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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 §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, 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 2-1. Project Vicinity 
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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 aramadas, 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; 
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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,  
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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 strikeout and additions in blue text 
and underlined.  Changes that occurred during the previous public hearing process are 
indicated in blue underlined text and 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, 
residential or accessory uses at the site of the Dana Adobe (see Figure 112-6) shall 
be in an architectural motif compatible with the adobe itself and consistent with the 
site master plan on file at the Department. This requirement applies to the Dana 
Adobe site in addition to the requirements of Sections 22.112.080.F.1 through F.4. 
[Amended 1997, Ord. 2800] consistent with Sections 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 
properties containing and surrounding the Dana Adobe properties shown in Figure 
112-57 in addition to the Historic combining designation standard in Section 
22.112.030.A B   

1. Limitation on use. 

a. Prior to completion of a future Southland Street interchange emergency 
access accessible by the Dana Adobe properties and/or the creation of a 
“safe refuge”, access and egress for emergency responders, visitors, 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 Southland Street interchange emergency access 
accessible to the Dana Adobe properties and/or a safe refuge, 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 shall comply with the Site Master Plan on file with the 
Department or an approved amendment to that Master Plan.  The initial Site 
Master Plan or major amendments 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 
educational components.  Once a Conditional Use Permit has been approved for 
the Site Master Plan, minor amendments to the Master Plan may be approved by 
the Planning & Building Department or through a permit as designated in Article 
2, Table 2-2 (Allowable Land Uses and Permit Requirements) Section 22.060.30.  
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 and located 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 shall be utilized should be used to buffer views 
between the adobe and development sites support buildings and project 
infrastructure such as parking lots. Should the nonprofit organization, the 
Dana Adobe Nipomo Amigos, cease to exist, An area shall be located around 
the Dana adobe site, the 30 acre site should to be offered for dedication to 
the County, another nonprofit 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.  
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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. 
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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 arramadas; 

 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 or 
horizontal system; 

 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. 
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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 

  



Chapter 2 

2-14 Dana Adobe Nipomo Amigos LUO Amendment and CUP 
Final Environmental Impact Report 

Figure 2-7. Preliminary Grading and Drainage Visitors Center and Chumash Interpretive Area 

  



Project Description 

Dana Adobe Nipomo Amigos LUO Amendment and CUP  2-15 
Final Environmental Impact Report 

Figure 2-8. Preliminary Grading and Drainage, The Rancho Era 

  



Chapter 2 

2-16 Dana Adobe Nipomo Amigos LUO Amendment and CUP 
Final Environmental Impact Report 

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 

 



Project Description 

Dana Adobe Nipomo Amigos LUO Amendment and CUP 2-19 
Final Environmental Impact Report 

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 I and a 966-square-foot expansion when funds become 
available in Phase II). The visitor’s center would include: 

o a museum 
o offices 
o library 
o conference room 
o two classrooms 
o catering kitchen 
o curator’s work and storage area 
o gift shop 
o restrooms 
o general storeage area 
o roof-mounted solar panels 

 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 or horizontal system; 

 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 
lighting, signage and displays mounted on posts, native 
plants, arena fencing, shade arramadas and benches, 
Chumash interpretive area 

12-24 inches of capped fill 
Support footings will be located within the capped fill 
Trenches will be 24 inches deep (maximum) 

 

2.4.3.5 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 §404 Nationwide Permit U.S. Army Corps of Engineers 

Clean Water Act §401 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 
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