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CHAPTER 3   
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 soil 
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 Obispeño 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 
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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 §15125(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. 
Strategic Growth Policy 2.4. Create complete communities with 
appropriate areas for housing, commerce, civic uses, schools, 
recreation and open spaces.  

The project would develop an important historic site into a 
cultural and educational facility for the benefit the local and 
regional community. 

Potentially 
Consistent 

Strategic Growth. Principle 1. Preserve open space, scenic 
natural beauty and natural resources. Conserve energy resources. 
Protect agricultural land and resources. 

Development on the portion of the project site designated 
Agriculture would be limited to rough graded trails and an 
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. 

Potentially 
Consistent 

Strategic Growth Principle 1. Policy 2. 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 is not expected to induce population growth in the 
area. It would incrementally increase the demand on public 
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.  

Potentially 
Consistent 

Strategic Growth Principle 1. Policy 3. Preserve and sustain 
important water resources, watersheds and riparian habitats. 

Development of the project has the potential to adversely 
impact surface water quality at the site. Implementation 
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.  

Potentially 
Consistent 

Strategic Growth Principle 1. Policy 4. Preserve and protect the 
air quality of the county by seeking to exceed or at least maintain 
the minimum state and federal ambient air quality standards. 

Construction and operation of the project would generate air 
emissions that would potentially exceed applicable thresholds. 
Mitigation has been proposed to reduce project-related 
emissions to less than significant levels. 

Potentially 
Consistent 

Strategic Growth Principle 1. Policy 6. Encourage the protection 
and use of agricultural land for the production of food, fiber and 
other agricultural commodities, and support the rural economy and 
locally-based commercial agriculture. 

The portion of the project site classified as Agricultural land 
does not currently support intensive agricultural uses. Grazing 
and dry faming activities could continue after development of 
the project, and no major change in the agricultural use of the 
site is anticipated. 

Potentially 
Consistent 
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Table 3-1. Consistency with Plans and Policies 

Goals, Policies, Plans, Programs and Standards Proposed Action Determination 

Strategic Growth Principle 1. Policy 7. Give highest priority to 
avoiding significant environmental impacts from development 
through site and project design. Where such impacts cannot be 
avoided, minimize them to the maximum extent feasible. 

The project has been designed to avoid environmental impacts: 
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. 

Potentially 
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 
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Table 3-1. Consistency with Plans and Policies 

Goals, Policies, Plans, Programs and Standards Proposed Action Determination 

Strategic Growth Principle 3. Policy 5. Foster a strong local 
identity through appropriate design of public spaces and buildings. 

Design of the Visitor’s Center and other Master Plan 
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. 

Potentially 
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 

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. 

Potentially 
Consistent 
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Table 3-1. Consistency with Plans and Policies 

Goals, Policies, Plans, Programs and Standards Proposed Action Determination 

Recreation Element. Implementation of the project also includes the use of buses 
and shuttles to transport visitors to the site and associated 
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 
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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 
capacities or service levels. 

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 

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 
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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 
should be designed with maximum consideration of the 
characteristics of project sites and their surroundings: 
a. To enhance and achieve full use of special site potentials such 

as natural terrain, views, vegetation, natural waterways or other 
features; 

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

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

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

Potentially 
Consistent 

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 

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: 
a. 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. 

b. 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. 

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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c. 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. 

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

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 
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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 
with consideration for the architectural style, design, arrangement, 
exterior finishes and other features characteristic of the historic site. 

Mitigation has been recommended to ensure the project is 
designed with consideration for the style, design, features, and 
characteristics of the historic site, including limits on selected 
colors and materials and development of a colors and materials 
board for review and approval by the County.  

Potentially 
Consistent 

San Luis Obispo County Land Use Ordinance – Combining Designation Standards 

Combining Designation Standards. Section 22.14.060 Flood 
Hazard Area. C. Flood Hazard Area permit and processing 
requirements. Drainage plan approval is required where any 
portion of the proposed site is located within a Flood Hazard 
combining designation, in addition to all other permits required by 
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 

Water Resources mitigation measure WR/mm-4 includes 
requirements for complete drainage, flood hazard, and erosion 
and sedimentation control plans for review and approval by the 
County. The project would comply with all FEMA and County 
Public Works regulations for work within a Flood Hazard zone.  

Potentially 
Consistent 
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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 
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 

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 



Chapter 3 

3-18 Dana Adobe Nipomo Amigos LUO Amendment and CUP 
Final Environmental Impact Report 

Table 3-1. Consistency with Plans and Policies 

Goals, Policies, Plans, Programs and Standards Proposed Action Determination 

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 
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.1.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 
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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 
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 

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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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 
economically feasible to restore or retain existing 
structures or features. 

South County Inland Area Plan 

Section 22.112.020 Areawide Standards.  
A. General Areawide Standards.  
2. Groundwater Recharge areas. New development shall be located 
to preserve existing natural drainage areas and aquifer recharge 
areas and shall incorporate natural drainage systems in new 
developments to aid in groundwater recharge. 

The project would increase impervious surfaces, which has the 
potential to reduce the soil’s ability to absorb rainfall and aid in 
groundwater recharge. The project would preserve existing 
natural drainage areas within on-site creeks and incorporate 
mitigation measures to minimize adverse effects on 
groundwater recharge, including implementation of LID 
techniques and maximization of pervious surfaces.  

Potentially 
Consistent 

Section 22.112.020 Areawide Standards.  
B. Edge of the Nipomo Mesa. The following standards apply to all 
land located on the edge of the Nipomo Mesa, including the area 
along Nipomo Creek. The edge of the Nipomo Mesa is defined as 
the point of change in topography where slope exceeds 15 percent 
descending directly from the Mesa to the Santa Maria, Cienega, Los 
Berros and Nipomo Valleys, shown in Figure 112-1. Moderate 
erosion impacts potentially occur on disturbed slopes of Oceano 
dune sand (which typifies the Nipomo Mesa) that are steeper than 
15 percent.  
1. Drainage plan requirement. Land use permit and land division 

applications shall include a drainage plan in compliance with 
Chapter 22.52. The plan shall identify the point of change to 15 

A portion of the project site is identified in the Area Plan as 
within the Edge of the Nipomo Mesa, though on-site slopes are 
generally less than 15% (except adjacent to Nipomo Creek). 
The project includes several mitigation measures to minimize 
the potential for sedimentation and erosion, including the 
requirement for development of complete drainage, flood 
hazard, and erosion and sedimentation control plans for review 
and approval by the County. The proposed on-site septic 
system would be subject to review by the County and 
consistency with the Basin Plan. Visual, historical and 
environmental mitigation has been analyzed in the EIR. 

Potentially 
Consistent 
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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.  
F. Nipomo Mesa Water Conservation Area.  
2. Landscape standards. 

c. Irrigation Systems. Irrigation systems shall include the 
following components: 

1) 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. 

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

3) A separate meter for outdoor water; and 
4) An operating manual to instruct the building 

occupant how to use and maintain the water 
conservation hardware. 

d. Turf area limits. 
1) Multi Family dwellings: The site’s total irrigated 

landscape area shall be limited to 300 square feet 

The project site is within the Nipomo Mesa Water Conservation 
Area. Proposed landscaping would include drought-tolerant 
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. 

Potentially 
Consistent 
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per unit. 
2) 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.  

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 

The project would incorporate water conservation measures 
consistent with the LUO and Plumbing Code, consistent with 
this policy.  

Potentially 
Consistent 
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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); 

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

iii. 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 
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 
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per flush (HET); 
ii. 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 
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); 

ii. 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 
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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. 

4) 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 
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. 
iii. 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. 
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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 
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. 

Section 22.112.030 Combining Designations.  
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 

Upon approval of the Land use Ordinance Amendment, this 
text would change. The project is consistent with the existing 
and proposed language. The EIR includes mitigation that would 
require the applicant to provide a colors and materials board for 
review and approval by the County, which includes 
architectural elements that are consistent with the historical 

Potentially 
Consistent 
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Adobe site in addition to the requirements of Sections 
22.112.080.F.1 through F.4. 

context of the Dana Adobe and colors and materials that blend 
with the surrounding landscape. 

Section 22.112.040 Rural Area Standards. A. Areawide 
standards. 
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 
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. 

The project would improve the existing circulation system with 
road improvements associated with the Urban area component. 
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. 

Potentially 
Consistent 

Section 22.112.040 Rural Area Standards. A. Areawide 
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. 

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 
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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 
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 

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 

Section 22.112.080 Nipomo Urban Area Standards. A. 
Community-wide standards. The following standards apply to all 
land use categories within the Nipomo urban reserve line. 
5. Creek preservation - Nipomo Creek. Retain Nipomo Creek in an 

open condition within 50 feet of the floodway and incorporate it 
into site development with landscaping that is compatible with 
riparian habitat (as recommended by the Department of Fish 
and [Wildlife]) as well as compatible with County drainage 
requirements. All other development, including pedestrian 

Within the Urban (30-acre) component of the project site, the 
project incorporates a 50-foot buffer around the mapped flood 
zone of Nipomo Creek, with the exception of the emergency 
access road. The proposed road and associated bridge over 
Nipomo Creek has been designed to be located above flood 
waters, and would comply with FEMA and County regulations. 

Potentially 
Consistent 
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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. 
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.  
1. Limitation on use. 

a. Prior to completion of a future Southland Street 
interchange, 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 a Southland Street interchange, 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 development of any non-agricultural or 
non-residential uses shall comply with the Site Master Plan on 
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 

The project would be potentially inconsistent with the Limitation 
on Use, Subdivision and Development requirements of this 
section, as currently written; however: 
 
The project proposes amendment of this section of the LUO to 
clarify its intent by addressing emergency access conditions 
and updating design and approval standards. The proposed 
amendment would remove the reference to the Southland 
Street interchange, which is no longer proposed for 
construction by the County and Caltrans. It would also add a 
requirement for privately-developed access in the event of an 
emergency. The proposed amendment would 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.  
 
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. 

Potentially 
Inconsistent only if 
LUO Amendment is 

not adopted 
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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. 

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 

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

Air Quality. Goal AQ 1. Per capita vehicle-miles-traveled 
countywide will be substantially reduced consistent with statewide 
targets. 

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 

Air Quality. Policy AQ 1.1 Compact development. Encourage 
compact land development by concentrating new growth within 
existing communities and ensuring complete services to meet local 
needs. 

The project would result in development at an existing site 
within the Nipomo URL. Developments on the adjoining 
agricultural parcel would be limited to interpretive trails and an 
emergency access road. 

Potentially 
Consistent 
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Air Quality. Policy AQ 1.2 Reduce vehicle miles traveled. 
Require projects subject to discretionary review to minimize 
additional vehicle travel. 

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 

Air Quality. Policy AQ 1.3 Convenient alternative 
transportation. Require new development to provide safe and 
convenient access to alternative transportation within the project 
area and safe access to public transportation as feasible. 

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 

Air Quality. Policy AQ 1.7 Bicycle and pedestrian travel. 
Encourage bicycle and pedestrian use by supporting the policies 
found in the Regional Transportation Plan, County Bikeways Plan, 
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. 

The project includes a substantial trail system, and would 
accommodate improved connectivity between the site and the 
future Nipomo Creek Linear Park (if developed by the County). 

Potentially 
Consistent 

Air Quality. Goal 3. State and Federal Ambient Air Quality 
Standards will, at a minimum, be attained and maintained. 

San Luis Obispo County is currently non-attainment for ozone 
and inhalable particulate matter. The 2001 Clean Air Plan was 
developed to provide guidance on how to attain and maintain 
the state standards for ozone and PM10. Under a reasonable 
“worst-case scenario” the proposed project would generate 
construction-related and operational emissions that exceed 
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. 

Potentially 
Consistent 

Air Quality. Implementation Strategy AQ 3.1.1 Air Quality 
Mitigation Measures. Coordinate with the San Luis Obispo Air 
Pollution Control District and cities to identify feasible, cost-effective, 
consistent, and comprehensive air quality mitigation measures and 
programs to reduce short-term, operational, and cumulative impacts 
of new development on air quality. 

The proposed project has been assessed through consultation 
with the APCD and consistent with the APCD’s CEQA Air 
Quality Handbook.  

Potentially 
Consistent 
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Air Quality. Policy AQ 3.7 Reduce vehicle idling. Encourage the 
reduction of heavy-vehicle idling throughout the county, particularly 
near schools, hospitals, senior care facilities, and areas prone to 
concentrations of people, including residential areas. 

Air quality mitigation measure AQ/mm-1 limits diesel idling to 
less than five minutes, and prohibits idling within 1,000 feet of 
identified sensitive receptors. 

Potentially 
Consistent 

Air Quality. Policy AQ 3.8 Reduce dust emissions. Reduce PM10 
and PM2.5 emissions from unpaved and paved County roads to the 
maximum extent feasible. 

The EIR recommends mitigation measures to reduce 
construction-related fugitive dust emissions as well as those 
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.  

Potentially 
Consistent 

Air Quality. Policy AQ 4.4 Development projects and land use 
Activities. Reduce greenhouse gas emissions from development 
projects and other land use activities. 

Based on emission estimates calculated with CalEEMod, 
development of the project would not generate GHG emissions 
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. 

Potentially  
Consistent 

Air Quality. Policy AQ 5.2 Public awareness. Increase public 
awareness about climate change and lifestyle changes that will 
reduce greenhouse gas emissions. 

The project incorporates sustainable construction techniques 
and includes an educational component that would identify and 
address the consequences of human interaction with the land 
over time, as well as modern day environmental and 
sustainability issues.  

Potentially 
Consistent 

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 
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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 RWQCB 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 
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). 

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, 
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 

Potentially 
Consistent 
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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 
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 

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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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, 
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 

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 
would address proposed grading activities including 
implementation of Best Management Practices and the 
presence of a biological monitor. 

Potentially 
Consistent 
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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. 
11. To offset possible losses of riparian woodland, provide and 

maintain similar quality and quantity of replacement habitat or 
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in-kind funds to an approved wildlife habitat improvement and 
acquisition fund in San Luis Obispo County. 

Biological Resources. Goal 5. Wetlands will be preserved, 
enhanced, and restored. 

The project would not adversely affect wetland habitat, and 
includes restoration actions within Carrillo Creek. 

Potentially 
Consistent 

Biological Resources. Policy BR 5.1 Protect Wetlands. Require 
development to avoid wetlands and provide upland buffers. 

Proposed development would avoid wetland habitat, with the 
exception of identified restoration actions. Buffers are identified 
for all structures (with the exception of the Nipomo Creek 
bridge crossing).  

Potentially 
Consistent 

Biological Resources. Implementation Strategy BR 5.1.1 
Wetland delineations for new development. Require 
development applications to include wetland delineation for sites 
with jurisdictional wetlands and wetlands that support rare, 
threatened, or endangered species and to demonstrate compliance 
with these wetlands policies, standards, and criteria, and with state 
and federal regulations.  

The Biological Report prepared for the project (refer to EIR 
Appendix) includes an assessment of potential riparian and 
wetland habitat, and quantifies potential effect due to 
restoration actions. 

Potentially 
Consistent 

Biological Resources. Policy BR 5.2 No Net Loss of Wetlands. 
Ensure that all public and private projects avoid impacts to wetlands 
if feasible. If avoidance is not feasible, ensure no net loss of 
wetlands, consistent with state and federal regulations and this 
Element. 

As proposed, the project would not result in a loss of wetlands 
or Waters of the United States. 

Potentially 
Consistent 

Cultural Resources. Goal 1. The County will have a strong, 
positive community image that honors our history and cultural 
diversity. 

The project supports continued restoration of the Dana Adobe 
and community and visitor education regarding the pre-history 
and history of the historic site and the region. 

Potentially 
Consistent 

Cultural Resources. Policy CR 1.1 Cultural Identity. Establish 
and support programs that enhance the county’s sense of 
community and identity, such as the collection of oral histories, 
cultural and genealogical research, and the acquisition of collections 
of historic artifacts, documents, and memorabilia relevant to the 
history of the county. 

The intent of this project is to develop facilities that support 
restoration of the Dana Adobe, protection and preservation of 
archaeological and historical resources, and provide 
educational opportunities about the Dana Adobe, Chumash 
pre-history and living history, and connection of the site to the 
landscape. 

Potentially 
Consistent 

Cultural Resources. Goal 2. The County will promote public 
awareness and support for the preservation of cultural resources in 
order to maintain the County’s uniqueness and promote economic 
vitality. 

The proposed project promotes public education and 
awareness about cultural resources.  

Potentially 
Consistent 
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Cultural Resources. Implementation Strategy CR 2.1.2 
Outreach to Schools. Support education programs through local 
historical societies, schools, and other groups that provide 
information to the community regarding the rich history of the county 
and the importance of preserving it for future generations to 
appreciate. 

The proposed project would continue to provide education 
tours and activities for local school children and organizations 
interested in the Dana Adobe and Chumash Native Americans. 

Potentially 
Consistent 

Cultural Resources. Implementation Strategy CR 2.1.4 
Interpretive Signage. Require the incorporation of monuments, 
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. 

The proposed project’s interpretive program would include 
signage consistent with this strategy. 

Potentially 
Consistent 

Cultural Resources. Goal 3. The County’s historical resources will 
be preserved and protected. 

The proposed project incorporates the continued restoration 
and preservation of the Dana Adobe, is designed to avoid 
archaeological resources to the maximum extent feasible, and 
includes an interpretive program that would enhance 
community understanding of Native American and historical 
resources. 

Potentially 
Consistent 

Cultural Resources. Policy CR 3.1 Historic Preservation. The 
County will provide for the identification, protection, enhancement, 
perpetuation, and use of features that reflect the County's historical, 
architectural, Native American, archaeological, cultural, and 
aesthetic heritage. 

The Dana Adobe is currently identified in the County General 
Plan as a Historic resource (H). Analysis of the project included 
the preparation of a site-specific surface survey and subsurface 
investigation and 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). 

Potentially 
Consistent 

Cultural Resources. Goal 4. The County’s known and potential 
Native American, archaeological, and paleontological resources will 
be preserved and protected. 

The proposed project is designed to preserve and protect 
archaeological resources to the maximum extent feasible, and 
includes an interpretive program that would enhance 
community understanding of Native American and 
paleontological resources. 

Potentially 
Consistent 
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Cultural Resources. Policy CR 4.2 Protection of Native 
American Cultural Sites. Ensure protection of archaeological sites 
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. 

Analysis of the project included the preparation of a site-
specific surface survey and subsurface investigation and 
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). 

Potentially 
Consistent 

Cultural Resources. Policy CR 4.4 Development Activities and 
Archaeological Sites. Protect archaeological and culturally 
sensitive sites from the effects of development by avoiding 
disturbance where feasible. Avoid archaeological resources as the 
primary method of protection. 

The proposed project is designed to preserve and protect 
archaeological resources to the maximum extent feasible, and 
mitigation measures including a treatment program and 
monitoring plan would be implemented to ensure further 
protection of significant resources during construction. 

Potentially 
Consistent 

Cultural Resources. Policy CR 4.5 Paleontological Resources. 
Protect paleontological resources from the effects of development 
by avoiding disturbance where feasible. 

Based on analysis of the project site, proposed depth of 
disturbance, and underlying soils, the potential for significant 
paleontological resource discovery is low. 

Potentially 
Consistent 

Cultural Resources. Policy CR 4.6 Resources-Based 
Sensitivity. Protect archaeological resources near streams, springs 
and water sources, rock outcrops, and significant ridgetops, as 
these are often indicators of the presence of cultural resources. 

Analysis of the project included the preparation of a site-
specific surface survey and subsurface investigation and 
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). 

Potentially 
Consistent 

Cultural Resources. Implementation Strategy CR 4.6.1 
Resource-Based Surveys.  
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. 

Analysis of the project included the preparation of a site-
specific surface survey and subsurface investigation and 
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). 

Potentially 
Consistent 
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b. As significant rock outcrops and ridge tops are identified, 
determine the distances within which or the circumstances 
under which proposed discretionary development would be 
subject to a preliminary site survey, based on site-specific 
conditions. 

Energy. Goal 3. Energy efficiency and conservation will be 
promoted in both new and existing development. 

The proposed project includes the use of solar panels and 
water conservation measures. 

Potentially 
Consistent 

Energy. Policy E 3.1 Use of renewable energy. Ensure that new 
and existing development incorporates renewable energy sources 
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 techniques, 
materials, and resources. 

The proposed project includes the use of solar panels and 
water conservation measures. 

Potentially 
Consistent 

Energy. Goal 4. Green building practices will be integrated into all 
development. 

The proposed project includes green building practices such as 
roof-mounted solar panels, rain gardens, and use of native 
vegetation. 

Potentially 
Consistent 

Energy. Policy E 4.1 Integrate green building practices. 
Integrate green building practices into the design, construction, 
management, renovation, operations, and demolition of buildings, 
including publicly funded affordable housing projects, through the 
development review and building permitting process. 

The proposed project includes green building practices such as 
roof-mounted solar panels, rain gardens, and use of native 
vegetation. 

Potentially 
Consistent 

Energy. Policy E 4.4 Solar exposure. Orient new buildings to 
maximize solar resources, shading, ventilation, and lighting. 

The proposed Visitor’s Center would be located in an area with 
adequate exposure to solar resources, shading from nearby 
oak trees, and breezes through the Nipomo Valley. 

Potentially 
Consistent 

Energy. Goal 5. Recycling, waste diversion, and reuse programs 
will achieve as close to zero waste as possible. 

The proposed project would comply with County standards 
related to solid waste, and would incorporate recycling of 
waster during operation of the Visitor’s Center and during 
special events. 

Potentially 
Consistent 

Energy. Policy E 5.1 Source reduction and waste diversion. 
Encourage source reduction and diversion of solid waste generated 
to as near zero waste as possible, in order to reduce energy 
consumption. 

The proposed project would comply with County standards 
related to solid waste, and would incorporate recycling of 
waster during operation of the Visitor’s Center and during 
special events. 

Potentially 
Consistent 
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Open Space Resources. Goal 1. Important open space areas will 
be identified, protected, sustained, and where necessary, restored 
and reclaimed. 

The 100-acre portion of the site within the Agriculture land use 
category, and outside of the Nipomo URL would be maintained 
in open space. Actions within this portion of the site would 
include an emergency access road, trails, agricultural/grazing 
activities, and habitat restoration. 

Potentially 
Consistent 

Open Space Resources. Policy OS 1.1 Future Open Space 
Protection. Continue to identify and protect open space resources 
with the following characteristics: 

Recreation areas 
Ecosystems and environmentally sensitive resources such as 

natural area preserves, streams and riparian vegetation, 
unique, sensitive habitat, natural communities;  

significant marine resources 
Archaeological, cultural, and historical resources 
Scenic areas 
Hazard areas 
Rural character 

The 100-acre portion of the site and the eastern edge of the 30-
acre site support native habitat including oak woodland, 
grasses, and riparian corridors. These resources would be 
protected for ecological and scenic value. Any development 
within these areas would avoid direct effects to the maximum 
extent feasible, such as construction of the Nipomo Creek 
emergency access road and bridge and trail system. 

Potentially 
Consistent 

Open Space Resources. Goal 3. Ongoing public education 
programs about conservation, protection, and stewardship of open 
space resources will be encouraged. 

Operation of the proposed project would include educational 
programs about conservation, protection, and stewardship of 
open space resources, including natural, historical, and Native 
American resources. 

Potentially 
Consistent 

Open Space Resources. Policy OS 3.1 Ongoing education and 
outreach. Support and participate in ongoing educational and 
outreach programs regarding the value, significance, and role of 
open space resources. 

Operation of the proposed project would include educational 
programs about conservation, protection, and stewardship of 
open space resources, including natural, historical, and Native 
American resources. 

Potentially 
Consistent 

Open Space Resources. Goal 4. Urban sprawl and inappropriate 
development of rural areas will be prevented. 

Implementation of the project would not result in urban sprawl 
and would maintain the rural character of the 100-acre portion 
of the project site. 

Potentially 
Consistent 

Open Space Resources. Policy OS 4.1 Define urban areas to 
prevent sprawl. Prevent urban sprawl by maintaining a well-
defined boundary between urban/village boundaries and 
surrounding rural areas. 

Proposed development would occur within the 30-acre portion 
of the site, which is within the Nipomo URL. The 100-acre 
portion of the site, outside of the URL, would be maintained 
under ownership by the County (leased by DANA), and would 
support open space, trails, an emergency access road, and 
restoration actions.  

Potentially 
Consistent 
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Open Space Resources. Policy OS 4.2 Maintain community 
separators. Maintain permanent separations between communities 
in order to retain the rural character of the county. (Also refer to the 
Community Separators section of Visual Resources Chapter.) 

As described above (Policy OS 4.1), the project would maintain 
a clear distinction between the portion within the Nipomo URL 
and the portion outside the URL. 

Potentially 
Consistent 

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. Important agricultural soils will be 
conserved. 

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, 

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 

Potentially 
Consistent 
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including policies such as Policies AGP 18 and AGP 24.  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 
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. 

Visual Resources. Goal 1. The natural and agricultural landscape 
will continue to be the dominant view in rural parts of the county. 

The proposed project would retain the 100-acre, rural portion of 
the project site in open space. 

Potentially 
Consistent 

Visual Resources. Goal 2. The natural and historic character and 
identity of rural areas will be protected. 

Proposed development would create new structural 
components open to public view in the predominantly 
agricultural project area. Mitigation is identified to ensure visual 
consistency with the landscape and historical context of the 
Dana Adobe. 

Potentially 
Consistent 

Visual Resources. Policy VR 2.1 Develop in a manner 
compatible with Historical and Visual Resources. Through the 
review of proposed development, encourage designs that are 
compatible with the natural landscape and with recognized historical 
character, and discourage designs that are clearly out of place 
within rural areas. 

Proposed development would create new structural 
components open to public view in the predominantly 
agricultural project area. Structures near the Dana Adobe 
would include a demonstration arena and reconstructed 
Rancho Era buildings, consistent with the historical character. 
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). 

Potentially 
Consistent 

Visual Resources. Policy VR 2.2 Site Development and 
Landscaping Sensitively. Through the review of proposed 
development, encourage designs that emphasize native vegetation 
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 

The proposed project incorporates the use of native and 
drought-tolerant plants and trees in the landscape plan, which 
is consistent with this policy. 

Potentially 
Consistent 
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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 
be preserved by maintaining rural separation between them. 

The project would not change the rural separation between the 
community of Nipomo and City of Santa Maria, because 
structural development would be limited to the 30-acre portion 
within the Nipomo URL. 

Potentially 
Consistent 

Visual Resources. Policy VR 3.1 Identify and Protect 
Community Separators. Identify Community Separators and 
propose land use strategies and development standards to maintain 
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.  

The 100-acre portion of the project site is identified as a 
community separator outside of the Nipomo urban area, and 
would be maintained in open space and agricultural use. 

Potentially 
Consistent 

Water Resources. Goal 1. The County will have a reliable and 
secure regional water supply. 

Please refer to Water Resources section of EIR for a 
discussion of the history and status of the Santa Maria 
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. 

Potentially 
Consistent 

Water Resources. Policy WR 1.2 Conserve Water Resources. 
Water conservation is acknowledged to be the primary method to 
serve the county’s increasing population. Water conservation 
programs should be implemented countywide before more 
expensive and environmentally costly forms of new water are 
secured. 

In addition to compliance with the NMMA ordinance, the project 
incorporates water conservation measures and LID strategies 
through design and implementation of mitigation measures 
(refer to Water Resources section of the EIR). 

Potentially 
Consistent 

Water Resources. Policy WR 1.7 Agricultural operations. 
Groundwater management strategies will give priority to agricultural 
operations. Protect agricultural water supplies from competition by 
incompatible development through land use controls. 

The onsite wells on the 100-acre portion of the site would 
continue to be used for agricultural and open space 
management uses.  

Potentially 
Consistent 

Water Resources. Policy WR 1.12 Impacts of new development. 
Accurately assess and mitigate the impacts of new development on 
water supply. At a minimum, comply with the provisions of Senate 
Bills 610 and 221. 

The EIR includes quantification of water demand, and an 
assessment of potential impacts to the Nipomo Community 
Services District (NCSD) and Santa Maria Groundwater Basin. 
Based on the analysis, the project demand would not result in a 

Potentially 
Consistent 
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significant project-specific or cumulative effect to water supply. 

Water Resources. Policy WR 1.14 Avoid net increase in water 
use. Avoid a net increase in non-agricultural water use in 
groundwater basins that are recommended or certified as Level of 
Severity II or III 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. 

The resulting water demand would be 1.28 acre feet per year. 
The NCSD reviewed the water use projection, and determined 
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 
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. 

Potentially 
Consistent 

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 II 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 
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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 
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. 

Potentially 
Consistent 

Water Resources. Implementation Strategy WR 3.2.1 Minimize 
runoff from new development. Ensure that public and private 
developments subject to discretionary review are designed to 
minimize runoff from such sources as homes, golf courses, 
swimming pools, and roadway maintenance. 

Through project design and incorporation of mitigation 
measures, the project would minimize stormwater runoff. 

Potentially 
Consistent 

Water Resources. Implementation Strategy WR 3.2.2 Permeable 
Materials. Encourage the use of permeable materials in areas 
where hardscape is proposed. 

The project would incorporate the use of permeable materials 
where applicable, including trails and overflow parking areas. 

Potentially 
Consistent 

Water Resources. Goal 4. Per capita potable water use in the 
county will decline by 20 percent by 2020. 

The project includes water conservation measures and would 
comply with the NMMA ordinance, which supports this goal. 

Potentially 
Consistent 

Water Resources. Policy WR 4.1 Reduce water use. Employ 
water conservation programs to achieve an overall 20% reduction in 
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. 

The project includes water conservation measures and would 
comply with the NMMA ordinance, which supports this goal. 

Potentially 
Consistent 

Water Resources. Goal 6. Damage to life, structures, and natural 
resources from floods will be avoided. 

As discussed in more detail above (see Flood Hazard 
designation), Implementation of the project would not result 
damage to life, structures, or natural resources from flooding. 

Potentially 
Consistent 
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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, Noise Element 

Goal 1. To protect the residents of San Luis Obispo County from 
the harmful and annoying effects of exposure to excessive noise. 

Based on the project design and incorporation of mitigation 
measures during special events, the project would not result in 
exposure to excessive noise. 

Potentially 
Consistent 

Goal 5. To avoid or reduce noise impacts through site planning and 
project design, giving second preference to the use of noise barriers 
and/or structural modifications to buildings containing noise-
sensitive land uses. 

Based on the location of the project site, it is not exposed to 
noise exceeding identified thresholds for the land use category 
and proposed use. 

Potentially 
Consistent 

Policy 3.3.1 The noise standards in this chapter represent 
maximum acceptable noise levels. New development should 
minimize noise exposure and noise generation. 

Based on the project design and incorporation of mitigation 
measures during special events, the project would not result in 
noise exceeding identified thresholds. 

Potentially 
Consistent 

Policy 3.3.3 Noise created by new transportation noise sources, 
including roadway improvement projects, shall be mitigated so as 
not to exceed the levels specified in Table 3-1 within the outdoor 
activity areas are interior spaces of existing noise sensitive land 
uses. 

The project would not generate significant levels of 
transportation-related noise affecting noise-sensitive land uses. 

Potentially 
Consistent 

Policy 3.3.6 San Luis Obispo County shall consider implementing 
mitigation measures where existing noise levels produce significant 
noise impacts to noise-sensitive land uses or where new 
development may result in cumulative increases of noise upon 
noise-sensitive land uses. 

As discussed further in the Noise section of the EIR, the project 
would only generate noise exceeding identified thresholds 
during special events and use of amplified sound. Mitigation is 
identified that would control the noise level at the source and 
attenuate the sound to a less than significant level as 
measured from the property line. 

Potentially 
Consistent 

Implementation Measure 4.2 When mitigation must be applied to 
satisfy the policies in Chapter 3.3, the following mitigation measures 
shall be considered and preference shall be given where feasible to 
the measures in following item a: 
a. Site layout, including setbacks, open space separation and 

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. 

As proposed, the project includes design features that would 
reduce off-site noise exposure. Mitigation is identified that 
would control the noise level at the source and attenuate the 
sound to a less than significant level as measured from the 
property line. 

Potentially 
Consistent 
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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, Parks and Recreation Element 

Recreation. GOAL #2: Recreation that serves the County’s 
residents and visitors, various age groups, varying economic 
situations and physical abilities.  

The proposed project provides recreational and educational 
opportunities for all demographics, consistent with this policy. 

Potentially 
Consistent 

Trails Policy 3.8 To protect the interests of adjacent land uses 
(both public and private) and the environment, trail projects shall:  
1. Be consistent with the standards in the General Plan including 

the County’s Agriculture and Open Space Element.  

2. Stay as far away as reasonable from production agriculture, 
commercial activities and residences.  

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.  

The proposed trail system is consistent with this policy because 
it would not be located to minimize potential land use conflicts, 
would minimize impacts to sensitive habitat associated with 
Nipomo, Carrillo, and Adobe Creeks, include educational and 
interpretive signage, provide a potential connection to the 
future Nipomo Linear Park, and would be consistent with the 
policies identified in the Agriculture Element and COSE. 

Potentially 
Consistent 

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 
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Table 3-1. Consistency with Plans and Policies 

Goals, Policies, Plans, Programs and Standards Proposed Action Determination 

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 

Standard S-17 Discourage single road access into remote areas 
that could be closed during floods. Additional access ways should 
be planned. 

The proposed project includes an emergency access road, 
which would include a bridge constructed to meet FEMA and 
County LUO FH standards. 

Potentially 
Consistent 

GOAL S-4: Reduce the threat to life, structures and the 
environment caused by fire. 

Based on review by CAL FIRE, compliance with the Fire Code, 
and construction of an emergency access road, the project 
would contribute to the County’s achievement of this goal. 

Potentially 
Consistent 

GOAL S-5: Minimize the potential for loss of life and property 
resulting from geologic and seismic hazards. 

No significant geologic or seismic hazards were identified, and 
the project would comply with existing regulations identified in 
the County LUO and Building Code. 

Potentially 
Consistent 

RWQCB Water Quality Control Plan for the Central Coast Basin 

Sediment. The suspended sediment load and suspended sediment 
discharge rate of surface waters shall not be altered in such a 
manner as to cause nuisance or adversely affect beneficial uses. 

As noted above, and discussed in the Water Resources section 
of the EIR, compliance with existing regulations (i.e., County 
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. 

Potentially 
Consistent 

Turbidity. Waters shall be free of changes in turbidity that cause 
nuisance or adversely affect beneficial uses. 

The project does not include any features that would result in 
increased turbidity of surface waters. 

Potentially 
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 §15130 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 (§15130 (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 §15130, 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 
US 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 
CUP 

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 Illinois 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 II 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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