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CHAPTER 7   
MITIGATION MONITORING AND REPORTING PROGRAM 

7.1 STATUTORY REQUIREMENT 
When a Lead Agency makes findings on significant environmental effects identified in an 
Environmental Impact Report (EIR), the agency must also adopt a “reporting or monitoring 
program for the changes to the project which it has adopted or made a condition of approval in 
order to mitigate or avoid significant effects on the environment” (Public Resources Code 
§21081.6(a) and California Environmental Quality Act (CEQA) Guidelines §15091(d) and 
§15097). The Mitigation Monitoring and Reporting Program (MMRP) is implemented to ensure 
that the mitigation measures and project revisions identified in the EIR are implemented. 
Therefore, the MMRP must include all changes in the proposed project either adopted by the 
project proponent or made conditions of approval by the Lead or Responsible Agency.  

7.2 ADMINISTRATION OF THE MITIGATION MONITORING AND REPORTING 
PROGRAM 

The County is the Lead Agency responsible for the adoption of the MMRP. As the applicant, the 
Dana Adobe Nipomo Amigos (DANA) are responsible for implementation of the MMRP, in 
coordination with other County departments and government agencies. The County Land Use 
Ordinance exempts the project from permit requirements; therefore, alternative milestones are 
identified to ensure proper timing of mitigation and verification that the measure was 
implemented. 

According to CEQA Guidelines §15097(a), a public agency may delegate reporting or 
monitoring responsibilities to another public agency or to a private entity that accepts the 
delegation. However, until mitigation measures have been completed, the Lead Agency remains 
responsible for ensuring that the implementation of the measure occurs in accordance with the 
program.  

7.3 MITIGATION MEASURES AND MONITORING PROGRAM 
Table 7-1 is structured to enable quick reference to mitigation measures and the associated 
monitoring program based on the environmental resource. The numbering of mitigation 
measures correlates with numbering of measures found in the Environmental Impacts Analysis 
chapter of this EIR (refer to Chapter 4). 
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Table 7-1. Mitigation Monitoring and Reporting Program 

Mitigation 
Measure Requirements of Measure Compliance 

Method Verification Timing Responsible Party 

Aesthetics / Visual Resources    

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

Submit documents to 
County Department of 
Planning and Building, 

verify compliance 
onsite 

Upon application for 
construction permits 

and prior to final 
inspection 

Applicant, County 
Department of 

Planning and Building 

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

Submit documents to 
County Department of 
Planning and Building, 

verify compliance 
onsite 

Upon application for 
construction permits 

and prior to final 
inspection 

Applicant, County 
Department of 

Planning and Building 

Air Quality    

AQ/mm-1 Prior to issuance of construction permits, the following 
measures shall be incorporated into the construction phase of 
the project and shown on all applicable plans: 
Construction Equipment 
a. Maintain all construction equipment in proper tune 

according to manufacturer’s specifications; 
b. Fuel all off-road and portable diesel powered equipment, 

including but not limited to bulldozers, graders, cranes, 
loaders, scrapers, backhoes, generator sets, compressors, 
auxiliary power units, with CARB-certified motor vehicle 
diesel fuel (non-taxed version suitable for use off-road);  

Submit plans including 
required elements and 
information to County 

Department of 
Planning and Building, 

verify prior to and 
during construction 

Prior to issuance of 
construction permits 

and during 
construction 

Applicant, Contractor, 
County Department of 
Planning and Building, 

County Air Pollution 
Control District 



Mitigation Monitoring and Reporting Program 

Dana Adobe Nipomo Amigos LUO Amendment and CUP  7-3 
Final Environmental Impact Report 

Mitigation 
Measure Requirements of Measure Compliance 

Method Verification Timing Responsible Party 

c. Maximize to the extent feasible, the use of diesel 
construction equipment meeting the CARB’s Tier 2 certified 
engines or cleaner off-road heavy-duty diesel engines, and 
comply with the State Off-Road Regulation; 

d. Use on-road heavy-duty trucks that meet the CARB’s 2007 
or cleaner certification standard for on-road heavy-duty 
diesel engines, and comply with the State On-Road 
Regulation; 

e. Construction or trucking companies with fleets that that do 
not have engines in their fleet that meet the engine 
standards identified in the above two measures (e.g. 
captive or NOx exempt area fleets) may be eligible by 
proving alternative compliance; 

f. All on and off-road diesel equipment shall not idle for more 
than 5 minutes. Signs shall be posted in the designated 
queuing areas and or job sites to remind drivers and 
operators of the 5-minute idling limit; 

g. Diesel idling within 1,000 feet of sensitive receptors is not 
permitted; 

h. Staging and queuing areas shall not be located within 
1,000 feet of sensitive receptors; 

i. Electrify equipment when feasible; 
j. Substitute gasoline-powered in place of diesel-powered 

equipment, where feasible; and, 
k. Use alternatively fueled construction equipment on-site 

where feasible, such as compressed natural gas (CNG), 
liquefied natural gas (LNG), propane or biodiesel. 

Best Available Control Technology 
l. Further reducing emissions by expanding use of Tier 3 and 

Tier 4 off-road and 2010 on-road compliant engines; 
m. Repowering equipment with the cleanest engines available; 

and, 
n. Installing California Verified Diesel Emission Control 

Strategies. These strategies are listed at: 
http://www.arb.ca.gov/diesel/verdev/vt/cvt.htm. 

AQ/mm-2 Upon application for construction permits, all required PM10 
measures shall be shown on applicable grading or construction 
plans, and made applicable during grading and construction 

Submit plans including 
required elements and 
information to County 

Prior to issuance of 
construction permits 

and during 

Applicant, Contractor, 
County Department of 
Planning and Building, 
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Mitigation 
Measure Requirements of Measure Compliance 

Method Verification Timing Responsible Party 

activities as described below.  
a. Reduce the amount of the disturbed area where possible; 
b. Use of water trucks or sprinkler systems in sufficient 

quantities to prevent airborne dust from leaving the site. 
Increased watering frequency would be required whenever 
wind speeds exceed 15 miles per hour (mph);  

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

d. All dirt stock pile areas should be sprayed daily as needed; 
e. Permanent dust control measures identified in the approved 

project revegetation and landscape plans should be 
implemented as soon as possible following completion of 
any soil disturbing activities; 

f. Exposed ground areas that are planned to be reworked at 
dates greater than one month after initial grading should be 
sown with a fast germinating, non-invasive grass seed and 
watered until vegetation is established; 

g. All disturbed soil areas not subject to revegetation should 
be stabilized using approved chemical soil binders, jute 
netting, or other methods approved in advance by the 
APCD; 

h. All roadways, driveways, sidewalks, etc. to be paved should 
be completed as soon as possible. In addition, building 
pads should be laid as soon as possible after grading 
unless seeding or soil binders are used; 

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

j. All trucks hauling dirt, sand, soil, or other loose materials 
are to be covered or should maintain at least two feet of 
freeboard (minimum vertical distance between top of load 
and top of trailer) in accordance with California Vehicle 
Code §23114; 

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

l. Sweep streets at the end of each day if visible soil material 
is carried onto adjacent paved roads. Water sweepers with 
reclaimed water should be used where feasible. 

All of these fugitive dust mitigation measures shall be shown on 

Department of 
Planning and Building, 

retain dust monitor, 
verify prior to and 

during construction 

construction County Air Pollution 
Control District 
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Mitigation 
Measure Requirements of Measure Compliance 

Method Verification Timing Responsible Party 

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

AQ/mm-3 The following mitigation is required on the day(s) of the special 
event, when use of unpaved overflow parking areas will occur: 
a. The unpaved parking area shall be treated with a dust 

suppressant such that fugitive dust emissions do not impact 
offsite areas and do not exceed the APCD 20% opacity limit 
(see Technical Appendix 4.3 of the SLOAPCD CEQA 
Handbook); 

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

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

Implement dust control 
measures, retain dust 
monitor, verify onsite 

Prior to special events 
(day of), when 

unpaved overflow 
parking areas will be in 

use 

Applicant, Dust 
Monitor, County 
Department of 

Planning and Building, 
County Air Pollution 

Control District 

AQ/mm-4 To minimize nuisance impacts and to reduce fugitive dust 
emissions from the arena for the life of the project the following 
mitigation measures shall be incorporated into the project, and 
are applicable to the demonstration arena: 
a. Reduce the amount of the disturbed area where possible; 
b. Use water trucks or sprinkler systems in sufficient quantities 

to prevent airborne dust from leaving the site. Increased 
watering frequency whenever wind speeds exceed 15 mph; 

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

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

Implement dust control 
measures, retain dust 
monitor, verify onsite 

Prior to use of 
demonstration arena 

Applicant, Dust 
Monitor, County 
Department of 

Planning and Building, 
County Air Pollution 

Control District 
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Mitigation 
Measure Requirements of Measure Compliance 

Method Verification Timing Responsible Party 

activities; 
e. All disturbed soil areas not subject to revegetation shall be 

stabilized using approved chemical soil binders, jute 
netting, or other methods approved in advance by the Air 
District; and 

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

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

Submit geologic 
evaluation and 
documented 

compliance with 
ATCM to County 
Department of 

Planning and Building 
and APCD 

Prior to issuance of 
grading permits 

Applicant, Contractor, 
County Department of 
Planning and Building, 

County Air Pollution 
Control District 

AQ/mm-6 Proposed demolition activities can result in potentially negative 
air quality impacts, especially where material exists containing 
asbestos material. Prior to issuance of any construction permit 
to remove or demolish any buildings or utility pipes on the 
subject property, the applicant shall provide evidence they have 
contacted APCD to determine: a) what regulatory jurisdictions 
apply to the proposed demolition, such as the National 
Emission Standard for Hazardous Air Pollutants (40 CFR 61, 
Subpart M – Asbestos NESHAP); b) District notification 
requirements; c) the need for an asbestos survey conducted by 
Certified Asbestos Inspector; and d) applicable removal and 

Contact APCD, submit 
documented 

compliance to County 
Department of 

Planning and Building 
and APCD 

Prior to issuance of 
construction/demolition 

permits 

Applicant, Contractor, 
County Department of 
Planning and Building, 

County Air Pollution 
Control District 
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Mitigation 
Measure Requirements of Measure Compliance 

Method Verification Timing Responsible Party 

disposal requirements of the asbestos-containing material. 

Biological Resources    

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

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

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

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

d. The qualified biologist will receive project-specific approvals 
from resource agencies prior to handling any wildlife 
species, especially any sensitive species.  

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

Retain biological 
monitor, conduct pre-
construction surveys, 

submit weekly 
monitoring reports 

documenting 
compliance to County 

Department of 
Planning and Building 

Prior to and during 
grading and 

construction within 100 
feet of Nipomo Creek, 

Adobe Creek, or 
Carillo Creek 

Applicant, Contractor, 
Biological Monitor, 

County Department of 
Planning and Building 
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Measure Requirements of Measure Compliance 

Method Verification Timing Responsible Party 

BIO/mm-2 Upon application for construction permits, the following 
measures shall be included on applicable plans in order to 
avoid erosion and sedimentation impacts to the creeks and 
water quality: 
a. Construction should be limited to the typical dry season 

(April 15 to October 15). 
b. If work must occur during the rainy season, the applicant 

shall install adequate erosion and sedimentation controls to 
prevent any sediment-laden run-off from entering Nipomo 
Creek.  

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

Submit plans including 
required elements and 
information to County 

Department of 
Planning and Building, 

retain biological 
monitor, submit weekly 

monitoring reports 
documenting 
compliance 

Upon application for 
construction permits, 
during construction 

Applicant, Contractor, 
Biological Monitor, 

County Department of 
Planning and Building 

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

Retain biological 
monitor, conduct pre-
construction surveys, 

submit report 
documenting 

compliance to County 
Department of 

Planning and Building, 
and California 

Department of Fish 
and Wildlife (if 

necessary) 

Within 30 days prior to 
onset of construction 

activities 

Applicant, Biological 
Monitor, County 
Department of 

Planning and Building 

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

Retain biological 
monitor, conduct pre-
construction surveys, 

submit report 
documenting 

compliance to County 
Department of 

Planning and Building, 
and CDFW and US 

Fish and Wildlife 
Service (if necessary) 

Prior to and during 
grading and 

construction activities 

Applicant, Biological 
Monitor, County 
Department of 

Planning and Building 
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Measure Requirements of Measure Compliance 

Method Verification Timing Responsible Party 

construction area during the surveys, the biologist shall 
determine the appropriate exclusion zone for the specific 
species. A buffer of 250 feet shall be maintained around any 
nesting raptors. The nesting bird exclusion zones shall be 
completely avoided until the qualified biologist determines that 
the young have successfully fledged. A qualified biologist shall 
conduct periodic site inspections to ensure that the exclusion 
zone is maintained and to monitor the nesting progression. In 
the event that sensitive bird species are discovered, the 
USFWS and/or CDFW will be contacted to determine the 
appropriate protective measures prior to any construction 
beginning.  
If construction activities must occur within 250 feet of a nesting 
raptor nest, a qualified biologist shall be consulted to determine 
if the buffer can be reduced. If, in the opinion of the qualified 
biologist, the buffer cannot be safely reduced, a full-time avian 
monitor shall be present during all construction activities 
occurring within the established buffer to ensure no impacts 
occur. The avian monitor will have the authority to halt or re-
direct work if raptors show signs of disturbance. 

BIO/mm-5 All existing oak trees to remain on-site that are within 50 feet of 
construction or grading activities shall be marked for protection 
(e.g., with flagging) and their root zone fenced prior to any 
grading or site grubbing. The outer edge of the tree root zone to 
be fenced will be outside of the canopy half the distance as 
measured between the tree trunk and outer edge of the canopy 
(i.e., 1.5 times the distance from the trunk to the drip line of the 
tree). Grading, utility trenching, compaction of soil, or placement 
of fill shall be avoided within these fenced areas to the 
maximum extent feasible. If grading, compaction, or placement 
of fill in the root zone of an existing oak tree cannot be avoided, 
retaining walls may be constructed to minimize cut and fill 
impacts to existing oak trees. Care shall be taken to avoid 
surface roots within the top 18 inches of soil. If any roots must 
be removed or exposed, they shall be cleanly cut and not left 
exposed above the ground surface. 

Retain biological 
monitor, submit report 

documenting 
compliance to County 

Department of 
Planning and Building 

Prior to and during 
construction 

Applicant, Biological 
Monitor, County 
Department of 

Planning and Building 

BIO/mm-6 All oak trees identified to remain shall not be removed, unless 
otherwise regulated by County LUO §22.56.020.A.4 (Tree 
Removal Permit Required, Zoning Clearance Exemption for 

Retain biological 
monitor, submit report 

documenting 

Prior to and during 
construction, for the 

life of the project 

Applicant, Biological 
Monitor, County 
Department of 
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trees in a hazardous condition). Unless previously approved by 
the County, the following activities are not allowed within the 
root zone of existing or newly planted oak trees:  
a. year-round irrigation (no summer watering, unless 

“establishing” new tree or native compatible plant(s) for up 
to 3 years);  

b. grading (includes cutting and filling of material);  
c. compaction (e.g., regular use of vehicles);  
d. placement of impermeable surfaces (e.g., pavement); or, 
e. disturbance of soil that impacts roots (e.g., tilling). 

compliance Planning and Building 

BIO/mm-7 The trimming of oaks can be detrimental and shall be minimized 
as follows: 
a. removal of larger lower branches should be minimized to: 

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

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

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

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

v. retain the natural shape of the tree.  
b. The amount of trimming (roots or canopy) done in any one 

season should be limited as much as possible to limit tree 
stress/shock (10% or less is best, 25% maximum).  

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

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

e. Smaller oak trees (smaller than five inches in diameter at 

Retain biological 
monitor or arborist to 

implement or 
supervise 

Prior to and during 
construction and any 

oak tree trimming 
activities, for the life of 

the project 

Applicant, Biological 
Monitor/Arborist, 

County Department of 
Planning and Building 
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four feet above the ground) within the project area are 
considered to be of high importance, and when possible, 
shall be given similar consideration as larger trees. 

BIO/mm-8 Newly planted oak trees shall be maintained until successfully 
established as determined by a qualified professional. This shall 
include protection (e.g., tree shelters, caging) from animals 
(e.g., deer, rodents) and adequate watering (e.g., drip-irrigation 
system). During the timeframe when the oaks are being 
established on the 30-acre area, weed removal shall occur as 
follows:  
a. no herbicides shall be used; 
ba. installation of either 1) a securely staked “weed mat” 

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

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

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

Once oak trees have been planted and prior to final inspection 
of building permits, the applicant shall retain a qualified 
individual (e.g., landscape contractor, arborist, nurseryman, 
botanist) to prepare a letter stating when the above planting 
occurred, what was planted and all measures implemented to 
improve the long-term success of these trees. This letter shall 
be submitted to the County Environmental Coordinator. 
To guarantee the success of the new oak trees, the applicant 
shall retain a qualified individual (e.g., arborist, landscape 
architect/ contractor, nurseryman) to monitor the new trees’ 
survivability and vigor until the trees are successfully 
established, and prepare monitoring reports, on an annual 

Retain biological 
monitor, submit initial 

report and annual 
report documenting 

compliance to County 
Department of 

Planning and Building 

Prior to final 
inspection, annually 
for a period of seven 

years 

Applicant, Biological 
Monitor, County 
Department of 

Planning and Building 
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basis, for no less than 7 years. Based on the submittal of the 
initial planting letter, the first report shall be submitted to the 
County Environmental Coordinator 1 year after the initial 
planting and, thereafter, on an annual basis until the monitor, in 
consultation with the County, has determined that the initially-
required vegetation is successfully established (for oak 
woodlands, no less than 7 years). Additional monitoring will be 
necessary if initially-required vegetation is not considered 
successfully established. The applicant, and successors-in-
interest, agrees to complete any necessary remedial measures 
identified in the report(s) to maintain the population of initially 
planted vegetation and approved by the Environmental 
Coordinator. 

BIO/mm-9 Upon application for construction permits for the emergency 
access drive, the following measures shall be incorporated into 
project plans:  
a. Disturbance shall be minimized to what is necessary to 

safely install the emergency access bridge over Nipomo 
Creek.  

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

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

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

Submit plans including 
required elements and 
information to County 

Department of 
Planning and Building, 

retain biological 
monitor, submit weekly 

monitoring reports 
documenting 
compliance 

Upon application for 
construction permits 
for the emergency 
access drive and 

bridge over Nipomo 
Creek, during 
construction 

Applicant, Contractor, 
Biological Monitor, 

County Department of 
Planning and Building 

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

Obtain resource 
agency authorizations, 

approvals, or 
exemptions (as 

applicable) 

Prior to issuance of 
grading permit and 

construction permit for 
work within creek 

channels 

Applicant, Contractor, 
Biological Monitor, 

County Department of 
Planning and Building 
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Cultural Resources    

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

B pursuant to the Phase II Archaeological Evaluation of CA-
SLO-97/142/H (Albion Environmental, July 2013); 

b. standard archaeological data recovery practices; 
c. recommendation of sample size adequate to mitigate for 

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

d. identification of location of sample sites/test units; 
e. detailed description of sampling techniques and material 

recovery procedures (e.g. how sample is to be excavated, 
how the material will be screened, screen size, how 
material will be collected); 

f. disposition of collected materials; 
g. proposed analysis of results of data recovery and collected 

materials, including timeline of final analysis results; and, 
h. list of personnel involved in sampling and analysis. 
Once approved, these measures shall be shown on all 
applicable construction drawings and implemented during 

Submit required 
documentation to 

County Environmental 
Coordinator, retain 

archaeological 
monitor, submit weekly 

monitoring reports 
documenting 

compliance and final 
report pursuant to 

approved Plan 

Prior to issuance of 
grading and 

construction permits, 
during grading and 

construction, prior to 
final inspection 

Applicant, Contractor, 
Archaeological 
Monitor, County 
Department of 

Planning and Building 
and Environmental 

Coordinator 
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Mitigation 
Measure Requirements of Measure Compliance 

Method Verification Timing Responsible Party 

construction. Prior to final inspection/occupancy, the applicant 
shall provide to the County a final report on the investigation 
work conducted during construction. 

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

long ago; what kinds of things did people do at the site; why 
did they choose to inhabit this area; what was the site’s role 
in the larger system of settlements and camps throughout 
the region); 

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

d. Monitoring program; 
e. Strategies for the treatment of unanticipated discoveries; 
f. Protocols for continued consultation with interested Native 

American participants; and, 
g. Guidelines for long-term curation. 

Submit required 
documentation to 

County Environmental 
Coordinator, retain 

archaeological 
monitor, submit weekly 

monitoring reports 
documenting 

compliance and final 
report pursuant to 

approved Plan 

Prior to issuance of 
grading and 

construction permits, 
during grading and 

construction, prior to 
final inspection 

Applicant, Contractor, 
Archaeological 
Monitor, County 
Department of 

Planning and Building 
and Environmental 

Coordinator 

CR/mm-3 Prior to issuance of grading and construction permits, the 
applicant shall submit a Monitoring Plan, prepared by a County-
approved archaeologist, for review and approval by the County 
Department of Planning and Building. The intent of this Plan is 
to monitor all earth-disturbing activities in areas identified as 
potentially sensitive for cultural resources, per the approved 
monitoring plan. The monitoring plan shall include at a 
minimum: 
a. list of personnel involved in the monitoring activities; 
b. inclusion of involvement of the Native American community, 

Submit required 
documentation to 

County Environmental 
Coordinator, retain 

archaeological 
monitor, submit weekly 

monitoring reports 
documenting 

compliance and final 
report pursuant to 

Prior to issuance of 
grading and 

construction permits, 
during grading and 

construction, prior to 
final inspection 

Applicant, Contractor, 
Archaeological 
Monitor, County 
Department of 

Planning and Building 
and Environmental 

Coordinator 
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as appropriate; 
c. description of how the monitoring shall occur; 
d. description of frequency of monitoring (e.g., full-time, part 

time, spot checking); 
e. description of what resources are expected to be 

encountered; 
f. description of circumstances that would result in the halting 

of work at the project site (e.g., What is considered 
“significant” archaeological resources?); 

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

h. provisions defining education of the construction crew; 
i. protocol for treating unanticipated finds (refer to Treatment 

Plan); and, 
j. description of monitoring reporting procedures. 

approved Plan 

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

Submit documentation 
verifying compliance, 

including but not 
limited to the day and 
time of the training, 
and a list of trained 

workers 

Prior to ground 
disturbance and 

construction activities, 
during grading and 

construction 

Applicant, Contractor, 
Archaeological 
Monitor, County 
Department of 

Planning and Building 
and Environmental 

Coordinator 

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

Submit required 
documentation to 

County Environmental 
Coordinator, retain 

archaeological 
monitor, submit weekly 

monitoring reports 
documenting 

compliance and final 
report pursuant to 

approved Plan 

During all initial ground 
disturbing construction 

activities 

Applicant, Contractor, 
Archaeological 
Monitor, County 
Department of 

Planning and Building 
and Environmental 

Coordinator 
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mitigation as required by the Environmental Coordinator. 

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

Submit required 
documentation to 

County Environmental 
Coordinator, retain 

archaeological 
monitor, submit weekly 

monitoring and 
mitigation reports 

documenting 
compliance and final 

report pursuant to 
approved Plan 

Upon completion of all 
monitoring/mitigation 
activities and prior to 

occupancy or final 
inspection 

Applicant, Contractor, 
Archaeological 
Monitor, County 
Department of 

Planning and Building 
and Environmental 

Coordinator 

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

Submit required 
documentation to the 
County Environmental 

Coordinator 

Upon application for 
construction permits 
for development on 

the 30-acre site 

Applicant, County 
Department of 

Planning and Building 
and Environmental 

Coordinator 

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

Submit required 
documentation to the 
County Environmental 

Coordinator 

Upon application for 
construction permits 
for development on 

the 30-acre site 

Applicant, County 
Department of 

Planning and Building 
and Environmental 

Coordinator 

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

Submit required 
documentation to 

County Environmental 
Coordinator, retain 

paleontological 
monitor, submit weekly 

monitoring and 
mitigation reports 

documenting 
compliance and final 

report 

Prior to and during 
grading and 

construction, as 
applicable 

Applicant, Contractor, 
Paleontological 
Monitor, County 
Department of 

Planning and Building 
and Environmental 

Coordinator 



Mitigation Monitoring and Reporting Program 

Dana Adobe Nipomo Amigos LUO Amendment and CUP  7-17 
Final Environmental Impact Report 

Mitigation 
Measure Requirements of Measure Compliance 

Method Verification Timing Responsible Party 

Noise     

N/mm-1 Upon application for construction permits, the applicant shall 
submit plans listing the following noise attenuation measures, 
which shall be implemented for the life of the project: 
a. Outdoor events with amplified music or sound shall not be 

permitted to continue beyond 10:00 p.m. 
b. All soundspeaker systems shall include dispersed speakers 

oriented away from residential properties. 
c. Within the amphitheater, speakers shall be orientated 

downward or positioned below the stage. 
d. The enforced amplified sound limit (excluding the 

amphitheater) shall be 85 dB maximum as measured 50 
feet from the source. 

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

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

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

h. All amplified noise attenuation measures shall be listed on 
any special event agreements issued by DANA. 

Submit plans including 
required elements to 

County Department of 
Planning and Building, 
retain on-site manager 

to monitor amplified 
sound during special 

events  

Upon application for 
construction permits, 

for the life of the 
project during special 
events with amplified 

sound 

Applicant, On-site 
manager, County 

Department of 
Planning and Building 

Transportation and Circulation    

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

Submit required plans 
to the County 

Department of Public 
Works and Planning 

and Building 

Upon application for 
construction permits 
for the 30-acre site 

Applicant, Contractor, 
County Department of 

Public Works and 
Planning and Building 
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TC/mm-2 Prior to issuance of building permits, to mitigate for impacts to 
the US 101 / West Tefft Street interchange during the PM peak 
hour, the applicant shall: 
a. Prepare a Transportation Demand Management (TDM) 

Program subject to the review and approval of the County 
Department of Public Works that adjusts: 

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

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

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

Submit required 
Program to the County 
Department of Public 
Works and Planning 

and Building or submit 
required fees 

Prior to issuance of 
building permits 

Applicant, County 
Department of Public 
Works and Planning 

and Building 

Water Resources    

WR/mm-1 Prior to issuance of a grading permit, the applicant shall provide 
a copy of the RWQCB-approved SWPPP. The SWPPP shall be 
implemented prior to, during, and following ground disturbance. 

Submit RWQCB-
approved SWPPP to 

the County 
Department of Public 
Works and Planning 

and Building 

Prior to issuance of 
grading permit 

Applicant, County 
Department of Public 
Works and Planning 

and Building 

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

Submit plans showing 
required elements to 
County Department 

Planning and Building, 
verify onsite 

At the time of 
application for grading 

and construction 
permits, prior to and 
during construction 

Applicant, Contractor, 
Department of 

Planning and Building 
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WR/mm-3 At the time of application for construction permits, the applicant 
shall show on the construction permits, project designs that will 
promote groundwater recharge (22.52.140) by application of 
LID design techniques. At least three designer-selected 
LID/stormwater runoff reduction measures shall be applied to 
the project, including, but not limited to the following options: 
a. Parking lots shall be designed to drain to vegetated 

depressions, rain gardens, or open areas to allow for 
stormwater infiltration. 

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

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

d. Pavement disconnection within the parking area. 
e. Other measures, as approved by the County Planning 

Department in consultation with Public Works. 
These measures shall be implemented prior to final inspection 
or occupancy, whichever occurs first. 

Submit plans showing 
required elements to 

County Department of 
Public Works and 

Planning and Building, 
verify onsite 

At the time of 
application for 

construction permits, 
prior to and during 

construction, prior to 
final inspection or 

occupancy 

Applicant, Contractor, 
Department of Public 
Works and Planning 

and Building 

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

Submit plans to 
County Department of 

Public Works and 
Planning and Building, 

verify onsite 

At the time of 
application for 

construction permits, 
prior to and during 

construction, prior to 
final inspection or 

occupancy 

Applicant, Contractor, 
Department of Public 
Works and Planning 

and Building 

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

Submit plans showing 
required elements to 

County Department of 
Public Works and 

Planning and Building, 
verify onsite 

At the time of 
application for 

construction permits, 
prior to final inspection 
or occupancy, for the 

life of the project 

Applicant, Contractor, 
Department of Public 
Works and Planning 

and Building 
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