Environmental Impacts Analysis — Land Use

4.11 LAND USE

This section of the EIR addresses potential impacts resulting from implementation of the
proposed project on existing land uses and future land use compatibility.

411.1 Existing Conditions
411.1.1 Existing Land Uses and Designations

The project site is located in southwest San Luis Obispo County, at the eastern edge of the
community of Nipomo (refer to Chapter 2, Figures 2-1 and 2-2). The 30-acre portion of the
project site is located within the Nipomo Urban Reserve Line (URL). These 30 acres include the
historic Dana Adobe, 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. The Dana Adobe currently hosts field trips for over
1,200 students per year, as well as other special events and tours of the adobe.

The 30-acre portion of the project site is within the Recreation land use category, and the 100-
acre portion is designated Agriculture. A portion of the project site along Nipomo, Carillo, and
Adobe Creeks is within the Flood Hazard combining designation and subject to inundation
during a 100-year storm event (see Chapter 3, Environmental Setting, Figure 3-1). The Historic
Site combining designation has also been applied to the Dana Adobe.

4.11.1.2 Land Use of Adjacent Properties

Surrounding land uses are predominantly agricultural or undeveloped, except west of the project
site where urban development increases within the community of Nipomo. Surrounding
development includes scattered single-family residences, row crops, livestock grazing, and a
tree farm. Lands north, south, and east of the project site are within the Agricultural land use
category, while areas northwest and west of the project site are designated Residential
Suburban. None of the project site parcels are subject to a Williamson Act contract, but adjacent
parcels to the north, south, and east are under Williamson Act protection.

Additional significant land uses in the project vicinity include US 101, located approximately 0.15
mile west of the project site, and the Southland Wastewater Treatment Facility, located 0.5 mile
south of the Dana Adobe. The Santa Maria River, which forms the northwest stretch of the
Santa Barbara County line, flows west to the Pacific Ocean approximately 2.25 miles south of
the project site. The city of Santa Maria is situated immediately south of the river.

Refer to Chapter 3, Environmental Setting, for additional information on the land use setting of
the project site.

411.2 Regulatory Setting

Aside from CEQA, there are no federal or state policies that specifically regulate the project’s
proposed land uses. However, because of the historic designation of the Dana Adobe, several
federal and state historic preservation regulations will apply to the project, including the NHPA
and the California PRC. These regulations are described generally below, and are further
detailed in Section 4.4, Cultural Resources.
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4.11.2.1 Federal Policies and Regulations

Significant archaeological and built environment resources are protected by the NHPA.
Authorized under the NHPA, the NRHP is part of a national program to coordinate and support
public and private efforts to identify, evaluate, and protect our historic and archeological
resources. Properties listed in the NRHP include districts, sites, buildings, structures, and
objects that are significant in American history, architecture, archeology, engineering, or culture.
The NRHP is administered by the National Park Service, which is part of the U.S. Department of
the Interior.

4.11.2.2 State Policies and Regulations
Office of Historic Preservation

The OHP is the governmental agency primarily responsible for the statewide administration of
the historic preservation program in California. The mission of the OHP and the State Historical
Resources Commission, in partnership with the people of California and governmental
agencies, is to “preserve and enhance California’s irreplaceable historic heritage as a matter of
public interest so that its vital legacy of cultural, educational, recreational, aesthetic, economic,
social, and environmental benefits will be maintained and enriched for present and future
generations.” The OHP’s responsibilities include:

= Identifying, evaluating, and registering historic properties;
= Ensuring compliance with federal and state regulatory obligations;

= Cooperating with traditional preservation partners while building new alliances with other
community organizations and public agencies;

= Encouraging the adoption of economic incentives programs designed to benefit property
owners; and,

= Encouraging economic revitalization by promoting a historic preservation ethic through
preservation education and public awareness and, most significantly, by demonstrating
leadership and stewardship for historic preservation in California.

4.11.2.3 Local Policies and Regulations

The proposed project will be analyzed for consistency with the planning guidelines and
regulations set forth in the County LUO and General Plan. The LUO includes standards that are
useful as possible thresholds of significance, such as noise standards, and mitigation measures
(i.e., preparation of drainage and erosion control plans). Ordinances and standards applicable to
the project area are discussed below. Additional information is included in Chapter 3,
Environmental Setting.

Framework for Planning (Inland)

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
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System. Combining designations are special map categories that identify areas of unique
resources or potential hazards that necessitate more careful project review.

County of San Luis Obispo Land Use Ordinance

The 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, LUO 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.

County of San Luis Obispo South County Area Plan

The project lies within 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.

San Luis Obispo County Land Use Ordinance, Nipomo Urban Area Planning Standards

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. These standards are mandatory
requirements, intended to address the local planning issues of each planning area.

San Luis Obispo County 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 to provide adequate park and recreation opportunities for both residents and
visitors. The 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.

Conservation and Open Space Element

The County Conservation and Open Space Element (COSE) consists of a policy and program
document that 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 GHG emissions inventory. The COSE is
based on the principles of smart growth, with the intent to preserve unique or valuable natural
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resources, to manage development within the sustainable capacity of the county’s resources,
and to reduce the county’s contribution to global climate change.

Noise Element

The County Noise Element (adopted May 5, 1992) 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 document also provides
mitigation measures that should be applied to projects when noise attenuation is required to
meet identified thresholds.

Safety Element

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

4.11.3 Thresholds of Significance

The significance of impacts on land use was determined by the County consistent with criteria
listed in Appendix G of the CEQA Guidelines. Based on the County’s CEQA Initial Study
checklist, a project may have a significant effect on the environment if it would:

a. Be potentially inconsistent with land use, policy/regulation (e.g., general plan [county
land use element and ordinance], local coastal plan, specific plan, Clean Air Plan, etc.)
adopted to avoid or mitigate for environmental effects;

b. Be potentially inconsistent with any habitat or community conservation plan;

c. Be potentially inconsistent with adopted agency environmental plans or policies with
jurisdiction over the project; or,

d. Be potentially incompatible with surrounding land uses.

411.4 Impact Assessment and Methodology

The analysis of land use was conducted qualitatively based on a review of existing land use
policies and the existing land use setting. The potential impacts resulting from implementation of
the proposed Master Plan were analyzed against the ordinance standards and General Plan
policies whose purpose it is to remedy potential land use impacts. Chapter 3, Environmental
Setting, of this EIR further describes the applicable land use plans and policies and provides an
analysis of the consistency of the proposed actions with those plans and policies.

4.11.5 Project Specific Impacts and Mitigation Measures
4.11.5.1 Land Use Ordinance Amendment

The proposed LUO amendments include clarifications to the permitting process for the site,
identified in §22.112.080.G.2. The revised language clarifies that future non-residential and
non-agricultural development of the site shall be consistent with an approved Master Plan, and
a CUP will be required for approval of the Master Plan and any subsequent major changes. The
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amended language also clarifies that minor amendments to the Master Plan shall be approved
pursuant to permit requirements identified in the LUO. The CUP shall identify the areas
proposed for development, and an architectural style compatible with the Dana Adobe and
associated interpretation and educational components. These proposed changes modernize the
LUO language by considering existing conditions, and providing process for future approvals.
Implementation of the amendment would not have an adverse effect on land use, or be
inconsistent with applicable plans and policies.

In addition, planning area standards are recommended to address specific environmental issue
areas, including air quality, biological resources, cultural resources, geology and soils, noise,
transportation and circulation, and water resources (refer to Chapter 4, Environmental Impacts
Analysis, Exhibit A). These standards are included to ensure these issues are addressed prior
to future development of the site. In this case, the applicant currently has a proposed project
and CUP application under consideration in this EIR.

4.11.5.2 Conditional Use Permit
Consistency with Plans and Policies

The proposed project was reviewed for consistency with policy and/or regulatory documents
relating to the environment and appropriate land use, and the project was found to be consistent
with these documents (refer to Chapter 3, Environmental Setting, Consistency with Plans and
Policies). Key combining designations and policies relating to environmental resources are
discussed in applicable sections of the EIR and are summarized below.

The project site is located within the Historic (H) combining designation, indicating the presence
of the historic Dana Adobe (refer to Chapter 4.4, Cultural Resources, of the EIR). The project
would be consistent with the LUO and General Plan standards specific to the H designation
because the project includes the continuation of preservation and restoration of the Dana Adobe
consistent with Secretary of the Interior standards, preservation and incorporation of elements
consistent with the historical context of the structure and surrounding views, educational
facilities to encourage historic preservation, and separation of uses (i.e., Dana Adobe and
Visitor's Center). Implementation of the project would not impair the integrity of the Dana Adobe
or result in a significant adverse effect to the historic resource.

The proposed project would generate noise potentially exceeding thresholds identified in the
County Noise Element (refer to Section 4.7, Noise, of the EIR), and result in a potentially
significant land use impact. Mitigation is identified, which would reduce the noise level at the
source and provide additional attenuation to avoid potential land use conflicts.

As discussed in Section 4.10, Water Resources, of the EIR, the project is subject to standards
and regulations associated with the Flood Hazard designation, applicable to Nipomo Creek and
its tributaries on the project site. No habitatable structures are proposed within the flood zone,
and documentation submitted by the applicant supports the conclusion that the proposed
emergency access road bridge would change surface/flood water flow or cause additional
flooding up or down stream. The creation of additional impervious surfaces may increase onsite
stormwater runoff, which would flow into the creeks. Based on implementation of identified
mitigation and compliance with existing regulations identified in the LUO, the project would not
result in a significant land use impact.
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LU Impact 1 Operation of the project would generate noise potentially exceeding
thresholds identified in the County Noise Element, and potentially
resulting in a significant, long-term impact.

Implement N/mm-1.

Residual Impacts

Based on the design of the proposed project, and implementation of identified mitigation
measures, the project would not result in any significant land use impacts related to consistency
with plans and policies and no additional mitigation is necessary. Potential land use impacts
would be less than significant with mitigation (Class ).

Conflict with a Habitat or Community Conservation Plan

The project is not within or adjacent to a Habitat Conservation Plan area. No impacts would
occur.

Conflict with an Adopted Agency Environmental Plan

There are no adopted agency environmental plans applicable to the project. No impacts would
occur.

Land Use Compatibility

The project site is on the edge of the community of Nipomo, and surrounding land is developed
by residential and agricultural uses. The project would enhance existing educational and historic
opportunities at the project site and would be consistent with agricultural uses onsite (100 acres
to the east) and adjacent uses. Potential land use conflicts include generation of noise during
special events, as discussed above. Based on analysis of noise impacts (refer to Section 4.7,
Noise), mitigation can be incorporated to reduce sound levels below County thresholds.
Potential land use compatibility impacts may occur as a result of periodic traffic increases during
special events; however, this impact would be short-term and less than significant due to the
limited frequency and timeframe of localized peak traffic prior to and following each large event.
The project includes onsite parking, including a main parking area and overflow parking.
Therefore, potential land use compatibility impacts would be less than significant (Class Ill).

4.11.6 Cumulative Impacts

Potential cumulative land use impacts would be avoided or minimized through implementation
of the mitigation measures described in this EIR. The proposed uses are consistent with the
surrounding community and the land use designation and policies applicable to the project site.
The project would comply with all applicable policies and regulations related planning and
environmental resources. Therefore, potential cumulative land use impacts would be less than
significant (Class ).
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