel use, thus reducing CO, emissions. Conversion of stationary and mobile diesel
engines to natural gas or electric motors also serves to reduce CO, emissions.

= Transportation Choices Program: In partnership with San Luis Obispo Regional
Rideshare, Ride-On, and SLOAPCD, the Transportation Choices Program (TCP) is a
free program offered to businesses and organizations throughout San Luis Obispo
County to reduce employee and student commute trips and promote the use of
alternative transportation.

= Pollution Prevention: The Pollution Prevention Program promotes the use of, and
publicly recognizes small businesses which successfully employ, pollution prevention
and emission reduction techniques as part of routine operating procedures. Many of the
businesses so recognized have incorporated operational changes that reduce their
emissions through efficiency improvements that also reduce fuel and product use and
save energy.

= Public Qutreach: SLOAPCD implements a number of outreach campaigns to promote a
variety of clean air programs, including backyard burning reduction programs, clean car
awareness, pollution prevention, energy efficiency, and transportation alternatives, all of
which promote community consciousness and lifestyle choices that can help reduce our
impacts on climate change.

The County has prepared an EnergyWise Plan (Climate Action Plan) — Designing Energy and
Climate Solutions for the Future. This plan identifies strategies to reduce the county’s GHG
emissions by 15% below the baseline year of 2006 by the year 2020. This goal is consistent
with AB 32. The plan includes the following:
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= Scientific and regulatory framework for addressing climate change and GHGs at the
local level.

= Identifies sources of GHG emissions from sources within the unincorporated county and
estimates how these emissions may change over time.

= Forecasts emissions to reflect the County’s desired growth projections without regulatory
or technical intervention to reduce GHG emissions and provides an emissions reduction
target consistent with AB 32 and the County’s General Plan.

= Provides energy use, transportation, land use, water use, and solid waste strategies to
reduce San Luis Obispo County’s GHG emissions and quantifies the potential emissions
reductions that will be achieved by implementing each strategy.

= |dentifies existing and proposed strategies to reduce emissions from County operations
and facilities.

= Addresses adaptation to climate change — climate adaptation is an adjustment in natural
or human systems in response to actual or expected climatic change and its effects.

= Presents an implementation program to assist with monitoring and prioritization of the
reduction strategies through 2020.

4.2.3 Thresholds of Significance

The significance of potential air quality impacts is based on thresholds identified within Appendix
G of the CEQA Guidelines, the San Luis Obispo County Initial Study Checklist, and standards
established within the SLOAPCD CEQA Air Quality Handbook (2012b). The specifics of these
guidelines are defined below.

4.2.3.1 County of San Luis Obispo

The significance of potential impacts is based on thresholds identified within Appendix G of the
CEQA Guidelines and the County Initial Study Checklist, which provide the following thresholds
for determining impact significance with respect to air quality and climate change. Impacts
would be considered significant if the proposed project would:

a. Violate any state or federal ambient air quality standard, or exceed air quality emission
thresholds as established by the SLOAPCD;

Expose any sensitive receptor to substantial air pollutant concentrations.

Create or subject individuals to objectionable odors.

Be inconsistent with the District’'s Clean Air Plan.

¢ a 0 T

Generate GHG emissions, either directly or indirectly, that may have a significant impact
on the environment.

f. Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing
the emissions of GHGs.
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4.2.3.2 SLOAPCD CEQA Air Quality Handbook

The SLOAPCD has developed the 2012 CEQA Air Quality Handbook to assist lead agencies,
planning consultants, and project proponents in assessing the potential air quality impacts from
residential, commercial and industrial development. The CEQA Handbook defines the criteria
used by the SLOAPCD to determine when an air quality analysis is necessary, the type of
analysis that should be performed, the significance of the impacts predicted by the analysis, and
the mitigation measures needed to reduce the overall air quality impacts. According to the
CEQA Handbook, project impacts may also be considered significant if one or more of the
following special conditions apply:

» |f the project has the ability to emit hazardous or toxic air pollutants in the close proximity
of sensitive receptors, such that an increased cancer risk affects the population;

» |f the project has the potential to emit diesel particulate matter in an area of human
exposure, even if overall emissions are low;

» |f the project proposes remodeling or demolition operations where asbestos-containing
materials will be encountered;

» |f naturally occurring asbestos has been identified in the project area;

» If project has the ability to emit hazardous or toxic air pollutants in the close proximity of
sensitive receptors, such as schools, churches, hospitals, etc.; or,

= |f the project results in a nuisance odor problem to sensitive receptors.

Significance of Short-term Construction Emissions

Heavy equipment and earth-moving operations can generate construction dust and combustion
emissions. These may have substantial temporary impacts on local air quality. Table 4.2-2
summarizes the level of construction-related emissions requiring mitigation.

Table 4.2-2. Thresholds of Significance for Construction Operations

Threshold
o Daily Quarterly Tier 1 | Quarterly Tier 2
(Ibs) (tons) (tons)
Rfeactive Organic Gases (ROG) gnd 137 25 6.3
Nitrates of Oxygen (NOXx) (combined)
Diesel Particulate Matter (DPM) 7 0.13 0.32
Fugitive Particulate Matter (PM1o), Dust N/A 25 N/A
Greenhouse Gases (CO2, CHg4, N2O, HFC, Amortized and Combined with
CFC, FeS) Operational Emissions (see below)

1. Daily and quarterly emission thresholds are based on the California Health & Safety Code and CARB Carl Moyer Guidelines.
2. Any project with a grading area greater than 4.0 acres of worked area can exceed the 2.5-ton PM10 quarterly threshold.

Source: County of San Luis Obispo, APCD CEQA Air Quality Handbook, 2012b
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Mitigation of construction activities is required when the emission thresholds are equaled or
exceeded by fugitive and/or combustion emissions as follows:

Reactive Organic Gases (ROG) and Nitrates of Oxygen (NOy) Emissions

Daily: For construction projects expected to be completed in less than one quarter (90
days), exceedance of the 137 pounds per day (lbs/day) threshold requires Standard
Mitigation Measures;

Quarterly — Tier 1: For construction projects lasting more than one quarter, exceedance
of the 2.5 tons per quarter (ton/qgtr) threshold requires Standard Mitigation Measures and
Best Available Control Technology (BACT) for construction equipment. If implementation
of the Standard Mitigation and BACT measures cannot bring the project below the
threshold, off-site mitigation may be necessary; and,

Quarterly — Tier 2: For construction projects lasting more than one quarter, exceedance
of the 6.3 ton/gtr threshold requires Standard Mitigation Measures, BACT,
implementation of a Construction Activity Management Plan (CAMP), and off-site
mitigation.

Diesel Particulate Matter Emissions

Daily: For construction projects expected to be completed in less than one quarter,
exceedance of the 7 Ibs/day threshold requires Standard Mitigation Measures;

Quarterly — Tier 1: For construction projects lasting more than one quarter, exceedance
of the 0.13 ton/qgtr threshold requires Standard Mitigation Measures, and BACT for
construction equipment; and,

Quarterly — Tier 2: For construction projects lasting more than one quarter, exceedance
of the 0.32 ton/gtr threshold requires Standard Mitigation Measures, BACT,
implementation of a CAMP, and off-site mitigation.

Fugitive Particulate Matter (PM10), Dust Emissions

Quarterly: Exceedance of the 2.5 ton/qtr threshold requires Fugitive PM4y Mitigation
Measures and may require the implementation of a CAMP.

Greenhouse Gas Emissions

GHGs from construction projects must be quantified and amortized over the life of the
project. The amortized construction emissions must be added to the annual average
operational emissions and then compared to the operational thresholds in Section 3.5.1
of the Handbook — Significance Thresholds for Project-Level Operational Emissions. To
amortize the emissions over the life of the project, calculate the total GHG emissions for
the construction activities, divide it by the project life (i.e., 50 years for residential
projects and 25 years for commercial projects), then add that number to the annual
operational phase GHG emissions.

Special Conditions for Construction Activity

In addition to the construction air quality thresholds defined above, there are a number of
special conditions, local regulations, or state and federal rules that apply to construction
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activities. These conditions must be addressed in proposed construction activity and are
summarized below.

Sensitive Receptors

The proximity of sensitive individuals (receptors) to a construction site constitutes a special
condition and may require a more comprehensive evaluation of toxic diesel PM impacts and, if
deemed necessary by the SLOAPCD, more aggressive implementation of mitigation measures
than described below in the diesel idling section. Areas where sensitive receptors are most
likely to spend time include schools, parks and playgrounds, day care centers, nursing homes,
hospitals, and residential dwelling unit(s). The types of construction projects that typically
require a more comprehensive evaluation include large-scale, long-term projects that occur
within 1,000 feet of a sensitive receptor location(s).

Permits

Portable equipment and engines 50 horsepower (hp) or greater, used during construction
activities will require California statewide portable equipment registration (issued by the CARB)
or an Air Pollution Control District permit.

Significance of Long-term Operational Emissions

The threshold criteria established by the SLOAPCD to determine the significance and
appropriate mitigation level for long-term operational emissions (i.e., vehicular and area source
emissions) from a project are presented in Table 4.2-3, below. Emissions that equal or exceed
the designated threshold levels are considered potentially significant and should be mitigated.
As shown in the table, the level of analysis and mitigation recommended follows a tiered
approach based on the overall amount of emissions generated by the project. For projects
requiring air quality mitigation, the SLOAPCD has developed a list of both standard and
discretionary mitigation strategies tailored to the type of project being proposed: residential,
commercial, or industrial.

Table 4.2-3. Thresholds of Significance for Operational Emissions

Threshold*
Pollutant
Daily Annual
Ozone Precursors (ROG+NOx)2 25 Ibs/day 25 tons/year
Diesel Particulate Matter (DPM)? 1.25 Ibs/day n/a
Fugitive Particulate Matter (PM1o), Dust 25 Ibs/day 25 tons/year
CcOo 550 Ibs/day n/a
Consistency with a Qualified GHG Reduction Plan
OR

Greenhouse Gases (COz, CHa, N20, HFC, 1,150 metric tons of carbon dioxide equivalent (CO.e)/year
CFC, FgS) OR

4.9 COqe/service population/year (residents + employees)

1. Daily and annual emission thresholds are based on the California Health & Safety Code Division 26, Part 3, Chapter 10,
§40918, and the CARB Carl Moyer Guidelines for DPM.

2. CalEEMod - use winter operational emission data to compare to operational thresholds.

Source: County of San Luis Obispo, APCD CEQA Air Quality Handbook, 2012a, 2012b
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Ozone Precursor Emissions

= [f the project’s ozone precursor emissions are below the APCD’s 25 Ibs/day (combined
ROG+NOx emissions) no ozone mitigation measures are necessary. The Lead Agency
will prepare the appropriate, required environmental document(s).

= Projects that emit 25 Ibs/day or more of ozone precursors (ROG+NOx combined) have
the potential to cause significant air quality impacts, and should be submitted to the
SLOAPCD for review. On-site mitigation measures, following the guidelines in §3.7 of
the CEQA Air Quality Handbook (Operational Emission Mitigation), are recommended to
reduce air quality impacts to a level of insignificance.

If all feasible mitigation measures are incorporated into the project and emissions can be
reduced to less than 25 Ibs/day, then the Lead Agency will prepare the appropriate,
required environmental document(s).

If all feasible mitigation measures are incorporated into the project and emissions are
still greater than 25 Ibs/day, then an EIR should be prepared. Additional mitigation
measures, including off-site mitigation, may be required depending on the level and
scope of air quality impacts identified in the EIR.

= Projects which emit 25 tons/year or more of ozone precursor (ROG+NOx combined),
require the preparation of an EIR. Depending upon the level and scope of air quality
impacts identified in the EIR, mitigation measures, including off-site mitigation, may be
required to reduce the overall air quality impacts of the project to a level of
insignificance.

Diesel Particulate Matter Emissions

Diesel particulate matter (DPM) is seldom emitted from individual projects in quantities, which
lead to local or regional air quality attainment violations. DPM is, however, a toxic air
contaminant and carcinogen, and exposure to DPM may lead to increased cancer risk and
respiratory problems. Certain industrial and commercial projects may emit substantial quantities
of DPM through the use of stationary and mobile on-site diesel-powered equipment as well
diesel trucks and other vehicles that serve the project.

Projects that emit more than 1.25 Ibs/day of DPM need to implement on-site BACT measures.
If sensitive receptors are within 1,000 feet of the project site, a Health Risk Assessment (HRA)
may also be required.

Fugitive Particulate Matter (Dust) Emissions

Projects which emit more than 25 Ibs/day or 25 tons/year of fugitive particulate matter need to
implement permanent dust control measures to mitigate the emissions below these thresholds
or provide suitable off-site mitigation approved by the APCD. Operational fugitive dust
emissions from a proposed project are calculated using the California Emissions Estimator
Model (CalEEMod) model discussed in §3.6.1 of the CEQA Handbook. Typical sources of
operational emissions included the following:

= Paved roadways: Vehicular traffic on paved roads that are used to accesses large
residential, commercial, or industrial projects can generate significant dust emissions.
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= Off- and/or on-site unpaved roads or surfaces: Even at low traffic volume, vehicular
traffic on unpaved roads or surfaces that are used to accesses residential, commercial,
or industrial operations or that accesses special events, etc., can generate significant
dust emissions.

= Industrial and/or commercial operations: Certain industrial operations can generate
significant dust emissions associated with vehicular access, commercial or industrial
activities.

Any of the above referenced land uses or activities can result in dust emissions that exceed the
SLOAPCD significance thresholds, cause violations of an air quality standard, or create a
nuisance impact in violation of SLOAPCD Rule 402 Nuisance. In all cases where such impacts
are predicted, appropriate fugitive dust mitigation measures shall be implemented.

Carbon Monoxide Emissions

Carbon monoxide (CO) is a colorless, odorless, tasteless gas emitted during combustion of
carbon-based fuels. While few land use projects result in high emissions of CO, this pollutant is
of particular concern when emitted into partially or completely enclosed spaces such as parking
structures and garages. Projects that emit more than 550 Ibs/day of carbon monoxide (CO) and
occur in a confined or semi-confined space (e.g., parking garage or enclosed indoor stadium)
must be modeled to determine their significance. In confined or semi-confined spaces where
vehicle activity occurs, CO modeling is required. If modeling shows the potential to violate the
state CO air quality standard, mitigation or project redesign is required to reduce CO
concentrations to a level below the health-based standard.

Greenhouse Gas Emissions

GHGs from all projects subject to CEQA must be quantified and mitigated to the extent feasible.
The thresholds of significance for a project's amortized construction plus operational-related
GHG emissions are:

= For land use development projects, the threshold is compliance with a qualified GHG
Reduction Strategy; OR annual emissions less than 1,150 metric tons per year (MT/yr)
of carbon dioxide equivalent (CO.e); OR 4.9 MT CO.e/service population (SP)/year
(residents + employees). Land use development projects include residential, commercial
and public land uses and facilities. Lead agencies may use any of the three options
above to determine the significance of a project's GHG emission impact to a level of
certainty.

= For stationary-source projects, the threshold is 10,000 MT/yr of CO.e. Stationary-source
projects include land uses that would accommodate processes and equipment that emit
GHG emissions and would require an APCD permit to operate.

The APCD’s GHG threshold is defined in terms of CO,e, a metric that accounts for the
emissions from various greenhouse gases based on their global warming potential. If annual
emissions of GHGs exceed these threshold levels, the proposal project would result in a
cumulatively considerable contribution of GHG emissions and a cumulatively significant impact
to global climate change.
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Guidelines for Applying ROG, NOxand PM1o Mitigation Measures

In general, projects that do not exceed the 25 Ibs/day ROG+NOx threshold do not require
mitigation. For projects that exceed this threshold, the SLOAPCD has developed a list of
mitigation strategies for residential, commercial, and industrial projects. The project proponent
may suggest alternate mitigation measures if the APCD-suggested measures are not feasible.

The recommended standard air quality mitigation measures have been separated according to
land use (i.e., residential, commercial and industrial), measure type (i.e., site design, energy
efficiency and transportation) and pollutant reduced (i.e., ozone, particulate matter, DPM, and
GHGs). Any residential, commercial, or industrial project generating 25 Ibs/day or more of
ROG+NOx or PM1o should select the applicable number of mitigation measure as outlined below
from Table 3-5 of the CEQA Air Quality Handbook (2012) to reduce the air quality impacts from
the project below the significance thresholds.

4.2.4 Impact Assessment and Methodology

In the course of preparing the Initial Study for this project (April 2012), potential air quality
emissions were estimated through the use of the URBan EMISsions (URBEMIS) (version 9.2.4)
air quality modeling program. Based on consultation with SLOACPD, the air emission modeling
was updated using CalEEMod (refer to Appendix B for output data sheets). Although the timing
of development phases is currently unknown, the total area of disturbance was used to model a
reasonable “worst case scenario” for air emissions. These emission estimates have been
compared to the thresholds described above to determine the nature and extent of potential
adverse air quality impacts. The project components were also reviewed to identify whether or
not SLOAPCD regulations regarding issues such as developmental burning and disturbance of
naturally-occurring asbestos, among others, are relevant. Finally, the proposed project was
evaluated for consistency with the County’s CAP.

4.2.5 Project Specific Impacts and Mitigation Measures
4.25.1 Land Use Ordinance Amendment

The proposed amendments do not include language that would have an adverse effect to air
quality, aside from project-specific emissions (refer to discussion below). The proposed
amendments do not include a change in the land use category, allowable uses, or density of
uses. The clarifications would not result in growth inducing effects or a change in land use
patterns inconsistent with the adopted CAP.

In order to ensure that future projects, such as the proposed Master Plan and CUP, address
project-specific air quality impacts, a planning area standard is recommended that requires the
project applicant to quantify air and greenhouse gas emissions and incorporate mitigation into
the project (refer to Chapter 4, Environmental Impacts Analysis, Exhibit A).

4.25.2 Conditional Use Permit

The proposed project would result in both short-term construction-related impacts and long-term
operational impacts. Grading and construction activities would result in the creation of
construction dust, as well as short-term construction vehicle emissions. Fugitive dust emissions
would result from land clearing, demolition, ground excavation, cut and fill operations, and
equipment traffic. Combustion emissions, such as NO, and DPM, are most significant when
using large diesel fueled scrapers, loaders, dozers, haul trucks, compressors, generators, and
other types of equipment. Operational impacts would include increased vehicle traffic and area
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source emissions from various project components. Construction-related and operational
emissions are analyzed separately under each threshold below.

4.2.5.3 Violate Ambient Air Quality Standards, or Exceed SLOAPCD Air Quality

Emission Thresholds
Construction-Related Emissions

As proposed, the project would result in the disturbance of approximately 8.3 acres. Disturbance
would occur in phases, as development can be funded and implemented. While the timing of
development phases is currently unknown, a reasonable “worst-case scenario” for construction-
related air emissions was generated using CalEEMod (including daily, quarterly, and annual
emissions). Table 4.2-4 below identifies the potential emissions, prior to implementation of
default mitigation options identified in CalEEMod. Estimated emissions after implementation of
mitigation are shown in Table 4.2-5. Based on the results of the modeling, construction of the
project would not exceed ROG and NOy daily thresholds, but would exceed quarterly Tier 1
thresholds, if construction occurs over a quarter (90 days). Construction would not exceed Tier
2 thresholds (6.3 tons). Based on implementation of Standard Mitigation Measures, quarterly
ROG and NO, emissions would be reduced to 0.02 tons and no additional mitigation is
necessary (refer to Table 4.2-5).

Although the project would not exceed quarterly thresholds for fugitive dust (PMqg), site
disturbance would exceed 4.0 acres within an area designated as non-attainment for fugitive
dust. Therefore, in order to prevent a dust nuisance and contribute to fugitive dust generation,
standard mitigation will be implemented.

In the event construction activities occur over a quarter (90 days), the project would exceed
quarterly Tier 1 DPM thresholds (0.13 tons), requiring mitigation, including Standard Mitigation
Measures and BACT. In addition, the project is located within 1,000 feet of potentially sensitive
receptors (residences), who may be adversely affected by exposure to DPM emitted by idling
construction equipment. As shown in Table 4.2-5, mitigation would reduce potential impacts
below the identified threshold.

Table 4.2-4. Construction Emissions (Unmitigated)

ROG NOy PMso DPM CO2
Winter (Ibs/day) 9.53 75.08 18.35 3.61 8,194.39
Threshold (Ibs/day) 137 n/a 7 n/a
Mitigation Required No n/a No n/a
Quarterly (Ibs/90 days) 3.8 .83 0.21 n/a
Quarterly Tier 1 (tons) 25 25 0.13 n/a
Mitigation Required Yes No Yes n/a
Quarterly Tier 2 (tons) 6.3 n/a 0.32 n/a
Mitigation Required No n/a No n/a
Annual (tons/yr) 0.69 4.88 0.16 0.29 543.29
Annual Threshold (tons/yr) 25 25 n/a n/a
Mitigation Required No No n/a No
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Table 4.2-5. Construction Emissions (Mitigated)

ROG NOx PM3o DPM COg
Winter (Ibs/day) 0.16 0.20 8.41 0.01 8,194.39
Threshold (Ibs/day) 137 n/a 7 n/a
Additional Mitigation No n/a No n/a
Quarterly (Ibs/90 days) 0.02 0.38 0.0005 n/a
Quarterly Tier 1 (tons) 25 25 0.13 n/a
Additional Mitigation No No No n/a
Annual (tons/yr) 0.00 0.00 0.08 0.00 543.29
Annual Threshold (tons/yr) 25 25 n/a n/a
Mitigation Required No No n/a No

Based on the APCD CEQA Air Quality Handbook, standard mitigation and BACT would be
required. Standard mitigation is recommended to reduce potential emissions to a less than

significant level.

AQ Impact 1 In the event construction activities occur over a quarter (over 90 days),
use of construction equipment would generate reactive organic gases

(ROG)

and nitrates of oxygen (NO,) exceeding the 2.5 tons/quarter

threshold (Quarterly Tier 1), resulting in a significant, short-term impact.

AQ/mm-1 Prior to issuance of construction permits, the following measures shall be
incorporated into the construction phase of the project and shown on all
applicable plans:

Construction Equipment

a.

Maintain all construction equipment in proper tune according to
manufacturer’s specifications;

Fuel all off-road and portable diesel powered equipment, including but
not limited to bulldozers, graders, cranes, loaders, scrapers,
backhoes, generator sets, compressors, auxiliary power units, with
CARB-certified motor vehicle diesel fuel (non-taxed version suitable
for use off-road);

Maximize to the extent feasible, the use of diesel construction
equipment meeting the CARB’s Tier 2 certified engines or cleaner off-
road heavy-duty diesel engines, and comply with the State Off-Road
Regulation;
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Residual Impacts

Use on-road heavy-duty trucks that meet the CARB’s 2007 or cleaner
certification standard for on-road heavy-duty diesel engines, and
comply with the State On-Road Regulation;

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;

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;

Diesel idling within 1,000 feet of sensitive receptors is not permitted,;

Staging and queuing areas shall not be located within 1,000 feet of
sensitive receptors;

Electrify equipment when feasible;

Substitute gasoline-powered in place of diesel-powered equipment,
where feasible; and,

Use alternatively fueled construction equipment on-site where
feasible, such as compressed natural gas (CNG), liquefied natural gas
(LNG), propane or biodiesel.

Best Available Control Technology

Further reducing emissions by expanding use of Tier 3 and Tier 4 off-
road and 2010 on-road compliant engines;

Repowering equipment with the cleanest engines available; and,
Installing California Verified Diesel Emission Control Strategies.

These strategies are listed at:
http://lwww.arb.ca.gov/diesel/verdev/vt/cvt.htm.

The project will generate emissions during grading and construction activities, including the
ROG and NO,. Standard Mitigation Measures and BACT measures identified in the SLOAPCD
CEQA Handbook (2012) will be applied, which would mitigate the level of emissions below
significance thresholds, resulting in an impact that is less than significant with mitigation (Class

.

AQ Impact 2 Site preparation, ground disturbance, grading, and construction
activities would result in the generation of fugitive dust (PMy),
potentially creating a nuisance and exacerbating the current non-
attainment status for PMy,, resulting in a significant, short-term impact.

Dana Adobe Nipomo Amigos LUO Amendment and CUP 4.2-17

Draft Environmental Impact Report



Chapter 4

AQ/mm-2 Upon application for construction permits, all required PM10 measures shall
be shown on applicable grading or construction plans, and made applicable
during grading and construction activities as described below.

a.

b.

Reduce the amount of the disturbed area where possible;

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 miles
per hour (mph);

Reclaimed (non-potable) water should be used whenever possible;
All dirt stock pile areas should be sprayed daily as needed;

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;

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, non-invasive grass seed and watered until vegetation is
established;

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;

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;

Vehicle speed for all construction vehicles shall not exceed 15 mph on
any unpaved surface at the construction site;

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 California Vehicle Code §23114;

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

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.

All of these fugitive dust mitigation measures shall be shown on grading,
construction and building plans; and the contractor or builder shall designate
a person or persons to monitor the fugitive dust emissions and enhance the
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implementation of the measures as necessary to minimize dust complaints,
reduce visible emissions below 20% opacity, and to prevent transport of dust
off-site. Their duties shall include monitoring the effectiveness of the required
dust control measures (as conditions dictate), and shall include holidays and
weekend periods when work may not be in progress. The name and
telephone number of such persons shall be provided to the APCD
Compliance Division prior to the start of any grading, earthwork or demolition.

Residual Impacts

The project will generate emissions during grading and construction activities, including the
creation of fugitive dust. Standard Mitigation Measures identified in the SLOAPCD CEQA
Handbook (2012) will be applied, which would mitigate the potential for a fugitive dust nuisance
and contribution to the County’s non-attainment status, resulting in an impact that is less than
significant with mitigation (Class II).

AQ Impact 3 In the event construction activities occur over a quarter (over 90 days),
use of equipment would result in diesel particulate matter (DPM)
emissions exceeding quarterly (Tier 1) (0.13 tons/quarter) thresholds,
and would potentially affect residents within 1,000 feet of the site,
resulting in a significant, short-term impact.

Implement AQ/mm-1.

Residual Impacts

The project will generate emissions during grading and construction activities, including the
DPM. Standard Mitigation Measures and BACT measures identified in the SLOAPCD CEQA
Handbook (2012) will be applied, which would mitigate identified impacts to less than significant
(Class II).

Operational Emissions

Based on the traffic report conducted for the project, which considered a “worst case scenario,”
the average additional daily trips generated by the project would be 38 during the week days
(Monday through Friday), and approximately 20 trips on weekend days (Rick Engineering
2012). Special events would generate an additional 66 trips on weekdays and 18 trips on the
weekends. Operational emissions that would result from the proposed project were calculated
using CalEEMod, pursuant to the CEQA Handbook (2012), before and after application of
standard mitigation (refer to Tables 4.2-6 and 4.2-7 below). In general, projects that do not
exceed APCD thresholds for ozone precursor emissions or dust do not require mitigation for
long-term operational effects on air quality. APCD’s recommended levels of mitigation for these
pollutants are shown below in Table 4.2-8.

Operation of the project includes the use of an unpaved parking area (arena) during special
events, and an unpaved parking area for equestrian trailer (approximately 20,620 square feet).
The main parking area would be paved, and the primary overflow parking area would have a
gravel base. Use of the arena and equestrian parking area would generate fugitive dust, and
would exceed the daily threshold when in use (refer to Table 4.2-6 below). The APCD has
developed mitigation measures specific to road dust and for the use of overflow parking during
special events, which would reduce this impact to less than significant.
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Table 4.2-6. Operational Emissions (Unmitigated)

COZe
ROG NOx DPM PM3q CO (MT)
Winter Daily (Ibs) 0.55 0.92 0.03 45.58 4.79 525.84
Threshold (Ibs/day) 25 1.25 25 550 n/a
Mitigation Required No No Yes No n/a
Annual (tons/year) 0.07 0.13 0.00 6.58 0.69 71.00
Annual Amortized (MT/yr) n/a n/a n/a n/a n/a 81.87
Threshold (tons/year) 25 n/a 25 n/a 1,150
Mitigation Required No No No n/a No
Table 4.2-7. Operational Emissions (Mitigated)
CO2
ROG NOy DPM PM3o (6{0) (MT)
Winter Daily (Ibs) 0.54 0.91 0.03 4513 4.75 520.78
Threshold (Ibs/day) 25 1.25 25 550 n/a
Additional Mitigation No No Yes No n/a
Annual (tons/year) 0.07 0.13 0.00 6.51 0.69 70.00
Annual Amortized (MT/yr) n/a n/a n/a n/a n/a 80.99
Threshold (tons/year) 25 n/a 25 n/a 1,150
Additional Mitigation No No No n/a No
AQ Impact 4 Operation of the project would result in the generation of fugitive dust

(PMyo) exceeding daily thresholds (25 Ibs/day), resulting in a significant,
short-term and long-term impact during use of unpaved parking areas
and the arena.

AQ/mm-3 The following mitigation is required on the day(s) of the special event, when

use of unpaved overflow parking areas will occur:

a. The unpaved parking area shall be treated with a dust suppressant
such that fugitive dust emissions do not impact offsite areas and do
not exceed the APCD 20% opacity limit (see Technical Appendix 4.3
of the SLOAPCD CEQA Handbook);
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b. Any unpaved roads/driveways that will be used for the special event
shall be maintained with an APCD-approved dust suppressant such
that fugitive dust emissions do not impact offsite areas and do not
exceed the APCD 20% opacity limit; and

c. The applicant may propose alternative measures of equal
effectiveness by contacting the APCD Planning Division.

AQ/mm-4 To minimize nuisance impacts and to reduce fugitive dust emissions from the
arena for the life of the project the following mitigation measures shall be
incorporated into the project, and are applicable to the demonstration arena:

a. Reduce the amount of the disturbed area where possible;

b. Use water trucks or sprinkler systems in sufficient quantities to
prevent airborne dust from leaving the site. Increased watering
frequency whenever wind speeds exceed 15 mph;

c. Reclaimed (non-potable) water shall be used whenever possible;

d. Permanent dust control measures shall be implemented as soon as
possible following completion of any soil disturbing activities;

e. All disturbed soil areas not subject to revegetation shall be stabilized
using approved chemical soil binders, jute netting, or other methods
approved in advance by the Air District; and

f. A person or persons shall be designated to monitor for dust and
implement additional control measures as necessary to prevent
transport of dust offsite. The monitor's duties shall include holidays
and weekend. The name and telephone number of such persons shall
be provided to the Air District prior to operation of the arena.

Residual Impacts

Use of unpaved areas for parking and the arena would generate fugitive dust. Standard
Mitigation Measures identified in the SLO APCD CEQA Handbook (2012) will be applied, which
would mitigate identified impacts to less than significant (Class II).

4.2.5.4 Expose Sensitive Receptor to Substantial Air Pollutant Concentrations

As noted above, ground disturbance would generate dust potentially resulting in a nuisance for
adjacent residential and agricultural land uses. Projects which emit more than 25 Ibs/day or 25
tons/year of fugitive particulate matter need to implement permanent dust control measures to
mitigate the emissions below these thresholds or provide suitable off-site mitigation approved by
the APCD. Any land uses or activities can result in dust emissions that exceed the APCD
significance thresholds, cause violations of an air quality standard, or create a nuisance impact
in violation of APCD Rule 402, Nuisance. In all cases where such impacts are predicted,
appropriate fugitive dust mitigation measures shall be implemented. Driveways, paths, and trails
within the area proposed for developed would be paved or surfaced with decomposed granite or
gravel, which would reduce the creation of dust. The existing driveway to the Dana Adobe,
existing ranch roads on the 100-acre area, and proposed trails on the 100-acre area would not
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be paved or surfaced, which may create dust when used. Operation of the arena would
generate dust, and would require suppression measures.

Based on the estimated emissions, the project would not generate substantial air pollutant
concentrations affecting sensitive receptors. In addition, implementation of mitigation measures
AQ/mm-2, AQ/mm-3, and AQ/mm-4 would further reduce the potential for emissions. Therefore,
the potential impact would be less than significant (Class IlI).

4.255 Create or Expose People to Objectionable Odors

Construction of the proposed project would not generate objectionable odors. Use of the
proposed arena may generate odors; however, the existing use of the site includes equestrian
grazing, and surrounding areas are agricultural in nature. This use would be consistent with
other uses in the area, and would not generate substantial odors affecting adjacent landowners.
Therefore, potential short-term and long-term impacts would be less than significant (Class IlI).

4.25.6 Consistency with the SLOAPCD’s Clean Air Plan

The project is consistent with the general level of development anticipated and projected in the
CAP. The project is consistent with the CAP’s land use planning strategies, including the
provision of educational and recreational opportunities within and adjacent to the Nipomo urban
area. Therefore, potential impacts would be less than significant (Class III).

4.2.5.7 Hazardous or Toxic Air Pollutants in Proximity of Sensitive Receptors,
Increased Cancer Risk

The APCD has set thresholds for ozone precursor emissions, DPM, fugitive particulate matter
emissions (dust), and CO emissions. Ozone precursor emissions are measured as combined
ROG and NO, emissions. DPM is seldom emitted from individual projects in quantities which
lead to local or regional air quality attainment violations. DPM is, however, a toxic air
contaminant and carcinogen, and exposure to DPM may lead to increased cancer risk and
respiratory problems. Certain industrial and commercial projects may emit substantial quantities
of DPM through the use of stationary and mobile on-site diesel-powered equipment as well
diesel trucks and other vehicles that serve the project.

Construction-Related Emissions

Construction of the proposed project would not generate or result in public exposure to
hazardous or toxic air pollutants in the proximity of sensitive receptors. Exposure to DPM is
addressed below and in AQ Impact 3. Therefore, potential impacts would be less than
significant (Class Il1).

Operational Emissions

The project site is located 0.15 mile (792 feet) from US 101, and is not located in an area at risk
for exposure to hazardous or toxic air pollutants. The project does not include any features that
would generate toxic air pollutants. Therefore, potential impacts would be less than significant
(Class 11I).

4258 Emission of Diesel Particulate Matter
Construction-Related Emissions

As noted above (refer to AQ Impact 3), construction of the proposed project would generate
DPM within 1,000 feet of residences (sensitive receptors). In the event construction activities
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occur over a quarter (over 90 days), use of equipment would generate DPM emissions
exceeding quarterly (Tier 1) (0.13 tons/quarter) thresholds. Implementation of AQ/mm-1 would
address this impact by mitigating DPM to a level below the threshold of significance.

Operational Emissions

The project site is located 0.15 mile (792 feet) from US 101, and is not located in an area at risk
for exposure to hazardous or toxic air pollutants. The project does not include any features that
would generate toxic air pollutants. Therefore, potential impacts would be less than significant
(Class IlI).

4.2.5.9 Asbestos-Containing Materials

Demolition activities can have potential negative air quality impacts, including issues
surrounding proper handling, demolition, and disposal of asbestos containing material (ACM).
Asbestos containing materials could be encountered during demolition or remodeling of existing
buildings. Asbestos can also be found in utility pipes/pipelines. If utility pipelines are scheduled
for removal or relocation or a building(s) is proposed to be removed or renovated, various
regulatory requirements may apply, including the requirements stipulated in the National
Emission Standard for Hazardous Air Pollutants (40 Code of Federal Regulations [CFR] 61,
Subpart M — Asbestos, National Emission Standards for Hazardous Air Pollutants [NESHAPS]).
These requirements include but are not limited to: 1) notification to the APCD, 2) an asbestos
survey conducted by a Certified Asbestos Inspector, and 3) applicable removal and disposal
requirements of identified ACM.

AQ Impact 5 In the event construction of the project requires remodeling or
demolition of structures, utilities, or pipelines, asbestos-containing
material may occur, resulting in a significant, short-term impact.

AQ/mm-5 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 (40 CFR 61, 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.

Residual Impacts

Based on implementation of standard mitigation identified above, potential impacts related to
exposure to asbestos-containing materials would be less than significant with mitigation (Class

).
4.2.5.10 Naturally Occurring Asbestos

Naturally Occurring Asbestos (NOA) has been identified as a toxic air contaminant by CARB.
Under the CARB Airborne Toxics Control Measure (ATCM) for Construction, Grading,
Quarrying, and Surface Mining Operations, prior to any grading activities a geologic evaluation
should be conducted to determine if NOA is present within the area that will be disturbed. If
NOA is not present, an exemption request must be filed with the APCD. If NOA is found at the
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site, the applicant must comply with all requirements outlined in the Asbestos ATCM. This may
include development of an Asbestos Dust Mitigation Plan and an Asbestos Health and Safety
Program for approval by the APCD. Based on Technical Appendix 4.4 of the SLOAPCD'’s
CEQA Handbook, the project site is within a location of potentially occurring NOA, and standard
mitigation would apply. If NOA is found at the site, the applicant must comply with all
requirements outlined in the Asbestos ATCM for Construction, Grading, Quarrying, and Surface
Mining Operations. These requirements may include but are not limited to: development of an
Asbestos Dust Mitigation Plan which must be approved by the APCD before operations begin,
and development and approval of an Asbestos Health and Safety Program. If NOA is not
present, an exemption request must be filed with the APCD. Based on review of the Soils
Engineering Report (GeoSolutions 2011), the 30-acre portion of the site does not include
serpentine, ultramafic, or Franciscan soils, which are known to contain NOA.

AQ Impact 6 Grading and ground disturbance within the 100-acre portion of the
project site may result in exposure to naturally-occurring asbestos,
resulting in a significant, short-term impact.

AQ/mm-6 Prior to issuance of grading permit, the applicant shall submit a geologic
evaluation of naturally occurring asbestos on the 100-acre portion of the
project site to the APCD. If naturally occurring asbestos is present onsite, the
applicant shall comply with all requirements outlined in the Asbestos Airborne
Toxic Control Measures (ATCM) for Construction, Grading, Quarrying, and
Surface Mining Operations. These requirements may include, but are not
limited to: 1) an Asbestos Dust Mitigation Plan that shall be approved by the
APCD prior to construction, and 2) an Asbestos Health and Safety Program.
Prior to development on the 30-acre portion of the site, the applicant shall
submit a Naturally Occurring Asbestos Construction and Grading Permit
Exemption Request Form to the APCD. If the applicant has any questions
regarding these requirements, they shall contact the APCD.

Residual Impacts

Based on implementation of standard mitigation identified above, potential impacts related to
exposure to NOA would be less than significant with mitigation (Class I1).

4.2.5.11 Hazardous or Toxic Air Pollutants in Proximity of Sensitive Receptors,
Such as Schools, Churches, Hospitals

Construction-Related Emissions

Construction of the proposed project would not generate or result in public exposure to
hazardous or toxic air pollutants in the proximity of sensitive receptors. The project site is not
located in proximity to any schools, churches, or hospitals. Exposure to DPM is addressed
below and in AQ Impact 3. Therefore, potential impacts would be less than significant (Class IlI).

Operational Emissions

The project site is located 0.15 mile (792 feet) from US 101, and is not located in an area at risk
for exposure to hazardous or toxic air pollutants. The project does not include any features that
would generate toxic air pollutants. Therefore, potential impacts would be less than significant
(Class IlI).
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4.2.5.12 Nuisance Odor Problem

As noted above, construction of the proposed project would not generate objectionable odors
creating a nuisance. Use of the proposed arena may generate odors; however, the existing use
of the site includes equestrian grazing, and surrounding areas are agricultural in nature. This
use would be consistent with other uses in the area, and would not generate substantial odors
affecting adjacent landowners. Therefore, potential short- and long-term impacts would be less
than significant (Class IlI).

4.2.5.13 Greenhouse Gas Emissions and Climate Change

In California, the main sources of GHGs are from the transportation and energy sectors. GHGs
remain in the atmosphere for periods ranging from decades to centuries; the main GHGs
emitted by human activities include CO,, CH,4, N,O, HFCs, PFCs, and SFe.

A warming trend of approximately 1.0 to 1.7°F occurred during the 20th Century. It is generally
agreed that human activity has been increasing the concentration of GHGs in the atmosphere,
mostly CO, from the combustion of coal, oil and gas (National Climatic Data Center [NCDC]
2008). The effect of each GHG on climate change is measured as a combination of the volume
or mass of its emissions, and the potential of a gas or aerosol to trap heat in the atmosphere
(global warming potential), and is expressed as a function of how much warming would be
caused by the same mass of CO,. The potential effects on future climate change on California
resources include increases of air temperature, sea level rise, reduced water resources and
changed flood hydrology, changed forest composition and productivity, increased wild fires,
changed habitats and ecosystems, changed crop yields and increased irrigation demands, and
increased smog and public health issues.

Based on emission estimates calculated with CalEEMod (refer to Table 4.2-6 above),
development of the project would generate approximately 79.45 MT of CO, per year for the
lifetime of the project. This would not exceed the APCD’s adopted threshold (1,150 MT/year). In
addition, the proposed project incorporates many of APCD’s standard measures for GHG
reduction, including: the creation of multi-use paths; use of buses to shuttle visitors and
students; drought-tolerant and native landscaping; use of alternative energy including solar;
water conservation measures; and, the location of the project within and adjacent to an urban
area. Based on the location and design of the project, potential short-term and long-term
impacts would be less than significant (Class Il1).

4.2.6 Cumulative Impacts

The cumulative study area for air quality impacts is the South Central Coast Air Basin (SCCAB).
The project would contribute criteria pollutants during project construction and long-term
operational use, including ozone precursors and particulate matter. Several land development
projects are either under consideration by the County, under construction, or recently built,
including mixed-use, residential, commercial, health facility projects. Some of these projects
may be under construction simultaneously with the project and, in the long term, would be
generating similar air emissions due to use of construction equipment, increased traffic trips,
and energy use.

Depending on construction schedules and actual implementation of projects in the air basin,
generation of fugitive dust and pollutant emissions during construction could result in short-term
increases in air pollutants. Analysis conducted specifically for this project concluded that
implementation of the proposed project would not significantly contribute to cumulative long-
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term operational air quality impacts because it would not exceed identified thresholds upon
implementation of mitigation. GHG impacts, including those described above, all contribute
cumulatively with those produced worldwide, to affect climate change. As proposed, the project
includes design elements that would reduce the potential for GHG emissions, and would not
result in a significant contribution to cumulative GHG emissions, and subsequent climate
change. Cumulative effects would be less than significant (Class IlI).
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4.3 BIOLOGICAL RESOURCES

This section of the EIR identifies and evaluates potential impacts to biological resources
resulting from implementation of the project.

4.3.1 Existing Conditions

The project site is located near the southern boundary of San Luis Obispo County, within and
adjacent to the community of Nipomo. Elevations within the project site range from
approximately 76 to 95 meters or 250 to 310 feet above mean sea level (msl). The project site is
located adjacent to agricultural fields and a few private residences. Three creek corridors occur
on the project site: Nipomo Creek, Adobe Creek, and Carillo Creek.

The project site was surveyed by Terra Verde biologists on May 31, 2010, and May 19 and 25,
2011. Additional focused visits to Carillo Creek and the surrounding areas were conducted in
the summer and fall of 2011. The results of the surveys are documented in the Dana Adobe
Stories of the Rancho Project Biological Resources Assessment (Terra Verde 2011) and are
incorporated into the discussion and analysis below. The full report is also included in Appendix
C of this EIR.

4.3.1.1 Native and Important Vegetation

Four vegetation communities were observed within the survey area. The area west of Nipomo
Creek includes the Dana Adobe and associated uses, access driveway and informal parking
area, and fenced equestrian pasture. Habitat and vegetation within this portion of the 30-acre
area includes coastal scrub (yellow bush lupine scrub), individual coast live oak (Quercus
agrifolia) trees, locust (Robinia sp.) trees, and a eucalyptus (Eucalyptus sp.) tree.

Agricultural/rangeland is present within the area east of Nipomo Creek. Vegetation communities
within this area, including Nipomo Creek, include: ruderal/disturbed, grassland (wild oats
grassland, perennial ryegrass fields), riparian (seasonal drainage/arroyo willow scrub, riparian
oak woodland/coast live oak woodland), and seasonal wetland (creeping rye grass turfs).
Current and proposed agency restoration efforts on the 100-acre portion of the site include:
riparian corridor restoration by the Land Conservancy, and oak woodland restoration to be
implemented by the County as mitigation for the Willow Road project (an approximately 3-mile
road extension and US 101 interchange project approximately 2.5 miles northwest of the project
site).

4.3.1.2 Special-Status Species

Several species known to occur within or in the vicinity of the project area are accorded
“special-status” designation because of their recognized rarity or vulnerability to various causes
of habitat loss or population decline. Some of these receive specific protection defined in federal
or State endangered species legislation. Others have been designated as “sensitive” on the
basis of adopted policies and expertise of State resource agencies or organizations with
acknowledged expertise, or policies adopted by local governmental agencies such as counties,
cities, and special districts to meet local conservation objectives. These species are referred to
collectively as “special-status species” in this EIR, a collective term indicating some level of
local, state or federal concern for populations or habitats.

The Biological Resources Assessment determined that the survey area contains suitable habitat
for 21 sensitive plants. No sensitive plant species were observed on-site during the seasonal
field surveys.
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Based on surveys of the project site and assessment of habitat, the project site supports
potential habitat for 14 special status species, which are discussed below. Only one special
status species was observed during field surveys, white-tailed kite (Elanus leucurus). The
following species are not expected to occur due to the lack of suitable breeding habitat in the
project vicinity: California tiger salamander (Ambystoma californiense) (Federal and State
Threatened, State Species of Special Concern) and western spadefoot toad (Spea hammondii)
(State Species of Special Concern [SSC]). Southern steelhead (Oncorhynchus mykiss irideus)
(Federally Protected Species) are also not expected to occur at the project site due to significant
downstream barriers to their upstream migration.

American Badger

American badger (Taxidea taxus), an SSC, is a non-migratory species that occurs throughout
most of California. It occurs in more open and arid habitats including grasslands, meadows,
savannahs, open-canopy desert scrub, and open chaparrals. It requires friable soils in areas
with low to moderate slopes. American badger typically breeds from May through September,
but it may not breed every year. This species has not been previously documented within a
5-mile radius of the project site (California Department of Fish and Wildlife [CDFW] 2011). The
grasslands within and surrounding the survey area are considered suitable habitat for American
badger, although suitable burrows for this species were not observed. This species was not
observed within the survey area during the field surveys.

Pallid Bat

Pallid bat (Antrozous pallidus), an SSC, is typically found in arid desert habitats and utilizes
protective landscape features for roosting such as rock crevices, caves, tree hollows, mines, old
buildings, and bridges. They also occur in oak and pine forested areas and open farmland. This
species uses semi-dark day-roosts which provide some protective cover. Pallid bats prefer
darkness, shelter from wind and rain, and an easy escape if they are disturbed. Although not a
requirement, roosts are generally found near a source of water. Breeding begins in October and
continues sporadically throughout the winter. This species has not been previously documented
within a 5-mile radius of the project site (CDFW 2011). The open agricultural lands and the
riparian corridor are considered suitable foraging lands for this species. This species was not
observed within the survey area during the field surveys.

California Red-leqged Frog

California red-legged frogs (Rana draytonii), a Federal Threatened species and SSC, require
permanent or semi-permanent bodies of water such as lakes, streams, or ponds with plant
cover for foraging and breeding habitat. These frogs also use lowland and grassland areas to
hunt and forage for food. Frogs have been documented more than 1 mile away from
waterbodies. Reproduction occurs in aquatic habitats and occurs from late November to early
April. Egg masses are laid in the water, often under the protection of emergent vegetation.
California red-legged frog is known to occur near the project site. This species has been
documented within a 5-mile radius of the project site (CDFW 2011).

The riparian corridor is not considered suitable breeding habitat for this species due to the
variable source of water and lack of deep pools. The dense riparian vegetation around the creek
and the surrounding open grassland provide suitable foraging and upland habitat for this
species. This species was not observed within the survey area during the field surveys;
however, a documented occurrence is known near the project site.
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Coast Range Newt

Coast range newts (Taricha torosa torosa), an SSC, are typically found in slow moving streams,
ponds, and lakes with surrounding evergreen and oak forests, chaparral, and rolling grasslands
along the coast. In southern California, drier chaparral, oak woodland, and grasslands are also
used as habitat. Adults migrate from terrestrial habitats to ponds, reservoirs, and sluggish pools
in streams to breed, typically between December and February, depending on rainfall amounts.
This species is endemic to California, found along the coast and Coast Range Mountains from
Mendocino County south to San Diego County. This species has not been previously
documented within a 5-mile radius of the project site (CDFW 2011). The riparian corridor and
adjacent grasslands are considered suitable habitat for this species. This species was not
observed within the survey area during the field surveys.

Southern Pacific Pond Turtle

Southern Pacific pond turtle (Actinemys marmorata pallida), an SSC formerly known as the
western pond turtle, occupies a wide range of habitats including wetlands, rivers, streams,
lakes, and stock ponds for feeding and basking sites. These turtles also require upland areas for
aestivation, wintering, and nesting sites. Nesting typically occurs along the edges of lakes or
ponds but may also occur up to 500 meters from water. This species starts nesting in April with
a peak in May through July and typically concludes in August. Turtles have been documented
as traveling up to 60 meters into upland areas for aestivation sites. This species has not been
previously documented within a 5-mile radius of the project site (CDFW 2011). The project area
lacks deep pools and basking sites required by turtles. However, the riparian corridor and the
adjacent upland areas are considered marginally suitable habitat for this species. No pond
turtles were observed during the surveys.

Silvery Legless Lizard

Silvery legless lizard (Anniella pulchra pulchra), an SSC, requires sandy or loose loamy soils
within coastal dune scrub, coastal sage scrub, chaparral, woodland, riparian, or forest habitats.
It requires cover such as debris, logs, leaf litter, or rocks and will cover itself with loose soil.
Silvery legless lizard is thought to be a diurnal species that breeds between the months of
March through July. It gives live birth to young in the early fall. This species has not been
previously documented within a 5-mile radius of the project site (CDFW 2011). The coastal
scrub community on the western side of the survey area is suitable habitat for this species.
Silvery legless lizard was not observed within the survey area during the field surveys.

Coast Horned Lizard

Coast horned lizards (Phrynosoma blainvillii), an SSC, inhabit open areas of sandy soil and low
vegetation in valleys, foothills, and semi-arid mountains from sea level to 82,438 meters in
elevation. They are typically found in grasslands, coniferous forests, woodlands, and chaparral,
with open areas and patches of loose soil. Additionally, they are often found in lowlands along
sandy washes with scattered shrubs and along dirt roads, and are frequently found near ant
hills. This species has been documented within a 5-mile radius of the project site (CDFW 2011).
The sandy soils and shrubs on the western side of the survey area are suitable habitat for this
species. This species was not observed within the survey area during the field surveys.

Two-Striped Garter Snake

Highly aquatic, two-striped garter snakes (Thamnophis hammondii), an SSC, forage primarily in
and along streams hunting fishes, especially trout and sculpins and their eggs, and amphibians
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and amphibian larvae. The preferred nocturnal retreats of this active diurnal snake are thought
to be holes, especially mammal burrows, crevices, and surface objects (Rathburn et al. 1993).
During the day, this garter snake often basks on streamside rocks or on densely vegetated
stream banks. When disturbed it usually retreats rapidly to water. In milder areas, mammal
burrows and surface objects such as rocks and rotting logs serve as winter refuges. Courtship
and mating normally occur soon after spring emergence. Young are born alive in the late
summer, usually in secluded sites such as under the loose bark of rotting logs or in dense
vegetation near pond or stream margins (Cunningham 1959; Rossman, et al. 1996). Historically
common, it is associated with permanent or semi-permanent bodies of water in a variety of
habitats from sea level to 2,400 meters. This species has not been previously documented
within a 5-mile radius of the project site (CDFW 2011). Nipomo Creek and the riparian corridor
is suitable habitat for this species. This species was not observed within the survey area during
the field surveys.

Sharp-Shinned Hawk

Sharp-shinned hawk (Accipiter striatus), a Federal Threatened species and SSC, inhabits a
variety of natural and urban habitat communities, including aspen, pine, and fir forests and
urban, rural, and agricultural areas. This species typically nests in conifer trees, 20 to 60 feet
above the ground where there is sufficient overhead shading. Peak nesting season for this
species is from March to June, but often extends through the summer. Breeding range for this
species typically occurs in colder areas, including high elevation forests in the Rocky Mountains,
large areas of Canada, Alaska, and most of the northeastern United States. Breeding grounds
also extend into portions of northern California, Nevada, and Washington. Much of the
Canadian territory for sharp-shinned hawk is utilized only during the breeding season. This
species has been documented within a 5-mile radius of the project site (CDFW 2011). The
agricultural fields and upland habitat occurring on and near the project site are considered
potential foraging habitat for this species. This species was not observed during the field
surveys.

Burrowing Owl

Burrowing owls (Athene cunicularia), an SSC, are yearlong residents of open, dry grasslands
and desert habitats, and in grass, forb, and open shrub stages of pinyon-juniper woodland and
ponderosa pine forest habitats. Burrowing owls eat mostly insects, but will also eat small
mammals, reptiles, birds, and carrion. They use rodent or other burrows for roosting and nesting
cover, moving between perches and burrows to thermoregulate as temperatures change
throughout the day. Nesting occurs in old burrows of small mammals but they may dig their own
burrows in soft soils. These owls may also use pipes, culverts, or nest boxes when burrows are
sparse. Breeding occurs from March through August, with a peak in April and May (Zeiner, et al.
1990). This species is typically a winter resident in the western portion of San Luis Obispo
County, with breeding occurring in the eastern portion of the county. This species has not been
previously documented within a 5-mile radius of the project site (CDFW 2011). The agricultural
fields on and near the project site are considered suitable habitat for this species. However, no
suitable burrows were observed, and the vegetation of the grasslands is taller than that typically
used by these owls. This species was not observed during the field surveys.

White-tailed Kite

White-tailed kites (Elanus leucurus), a State Fully Protected Species, require coastal and valley
lowlands along with herbaceous open space habitats. Suitable habitat for this species consists
of three components; nesting, foraging, and roosting. Kites will nest in various types of trees
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including dense oaks, willows, or other tree stands. Nests are placed atop trees at least 6 to 20
meters above the ground and are made from sticks, twigs, or other ground litter. This species
forages for small mammals during long-distance flights over a wide variety of terrain including
grasslands, meadows, and farmlands. Kites hover above the ground at 30 meters then descend
onto prey with wings held high. Kites spend the majority of time perched in roosting and nesting
sites that are adjacent or close to foraging habitats. Kite nesting season is typically from
February to October with a peak from May to August. This species has not previously been
documented within a 5-mile radius of the project site (CDFW 2011). However, a white-tailed kite
was observed foraging on the east side of the property on several occasions. The open
grassland and agricultural fields provide foraging habitat for this species. As noted above, it
appears white-tailed kites use the eastern grasslands of the property for foraging purposes as
they were observed frequently hovering over this area.

Southwestern Willow Flycatcher

Southwestern willow flycatcher (Empidonax traillii extimus), a Federally Endangered and State
Endangered species, requires dense riparian habitats with microclimatic conditions dictated by
the local surroundings. Saturated soils, standing water, or nearby streams, pools, or cienegas
are a component of nesting habitat that also influences the microclimate and density of the
vegetation component. Habitat not suitable for nesting may be used for migration and foraging.
This species eats primarily flying insects.

The flycatcher is a summer breeder within its range in the United States. It migrates to wintering
areas in Central America by the end of September. Nest territories are set up for breeding, and
there is some site fidelity to nest territories. Southwestern willow flycatchers arrive on breeding
grounds in late April to early May. Nesting begins in late May and early June, with fledging from
late June to mid-August. Human disturbances at nesting sites may result in nest abandonment
(U.S. Fish and Wildlife Service 2011). This species has not been previously documented within
a 5-mile radius of the project site (CDFW 2011). The willow riparian corridor is suitable habitat
for southwestern willow flycatcher. This species was not observed or heard during the field
surveys.

Prairie Falcon

Prairie falcons (Falco mexicanus), an SSC, utilize a variety of habitats, including dry grasslands,
woodlands, savannahs, cultivated fields, lake shores, and rangelands. These birds are aerial
foragers, often feeding in canyons on rodents and smaller birds. Nesting sites are typically on
south-facing, overhanging cliffs and rock outcrops, up to 500 feet high. This species has a
nesting period that lasts between one and two months, typically between February and April, but
sometimes extending into the summer. This species has not been previously documented within
a 5-mile radius of the project site (CDFW 2011). The agricultural fields and upland habitat
occurring on and near the project site are considered potential foraging habitat for this species.
No prairie falcons were observed during the surveys.

Least Bell's Vireo

Least Bell's vireo (Vireo bellii pusillus), a Federally Endangered and State Endangered species,
primarily occupies riparian habitats along open water or dry parts of intermittent streams,
generally below 460 meters in elevation (USFWS 1986; Small 1994, as cited in Dudek and
Associates 2005; Kus 2002). They are generally associated with the following vegetation types:
southern willow scrub, cottonwood forest, mule fat scrub, sycamore alluvial woodland, coast live
oak riparian forest, arroyo willow riparian forest, wild blackberry scrub, and mesquite scrub in
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desert localities (Kus 2002). Kus (2002) indicates that vireo typically forage in riparian and
adjoining upland habitat. Critical habitat for the species has been designated in Santa Barbara,
Ventura, Los Angeles, San Bernardino, Riverside, and San Diego Counties (USFWS 1992).
Critical habitat patches occur on the Santa Ynez, Santa Clara, Santa Margarita, San Luis Rey,
Sweetwater, San Diego, and Tijuana Rivers (USFWS 1992). This species has not been
previously documented within a 5-mile radius of the project site (CDFW 2011). The willow
riparian corridor is suitable habitat for least Bell's vireo. This species was not observed or heard
during field surveys.

4.3.1.3 Wetland and Riparian Habitat

Several small areas dominated by native grasses including creeping wild rye (Leymus
triticoides) and salt grass (Distichlis spicata) were observed just east of Nipomo Creek. Salt
grass is a facultative wetland species and usually occurs in wetlands, and creeping wild rye is
commonly found in wetlands, although it is equally likely to occur in non-wetlands. Observed
non-native species include black mustard (Brassica nigra) and Italian thistle (Carduus
pycnocephalus) occasionally within the community and abundant in the surrounding vegetation.

There are two creek corridors at the project site that drain to Nipomo Creek, which runs from the
northwest to the south through the site. Both drainage corridors show similar species
composition and signs of active restoration, including irrigation lines and recently planted
shrubs, trees, and flowers. The dominant species within this community is arroyo willow (Salix
lasiolepis). Other native shrubs and trees such as blue elderberry (Sambucus nigra) and coyote
brush (Baccharis pilularis) are co-dominants in the canopy and shrub layer. The herbaceous
understory is composed of a mix of native and non-native species such as mugwort (Artemisia
douglasiana), yellow monkeyflower (Mimulus guttatus), California wild rose (Rosa californica),
and poison hemlock (Conium maculatum).

The vegetation of Nipomo Creek above and below the survey area is composed of a mixed tree
layer dominated by coast live oak, California box elder (Acer negundo var. californica), and
arroyo willow. The canopy is continuous with an intermittent shrub layer and sparse to absent
herbaceous understory. Dominant understory species include poison oak (Toxicodendron
diversilobum) and creeping snowberry (Symphoricarpos mollis). Within the creek, watercress
(Nasturtium officinale), a native perennial herb, is abundant. Outside of the canopy and along
the streambank, Harding grass (Phalaris aquatic), a non-native perennial grass is abundant.

4.3.1.4 Wildlife Corridors and Migration

Grasslands often provide important habitat for a variety of wildlife species. Raptors, such as red-
tailed hawk (Buteo jamaicensis), barn owl (Tyto alba), and American kestrel (Falco sparverius),
commonly use open grassland areas extensively for foraging purposes, while species such as
western meadowlark (Sturnella neglecta) and red-winged blackbirds (Agelaius phoeniceus) use
open grasslands for nesting. In addition, a white-tailed kite has been observed foraging in the
grasslands of the property. Reptiles which commonly breed within grassland habitats include
western fence lizard (Sceloporus occidentalis), gopher snake (Pituophis catinifer), and western
rattlesnake (Crotalus viridis). Grasslands can also provide habitat for a variety of small mammal
species such as Botta’s pocket gopher (Thomomys bottae), California mouse (Peromyscus
californicus), and western harvest mouse (Reithrodontomys megalotis). Larger mammals such
as bobcat (Lynx rufus), coyote (Canis latrans), and mule deer (Odocoileus hemionus) may
occur. Bird species that are expected to occur in or frequent this habitat include California
towhee (Pipilo crissaliss), spotted towhee (Pipilo maculates), white-crowned sparrow
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(Zonotricha leucophrys), wrentit (Chamaea fasciata), California thrasher (Toxostoma redivivum),
and western scrub jay (Aphelocoma californica).

Riparian woodlands provide excellent habitat for a wide variety of species, often including
reptiles and amphibians. These habitats are expected to provide suitable habitat for a diverse
assemblage of semi-aquatic and terrestrial wildlife species. A variety of amphibian and reptile
species, including Pacific chorus frog (Pseudacris regilla), bullfrog (Rana catesbiana), and
common garter snake (Thamnophis sirtalis), were observed or are to be expected to frequent or
benefit from the riparian habitat onsite. Riparian plant communities are an important component
of ecosystems found along stream channels. Trees help to shade the streams, keeping water
temperatures low. They also provide important nesting and foraging habitat for songbirds, while
the roots help hold the soil and provide in-stream cover for aquatic species. As noted above,
one sensitive species that has been documented as occurring in the riparian area along Nipomo
Creek is California red-legged frog.

4.3.2 Regulatory Setting
4.3.2.1 Federal Policies and Regulations

Section 404 of the Clean Water Act of 1977

Pursuant to 8404 of the Clean Water Act (33 United States Code [USC] 1344), the U.S. Army
Corps of Engineers (USACE) is responsible for the issuance of permits for the placement of
dredged or fill material into “Waters of the United States.” As defined by USACE at 33 CFR
328.3(a)(parts 1-6), the following summarizes Waters of the United States:

“Those waters that are currently used, or were used in the past, or may be
susceptible to use in interstate or foreign commerce, including all waters which
are subject to the ebb and flow of the tide; tributaries and impoundments to such
waters; all interstate waters including interstate wetlands; and territorial seas.”

Waters of the United States are typically identified by the presence of an Ordinary High Water
Mark (OHWM) and connectivity to traditional navigable waters or other jurisdictional features. If
a project would result in dredge or fill of USACE jurisdictional waters, the project would be
subject to USACE review under 8404 of the