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I. INTRODUCTION 

The County of San Luis Obispo, Department of Planning and Building, serving as the lead 
agency under the California Environmental Quality Act (CEQA), has prepared this 
Environmental Impact Report (EIR) to assess the impacts that may result from the development 
of the proposed tract map.  The applicant proposes to subdivide an existing 47.54-acre parcel 
into 16 residential lots within the San Luis Bay Planning Area in the County of San Luis Obispo.   
 
The purpose of this EIR is to: identify the project’s significant effects on the environment, 
indicate the manner in which such significant effects can be mitigated or avoided, and identify 
alternatives to the proposed project that avoid or reduce these impacts.  This EIR is also intended 
to serve as an informational document for use by the County of San Luis Obispo, other agencies, 
the general public, and decision makers in their consideration and evaluation of the 
environmental consequences associated with the implementation of the proposed project.  This 
document is provided to the general public, public agencies, and decision makers for their review 
and comment as required by CEQA. 
 
Under the CEQA process, an EIR must serve as a full disclosure document that enables the lead 
and responsible agencies to fully evaluate potential environmental impacts and the consequences 
of their decision on a proposed project.  This EIR has been written to comply with the 
requirements of CEQA for the analysis of the proposed project, as well as in the development 
and evaluation of alternatives to the proposed project.   
 
A. PURPOSE OF THE ENVIRONMENTAL IMPACT REPORT 

San Luis Obispo County requires a certified EIR in order to approve and record the proposed 
tract map.  The EIR would also provide other permitting and responsible agencies with varying 
degrees of information they would require to exercise their jurisdictional responsibilities on the 
proposed project. 
 
This EIR has been prepared in accordance with the state and county administrative guidelines 
established to comply with the California Environmental Quality Act of 1970, as amended.  
Section 15151 of the State CEQA guidelines provides the following standards for EIR adequacy: 
 

“An EIR should be prepared with a sufficient degree of analysis to provide 
decision-makers with information which enables them to make a decision which 
intelligently takes account of environmental consequences.  An evaluation of the 
environmental effects of a proposed project need not be exhaustive, but the 
sufficiency of an EIR is to be reviewed in light of what is reasonably feasible.  
Disagreement among experts does not make an EIR inadequate, but the EIR 
should summarize the main points of disagreement among the experts.  The courts 
have looked not for perfection; but for adequacy, completeness, and a good faith 
effort at full disclosure.” 
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B. EIR FORMAT AND CONTENTS 

Contents of the EIR were determined from the results of an Initial Study (IS) prepared by the 
County of San Luis Obispo (refer to Appendix A).  A Notice of Preparation (NOP) was prepared 
and sent to responsible and trustee agencies.  There were no responses to the NOP. 
 
Based on the findings of the IS/NOP, a determination was made that an EIR is required to 
address the potentially significant environmental effects of the proposed project.  The scope of 
the EIR includes issues identified by the lead agency during the preparation of the IS/NOP for 
the proposed project, as well as environmental issues raised by agencies and the general public in 
response to the IS/NOP.   
 
The EIR is divided into the following major sections: 
 
Introduction.  Provides the purpose of the EIR, scope and content of the document, and the use 
of the document. 
 
Summary.  Provides a brief summary of the project description, impacts and mitigation 
measures, alternatives, growth inducing impacts, and the monitoring program. 
 
Project Description.  Provides the general background of the project, objectives, a detailed 
description of the project characteristics, and a listing of necessary permits and government 
approvals. 
 
Environmental Setting.  Describes the physical setting and surrounding land uses.  This section 
includes a summary of the project’s consistency with applicable plans and policies and a 
cumulative list of projects.  The cumulative list of projects (cumulative development scenario) 
includes subdivisions, residential developments, and commercial projects within the Arroyo 
Grande Fringe area within the County of San Luis Obispo and the City of Arroyo Grande. 
 
Environmental Impacts and Mitigation Measures.  Discusses the environmental setting as it 
relates to the various issue areas, regulatory setting, thresholds of significance, impact 
assessment and methodology, project-specific impacts and mitigation measures, cumulative 
impacts and residual impacts.  The following are the potentially significant environmental effects 
identified during the preparation of the IS/NOP, which are addressed in this EIR: 
 

• Geologic, Soils and Seismic Hazards 
• Drainage and Erosion 
• Biological Resources 
• Visual Resources 
• Traffic and Circulation 
• Air Quality 
• Agricultural Resources 
• Fire Safety 

 
Alternatives.  Summarizes the environmental advantages and disadvantages associated with the 
proposed project and the alternatives.  As required, the “No Action” alternative is included 
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among the alternatives considered.  If the No Action alternative is the environmentally superior 
alternative, then an environmentally superior alternative is chosen from the other alternatives. 
 
Other CEQA Concerns.  Identifies growth inducing impacts, including the spatial, economic, 
and/or population growth impacts that may result from development of the proposed project.  
Discussion also includes irreversible environmental changes. 
 
Mitigation Monitoring and Reporting Plan.  This section contains a listing of all mitigation 
measures proposed as part of the EIR, the methods by which they would be implemented, and 
the method by which success criteria would be measured, and the remediation measures should 
success criteria not be met. 
 
C. AGENCY USE OF THIS DOCUMENT 

The County of San Luis Obispo, as the CEQA lead agency, is responsible for administering the 
preparation of the EIR and would be responsible for certifying the Final EIR.  The lead agency 
would use the EIR as an informational document to assist in the decision-making process, 
ultimately resulting in the approval, denial, or assignment of conditions to the proposed project.  
The following jurisdictions may also use this EIR in reviewing and issuing their respective 
permits and authorizations (as applicable): 
 

• California Department of Fish and Game 
• Regional Water Quality Control Board 
• U.S. Army Corps of Engineers 

 
D. REVIEW OF THE DRAFT EIR AND RE-CIRCULATED DRAFT EIR 

Pursuant to CEQA Guidelines Section 15088.5(a), recirculation of a Draft EIR is required if 
significant new information is added to the EIR after the close of the public comment period on 
the Draft EIR, but before certification of the Final EIR.  The re-circulated Draft EIR is required 
to include a summary of the revisions made to the previously circulated Draft EIR (Section 
15088.5(g)).  A discussion explaining the reason for recirculation of this EIR is provided below. 
 

1. Draft EIR Review 

A Draft EIR for the proposed project was circulated for public comment in January 2004.  Based 
on comments received from the City of Arroyo Grande and adjacent property owners, the Draft 
EIR has been revised and re-circulated for comment.  The January 2004 Draft EIR identified 
potentially significant traffic impacts resulting from the generation of traffic trips affecting the El 
Campo Road and State Route 101 intersection, which currently operates at a Level of Service F.  
The Draft EIR adopted City recommended mitigation including payment of traffic impact fees to 
the City of Arroyo Grande to be used towards future studies associated with the proposed 
construction of El Campo Road and State Route 101 Interchange Project.  The recommended 
mitigation measures arose during preparation of the Draft EIR.  During this time, the City of 
Arroyo Grande Public Works Director was contacted to discuss potential mitigation options, and 
the traffic impact fee was determined to be a feasible mitigation measure to mitigate potentially 
significant impacts to the El Campo Road and State Route 101 intersection to a level of 
insignificance (Don Spagnolo; December 12, 2003).   
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a. El Campo and State Route 101 Interchange Project 

The City of Arroyo Grande was in the position to recommend such mitigation because the City 
initiated the process to construct improvements to the existing El Campo Road and State Route 
101 intersection, which is currently a sub-standard, at-grade intersection with significant traffic 
safety issues.  The California Department of Transportation (Caltrans) will provide oversight 
review on the interchange project (Tom Houston; March 25, 2004).  San Luis Obispo Council of 
Governments (SLOCOG) is also providing oversight and some funding for the project (James 
Worthley; March 25, 2004).  The City prepared and submitted a Project Study Report (PSR) for 
the El Campo Road and State Route 101 Interchange Project.  The PSR is a project initiation 
document that is used to program the project development support for State funding.  The PSR 
describes the transportation problem, identifies the scope of the viable alternatives, and provides 
an estimate of the project development support resources required for the specific project.  The 
City Public Works Director stated that developer-paid traffic mitigation fees provided a portion 
of the funding to prepare the PSR, and that he is currently seeking funds for the next stage of 
review (Don Spagnolo; March 25, 2004); that is why the El Campo mitigation was initially 
determined to be feasible.  Caltrans approved the PSR, and the next step is the Project 
Approval/Environmental Document (PA/ED) phase.  The PA/ED phase includes public 
meetings, determination of the preferred alternative, preparation of technical studies (e.g. 
biological, noise, cultural resource, visual resource, etc.) and the California Environmental 
Quality Act (CEQA) and National Environmental Policy Act (NEPA) environmental review 
process.   
 
b. Draft EIR Agency Comments 

Based on comments received from the City of Arroyo Grande Community Development Director 
in response to the Draft EIR and the above referenced mitigation measure, the City stated that 
“the traffic and circulation impacts of the project on the deficient and unsafe El Campo 
intersection with State Route 101 are not mitigated by a ‘fair share’ contribution toward future 
improvement of the El Campo Interchange” and that “one access alternative that should be 
reconsidered is…the alternative primary access from the City of Arroyo Grande, by extension of 
Orchard Drive” (Rob Strong; March 9, 2004).  Following circulation of the Draft EIR, the City 
stated that the proposed mitigation measure requiring the applicant to contribute traffic impact 
fees to the City would not fully mitigate impacts to the El Campo Road and State Route 101 
intersection.  The reason given by the City for this change in their position was that the City had 
postponed future studies and construction of the intersection improvements based on lack of 
funding (Rob Strong; March 23, 2004 and Don Spagnolo; March 25, 2004).  The estimated 
timeframe for further study and construction of improvements is currently undetermined; 
therefore this mitigation was no longer considered feasible. 
 
c. Access History 

When the City of Arroyo Grande approved the adjacent residential tract development to the 
north, Vista Del Mar, the City requested a secondary access road to extend from Orchard Drive 
to Valley Road.  A portion of the desired alignment would cross property owned by the Lucia 
Mar Unified School District and a private landowner.  The property owned by the private 
landowner supports agricultural production.  The easement was not granted, and the City did not 
require a secondary access road extending to Valley Road.  The City did not identify any 
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significant, adverse, unavoidable impacts associated with the Vista Del Mar subdivision, and 
approved the project with a Mitigated Negative Declaration, but required that a one-foot 
easement and unlocked gate be placed along the property boundary between Vista Del Mar and 
the proposed project site.  The one-foot easement blocks all access across the County/City 
property line.  An unpaved emergency access road was constructed on the project site, 
connecting Castillo Del Mar Drive in Vista Del Mar with Coast View Drive in Falcon Ridge 
Estates.  Only emergency vehicles are permitted to use the emergency access road.   
 
The traffic study completed for the proposed project analyzed the traffic impacts associated with 
primary access to the south via Coast View Drive and Falcon Crest Road.  The traffic study 
determined that the creation of sixteen residential lots would result in the generation of up to 12 
A.M. peak hour trips and 16 P.M. peak hour trips (Higgins Associates; April 29, 2002).  The 
traffic study concluded that the generation of these trips would not affect the existing level of 
service on any affected County roads or intersections (with the exception of El Campo Road and 
State Route 101, which currently operates at a deficient LOS F).  Based on the City of Arroyo 
Grande Traffic Model Update (2001), the peak hour level of service for City intersections within 
the Traffic Way, Fair Oaks, Valley Road, Orchard Drive, and State Route 101 interchange ramps 
range from B to C.  The City did not state whether or not the addition of 12 A.M. peak hour trips 
and 16 P.M. peak hour trips would reduce the level of service on any City roads or intersections 
or result in significant, adverse, traffic impacts.  
 
d. Applicant Consideration of Redesign 

Based on comments received from the City following public review of the Draft EIR for the 
proposed project, the applicant pursued consultation with the City regarding reconsideration of 
removing the one-foot easement so as to allow the proposed project to take access to the north 
and alleviate the Class I impact and associated traffic safety issues.  During a meeting attended 
by County staff, City staff, school district staff, the private landowner, and the applicant, the City 
stated that access via Castillo Del Mar Drive and Orchard Street would be reconsidered by the 
City provided the applicant construct a secondary access road extending from Orchard Drive to 
Valley Road (Tony Ferrara; August 19, 2004).  The secondary access road would extend from 
the western boundary of Vista Del Mar to Valley Road through property owned by the Lucia 
Mar Unified School District and a private landowner.  A portion of the desired alignment would 
be located on land currently farmed by the private landowner.  Based on personal 
communications with the school district and private landowner (who stated he would not grant 
an easement), it was unlikely that an easement would be granted to allow construction of the 
access road connection to Valley Road (August 19, 2004).   
 
After the above approach failed, the applicant submitted a request to the City of Arroyo Grande 
for consideration of the access proposal, and proposed payment of fees to construct future 
improvements including an access road connector to Valley Road in exchange for removal of the 
one-foot easement and access via Castillo Del Mar Drive and Orchard Drive.  The Arroyo 
Grande City Council considered and denied the applicant’s request during a City Council 
meeting on September 14, 2004.   
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e. Revisions to the Draft EIR 

Therefore, at the time of publication of the Revised Draft EIR, there were no other access options 
for the proposed project other than Coast View Drive to the south, which would result in the 
generation of 6 A.M. peak hour trips and 9 P.M. peak hour trips affecting the El Campo Road 
and State Route 101 intersection.  Based on the above discussion, there were no mitigation 
options available to mitigate impacts to the El Campo Road and State Route 101 intersection, 
resulting in a Class I impact and the need to revise and re-circulate the Draft EIR.   
 
Section V.E. (Traffic and Circulation) of the Draft EIR was revised to address new information 
from the City of Arroyo Grande regarding the El Campo Road and State Route 101 Interchange 
Project, including a revision to the traffic impact determination.  The Revised Draft EIR stated 
that the proposed project would generate trips affecting the El Campo Road and State Route 101 
intersection for an unknown period of time prior to the construction of physical improvements, 
and would result in a significant, adverse, unavoidable (Class I) traffic impact.  Additional 
revisions to the Draft EIR in response to comments received during the public review period are 
noted in Section V.C. (Biological Resources), Section V.F. (Air Quality), and Section VI.A. 
(Alternatives). 
 

2. Review of Re-circulated Draft EIR 

The Re-circulated Draft EIR was distributed to responsible and trustee agencies, other affected 
agencies, surrounding cities, and interest parties, as well as all parties requesting a copy of the 
Re-circulated Draft EIR in accordance with Public Resources Code 21092(b)(3).  The 45-day 
public review period for the Re-circulated Draft EIR started on April 4, 2005 and during this 
period the Re-circulated Draft EIR, including technical appendices, was available for review at 
the following location: 
 

County of San Luis Obispo 
Department of Planning and Building 
County Government Center Room 310 
San Luis Obispo, CA 93408-2040 

 

 
On behalf of the lead agency, comments on the Re-circulated Draft EIR were addressed to: 
 
 Ms. Julie Eliason, Environmental Resource Specialist 
 Division of Environmental and Resource Management 
 Department of Planning and Building 
 County Government Center, Room 310 
 San Luis Obispo, CA 93408 
 
The 45-day public review period for the Revised Draft EIR ended on May 23, 2005.  Written 
responses to all significant environmental issues raised in the Draft EIR have been prepared and 
are available for review in Appendix F.  Responses to comments on the Re-circulated Draft EIR 
would be prepared and available for review at least 10 days prior to the public hearing before the 
County of San Luis Obispo when the lead agency would consider the certification of the Final 
EIR.  The environmental comments and their responses to the Draft EIR and Re-circulated Draft 
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EIR would be included as part of the Final EIR and the environmental record for consideration 
by decision-makers for the project. 
 

3. Final EIR 

Based on comments received by the California Department of Forestry / County Fire Department 
(CAL FIRE) in response to the Revised Draft EIR, the proposed project design would result in 
an additional significant impact due to the lack of adequate secondary access (Rob Lewin, May 
23, 2005).  Following consultation with CAL FIRE, the applicant initiated additional 
negotiations with the City of Arroyo Grande, the Lucia Mar School District, and John Taylor 
(private property owner) to permit primary access via Castillo Del Mar Drive.   
 
On May 4, 2006, a Memorandum of Understanding (MOU) was completed and signed by the 
City of Arroyo Grande, Lucia Mar School District, John Taylor, and project applicants.  The 
MOU states that the City of Arroyo Grande agrees to lift the easement at the terminus of Castillo 
Del Mar Drive and allow the applicant to use Castillo Del Mar Drive for primary access.  
Additional components of the MOU require the applicant to: acquire 1.2 acres of prime 
agricultural land from John Taylor; deed the 1.2 acres of purchased land to the City; provide 
funding to the City of Arroyo Grande, which the City would use for the development of plans to 
extend Castillo Del Mar Drive to Valley Road and construction of the roadway; and, contribute 
to the “in-lieu” fee program to mitigate for the loss of prime farmland.  Based on the MOU, the 
City would be responsible for development of engineering plans and construction of the Castillo 
Del Mar Drive extension to Valley Road, and would maintain the roadway.  The City adopted a 
Mitigated Negative Declaration (General Plan Amendment Case No. 06-001, Development Code 
Amendment Case No. 06-001, and Tentative Parcel Map Case No. 06-004), which includes an 
analysis of the road extension to Valley Road on August 22, 2006.   
 
In response to CAL FIRE comments, the applicant submitted revised plans showing a revised 
access plan.  Primary access would be located at the western boundary of the parcel, and would 
be provided by Castillo Del Mar Drive.  Secondary access would extend to the east, and would 
connect with Coast View Drive and Falcon Ridge Estates.  Implementation of the proposed 
revised project would minimize the Class I Transportation and Circulation impact at the 
Highway 101/ El Campo Road intersection to less than significant (refer to Section V.E. Traffic 
and Circulation).  The proposed project changes are incorporated into this Final EIR, which 
includes two additional resource sections, Agricultural Resources and Fire Safety. 
 
Based on the revised project description and previously disclosed environmental effects (i.e., 
significant impacts identified in the City of Arroyo Grande MND adopted August 22, 2006), no 
new significant impacts would occur as a result of new information and project revisions 
disclosed in this Final EIR.  Therefore, CEQA does not require re-circulation of another Draft 
EIR and a Final EIR has been prepared. 
 
The Final EIR contains the comments received during the Draft EIR and Revised Draft EIR 
review periods and the responses to these comments.  All changes to the EIR resulting from the 
responses to comments are marked by a vertical line in the left margin.   
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II. SUMMARY 

This Environmental Impact Report (EIR) assesses the environmental impacts associated with the 
Busick Tract Map project.  Haythem Dawlett, Carlo Alfano, and John Scardino are the 
Applicants.  This EIR is an informational document that is being used by the general public and 
governmental agencies to review and evaluate the proposed project.  The reader should not rely 
exclusively on the Summary section as the sole basis for judgment of the proposed project and 
alternatives.  The EIR in its entirety should be consulted for information about the project’s 
environmental impacts and associated mitigation measures.  The Summary section includes a set 
of Impact Summary Tables.  These tables summarize the impacts and mitigation measures for 
each component of the proposed project.  The impacts and mitigation measures are discussed in 
detail in Section V of the EIR.  The Summary section also identifies the various alternatives 
analyzed as part of the EIR.  The details of the alternatives analysis can be found in Section VI of 
the EIR. 
 
The purposes of the Summary section and Impact Summary Tables are to provide the reader with 
a brief overview of the proposed project, the anticipated environmental effects, and the potential 
mitigation measures that could reduce the severity of the impacts associated with the project.  
This EIR was prepared in accordance with State and County of San Luis Obispo administrative 
guidelines established to comply with the California Environmental Quality Act (CEQA).   
 
A number of Federal, State, and local governmental agencies require an environmental analysis 
of the proposed project consistent with the requirements of CEQA in order to act on the project.  
These agencies include the County of San Luis Obispo, U.S. Army Corps of Engineers (ACOE), 
California Department of Fish and Game (CDFG), Regional Water Quality Control Board 
(RWQCB), and the San Luis Obispo County Air Pollution Control District (SLOAPCD). 
 
A. PROJECT LOCATION AND DESCRIPTION 

1. Project Location 

The project site is located at the northwestern end of Coast View Drive, approximately 700 feet 
northwest of Falcon Crest Drive, immediately southwest of State Route 101, south of the City of 
Arroyo Grande (refer to Figures III-1 through III-3).  The site consists of an undeveloped parcel.  
A gated, unpaved, access road currently runs through the parcel connecting Castillo Del Mar 
Drive in the Vista Del Mar residential subdivision and Coast View Drive in Falcon Ridge 
Estates.  The access road has an unlocked gate at the City-limit boundary and was historically 
conditioned for use as emergency access only (refer to Figure III-4). 
 

2. Project Objectives 

The objective of the proposed project is to provide residential housing to the southern portion of 
San Luis Obispo County. 
 

3. Project Characteristics 

The applicant is proposing to create sixteen (16) residential parcels in the San Luis Bay Planning 
Area at a density consistent with the San Luis Obispo County General Plan, retaining a portion 
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of the project site as non-buildable for future placement within an open space easement (refer to 
Figure III-5).  The single-family residential lots would be sold to individual owners and 
developed independently.  The applicant is proposing to develop project site infrastructure 
including one main access road, one internal road, drainage facilities, water supply facilities, and 
sewer connection lines. 
 
As discussed in Chapter I (Introduction), the applicant submitted a revised plan following 
circulation of the Draft EIR.  Based on the revised plan, primary access would be located at the 
northwestern boundary of the parcel, and would be provided by Castillo Del Mar Drive.  
Secondary access would extend to the southeast, and would connect with Coast View Drive and 
Falcon Ridge Estates.  The revised plan is essentially the same as “Revised Access Alternative 
A” identified in the Draft EIR. 
 
Implementation of the proposed revised project would minimize the Class I Transportation and 
Circulation impact at the Highway 101/ El Campo Road intersection to less than significant 
(refer to Section V.E. Traffic and Circulation).  The proposed project changes are incorporated 
into this Final EIR, which includes two additional resource sections, Agricultural Resources and 
Fire Safety. 
 
B. SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Table II-1 on the following pages provides a summary of the potential impacts of the proposed 
project.  This table identifies the resource analyzed, project impacts associated with the resource, 
the scope of impact (i.e., local or regional), proposed mitigation measures, and the residual 
impacts once the mitigation measures have been incorporated.  In accordance with CEQA, the 
summary tables identify the following types of potential impacts, if any, associated with the 
proposed development.   
 
Class I Impacts: Significant environmental impacts that cannot be fully mitigated or avoided.  
The decision maker must adopt a “Statement of Overriding Considerations” as required under 
CEQA Guidelines Section 15093 if the project is approved. 
 
Class II Impacts: Significant environmental impacts that can be feasibly mitigated or avoided.  
The decision maker must issue “Findings” under CEQA Guidelines Section 15093 if the project 
is approved. 
 
Class III Impacts: Environmental impacts which are adverse but not significant for which the 
decision maker does not have to adopt “Findings” under CEQA.  
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TABLE II-1 
Summary of Impacts and Mitigation Measures 

 

Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

DRAINAGE AND EROSION 
Drainage and 

Erosion 
DE/Impact 2  Grading activities associated with tract 
improvements and individual lot development conducted during 
the wet season (October 15 through April 15) or 
during/immediately following a rain event would result in 
significant erosion and down-gradient sedimentation 

Local DE/mm-2  Prior to issuance of grading permits, the 
applicant and/or individual lot owner shall prepare and 
implement a Sedimentation and Erosion Control Plan per 
the requirements of LUO Section 22.52.090, which shall 
address both temporary and permanent measures to control 
erosion and reduce sedimentation.  If vegetation is included 
as the means to stabilize the soils, it shall be planted at 
least 30 days before the beginning of the wet season, and 
watered regularly to ensure adequate root establishment.  
Otherwise, non-vegetative means shall be employed. 
 
DE/mm-3  Prior to issuance of grading and/or construction 
permits, the applicant shall prepare and implement a 
Stormwater Pollution Prevention Plan approved by the State 
Water Resources Control Board. 

Insignificant 

BIOLOGICAL RESOURCES 
Biological 
Resources 

BR/Impact 1  Construction of the proposed access road, storm 
water improvements, and detention basin would result in direct 
disturbance of the ephemeral drainage and areas potentially 
qualifying as “Waters of the U.S.,” including potential areas of 
wetland resulting in potentially significant impacts.  

 

Local BR/mm-1  Prior to issuance of construction permit relating 
to final design and construction of the proposed access 
road, storm water improvements, and detention basin, a 
wetland delineation and, if necessary, a jurisdictional 
determination shall be conducted to determine the presence 
and extent of “Waters of the U.S.”, including wetlands.  
Results of the wetland delineation shall immediately be 
submitted to the County Division of Environmental and 
Resource Management and Army Corps of Engineers 
(Corps).  The applicant shall be responsible for contacting 

Insignificant 
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Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

the Corps and California Department of Fish and Game 
(CDFG) prior to project implementation to determine 
specific permitting requirements and mitigation 
responsibilities associated with disturbance of the identified 
drainage, and any associated areas of wetland. 
 
BR/mm-2  Prior to recordation of the final map, the applicant 
shall obtain all appropriate authorizations and permits from 
affected resource agencies including, but not limited to a 
Section 404 permit from the Corps to discharge dredged or 
fill material into Waters of the U.S. and a 1600 California 
Department of Fish and Game Streambed Alteration Permit 
for disturbance of any portion of a channel located beneath 
the top of bank.  If authorization and/or permits are not 
required, the applicant shall submit documentation from the 
applicable agency.   
 
If construction permits or approval of tract improvements 
are issued in phases, Corps authorization shall be obtained 
prior to approval of tract improvements or issuance of 
construction permit relating to construction of the detention 
basin or other activities that require ground disturbance 
within 100 feet of the identified drainage.    
 
BR/mm-3  If wetlands, including “Waters of the United 
States,” are identified onsite, prior to approval of tract 
improvements or issuance of construction permit, the 
applicant shall submit a wetlands mitigation plan for the 
approval of the County Division of Environmental and 
Resource Management and California Department of Fish 
and Game.  If Corps jurisdictional wetlands are present, the 
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Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

plan shall also be submitted to the Corps.  The mitigation 
plan shall be prepared as per the County’s Guidelines for 
Mitigation/Monitoring Plans.  The wetlands mitigation plan 
shall be implemented by the applicant and/or successors-in-
interest (Homeowners Association).  In addition to any 
measures and elements required by the Corps, the 
mitigation plan shall include the following elements: 
 
A) Quantification of temporarily and permanently impacted 

wetland areas; 
B) Identification of the wetland area to be restored at a 

mitigation ratio no less than 1:1; 
C) Methodology for restoration, including a planting site 

plan, inventory of plants for revegetation, installation of 
irrigation or other suitable watering method, and 
scheduling of maintenance activities; and, 

D) A description of a restoration monitoring plan, success 
criteria, reporting schedule, and cost estimate to 
implement the plan. 

 
If wetlands are present within the area proposed for 
construction of the access road and storm water 
management system, the applicant may minimize the 
permanently affected area by preparing and submitting a 
revised plan showing proposed access to parcels south of 
the proposed Castillo Del Mar extension.  If the applicant 
chooses this option, the revised plan shall clearly 
demonstrate how the ephemeral drainage shall be restored, 
stabilized, and maintained to manage storm water flow in a 
non-erosive manner.   
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Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

BR/mm-4  Prior to issuance of construction permits or 
approval of tract improvements, the applicant shall provide 
a cost estimate and set up a trust account to retain a 
County-approved qualified biological monitor to inspect 
implementation of County and resource agency conditions 
of approval.  The frequency and duration of monitoring 
would be determined by the County Division of 
Environmental and Resource Management and specified 
within resource agency-issued conditions of approval.  If a 
wetland mitigation plan is required, the biological monitor 
shall monitor the mitigation efforts for a minimum of three 
years or earlier or until the performance criteria are met. 
 
BR/mm-5  Prior to issuance of construction permit for the 
proposed storm water detention basin, the applicant shall 
implement an approved Erosion and Sedimentation Control 
Plan (required by the County of San Luis Obispo Land Use 
Ordinance).  Implementation of the approved plan, and any 
necessary modifications in the field shall minimize the 
potential for indirect disturbance of sensitive aquatic 
habitats located downstream and off-site (e.g., Los Berros 
Creek, Arroyo Grande Creek) and shall include the 
installation of appropriate erosion control devices (i.e., hay 
bales, silt fences) down-slope of areas experiencing 
disturbance of the ground surface associated with both 
infrastructure and residential construction.  The project 
applicant, and/or successors-in-interest (Homeowners 
Association), shall check erosion control devices on a daily 
basis to ensure proper function.  The County-approved 
biological monitor shall inspect erosion control measures for 
a duration and frequency determined by the County and 



Busick Tract Map Final EIR  Summary 

Morro Group, Inc.  II-7 

Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

resource agencies, if necessary.  Additional measures 
recommended by the biological monitor, and approved by 
the County and affected resource agencies, shall be 
implemented in the field. 
 
BR/mm-6  Construction of the proposed storm water 
detention basin and associated drainage improvements 
within the ephemeral drainage shall not be allowed during 
the wet season (October 16 – April 15) or during or 
immediately prior to or following a rain event.  The retained 
biological monitor shall verify compliance. 
 
BR/mm-7  Immediately following completion of construction 
of the detention basin and other infrastructure within the 
project site and prior to final inspection, the applicant and/or 
successors-in-interest (Homeowners Association) shall 
revegetate adjacent disturbed and barren areas with 
appropriate non-invasive native vegetation from the 
County’s approved plant list to reduce the risk of on-site 
erosion.  The applicant shall replant areas experiencing only 
temporary disturbance (a period greater than 30 days) with 
native species that occur in adjacent grassland and 
woodland communities.  The applicant and/or successors-
in-interest (Homeowners Association) shall submit a letter to 
the County Department of Planning and Building 
immediately following completion of revegetation activities 
and prior to final inspection.  The vegetation shall be 
maintained and weeded for a period of three years. 

Biological 
Resources 

BR/Impact 2  Proposed residential development, access 
driveway construction, creation of vegetation defensible space, 
and site improvements could result in direct removal, or 

Local BR/mm-8  Prior to issuance of construction permits for 
individual lot development, the landowner shall submit plans 
showing the location of existing oak trees, the diameter at 

Insignificant 
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Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

inadvertent disturbance of up to thirteen coast live oak trees 
and up to 1.6 acres of oak woodland located within, or 
immediately adjacent to, the allowable buildable areas. 

 

breast height, and if they will be removed or impacted 
(disturbance within the dripline including trimming) within 25 
feet of project boundaries.  Up to thirteen oak trees may be 
removed or impacted by the development and additional 
trees may be trimmed for fire prevention measures.   
 
BR/mm-9  Prior to recordation of final map, the applicant 
shall submit an Oak Tree Mitigation and Monitoring Plan to 
be reviewed and approved by the Environmental 
Coordinator.  The Oak Tree Mitigation and Monitoring Plan 
shall be written as per the County’s Mitigation and 
Monitoring Plan Guidelines.  At a minimum the plan shall 
include goals, performance standards, and remedial 
measures to implement if the performance standards are 
not met.  The plan shall provide for the replacement, in kind 
at a _4:1 ratio all oak trees removed as a result of the 
development of the project, and in addition, shall provide for 
the planting, in kind at a 2:1 ratio, of oak trees to mitigate for 
trees impacted but not removed.  Tree removal shall not be 
permitted outside of the “building limit line.”  The Oak Tree 
Mitigation and Monitoring Plan shall include, but not be 
limited to, the following tree planting guidelines, which shall 
be printed on all applicable plans: 
 
INITIAL PLANTING  
 
Replanting shall be completed as soon as it is feasible (e.g. 
irrigation water is available, grading done in replant area).  If 
possible, planting shall be completed in the late fall or winter 
months (October to January).  If planting cannot occur 
during these optimal months, a landscape irrigation plan 



Busick Tract Map Final EIR  Summary 

Morro Group, Inc.  II-9 

Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

shall be submitted prior to construction permit issuance 
showing how plants will be watered on a regular basis.  If 
planting occurs outside of optimal months, a thorough 
watering will be completed at the time of planting.  Replant 
areas shall either be either in native topsoil or areas where 
native topsoil has been reapplied.  If the latter, top soil shall 
be carefully removed and stockpiled for spreading over 
graded areas to be replanted (setting aside enough for 6-
12" layer for entire tree replant area).  Stockpile areas shall 
be shown on al applicable grading and/or construction 
plans.  Planting hole depths shall exceed container depths 
to sufficiently avoid roots from turning upwards.  Soil 
returned around containers shall be compacted sufficiently 
to eliminate air pockets.  To provide for greatest success for 
replacement oaks, planting stock should be either seedlings 
(preferred) or up to one-gallon container sizes.  Small 
seedlings should be tubed.  Clustering of seedings in 
groups of two to four is preferred (but would need to 
maintain the overall on-center plant average described 
below.  Where possible, planting should be outside of, but 
as near as possible to, existing driplines of oak trees. 
 
Average tree planting densities shall be no greater than one 
tree every 20 feet and shall average no more than four 
planted trees per 2,000 square feet, unless it is shown to 
the county by a qualified biologist that existing average tree 
(with five-inch diameters or more) densities are greater.  
Where natural densities are shown to be greater than one 
tree every 2,000 square feet, planting densities (4:1) could 
match that density.  This average planting density, and 
respective area needed, will be reflected on all applicable 
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Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

construction plans.  In the event that inadequate on-site 
area exists for replanting of replacement trees, a fee per 
equivalent tree removed shall be applied, pursuant to the 
County Guidelines for Tree Protection.   
 
Location of newly planted trees should adhere to the 
following, whenever possible: on the north side of and at the 
canopy/dripline edge of existing mature native trees; on 
north-facing slopes; close to drainage swales/gullies (except 
when riparian habitat present); where topsoil is present; at 
least 25 feet away from continuously wet areas (e.g. lawns, 
leach lines); random and clustered planting patterns to 
create natural appearance, and; planting locations away 
from known animal populations (e.g., squirrels, gophers).   
 
MAINTENANCE AND PROTECTION 
 
These newly planted trees shall be maintained until 
successfully established.  The following planting and 
maintenance measures are necessary for successful 
establishment, and shall be included as part of monitoring 
efforts:  provide and maintain protection (e.g. tree shelters, 
caging) from animals (e.g., deer, rodents); regular mulching 
and weeding (minimum of once early Fall and once early 
Spring) of at least a three foot radius out from plant; 
adequate watering (e.g., drip-irrigation system), and 
watering should be controlled so only enough is used to 
initially establish the tree, and reducing to zero over a three 
year period; avoidance of planting between April and 
September unless irrigation system with timer is provided, 
where trees are watered one gallon every four weeks (may 
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Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

vary); application of standard planting procedures (e.g., 
planting tablets, initial deep watering, etc.), and; when 
planting with, or near, other landscaping, all landscape 
vegetation within the eventual mature oak tree root zone 
(25-foot radius of planted oak) will need to have similar 
water requirements as the oak (including no summer 
watering once established).   
 
Protection of newly planted trees shall include the following 
measures, and be shown on all applicable plans prior to 
issuance of construction permit for lot development: 

 
a. An above-ground shelter (e.g., tube, wire caging) shall 

be provided for each tree upon planting, and shall be of 
sturdy material that will provide protection from 
browsing animals for no less than seven years (unless 
determined successfully established by monitor). 

b. Caging to protect roots from burrowing animals shall be 
installed when the tree is planted, and be made of 
material that will last no less than seven years. 

c. Each shelter shall include the following, unless 
manufacture instructions recommend a more 
successful approach: 
1. Shelter shall be secured with stake that will last 

seven years; 
2. Height of shelter shall be no less than three (3) 

feet; 
3. Base of shelter shall be buried into the ground; 
4. Top of shelter shall be securely covered with 

plastic netting, or better, and last for no less than 
seven years; and, 
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Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

5. If required planting is located in areas frequented 
by deer, tube/caging heights shall be increased to 
at least four feet or plantings shall be protected 
with deer fencing. 

 
To provide for adequate weed control around replacement 
trees, while still minimizing impacts to other existing 
sensitive vegetation, the following approach will be needed:  
1) no use of herbicides (unless newly-planted tree is fully 
protected during application); and 2) either installation of a 
securely staked “weed mat” (covering at least a three-inch 
radius from center of plant), or hand removal of weeds 
(covering at least a three-inch radius from center of plant) 
will be completed for each plant (where hand removal 
weeding will be kept up on a regular basis (at least once in 
late spring [April] and once in early winter [December]).  
This should be done until tree is at least three feet tall.  Use 
of weed-free mulch (at least three inches deep), with regular 
replenishment, may be substituted for weed mat.   
 
BR/mm-10  Prior to final inspection of individual residences, 
the landowner shall replace, at a 4:1 ratio, coast live oak 
trees to be removed and at a 2:1 ratio, the coast live oak 
trees that would be impacted as a result of grading and 
implementation of fore prevention measures including oak 
tree limb trimming.  Replacement trees shall be located on 
the project parcel outside of the buildable area within 
existing oak woodland. 
 
BR/mm-11  To promote the success of the new trees, the 
applicant shall retain a qualified individual (e.g., arborist, 
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Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

landscape architect/contractor, certified arborist, certified 
nurseryperson, botanist) to prepare a letter stating the 
required planting and protection measures have been 
completed.  This verification letter shall be submitted to the 
Department of Planning and Building prior to final inspection 
of each residence.  The letter shall specify the following: 1) 
when planted; 2) type and container size of vegetation 
planted; 3) approximate planting locations; and, 4) health of 
plants at the time of planting or when observed.  GPS 
coordinates and photo-documentation shall be provided.  
The retained individual shall monitor the survivability and 
vigor of the planted trees until they are successfully 
established, and shall prepare annual monitoring reports for 
a minimum of seven years.  The first monitoring report shall 
be submitted to the County Environmental Coordinator one 
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.  Additional planting and monitoring 
will be necessary if initially-required vegetation is not 
considered successfully established.  At a minimum, the 
monitoring report shall include: 1) reference and 
comparison to previous report, 2) approximate planting 
locations shown on map, 3) health and vigor of all plantings, 
4) any problems associated with health of plants, and 5) any 
remedial measures needed to insure long-term health of all 
required plantings.  The applicant, and successors-in-
interest (individual lot owners), agrees to complete any 
necessary remedial measures identified in the report(s) to 
maintain the required population of initially-planted 
vegetation.  Remedial work shall be completed by the 
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Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

applicant, or successors-in-interest (individual lot owners), 
within 30 days of it being identified. 
 
BR/mm-12  Prior to issuance of construction permits for 
tract improvements and individual lot development, to avoid 
the potential for inadvertent disturbance of scattered oak 
trees not scheduled for removal or impact, the applicant 
shall retain a qualified individual (e.g., arborist, landscape 
architect/contractor, nurseryperson) to clearly mark the 
dripline area of each oak tree located outside of, but 
adjacent to the proposed development areas.  The dripline 
of each tree shall be marked with highly visible flagging or 
construction fencing, immediately prior to construction.  
Grading, utility trenching, compaction of soil, material/ 
equipment storage, or placement of fill shall be avoided 
within fenced areas.  Tree protection areas shall be 
identified with at least one weatherproof sign placed within 
each temporarily fenced area in the most visible location for 
construction crews that states “Tree Protection Area – Stay 
Out” (four inch letter size or greater).  For larger fenced 
areas, multiple signs will be placed at 50-foot increments.  
All construction fencing and signage shall remain in place 
and kept in good working order until final inspection.  
 
BR/mm-13  To minimize impacts to the sensitive oak 
woodland understory habitat (e.g., coastal scrub), the 
applicant agrees to the following during tract improvements, 
individual lot construction activities, and for the life of the 
project: 
 
a. The applicant recognizes that trimming of oaks can be 
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detrimental in the following respects and agrees to 
minimize trimming of the remaining oaks: removal of 
larger lower branches should be minimized to 1) avoid 
making tree top heavy and more susceptible to “blow-
overs,” 2) reduce having larger limb cuts that take 
longer to heal and are much more susceptible to 
disease and infestation, 3) retain the wildlife that is 
found only in the lower branches, 4) retains shade to 
keep summer temperatures cooler (retains higher soil 
moisture, greater passive solar potential, provides 
better conditions for oak seedling volunteers), and 5) 
retain the natural shape of the tree.  Limit the amount of 
trimming (roots or canopy) done in any one season as 
much as possible to limit tree stress/shock (10% or less 
is best, 25% maximum).  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 agrees to either 
use a skilled arborist or apply accepted arborist’s 
techniques when removing limbs.  Unless a hazardous 
or unsafe situation exists, trimming shall be done only 
during the winter for deciduous species.  Smaller trees 
(smaller than 5 inches in diameter at four feet above 
the ground) within the project area are considered to be 
of high importance, and when possible, shall be given a 
similar consideration as larger trees. 

b. All native vegetation removal shall be shown on all 
applicable grading/ construction or improvement plans, 
and reviewed/ approved by the County (Planning and 
Building Dept.) before any work begins. 



Busick Tract Map Final EIR  Summary 

Morro Group, Inc.  II-16 

Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

c. Vegetation removal of native habitat shall be limited to 
what is shown on the county-approved grading/ 
construction /improvement plans.  

d. Vegetation clearance for fire safety purposes shall be 
limited to the minimum setbacks required by Cal Fire.  
Where feasible, all efforts will be made to retain as 
much of this vegetation within the setback as possible 
(e.g. remove/trim only enough vegetation to create non-
contiguous islands of native vegetation). 

e. All allowed uses within the native habitat area shall be 
“passive,” where the use will have either no or minimal 
impact on the habitat. 

f. Any CC&Rs created shall include the above provisions 
to protect the native habitat. 

 
BR/mm-14  Prior to issuance of construction permits for 
individual lot development, the applicant shall submit a cost 
estimate for planting, maintenance, and/or monitoring by 
qualified individuals.  Qualified individuals shall show they 
are experienced and successful in planting, maintaining 
and/or monitoring native vegetation.  The cost estimate 
shall include all critical elements to insure the success of 
any replanting efforts (e.g., plant materials, amendments, 
irrigation, regular maintenance, etc.).  When cost estimates 
are required, the applicant shall either post a performance 
bond equal to the county-approved cost estimate, or 
establish a trust account with the county to administer 
implementation of one or more of these components, or a 
combination of the two.  Where a county trust account is 
required, the work scope and selection of qualified 
individual(s) shall be approved or determined by the county. 
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Biological 
Resources 

BR/Impact 3  Project implementation could result in direct 
disturbance of burrowing owl, if individuals of this species 
occupy annual grassland of the project site prior to or during 
construction. 

Local BR/mm-15  Prior to issuance of construction permits for 
tract, road, and infrastructure improvements and prior to 
issuance of construction permits for individual lot 
development, the applicant, or landowner as applicable, 
shall retain a County-qualified wildlife biologist to conduct a 
pre-activity survey for burrowing owl.  The survey shall be 
conducted within 30-days prior to site disturbance.  If 
ground disturbing activities are delayed or suspended for 
more than 30 days after the preconstruction survey, the site 
shall be resurveyed.  Results of the survey shall be 
documented in a report and shall include the date of the 
survey, methods of inspection, and findings.  The report 
shall be submitted to the County Division of Environmental 
and Resource Management and the California Department 
of Fish and Game (CDFG).  If no burrowing owls are found 
to occupy the site at that time, no further measures would 
be necessary unless burrowing owls are subsequently 
observed at the project site, in which case the following 
mitigation measure would be implemented. 
 
If burrowing owls are found within the project site, the 
applicant or successors-in-interest (individual lot owners) 
shall immediately contact CDFG and implement all 
measures identified in the CDFG staff report on burrowing 
owl mitigation, additional measures required by CDFG, and 
in the Burrowing Owl Survey report (McCormick; 1997) shall 
be implemented.  Measures shall include but not be limited 
to: 
 
A) If feasible, burrowing owl burrows shall be avoided.  No 

disturbance shall occur within 50 meters of occupied 

Insignificant 
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burrowing owl burrows during the non-breeding season 
(September 1 through January 31) or within 75 meters 
during the breeding season (February 1 through August 
31).  A minimum of 6.5 acres of foraging habitat shall 
be permanently preserved contiguous with the 
occupied burrow sites for each pair of breeding 
burrowing owls or single unpaired resident owl.  The 
configuration of the protected habitat shall be reviewed 
and approved by the Environmental Coordinator and 
California Department of Fish and Game. 

 
If avoidance of burrowing owl burrows is not feasible, 
the following measures shall apply, upon approval by 
the Environmental Coordinator and California 
Department of Fish and Game.   

 
1. Occupied burrows shall not be disturbed during the 

nesting season (February 1 through August 31) 
unless a qualified biologist approved by CDFG 
verifies that either: 1) birds have not begun egg-
laying and incubation: or 2) that juveniles from the 
occupied burrows are foraging independently and 
capable of independent survival.   

 
2. A minimum of 6.5 acres of foraging habitat per pair 

or unpaired resident burrowing owl shall be 
acquired and permanently protected.  The 
protected area shall be adjacent to occupied 
burrowing owl habitat and at a location approved 
by the California Department of Fish and Game.  
The protected habitat shall contribute to the long-
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term conservation of the burrowing owl and the 
ecosystem(s) on which they depend. 

 
3. When destruction of occupied burrows is 

unavoidable, a Burrowing Owl Habitat 
Replacement Management and Monitoring Plan 
shall be prepared by a County-approved biologist, 
and submitted to the Environmental Coordinator for 
review and approval.  The plan shall identify the 
burrow affected by potential development, and 
demonstrate how existing unsuitable burrows shall 
be enlarged or cleared of debris or created (e.g., 
by installing artificial burrows) at a 1:1 ratio within a 
protected area.  Mitigation success criteria shall be 
identified, and monitoring reports shall be prepared 
annually for a minimum of three years.  Monitoring 
reports shall be submitted to the Environmental 
Coordinator and California Department of Fish and 
Game. 

 
4. If owls must be moved away from the disturbance 

area, passive relocation techniques shall be used 
(i.e., use of artificial burrows and tunnels), and 
trapping shall be prohibited.  A minimum of one 
week shall be required to accomplish relocation to 
allow owls to acclimate to alternative burrows. 

Biological 
Resources 

BR/Impact 4   Project implementation could result in direct 
removal of individual oak trees located outside of designated 
open space areas, and potential take of active bird nests, 
including raptors. 
 

Local BR/mm-16  According to the CDFG Code 3503, “take” of 
the nest or eggs of any bird is prohibited, except upon 
approval from CDFG.  To avoid take of active bird nests, 
any necessary tree removals shall be conducted between 
August 15 and March 15, outside of the typical breeding 

Insignificant 
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season.  If tree removals are determined necessary during 
the typical breeding season, a County-qualified biologist 
shall conduct a bird nest survey within 24 hours of proposed 
development activities.  The results of the bird nest survey 
shall be submitted to the California Department of Fish and 
Game (CDFG) and County of San Luis Obispo Division of 
Environmental and Resource Management, via a letter 
report.  The report shall include the date of the survey, 
methods of inspection, and findings.  If the biologist 
determines that a tree slated for removal is being used for 
nesting at that time, no site disturbance or use of equipment 
shall be allowed within an appropriate buffer area to be 
determined by the biologist, based on bird species, 
topography, and type of activity until after the biologist has 
determined that the young have fledged from the nest and 
achieved independence.  No construction or grading activity 
shall occur within the buffer area.  If no nesting is found to 
occur, necessary tree removal could then proceed.  

Biological 
Resources 

BR/Impact 5  If site disturbance and construction activities 
occur during the nesting season (March through August), 
project implementation could result in take of active bird nests 
located within annual grassland of the project site. 

Local BR/mm-17  Prior to issuance of construction permits for 
road and infrastructure construction and individual lot 
development, if construction and site disturbance activities 
occur during the typical songbird nesting season (March 15 
through August 15), the applicant or successors-in-interest 
(individual lot owners) shall retain a County-qualified 
biologist to conduct a pre-construction survey for nesting 
songbirds.  The survey shall be conducted within three days 
of proposed site disturbance and construction activities to 
determine presence/absence of nesting birds on the project 
site.  If no breeding or nesting activities are detected within 
100 feet of the proposed work areas, construction activities 
may proceed.  If, however, active nests are found within 

Insignificant 
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areas proposed for disturbance, after the biologist shall 
establish an appropriate buffer area based on the bird 
species, topography, and type of activity.  No construction 
or grading activities shall occur within the buffer area until 
the biologist has determined that the young have fledged 
from the nest and achieved independence, or upon 
approval from CDFG.   

Biological 
Resources 

BR/Impact 6  Project implementation could result in direct 
disturbance or take of Monterey dusky-footed woodrat, if 
individuals of these species occupy annual grassland of the 
project site prior to construction. 

Local BR/mm-18  Prior to issuance of construction permit, the 
applicant or successors-in-interest (individual lot owners) 
shall retain a County-qualified biologist to conduct a pre-
activity survey for Monterey dusky-footed woodrat that may 
occupy the site.  The survey shall be conducted within 30 
days prior to proposed site disturbance and construction 
activities.  Results of the survey shall immediately be 
submitted to the County Division of Environmental and 
Resource Management and CDFG as necessary.  The 
survey report shall include the date of the survey, methods 
of inspection, and findings.  If active burrows of woodrats 
are found within proposed development areas during the 
survey, the biologist shall establish an appropriate buffer 
area to protect the nest(s).  No site disturbance shall occur 
within the buffer area until a Memorandum of Understanding 
(MOU) is obtained from CDFG.  An alternative to a buffer 
area is to disassemble nests by hand outside of the nesting 
season (February through September) and allow the 
woodrats to leave the site. 

Insignificant 

Biological 
Resources 

BR/Impact 7  Project implementation could result in direct 
disturbance or take of American badger, if individuals of these 
species occupy annual grassland of the project site prior to 
construction. 

Local BR/mm-19  Prior to issuance of construction permit, the 
applicant or successors-in-interest (individual lot owners) 
shall retain a County-qualified biologist to conduct a pre-
activity survey for American badger that may occupy the 
site.  The pre-construction survey shall be conducted within 

Insignificant 
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30 days of beginning work on the project to identify if 
badgers are using the site.  The results of the survey shall 
be sent to the project manager, CDFG, and the County of 
San Luis Obispo.   
 
If the pre-construction survey finds potential badger dens, 
they shall be inspected to determine whether they are 
occupied.  The survey shall cover the entire property, and 
shall examine both old and new dens.  If potential badger 
dens are too long to completely inspect from the entrance, a 
fiber optic scope shall be used to examine the den to the 
end.  If a fiber optic scope is not available, occupation of the 
den can be determined by partially obscuring the den 
entrance with sticks and leaves to indicate animal passage 
into and out of the den and dusting the den entrance with a 
fine layer of dust or tracking material for three consecutive 
nights and examining the following mornings for footprints.  
Inactive dens may be excavated by hand with a shovel to 
prevent re-use of dens during construction.  If badgers are 
found in dens on the property between February and July, 
nursing young may be present.  To avoid disturbance and 
the possibility of direct take of adults and nursing young, 
and to prevent badgers form becoming trapped in burrows 
during construction activity, no grading shall occur within 
100 feet of active badger dens between February and July.  
If badger dens are found on the property during the pre-
construction survey, the CDFG wildlife biologist for the area 
shall be contacted to review current allowable management 
practices. 
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Biological 
Resources 

BR/Impact-8  Proposed development on-site and within the 
surrounding area would result in increased losses of grassland 
and oak tree communities and potential disturbance of 
sensitive wildlife. 

Local To minimize disturbance of sensitive wildlife species that 
occupy grassland habitats within the region, the applicant 
shall implement BR/mm-15 through BR/mm-19, which 
consist of conducting pre-construction surveys for sensitive 
wildlife, implementing avoidance and habitat restoration 
measures for sensitive wildlife, consulting with the California 
Department of Fish and Game, and implementing protective 
measures during construction activities.  In addition, 
pursuant to Visual Resources mitigation VR/mm-3, the 
applicant shall establish a permanent open space easement 
on Lots 1 through 6 (refer to Chapter V.D. Visual Resources 
of this document).  This easement would protect oak 
woodland and a portion of grassland habitat located along 
the northern and eastern portion of the property and would 
minimize the project’s contribution to the cumulative loss of 
grassland and oak woodland habitat in the region. 

Insignificant 

VISUAL RESOURCES 
Visual Resources VR/Impact 1  As seen from the State Route 101 corridor, the 

upper portions of houses built on Lots 3, 4 and 5 would be 
visible and would be silhouetted above the natural horizon, 
resulting in long-term visual impacts. 

Local VR/mm–1  Prior to issuance of building permits for 
individual lot development, the following conditions shall 
apply to Lots 3, 4 and 5: 
 
A) Those portions of development on Lot 3 that are more 
than 100 feet from Coast View Drive shall not exceed an 
elevation of 25 feet above natural grade. 
B) The top of any development on Lot 4 shall not exceed an 
elevation of 290 feet above sea level (based on contour 
maps used in this document). 
C) The top of any development on Lot 5 shall not exceed an 
elevation of 295 feet above sea level (based on contour 
maps used in this document). 
D) No development shall exceed 35 feet above natural 

Insignificant 
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grade. 
 
VR/mm-2  Prior to recordation of the final map, the following 
shall be included on the additional map sheet, and as 
applicable, prior to issuance of subsequent grading permits, 
incorporated into all future development: 
 
A) The applicant shall clearly delineate the height of new 
development on the project plans.  All development on Lots 
3 and 4 and 5 shall not exceed the heights shown above 
and as defined in the County of San Luis Obispo Land Use 
Ordinance, Section 22.10.090, as follows: “The height of a 
building or structure shall be measured as the vertical 
distance from the highest point of the structure to the 
average of the highest and lowest points where the vertical 
plane of the exterior walls would touch the natural grade 
level of the site” (see Figure V.D.-3 below). 
B) The applicant shall clearly delineate all fencing proposed 
for areas outside of the "Building Limit Line" on the project 
plans for Lots 3, 4, and 5.  All fencing proposed for the 
areas outside of the "Building Limit Line" shall conform to 
the following:  1) No proposed fencing shall be constructed 
of solid, flat planes; 2) Fence colors shall be similar to 
surrounding natural colors and no brighter than 6 in chroma 
and value on the Munsell Color Scale on file in the County 
Department of Planning and Building; and, 3) White paint or 
other white materials shall be prohibited. 
C) Conditions, Covenants, and Restrictions (CC&Rs) shall 
be required that include items A and B above. 
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VR/mm–3  Prior to recordation of the final map, the 
following conditions shall apply to Lots 1 through 6:  The 
applicant shall place the portion of the lot that is outside of 
the Building Limit Line into a permanent open space 
easement for the purpose of protecting the existing native 
trees on each subject parcel.  No development (except for 
fences as specified in VR/mm-2 item B above) or uses shall 
be allowed within the open space easement that would 
change the natural appearance of this area.  The specific 
language of the open space easement shall be subject to 
review and approval by the San Luis Obispo County 
Department of Planning and Building. 

Visual Resources VR/Impact 2  As seen from portions of Los Berros Road, 
contrasting colors and reflectivity of the structures would 
increase visibility of the proposed development resulting in 
long-term visual impacts to the open space character of the 
site. 

Local VR/mm–4  Prior to issuance of construction permits for 
individual lot development, the applicant shall submit 
architectural elevations of all proposed structures to the 
Department of Planning and Building for review and 
approval.    
 
VR/mm-5  Prior to recordation of the final map, the following 
shall be included on the additional map sheet and 
incorporated into future development: 
 
The County Department of Planning and Building shall 
review of elevations and shall include the parameters 
specified below.  The elevations shall show forms, 
dimensions, exterior finish materials and colors, as follows: 
 
A) Building colors shall be similar to surrounding natural 

colors and no brighter than 6 in chroma and value on 
the Munsell Color Scale on file in the County 
Department of Planning and Building. 

Insignificant 
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B) Exterior wall colors shall be limited to muted earth 
tones and white paint shall be prohibited.   

C) Roof colors shall be limited to deep earth tones, deep 
muted reds, browns, and grays and no brighter than 6 
in chroma and value on the Munsell Color Scale on file 
in the County Department of Planning and Building.  
Shiny metal roofs, bright orange, red, or blue shall be 
prohibited. 

D) Conditions, Covenants, and Restrictions (CC&Rs) shall 
be required specifying the above components. 

Visual Resources VR/Impact 3  From Traffic Way in the City of Arroyo Grande, 
the upper portion of a house built on Lot 6 would be visible and 
would silhouette above the natural horizon, resulting in long-
term visual impacts. 

Local VR/mm–6  Prior to recordation of the final map, the 
following shall be adopted and included on the additional 
map sheet: 
 
 The height of new development for Lot 6 shall be clearly 
delineated on project plans, and shall not exceed an 
elevation of 295 feet above sea level, as shown for the 
tentative tract map contour mapping.  Conditions, 
Covenants, and Restrictions (CC&Rs) shall be required that 
specify the above provision. 

Insignificant 

Visual Resources VR/Impact 4  As seen from Los Berros Road and partially from 
State Route 101, the visibility of a water tank structure and 
related equipment facilities would increase the built character of 
the project, resulting in long-term visual disturbance. 

Local VR/mm-7  Prior to issuance of construction permits, the 
applicant shall submit architectural elevations of the water 
tank and related support facilities to the Department of 
Planning and Building for review and approval.  The 
elevations shall show forms, dimensions, exterior finish 
materials and colors, as follows:  
 
A) Exterior colors shall be similar to surrounding natural 

colors and no brighter than 6 in chroma and value on 
the Munsell Color Scale on file in the County 
Department of Planning and Building. 

Insignificant 
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B) Shiny metal components shall not be used. 
 
VR/mm-8  Prior to issuance of construction permits, the 
applicant shall submit landscape plans for the water tank 
site to the Department of Planning and Building for review 
and approval.  The plans shall show oak trees and native 
shrubs planted on the southern, eastern and western sides 
of the water tank and pump facilities, with a goal of fully 
screening the tank and support equipment from KVAs.  
Revegetation monitoring shall be conducted until at least 75 
percent screening is achieved. 

TRAFFIC AND CIRCULATION 
Traffic and 
Circulation 

TR/Impact 1  Development of cumulative projects in the South 
County area, including the proposed project, would cause a 
reduction in the level of service on local roads and intersections 
in southern San Luis Obispo County. 

Local TR/mm-1   Prior to issuance of building permits for the 
development of each lot, individual lot owners shall 
contribute to the County of San Luis Obispo Traffic Impact 
Fee for the South County Benefit Area 2. 

Insignificant 

Traffic and 
Circulation 

TR/Impact 2  Development of cumulative projects in and 
adjacent to the City of Arroyo Grande, including the proposed 
project, would cause a reduction in the level of service on local 
roads and intersections in the City. 

Local TR/mm-2   Prior to recordation of the final map, the 
applicant shall submit documentation to the County 
Environmental Coordinator demonstrating payment of City 
of Arroyo Grande traffic and signalization impact mitigation 
fees.  The traffic impact fee is $1,378.00 per unit, and the 
traffic signalization fee is $505.00 per unit. 

Insignificant 

AIR QUALITY 
Air Quality AQ/Impact-1  NOX emissions resulting from construction 

activities would exceed the APCD pounds per day construction 
threshold. 

 

Local AQ/mm-1  Based on Table 6-3 of the APCD’s 2003 CEQA 
Handbook, the estimated construction emissions for the 
project will exceed the thresholds requiring mitigation.  The 
following measures shall be incorporated into the 
construction phase of the project and shown on all 
applicable plans prior to construction permit issuance: 
 

Insignificant 
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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 
ARB certified motor vehicle diesel fuel (non-taxed 
version suitable for use off-road); 

c. Maximize to the extent feasible, the use of diesel 
construction equipment meeting the ARB’s 1996 or 
newer certification standard for off-road heavy-duty 
diesel engines. 

 
CBACT 
a. Install diesel oxidation catalysts (DOC), catalyzed 

diesel particulate filters (CDPF) or other District 
approved emission reduction retrofit devices 
(determination of he appropriate CBACT control 
device(s) for the project must be performed in 
consultation with APCD staff). 

 
Additional Construction Equipment Measures 
a. Electrify equipment where possible. 
b. Substitute gasoline-powered for diesel-powered 

equipment, where feasible; 
c. Use alternatively fueled construction equipment on site 

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

d. Use equipment that has Caterpillar pre-chamber diesel 
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engines; 
e. Implement activity management techniques as follows: 

i. Development of a comprehensive construction 
activity management plan designed to minimize the 
amount of large construction equipment operating 
during any given time period; 

ii. Schedule of construction truck trips during non-
peak hours to reduce peak hour emissions; 

iii. Limit the length of the construction work-day 
period, if necessary; 

iv. Phase construction activities, if appropriate. 
Air Quality 

 
 

AQ/Impact-2  PM10 emissions resulting from construction 
activities would impact air quality. 

 

Local AQ/mm-2  Based on Table 6-3 of the APCD’s 2003 CEQA 
Handbook, the estimated construction emissions for the 
project will exceed the thresholds requiring mitigation.  The 
following measures shall be incorporated into the 
construction phase of the project and shown on all 
applicable plans prior to construction permit issuance: 
 
Fugitive PM10 Mitigation Measures 
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 mph.  Reclaimed 
(nonpotable) water should be used whenever possible. 

c. All dirt stock-pile areas should be sprayed daily as 
needed. 

d. 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 native grass 

Insignificant 
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seed and watered until vegetation is established. 
e. 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. 

f. 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. 

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

h. All trucks hauling dirt, sand, or other loose materials are 
to be covered or should maintain at least two feet of 
free board (minimum vertical distance between top of 
load and top of trailer) in accordance with CVC Section 
23114.   

i. Permanent dust control measures identified in the 
approved project revegetation and landscape plans 
shall be implemented as soon a possible following 
completion of any soil disturbing activities. 

j. Wheel washers shall be installed where vehicles enter 
and exit unpaved roads onto streets, or trucks and 
equipment leaving the site shall be washed off. 

k. Streets shall be swept at the end of each day if visible 
soil material is carried onto adjacent paved roads.  
Water sweepers with reclaimed waster shall be used 
where feasible. 

l. All PM10 mitigation measures required shall be 
included on grading and building plans.  In addition, the 
contractor or builder shall designate a person or 
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Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

persons to monitor the dust control program and order 
increased watering, as necessary, to prevent transport 
of dust offsite.  Their duties 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 prior to land use clearance for 
map recordation and land use clearance for finish 
grading of the structure. 

m. Naturally Occurring Asbestos (NOA) has been 
identified by the state Air Resources Board as a toxic 
air contaminant.  Serpentine and ultramafic rocks are 
very common in the state and may contain naturally 
occurring asbestos.  Under the State Air Resources 
Board Air Toxics Control Measure (ATCM) for 
Construction, Quarrying, and Surface Mining 
Operations, prior to any grading activities at the site, 
the project applicant shall ensure that a geologic 
evaluation is conducted to determine if naturally 
occurring asbestos is present within the area that will 
be disturbed.  If NOA is found at the site, the applicant 
must comply with all requirements outlined in the 
Asbestos ATCM for Construction, Grading, Quarrying, 
and Surface Mining Operations.  These requirements 
may include, but are not limited to:  1) an Asbestos 
Dust Mitigation Plan, which must be approved by the 
APCD prior to construction, and 2) an Asbestos Health 
and Safety Program.  If NOA is not present, the 
applicant shall file an exemption request with the 
APCD.  Please refer to the APCD web page at 
http://www.slocleanair.org/business/asbestos.asp for 
more information regarding these requirements.  If you 
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Class II Impacts - Significant Environmental Impacts That Can be Feasibly Mitigated or Avoided 
(Decision-maker must issue “Findings” under CEQA Guidelines Section 15093 if the project is approved) 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

have any questions regarding these requirements, 
please contact Karen Brooks of the APCD Enforcement 
Division at 781-5912. 

n. Effective February 25, 2000, the APCD prohibited 
developmental burning of vegetative material within 
San Luis Obispo County.  Under certain circumstances 
where no technically feasible alternatives are available, 
limited developmental burning under restrictions may 
be allowed.  This requires prior application, payment of 
fee based on the size of the project, APCD approval, 
and issuance of a burn permit by the APCD and the 
local fire department authority.  The applicant is 
required to furnish the APCD with the study of technical 
feasibility (which includes costs and other constraints) 
at the time of application.  If you have any questions 
regarding these requirements, please contact Karen 
Brooks of the APCD Enforcement Division at 781-5912. 
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Class III Impacts – Environmental Impacts That Are Adverse But Not Significant 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

DRAINAGE AND EROSION 
Drainage and 

Erosion 
DE/Impact 1  Long-tern capacity and function of the basin could 
be compromised by sedimentation and vegetation growth, 
resulting in a less than significant impact. 

 DE/mm-1  Prior to recordation of the final map, the 
Conditions, Covenants, and Restrictions (CC&Rs) shall 
include the following language: 
 
a. The Homeowners Association (or their designee) shall 

be responsible for retaining a qualified individual to 
conduct an annual inspection of the detention basin 
located within Lot 13, for the lifetime of the project.  
Maintenance activities recommended by the retained 
inspector shall be conducted by the Homeowners 
Association (or their designee), and shall be conducted 
in compliance with the County Code and all other 
required permits and regulations (I.e., Army Corps of 
Engineers authorization, Stormwater Pollution 
Prevention Plan.) 

Insignificant 

AIR QUALITY 
Air Quality AQ/Impact 3  The use of woodstoves in future residences 

would contribute to PM10 pollution, and would be inconsistent 
with APCD policy. 

Local AQ/mm-3  Prior to issuance of building permits for individual 
lot development, in the instance wood burning stoves are 
proposed, the applicant shall submit building plans showing 
the use of APCD-approved wood burning devices limited to 
the following: 
 
a. All EPA-Certified Phase II wood burning devices; 
b. Catalytic wood burning devices that emit less than or 

equal to 4.1 grams per hour of particulate matter that 
are not EPA-Certified but have been verified by a 
nationally-recognized testing lab; 

c. Non-catalytic wood burning devices that limit less than 
or equal to 7.5 grams per hour of particulate matter that 

Insignificant 
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Class III Impacts – Environmental Impacts That Are Adverse But Not Significant 

Resource Description of Impact Scope Mitigation Measure Summary Residual 
Impact 

are not EPA-Certified but have been verified by a 
nationally-recognized testing lab; 

d. Pellet-fueled woodheaters, and; 
e. Dedicated gas-fired fireplaces. 
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C. SUMMARY OF ALTERNATIVES 

Four project alternatives were selected for review in the EIR because of their potential to avoid 
or substantially lessen project impacts, or because they were required under CEQA Guidelines 
(e.g., the no project alternative).  These alternatives include the following: 
 

1. No Project Alternative—Analysis of this alternative includes the assumption that the 
project site would be left in its present undeveloped condition.  

 
2. Visual Resources Protection Alternative— This alternative would consider a tract 

map proposing fewer parcels in a reconfigured manner that avoids and/or further 
mitigates identified significant visual resources impacts.  

 
3. Revised Access Alternative A—This alternative would retain the proposed preliminary 

grading plan and lot configuration, but would redirect the primary access to avoid 
adverse, significant traffic and circulation impacts.  This alternative proposes a 
primary access route to the north via Castillo Del Mar Drive and Orchard Drive in the 
City of Arroyo Grande. 

 
The applicant revised the project upon circulation of the Revised Draft EIR, and the 
revised project is now the Revised Access Alternative A. 

 
4. Mitigated Project Alternative—This alternative would implement all of the EIR 

recommended mitigation measures intended to reduce significant environmental 
impacts.  With the exception of traffic and circulation impacts, all impacts would be 
reduced to insignificance with implementation of mitigation measures. 

 
The following two additional alternatives were considered and rejected because they are not 
reasonably feasible or would not reduce identified potentially significant impacts: 
 

1. Annexation to the City of Arroyo Grande—This alternative considers annexation to 
the City of Arroyo Grande.  This alternative was rejected because the project site is 
not located within the City’s Sphere of Influence, and the City is not considering 
annexation.  

 
2. Revised Access Alternative B—This alternative considers the construction of an 

access road off of El Campo extending northwest to the project site, parallel to State 
Route 101.  This alternative was rejected because Class I impacts to the El Campo 
and State Route 101 interchange would not be avoided, and additional potentially 
significant impacts would occur, including increased site disturbance, soil erosion, 
and removal of oak trees within sensitive habitat areas. 

 
The Alternatives section of the document provides qualitative analysis of the four alternatives 
selected for consideration and the level of impact that would result if they were to be 
implemented.  Those alternatives that were determined to significantly reduce the environmental 
impacts associated with the proposed project and that were determined to be feasible were 
compared to the proposed project (refer to EIR Section VI).   
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Based on the alternatives analysis, Revised Access Alternative A is determined to be the 
Environmentally Superior Alternative because it accomplishes the basic objectives of the project, 
and avoids or substantially lessens almost all of the project-related significant environmental 
effects.  Implementation of Revised Access Alternative A would provide an advantage over the 
proposed project, and would allow the identified impacts to be mitigated to a Class II level of 
insignificance.  Implementation of this alternative depends on the approval of the City of Arroyo 
Grande, the Lucia Mar Unified School District, and a private landowner. 
 
After circulation of the Revised Draft EIR, the applicant revised the project similar to Revised 
Access Alternative A.  The revised primary and secondary access proposal was incorporated into 
the alternatives analysis in this Final EIR.  Based on this revised project, and the alternatives 
analysis, the Visual Resources Protection Alternative is determined to be the Environmentally 
Superior Alternative because it accomplishes the basic objectives of the project, and avoids or 
substantially lessens almost all of the project-related significant environmental effects.  This 
alternative incorporates the proposed access plan, reduces the number of proposed lots, and 
increases the size of the open space easement.  This alternative would further reduce potential 
impacts to biological and visual resources, and would further reduce the project’s contribution to 
cumulative traffic trip generation.   
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III. PROJECT DESCRIPTION 

A. GENERAL BACKGROUND 

 
Project Title:   Busick Tract Map 
 
Property Owners / 
Project Agent:   Haythem Dawlett / Carlo Alfano / John Scardino 
 1525 B East Main Street 
 Santa Maria, CA 93454 
    (805) 929-2453 
 
County Case Nos.: Tract Map 1789 (S890232T) 
 ED90-061 
 
Project Location:  The project site is located at the north end of Coast View Drive, 

approximately 700 feet northwest of Falcon Crest Drive, 
immediately southwest of State Route 101, southwest of the City 
of Arroyo Grande (refer to Figures III-1 through III-4). 
 
Off-site road improvements are proposed from the western 
terminus of Castillo Del Mar Drive to Valley Road, within the City 
of Arroyo Grande. 

 
Parcel Size:   47.54 acres (subdivision) 

1.2 acres (Castillo Del Mar Drive extension to Valley Road) 
 
Assessor's Parcel Number:   075-021-026; 006-095-002 
 
Legal Description:  Subdivision:  Parcel A of Parcel Map AG AL85-376 
 
Planning Area:  Subdivision:  San Luis Bay (Inland) 

Off-site road improvements:  City of Arroyo Grande 
 
County Land Use  
Designation:     Residential Suburban  
 
City Land Use 
Designation/Zoning:  Community Facility/Public Facilities 
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B. PROJECT OBJECTIVES 

The applicant is proposing a tract map to create sixteen (16) residential parcels within the 
Residential Suburban land use category (refer to Figure III-3) at a density consistent with the San 
Luis Obispo County General Plan and Land Use Ordinance.  Portions of the subject property 
would be placed within open space easements to protect certain environmental resources.  The 
residential lots would be sold to individual owners and developed independently.  The applicant 
is proposing to develop project site infrastructure including one main access road, one secondary 
road, drainage facilities, water supply facilities, and sewer connection lines. 
 
C. PROJECT HISTORY 

The following is a summary description of recent events associated with development of the 
project site, beginning with adoption of the County of San Luis Obispo Land Use Element and 
Land Use Ordinance by the Board of Supervisors in 1980 that resulted in designation of the 
project site for Residential Suburban uses. 
 
In October of 1990, the County of San Luis Obispo Department of Planning and Building issued 
a Notice of Determination and Negative Declaration for subdivision of the project site.  The City 
of Arroyo Grande then appealed the proposed Negative Declaration.  The City stated the 
Negative Declaration did not adequately address a variety of impacts to the City, including 
traffic.  The City withdrew their appeal of the Negative Declaration in July of 1991 as a result of 
efforts made by the County Board of Supervisors to consider and address the City’s concerns. 
 
In December of 1993, the County Planning Commission re-considered and approved subdivision 
of the project site.  However, in March of 1994 the neighboring Falcon Ridge Estates 
Homeowners Association appealed the Planning Commission's decision.  The adjacent Falcon 
Ridge Estates Homeowners Association stated primary reasons for their appeal as a lack of 
proposed mapped access on the proposed map, and increased traffic and drainage from the 
project site resulting in impacts to the Falcon Ridge subdivision.  In addition, during this appeal 
period the City of Arroyo Grande expressed concerns regarding a potential access road extending 
from the project site north to Orchard Avenue.  The County Board of Supervisors subsequently 
addressed the concerns of the Homeowners Association and the City in April 1994 by requiring 
the project applicant to prepare an Environmental Impact Report (EIR) in April 1994. 
 
Initiation of the EIR began in 1996.  The applicant originally proposed to utilize onsite septic and 
leach field systems for each residential lot.  During the initial study process, the County’s 
consultant, Morro Group, identified potentially adverse significant (Class I) wastewater impacts.  
Based on the results of this analysis, the proposed project was put on-hold by the applicant for 
several years until an alternative means of wastewater disposal was available.  In April 2001, the 
applicant received an agreement for wastewater disposal service from the South San Luis Obispo 
County Sanitation District and the City of Arroyo Grande.  In 2002, the applicant submitted 
revised plans to the County of San Luis Obispo, and Morro Group continued preparation of the 
EIR.   
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1. Circulation of Draft EIR 

A Draft EIR for the proposed project was circulated for public comment in January 2004.  Based 
on comments received from the City of Arroyo Grande and adjacent property owners, the Draft 
EIR has been revised and re-circulated for comment.  The January 2004 Draft EIR identified 
potentially significant traffic impacts resulting from the generation of traffic trips affecting the El 
Campo Road and State Route 101 intersection, which currently operates at a Level of Service F.  
The Draft EIR adopted City recommended mitigation including payment of traffic impact fees to 
the City of Arroyo Grande to be used towards future studies associated with the proposed 
construction of El Campo Road and State Route 101 Interchange Project.  Based on comments 
received from the City of Arroyo Grande Community Development Director in response to the 
Draft EIR and the above referenced mitigation measure, the City stated that “the traffic and 
circulation impacts of the project on the deficient and unsafe El Campo intersection with State 
Route 101 are not mitigated by a ‘fair share’ contribution toward future improvement of the El 
Campo Interchange” and that “one access alternative that should be reconsidered is…the 
alternative primary access from the City of Arroyo Grande, by extension of Orchard Drive” (Rob 
Strong; March 9, 2004).   
 
When the City of Arroyo Grande approved the adjacent residential tract development to the 
northwest of the project site, Vista Del Mar, a one-foot easement and unlocked gate was placed 
along the property boundary between Vista Del Mar and the proposed project site.  The one-foot 
easement blocked all access across the County/City property line.  An unpaved emergency 
access road was constructed on the project site, connecting Castillo Del Mar Drive in Vista Del 
Mar with Coast View Drive in Falcon Ridge Estates.  Only emergency vehicles were permitted 
to use the emergency access road. 
 
Following circulation of the Draft EIR, the City stated that the proposed mitigation measure 
requiring the applicant to contribute traffic impact fees to the City would not fully mitigate 
impacts to the El Campo Road and State Route 101 intersection.  The reason given by the City 
for this change in their position was that the City had postponed future studies and construction 
of the intersection improvements based on lack of funding (Rob Strong; March 23, 2004 and 
Don Spagnolo; March 25, 2004).  The estimated timeframe for further study and construction of 
improvements is currently undetermined; therefore this mitigation was no longer considered 
feasible.  At the time of circulation of the Revised Draft EIR, there were no mitigation options 
available to mitigate impacts to the El Campo Road and State Route 101 intersection, resulting in 
a Class I impact and the need to revise and re-circulate the Draft EIR in March 2005.   
 

2. Circulation of Revised Draft EIR 

Based on comments received from the City following public review of the January 2004 Draft 
EIR, the applicant pursued consultation with the City regarding reconsideration of removing the 
one-foot easement so as to allow the proposed project to take access to the north and alleviate the 
Class I impact and associated traffic safety issues at the El Campo Road and State Route 101 
intersection.  During a meeting attended by County staff, City staff, school district staff, the 
private landowner, and the applicant, the City stated that access via Castillo Del Mar Drive and 
Orchard Street would be reconsidered by the City provided the applicant construct an access road 
extending from Orchard Drive to Valley Road (Tony Ferrara; August 19, 2004).  The access road 
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would extend from the western boundary of Vista Del Mar to Valley Road through property 
owned by the Lucia Mar Unified School District and a private landowner (refer to Figure III-4).  
A portion of the desired alignment would be located on land currently farmed by the private 
landowner.  Based on personal communications with the school district and private landowner on 
August 19, 2004, it was unlikely that an easement would be granted to allow construction of the 
access road connection to Valley Road.   
 
After the above approach failed, the applicant submitted a request to the City of Arroyo Grande 
for consideration of the access proposal, and proposed payment of fees to construct future 
improvements including an access road connector to Valley Road in exchange for removal of the 
one-foot easement and access via Castillo Del Mar Drive and Orchard Drive.  The Arroyo 
Grande City Council considered and denied the applicant’s request during a City Council 
meeting on September 14, 2004.   
 
The revised Draft EIR was circulated for public comment in March 2005.  Based on comments 
received by the California Department of Forestry / County Fire Department (Cal Fire), the 
proposed project design would result in an additional significant impact due to the lack of 
adequate secondary access (Rob Lewin, May 23, 2005).  Following consultation with Cal Fire, 
the applicant initiated additional negotiations with the City of Arroyo Grande, the Lucia Mar 
School District, and John Taylor (private property owner) to permit primary access via Castillo 
Del Mar Drive.   
 
On May 4, 2006, a Memorandum of Understanding (MOU) was completed and signed by the 
City of Arroyo Grande, Lucia Mar School District, John Taylor, and project applicants.  The 
MOU states that the City of Arroyo Grande agrees to lift the easement at the terminus of Castillo 
Del Mar Drive and allow the applicant to use Castillo Del Mar Drive for primary access.  
Additional components of the MOU require the applicant to: acquire 1.2 acres of prime 
agricultural land from John Taylor; deed the 1.2 acres of purchased land to the City; provide 
funding to the City of Arroyo Grande for the development of plans to extend Castillo Del Mar 
Drive to Valley Road and the City’s construction of the roadway, and contribute to the “in-lieu” 
fee program to mitigate for the loss of prime farmland.  Based on the MOU, the City would be 
entirely responsible for development of engineering plans and construction of the Castillo Del 
Mar Drive extension to Valley Road, and would maintain the roadway.  The City adopted a 
Mitigated Negative Declaration (General Plan Amendment Case No. 06-001, Development Code 
Amendment Case No. 06-001, and Tentative Parcel Map Case No. 06-004), which includes an 
analysis of the road extension to Valley Road on August 22, 2006. 
 

3. Final EIR 

The applicant submitted revised plans showing a revised access plan.  Primary access would be 
located at the western boundary of the parcel, and would connect to Castillo Del Mar Drive.  
Secondary access would extend to the east, and would connect with Coast View Drive and 
Falcon Ridge Estates.  Implementation of the proposed revised project would minimize the Class 
I Transportation and Circulation impact at the Highway 101/ El Campo Road intersection to less 
than significant.  The proposed project changes are incorporated into this Final EIR, which 
includes two additional resource sections, Fire Hazards and Agricultural Resources.  Based on 
the revised project description and previously disclosed environmental effects (i.e. impacts to 
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agricultural resources identified in the City of Arroyo Grande MND adopted August 22, 2006), 
no new significant impacts would occur as a result of new information and project revisions 
disclosed in this Final EIR. 
 
D. PROJECT CHARACTERISTICS 

The proposed project includes two components:  1) the proposed subdivision and development of 
16 residential lots, and 2) the construction of an off-site road connecting Castillo Del Mar Drive 
to Valley Road within the City of Arroyo Grande. 
 

1. Residential Subdivision 

a. Development Areas by Lot 

The applicant is proposing to subdivide the 47.54-acre parcel into 16 lots varying in size from 
2.0 acres to 5.3 acres (refer to Figure III-5).  Table III-1 shows a breakdown of the proposed lots 
and land uses associated with the proposed project. 
 

TABLE III-1 
Proposed Lot Size and Land Use 

 
Land Use Acreage 

Residential Lot 1  5.29 
Residential Lot 2 2.38 
Residential Lot 3  2.99 
Residential Lot 4  3.57 
Residential Lot 5  4.17 
Residential Lot 6  3.54 
Residential Lot 7 2.60 
Residential Lot 8 2.11 
Residential Lot 9 2.11 
Residential Lot 10 2.00 
Residential Lot 11 2.00 
Residential Lot 12 2.00 
Residential Lot 13 3.59 
Residential Lot 14 2.02 
Residential Lot 15 2.00 
Residential Lot 16 2.95 
Castillo Del Mar Drive Extension 1.41 
Side Cul-de-sac Road 0.59 
Secondary Access Road Extension (within Lots 1 and 16) 0.22 
TOTAL  47.54 
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Back of Figure III-5 
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Preliminary Grading Plan 
FIGURE III-6 
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Back of Figure III-6 
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Source:  Garing, Taylor and Associates 
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b. Access 

There is an existing 20-foot wide unpaved emergency access road on a 25-foot wide emergency 
access easement extending across the project site from the terminus of Castillo Del Mar Drive in 
Vista del Mar (Tract 2207), located north of the project site to the terminus of Coast View Drive 
in Falcon Ridge Estates (Tract 1256), located south of the project site.  This road was constructed 
to comply with a condition requiring secondary access for Tract 2207 within the City of Arroyo 
Grande and was authorized by the County of San Luis Obispo (Grading Permit B001027, issued 
July 27, 2001).  During the approval process for Tract 2207, the City of Arroyo Grande City 
Council determined that primary access to the project site (Tract 1789) would not be allowed via 
Tract 2207.  At the time, a one-foot wide access control easement was established at the juncture 
of Castillo Del Mar Drive and Tract 1789, precluding use by non-emergency vehicles.  
Following adoption of the MOU (May 4, 2006), the City lifted the easement restriction, allowing 
access from the project site into the City of Arroyo Grande. 
 
The applicant is proposing to extend Castillo Del Mar Drive to provide primary access to the 
subdivision.  The paved extension of Castillo Del Mar Drive would be located in the 
approximate area of the existing emergency access road, extending 1,500 feet to the northeast, 
and terminating in a cul-de-sac approximately 250 feet northwest of the southeast boundary of 
the project site, as shown in Figure III-5.  Lots 1 through 11 and 15 through 16 would be 
accessed directly from Coast View Drive.  Lots 12 through 14 would be accessed from a side 
cul-de-sac road that would extend southwest from the Coast View Drive extension.  A narrow, 
one-lane paved road would be constructed between Lots 5 and 6 to provide access to the 
proposed water tank on Lot 5 (Figure III-5). 
 
This road section between the cul-de-sac terminus of the Castillo Del Mar Drive extension and 
the terminus of Coast View Drive within the Falcon Ridge Estates private development would be 
paved to provide secondary access to the southeast.  The applicant proposes to construct a “no-
notice” gate at the eastern terminus of the Castillo Del Mar Drive extension, which would restrict 
access into the proposed subdivision, but would open upon approach of an automobile heading 
southeast, allowing unrestricted exit out of the subdivision onto Coast View Drive.  The 
applicant proposes to place signage on the gate, notifying project residents that the access is to be 
used during emergencies only, and that the gate will open automatically upon automobile 
approach.  The applicant proposes to install a Knox Box (a locked box to be opened by a 
combination or key held by emergency response agencies) on the gate to allow entrance of 
emergency vehicles from Coast View Drive.  The existing gate at the northwestern property 
boundary, across Castillo Del Mar Drive, would be replaced with a “no-notice” gate, which 
would open by code upon approach of an automobile heading southeast into the project 
subdivision on Castillo Del Mar Drive, and would open upon approach of an automobile heading 
northwest exiting the subdivision on Castillo Del Mar Drive.  This gate would be equipped with 
a Knox Box to allow entrance of emergency vehicles into the subdivision from Castillo Del Mar 
Drive. 
 
c. Site Alteration 

The proposed project would result in site alterations during the construction of the Castillo Del 
Mar Drive primary access road extension, the side cul-de-sac road, secondary access road 
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improvements, the water tank access road, installation of the water tank, detention basin, utility 
grading and installation, and drainage improvements (refer to Figure III-6).  These roads and 
improvements would be located on areas ranging in topography from relatively level to steeply 
sloping (2 to 28 percent slopes).  Grading activities would result in the cut and fill of 
approximately 25,000 cubic yards of soil.  Finished cut and fill slopes would be at a maximum 
2:1 grade.   
 
Each proposed lot would be graded and developed by individual property owners.  Future 
development would consist of grading for driveways and building pads, and the construction of 
single-family residences.  Based on the character of adjacent development, it is likely the future 
homes would be large and require one to two acres of grading per lot. 
 
d. Water Supply 

The Rural Water Company (RWC) would provide water for the proposed project.  The water line 
would connect to an existing water main located on Coast View Drive approximately 225 feet 
southeast from the tract boundary within Falcon Ridge Estates (refer to Figure III-7).  RWC 
would require construction of a 210,000-gallon water storage tank with operational facilities to 
be placed on a 50 by 50-foot easement, located along the northern boundary of Lot 5, with the 
tank being placed near the 305-foot contour elevation.  The water tank would be approximately 
19 feet tall, with a 45-foot diameter.  The water storage tank and operational facilities would be 
accessed by a paved utility easement off of Coast View Road, located between Lots 5 and 6.  The 
proposed easement would be approximately 250 feet in length and 15 feet wide.  Approximately 
3,000 feet of four to six-inch diameter piping would be required to connect the proposed water 
storage tank to the existing water main. 
 
e. Wastewater Disposal 

Wastewater collection would be provided by the South San Luis Obispo County Sanitation 
District through an outside user agreement with J.H. Land Partnership, L.P. as approved by the 
Local Agency Formation Commission (LAFCO) Resolution No. 2001-04, recorded on April 23, 
2001 and an agreement between the South San Luis Obispo County Sanitation District and the 
City of Arroyo Grande executed April 11, 2001 by the City and April 18, 2001 by the District.  
According to the Annual Resource Summary Report (County of San Luis Obispo; 2003), the 
District’s wastewater treatment plant was at 57.6 percent capacity in 2002, and the Level of 
Service was determined to be adequate.  The population served by the facility in 2003 was 
36,768, and the estimated population at 100 percent capacity is predicted to be 63,204; therefore, 
the facility has the capacity to serve the proposed development.  The proposed sewer would 
connect to the existing sewer line in the City of Arroyo Grande in two locations at the 
northwestern property boundary (refer to Figure III-7).  The proposed sewer system would be 
gravity-fed, unless pumping is needed for Lots 10, 13, or 14.   
 
f. Open Space Areas 

The project site consists of varied terrain with moderately to very steeply sloping topography (15 
to 30 percent slopes) (along the eastern and northern boundary of the site (i.e., eastern and 
northern portions of Lots 1 through 8), sloping downward to the State Route 101 right-of-way.  
This area is defined primarily by an east-west trending ridge with an oak woodland community 



Busick Tract Map Final EIR  Project Description 

Morro Group, Inc.  III-19 

located on the ridge and on the east and north-facing slope extending down from the ridge.  
Based on the Visual Resources Assessment prepared for this EIR (refer to Section V.D.), a 
“building control line” has been established.  The building control line constitutes the eastern and 
northernmost boundary where residential development (with the exception of the proposed water 
tank and water tank access road) should occur so as to prevent unavoidable significant adverse 
impacts to visual resources.  The applicant has agreed to the implementation of the building 
control line and would place the portions of Lots 1 through 8 outside of the buildable areas in a 
permanent open space easement (refer to Figures III-4 and 5).    
 
g. Drainage 

The proposed project is located along the crest of a local ridge that trends northwest-southeast, 
parallel to State Route 101.  Runoff from the northeasterly flank of the ridge at the site drains 
down the ridge to a local, unnamed creek adjacent to State Route 101, and continues in a 
northwesterly direction into developed portions of the City of Arroyo Grande and connects with 
Los Berros Creek, which is diverted west into Arroyo Grande Creek.  Runoff from most of the 
southwesterly flank of the ridge at the site drains westerly and southwesterly into the new Vista 
Del Mar residential development and in a culvert under the Sunset Terrace Mobile Home Park in 
the City of Arroyo Grande and joins Los Berros Creek, and further west Arroyo Grande Creek.  
A smaller part of this runoff drains southwesterly and southerly into the Falcon Ridge Estates 
development.  All of the site runoff ultimately flows to Arroyo Grande Creek. 
 
The applicant is proposing to install a detention basin on Lot 13 in the far southern corner of the 
project site to hold storm water runoff and release it into the culvert at a metered rate (refer to 
Figure III-6).  The basin would be designed to drain within 24 hours following a storm event.  
Storm water runoff would be collected and transferred along the proposed roadways into the 
basin.  The design includes an overflow structure, which would direct storm water flow during 
100-year storms into the existing drainage pipe. 
 

2. Castillo Del Mar Drive Extension - Valley Road Connection 

The Castillo Del Mar Drive extension to Valley Road conceptual plan was approved by the City 
of Arroyo Grande City Council on August 22, 2006 (refer to Figure III-8).  The City required 
funds from the applicant for land acquisition costs to obtain the Valley Road connection right-of-
way and to remove the access restriction easement at the existing northern terminus of Castillo 
Del Mar Drive.  The City is responsible for preparation of the road design, construction plans, 
and the Mitigated Negative Declaration adopted for the project; the City will also implement 
construction of the access road and be responsible for road maintenance.  The roadway would 
extend approximately 1,650 feet from the existing western terminus of Castillo Del Mar Drive to 
Valley Road.  The roadway would be located along the south boundary of the Arroyo Grande 
High School campus, and would traverse the northern corner of a previously privately-owned 
agricultural parcel to connect with Valley Road.  The road would be paved and 28 feet wide.  
Associated drainage improvements would include three 18-inch diameter corrugated metal pipe 
(CMP) culverts, an 18-inch diameter high-density polyethylene (HDPE) culvert, earthen berm, 
earthen swale, and grading features to guide stormwater to the proposed drain system. 
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IV. ENVIRONMENTAL SETTING 

A. PHYSICAL SETTING AND EXISTING USES 

The project site is located immediately southwest of State Route 101, at the northwestern 
terminus of Coast View Drive, immediately south of the City of Arroyo Grande.  The project site 
consists of approximately 47.54 acres and is bounded on the northwest by Vista Del Mar in the 
City of Arroyo Grande, on the northeast by State Route 101, on the southwest by Sunrise Terrace 
Mobile Home Park, and on the southeast by Falcon Ridge Estates.   
 
The project site is dominated by gently to steeply sloping topography.  Vegetation on the project 
site includes grasses, scrub, and oak woodland.  A graded, unimproved emergency access road 
extends through the project site from the terminus of Coast View Drive to a gate at the City of 
Arroyo Grande limits at the terminus of Castillo Del Mar Drive (refer to Figures III-4 and IV-1). 
 
The access road to connect Castillo Del Mar Drive and Valley Road would be located roughly 
within the alignment of an existing unpaved access road, and would traverse the corner of an 
agricultural field.  The topography is gently to moderately sloping, and vegetation is limited to 
disturbed grasses. 
 
B. SURROUNDING LAND USES 

Land uses surrounding the project site are predominantly residential (refer to Figure IV-1).  The 
properties east and west of the project site are occupied by large-scale estate homes.  A mobile 
home park occupies the property to the southwest of the project site.  State Route 101 borders a 
portion of the property to the northeast.  The properties north of State Route 101 are dominated 
by open space and scattered residences.  The overall context of the project and surrounding land 
uses is residential suburban. 
 
The access road to connect Castillo Del Mar Drive and Valley Road within the City of Arroyo 
Grande would extend from the Vista Del Mar residential subdivision adjacent to the Arroyo 
Grande High School fields and parking area to the east and north.  The road would traverse an 
agricultural field and connect with Valley Road.  An undeveloped hillside and agricultural fields 
are located to the west and south. 
 
C. CONSISTENCY WITH PLANS AND POLICIES 

Development on the project site is subject to ordinances required by the County of San Luis 
Obispo Land Use Ordinance (Title 22 of the County Code).  Local planning standards and 
policies relevant to the project site are included in the San Luis Bay Area Plan.   
 
CEQA Guidelines, subsection 15125(d) states, "the EIR shall discuss any inconsistencies 
between the proposed project and applicable general plans and regional plans."  This section 
provides general information as to the plans, policies and ordinances applicable to the proposed 
project actions as stated in the following listed documents.  It is the responsibility of the Board of 
Supervisors to make the final decision regarding consistency issues.  The following County land 
use plans and policies are applicable to the proposed tract map: 
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• County of San Luis Obispo Land Use Ordinance (Title 22) 
• San Luis Bay Area Plan - Inland Land Use Element and Circulation Element 
 

Other regional plans, such as the Clean Air Plan, are discussed within each applicable analysis 
section, such as the Air Quality section.  The following consistency analysis describes applicable 
sections of these land use policy documents (printed in Courier type) followed by comments 
related to the proposed project's consistency.  
 

1. County of San Luis Obispo Land Use Ordinance (Title 22) 

The following excerpts of applicable ordinances are from the County of San Luis Obispo Land 
Use Ordinance Title 22 of the San Luis Obispo County Code, revised June 2007. 

 
22.22.070 - Residential Suburban Category:  The minimum parcel size for 
new parcels in the Residential Suburban category is based upon the 
terrain of the proposed lots, and the type of water and sewage disposal 
facilities to be used.  Minimum parcel size is determined by applying 
the tests of this Section to the features of the parcels to be created.  
The allowable minimum size is the largest area obtained from any of the 
tests, except as provided for cluster divisions by Section 22.22.140. 

 
A. Slope test:  Site slope shall be measured as defined in Article 

8(Definitions - Slope). 
 

Average Slope Minimum Parcel Size Outside GSA 
Over 30% 3 Acres 
16-30% 2 Acres 
0-15% 1 Acre 

 
B. Water and sewer test.  The minimum parcel size shall be based upon 

the type of water supply and sewage disposal facilities to serve the 
proposed parcels, as follows: 

 
Water Supply Minimum Parcel Size with Community 

Sewer 
Community Water 1 Acre 

 
Consistency Analysis 
 
Based on an average slope less than 30 percent and proposed use of community water and sewer, 
and the proposed minimum lot size of 2.0 acres, the proposed project appears to be potentially 
consistent with the above ordinance. 

 
 
22.10.130 – Residential Density 
A. Single-family dwellings.  In land use categories where Section 
22.06.030 (Allowable Land Uses and Permit Requirements) identifies 
single-family dwellings or mobile homes as permitted or conditional 
uses, the number of dwellings allowed on a single lot is as follows, 
provided that mobile homes shall also comply with Section 22.30.450 
(Residential – Mobile Homes.) 
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2. Residential land use categories:  One for each parcel, except as 
follows: 

 
D. Secondary dwellings.  A secondary dwelling may be established in 
addition to the unit authorized by this Section, if allowed by Section 
22.30.470 (Residential-Secondary Dwellings). 
 
Consistency Analysis 
 
The applicant anticipates that only one single-family residence would be constructed on each 
future lot; however secondary dwellings are allowed and if constructed would be potentially 
consistent with the above ordinance. 

 
 
22.52.090 - Erosion and Sedimentation Control Plan Required: 

 
B. Erosion and Sedimentation Control Plan Content.  An erosion and 

sediment control plan shall address both TEMPORARY and FINAL 
measures.  Measures shall be in place to control erosion and 
sedimentation prior to the commencement of grading and site 
disturbance activities unless the Director determines temporary 
measures to be unnecessary based upon location, site characteristics 
or time of year.  Plans may be incorporated into and approved as 
part of a grading or drainage plan, but must be clearly identified 
as an erosion and sedimentation control plan.  Erosion and 
sedimentation control plans are reviewed and approved by the 
Director.  The plan shall be prepared by a certified sediment and 
erosion control specialist, a registered civil engineer, registered 
architect or landscape architect, certified California nurseryman, 
licensed landscape contractor, Resource Conservation District or 
USDA Natural Resource Conservation Service Specialist, or other 
qualified persons acceptable to the Department of Planning and 
Building with competence and experience in erosion control plan 
preparation and implementation. 

 
The plan shall consist of graphic and narrative information of 
sufficient clarity to indicate the nature, extent, location and 
placement recommendations of the erosion and sedimentation control 
measures proposed and show in detail that they would conform to the 
provisions of this Chapter.  The location of all practices, methods 
and devices shall be shown on the grading plan, or on a separate 
plan at the discretion of the Director.  If separate, it shall be 
attached to the grading plan used in the field.  The plan shall 
contain, but need not be limited to, all the following information 
unless some of the information is waived by the Director as not 
needed for the review of a particular site and its characteristics: 

 
1. Grading limits shall be graphically defined on the plan and 

staked out before site disturbance begins. 
 
2. Estimates of sediment yields before, during, and after 

construction of the project for a three-year period or until 
revegetation is established.  (One acceptable method is the 
"Universal Soil Loss Equation" developed by the USDA 
Agricultural Research Service.) 
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3. Proposed methods and a description of the practices to be used 
to protect exposed erodible areas during construction, including 
temporary mulching, seeding, or other recognized surface 
stabilization measures. 

 
4. Proposed temporary and final methods and a description of the 

practices to be used for cut or fill slopes to prevent erosive 
surface runoff, including earth or paved interceptors and 
diversions, energy absorbing structures, or devices and 
techniques to reduce the velocity of runoff water. 

 
5. When revegetation is required for smaller disturbed areas near 

habitats identified at the state and/or federal levels as 
sensitive (e.g. near creeks or wetlands, coastal scrub), propose 
an alternative "native-friendly" mix of seeds and/or cuttings 
that are compatible with the sensitive habitat.  The alternative 
mix to be used shall a) grow reasonably quick; b) be from 
locally-or commercially-available native seed or plant stock; c) 
be compatible with the surrounding native habitat and climate; 
and d) be free from noxious weed seed of local and statewide 
importance (as identified by the Agricultural Commissioner's 
Office).  Larger areas to be reseeded should consult with a 
qualified botanist or other qualified expert of native plants to 
survey the site and determine the best mix of native species. 

 
6. Proposed methods and description of the temporary and final 

practices to retain sediment on the site, including sediment 
basins and traps, vegetative filter strips, or other recognized 
measures, a schedule for their maintenance and upkeep and 
provisions for responsibility of maintenance.  Include design 
criteria for the trapping efficiency and storage capacities of 
sediment basins for flows from a 10-year storm. 

 
7. Proposed methods, application technique, seed and fertilizer 

rate, sequence, and description of final erosion control 
practices for revegetation of all surfaces disturbed by 
vegetation removal, grading, haul roads, or other construction 
activity, unless covered with impervious or other improved 
surfaces authorized by approved plans.  A schedule for 
maintenance and upkeep of revegetated areas shall be included.  
Erosion control methods may include a combination of approved 
mechanical or vegetative measures, including those described in 
USDA Soil Conservation Service Bulletin 347 - Controlling 
Erosion on Construction Sites or the Drainage Improvement Guide 
for Unpaved Roads.   

 
8. The type, location, and extent of pre-existing and undisturbed 

vegetation on the site. 
 
9. An estimate of the cost of implementing and maintaining all 

erosion and sediment control practices where bonds or other 
financial assurances are proposed or required. 

 
10. A statement by the individual preparing the plan that the plan 

represents the minimum site disturbance necessary to achieve 
erosion and sediment control. 

 



Busick Tract Map Final EIR  Environmental Setting 

Morro Group, Inc.  IV-7 

11. Descriptions of proposed methods to limit access routes and 
stabilize all access points, and to delineate clearing limits, 
easements, setbacks, sensitive areas, buffer areas, and drainage 
courses. 

 
12. Other additional plans, drawings, calculations, photographs, or 

other information which are necessary to adequately review, 
assess, and evaluate proposals and to show that they conform 
with the requirements of this chapter. 

 
Consistency Analysis 
 
The applicant shall submit and implement an erosion and sedimentation control plan including 
restoration measures for the review and approval of the County of San Luis Obispo pursuant to 
Drainage and Erosion mitigation measure DE/mm-1 (refer to Chapter V.B. Drainage and Erosion 
of this document).  Based on the implementation of an approved plan, the proposed project 
would be potentially consistent with the above ordinance requirement. 
 

2. San Luis Bay Area Plan - Inland  

The following excerpts of applicable plans and polices are from the San Luis Bay Planning Area 
Planning Area Standards, revised June 2007. 
 

22.106.020 - SAN LUIS BAY RURAL AREA STANDARDS 
 
A. Areawide Standards.  The following standards apply within the rural 

portions of the San Luis Bay Planning area that are not limited to a 
single land use category. 

 
1. Planning Impact Areas.  The following standards apply within the 

cities of Arroyo Grande and Grover Beach planning impact areas. 
 

a. Application Referral.  Applications for discretionary land use 
permits, land divisions or General Plan amendments within the 
planning impact areas for the cities of Grover Beach and Arroyo 
Grande shall be referred by the county to the appropriate city or 
cities for review and comment. 

 
Consistency Analysis 
 
The proposed project was referred to the City of Arroyo Grande during the Notice of Preparation 
period of the EIR process.  Further consultation with the City occurred during preparation of the 
EIR.  Based on the NOP referral, the proposed project is potentially consistent with the above 
planning area standard. 
 

b. Development Impacts.  The County shall address potential impacts, 
including cumulative impacts, that are associated with impacts to 
water quantity and quality, drainage, erosion and downstream 
sedimentation, and traffic and circulation as critical subjects 
for additional evaluation as part of the environmental review 
process. 
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Consistency Analysis 
 
This EIR evaluates potential impacts, including cumulative impacts that the project may have on 
the environment.  Based on the contents of this EIR, the proposed project is potentially 
consistent with the above planning area standard. 
 
 

2. Circulation standards. 
 

b. Driveways - New land divisions.  Where possible, new land divisions 
shall be designed to combining driveways and private access roads 
serving proposed parcels wherever terrain and adequate sight 
distance on the public road allow. 

 
Consistency Analysis 

 
The proposed project design includes a design for one primary and one secondary road to 
provide access for all proposed parcels.  Based on the proposed project infrastructure design, the 
proposed project appears to be potentially consistent with the above planning area standard. 
 
 

c. Pedestrian and Bikeways - New land divisions.  Provide for safe and 
site-sensitive pedestrian and bike circulation facilities in the 
design of roads for new subdivisions where feasible. 

 
Consistency Analysis 
 
The proposed project design would include sidewalks for safe pedestrian routes.  The proposed 
width of the main access roads would provide adequate space for bicyclists and automobiles 
within the small subdivision.  Pedestrian and bicycle access is available through both the Vista 
Del Mar and Falcon Ridge Estates residential subdivisions.  Based on the proposed project 
design, the proposed project is potentially consistent with the above planning area standard. 
 
 

d. Road Design and Construction - New land divisions. 
 

(1) Site disturbance.  Road alignments proposed in new land division 
applications are to be designed and constructed to minimize 
terrain disturbance consistent with safety and construction 
cost.  Altered slopes are to be replanted with indigenous plants 
or protected by other appropriate erosion control measures. 

 
Consistency Analysis 
 
The applicant is proposing to construct the main access road within the approximate location of 
an existing unimproved emergency access road.  The applicant shall submit and implement an 
erosion and sedimentation control plan including restoration measures for the review and 
approval of the County of San Luis Obispo, pursuant to Drainage and Erosion mitigation 
measure DE/mm-1 (refer to Chapter V.B. Drainage and Erosion of this document).  Based on the 
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implementation of approved plan, the proposed project would be potentially consistent with the 
above planning area standard. 
 
 

(2) Circulation.  New land divisions adjacent to the city limits of 
an incorporated city shall be designed to include offers-to-
dedicate for roads connecting with the city such that the street 
right-of-way widths will reasonably correspond to those required 
under City standards.  Appropriate transitions in road 
improvements shall be provided between City and County roads 
adjacent to the City limits.  In addition, logical existing or 
future street connections to City streets shall be provided for 
in order to encourage an efficient circulation system. 

 
Consistency Analysis 
 
The applicant proposes to extend Castillo Del Mar Drive (within the City of Arroyo Grande) to 
provide primary access to and within the project site.  Secondary access would extend to the 
southeast, and would connect with Coast View Drive.  In addition, the applicant complied with 
the City’s request to provide funding for an access road between Castillo Del Mar Drive and 
Valley Road, which would improve circulation in the immediate area within the City.  Based on 
the implementation of this plan, the proposed project appears to be potentially consistent with the 
above planning area standard. 
 
D. CUMULATIVE ANALYSIS 

The California Environmental Quality Act (CEQA), in Section 15355 of the Guidelines, defines 
“cumulative impacts” as two or more individual effects that, when considered together, are 
considerable or will compound or increase other environmental impacts.  Cumulative impacts are 
the changes in the environment that result from the incremental impact of development of the 
proposed project when added to other closely related past, present, or reasonably foreseeable, 
probable future 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. 
 
Section 15130 of the CEQA Guidelines indicates that cumulative impacts shall be discussed 
when the project’s incremental effect is cumulatively considerable.  The discussion of 
cumulative impacts shall reflect the severity of the impacts and their likelihood of occurrence, 
but the discussion need not be as detailed as required for the discussion of effects attributable to 
the project alone.  The discussion should be guided by the standards of practicality and 
reasonableness. 
 
According to the Guidelines, the following elements are necessary to an adequate discussion of 
significant cumulative impacts: 

 
• A list of past, present, and probable future projects producing related or cumulative 

impacts, including, if necessary, those projects outside the control of the agency, or 
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• A summary of projections contained in an adopted general plan or related planning 
document, or in a prior environmental document that has been adopted or certified, which 
described or evaluated regional or areawide 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. 

 
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.  The EIR shall examine reasonable options for mitigating or avoiding any significant 
cumulative effects of a proposed project. 
 
Cumulative impacts are assessed in Section V, Environmental Impacts and Mitigation Measures 
under each resource issue, where appropriate.  The cumulative analysis for each of the 
appropriate issue areas is based on either a build-out modeling program (i.e., Traffic and 
Circulation) or a list of projects provided by the San Luis Obispo County Department of 
Planning and Building and the City of Arroyo Grande Community Development Department.  
The concurrent projects are in various stages of planning and development and are expected to 
contribute to cumulative impacts in the vicinity of the proposed development (refer to Table IV-
1).   
 

TABLE IV-1 
Cumulative Development Scenario 

 

Project Name Status Component/ 
Location  

1 Sharp 
TTM 03-005 

Approved 40 senior condominium units and 4 affordable units at The Pike 
and Elm Street in the City of Arroyo Grande 

2 Hunstad 
TTM 03-002 

Approved 8 townhouse units and 2 affordable units at 1180 Ash Street in 
the City of Arroyo Grande 

3 Wheeler 
TTM 03-001 

Approved 12 townhouse units at 185 Brisco Road in the City of Arroyo 
Grande 

4 McHaney 
TTM 02-005 

Approved 15 lot subdivision of approximately 30 acres, including 4 
affordable units on Grace Lane in the City of Arroyo Grande 

5 Mack 
TTM 02-002 

Approved 65 lot subdivision of approximately 10 acres, including 21 
affordable units on Farroll Avenue in the City of Arroyo Grande 

6 Mack 
TTM 02-001 

Approved 47 lot subdivision of approximately 5 acres, including 17 
affordable units at the corner of Ash and Courtland Streets in the 
City of Arroyo Grande 

7 McGowen 
TPM 03-008 

Approved Subdivision of one lot into two lots at 330 Tally Ho Road in the 
City of Arroyo Grande 

8 Mack 
SPA 03-001 

Pending Amend Berry Gardens Specific Plan to allow a mix of uses on 
approximately 6 acres including 50,000 sq. ft. office/retail and 56 
units at 1595 East Grand Avenue in the City of Arroyo Grande 
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Project Name Status Component/ 
Location  

9 Union Local 12 
CUP 04-003 

Approved 1,545-square foot Operating Engineers Union office at the 
corner of Faeh Street and Halcyon Road in the City of Arroyo 
Grande 

10 DB&M Property, LLC 
TTM 04-004 & PUD 
04-001 

Pending Mixed-use development including 24 residential units and 
12,000 square-feet of retail/office space at 415 East Branch 
Street in the City of Arroyo Grande 

11 Castlerock 
Development 
VTTM 01-001 PUD 

Pending 21 units in La Canada, in the City of Arroyo Grande 

12 Le Point Investments  
TTM 04-003 & PUD 
04-003 

Approved 12 units at Le Point and Nevada Streets in the City of Arroyo 
Grande 

13 Creekside Estates 
TTM 04-002 
PUD 04-002 
NP 04-001 

Pending 88 new residential lots on 22 acres in two phases.  Phase I is a 
39 lot residential subdivision in a Planned Unit Development 
configuration for 9 of the 22 acres, located east of the Noguera 
Court subdivision, north of East Cherry Avenue extension, and 
bounded to the north and east by Arroyo Grande Creek in the 
City of Arroyo Grande 

14 Timmons 
CUP 04-008 

Pending Development of 1,415 square feet of office/retail space on the 
first floor and 2 residential apartment units on the second floor at 
136 Bridge Street in the City of Arroyo Grande 

15 Sheppel 
TTM 04-005 
PUD 04-005 

Pending Subdivision of 2 parcels into 6 and the construction of 22 
apartments at the corner of Oak Park Road and James Way in 
the City of Arroyo Grande 

16 Grant 
TTM 04-004 & PUD 
04-004 

Pending Subdivision of 0.57 acre into 11 lots and the construction of 10 
single-family residences, including 1 affordable unit on Barnett 
Street in the City of Arroyo Grande 

17 White 
PRE 04-018 

Pending 106-room Hampton Inn and 6,000 square-foot restaurant at 
Camino Mercado and West Branch Street in the City of Arroyo 
Grande 

18 Poirier & David 
Architects 
PRE 04-017 

Pending 33,200 square-foot retail addition to Five Cities Center (redesign 
of previously approved Building Pad “I”) at 900 Rancho Parkway 
in the City of Arroyo Grande 

19 Arroyo Grande 
Spanish Oaks, LLC 
PRE 04-019 

Pending Subdivision of a 1.1-acre site into 11 lots and construction of 11 
single-family residences, including 1 affordable unit at South Elm 
and Maple Streets in the City of Arroyo Grande 

20 Motter 
PRE 04-009 

Pending Mixed-use development consisting of an 80-unit residential 
complex, 6,590 square feet of office floor area, 24,255 square 
feet of low-density commercial floor area, and 11,250 square 
feet of high-density retail floor area at 143 Brisco Road in the 
City of Arroyo Grande 

21 Summit Station 
Amendment 

Approved North of the community of Nipomo, in the unincorporated area of 
the County of San Luis Obispo 

22 Laetitia Winery 
Agricultural Cluster 

Pending Adjacent to Highway 101, south of the City of Arroyo Grande, in 
the unincorporated area of the County of San Luis Obispo 
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V. ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES 

This section evaluates the potential environmental impacts associated with the proposed project 
and discusses how these impacts can be mitigated or avoided.  The sections are divided based on 
potential impacts including: Geologic, Soils and Seismic Hazards, Drainage and Erosion, 
Biological Resources, Visual Resources, Traffic and Circulation, and Air Quality.  These 
sections are further divided into Existing Conditions, Regulatory Setting, Thresholds of 
Significance, Impact Assessment Methodology, Project-specific Impacts and Mitigation 
Measures, and Cumulative Impacts.  Each section was prepared based on technical studies 
submitted by the applicant and reviewed by the EIR consultant, and research and field surveys 
conducted by the EIR consultant.   
 
The City of Arroyo Grande adopted a Mitigated Negative Declaration (MND) for General Plan 
Amendment Case No. 06-001, Development Code Amendment Case No. 06-001, and Tentative 
Parcel Map Case No. 06-004, which includes an analysis of the road extension to Valley Road on 
August 22, 2006.  A copy of the MND is located in Appendix G of this Final EIR.  The analysis 
of potential environmental effects identified in the MND is incorporated by reference. 
 
Copies of the technical reports are available for review at the County of San Luis Obispo, 
County Government Center Room 200 in San Luis Obispo, California. 
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A. GEOLOGIC, SOILS AND SEISMIC HAZARDS 

This section was prepared based on the Geotechnical Study (Earth Systems Consultants; 1996), 
Geologic Fault Investigation (Earth Systems Consultants; 1997), Soils Engineering Investigation 
(Pacific Geoscience, Inc.; 1988) and Soils Engineering Report (Pacific Geoscience, Inc.; 1989) 
prepared for the project site and areas adjacent to the project site.  The EIR consultant, Mr. Don 
Asquith, reviewed these reports for adequacy and incorporated the findings into the below 
discussion. 
 
In addition, the City of Arroyo Grande adopted a Mitigated Negative Declaration (General Plan 
Amendment Case No. 06-001, Development Code Amendment Case No. 06-001, and Tentative 
Parcel Map Case No. 06-004), which includes an analysis of the road extension to Valley Road 
on August 22, 2006.  Applicable analysis is incorporated in the section below by reference, and a 
copy of the adopted MND is located in Appendix G of this Final EIR. 
 

1. Existing Conditions 

a. General Geologic Conditions 

The project site is located on the southwest flank of a range of low to moderately high hills 
referenced in the geologic literature of the area as the San Luis Range.  These hills range in 
elevation from 100 to 1,200 feet above sea level.  The Irish Hills comprise the core of the range 
to the northwest, and Newsome Ridge and Temetate Ridge form the primary elements to the 
southeast.  Complexly folded Tertiary rocks generally form the majority of the core of the range 
while younger rocks form the flanks. 
 
b. Geologic Formations and Bedrock Units 

Geologic formations underlying the project site consist of the Paso Robles Formation and the 
surficial soil units developed on it, including silty, clayey sandstones, mudstones and 
conglomerates (Hall; 1973).  Rock outcrops present onsite are comprised of the more resistant 
conglomerate units.  Two rock outcrops can be traced for some distance, as shown in Figure 
V.A.-1.  The distributions of these outcrops on the site and on the fringe of the development on 
Vista Del Mar (Tract 2207) to the west indicate that the bedding within the Paso Robles is 
inclined (dips) to the west at approximately three to six degrees.  A buried black clay soil layer 
exposed in a trench excavated in the northern section of the project site suggests a westerly dip 
of approximately ten degrees (Earth Systems Consultants; 1997).  Based on geotechnical data 
gained from trenching investigations conducted on the project site, this appears to be a local 
steepening and the more gentle dip derived from the elevations of outcrops at the site are more 
generally applicable. 
 
c. Surficial and Soil Units 

Pacific Geoscience, Inc. conducted soils engineering investigations within Vista Del Mar (Tract 
2207) to the north of the project site and on the project site itself in 1988 and 1989, respectively.  
The investigations were conducted to assess the potential for differential settlement due to non-
uniform density in the upper two feet of the soil profile, and the variable thickness of soil 
development as opposed to “shallow bedrock.”  The soils were determined to have very low 
expansion characteristics, and no special measures were deemed necessary.  Trenching for 
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potential faults of concern within Vista Del Mar and the project site revealed that infiltrating 
runoff was slow to penetrate the bedrock, and free water tended to concentrate at the soil/bedrock 
interface.  This concentration of free water at the base of the surficial soil may result in 
temporary shallow instabilities on steeper natural slopes (greater than 20 percent) during wet 
periods. 
 
d. Slope Failure Potential 

Bedding in the Paso Robles Formation on the project site is inclined to the west, and there is 
some indication that the bedding has been undercut in local areas on the westerly slopes.  These 
are conditions that could contribute to potential slope failure, if there were natural slip surfaces 
within the bedding.  There are no indications of such surfaces or natural failures on this slope.  
The angle of dip is low (three to six degrees) and bedding is poorly developed, both of which 
naturally mitigate against slope failure.  The steep slopes along the northeastern property 
boundary show significant indications of surficial instability.  These slopes are outside the 
proposed “building limit line,” and no development is proposed on these slopes.  Based on the 
characteristics observed onsite, and the proposed location of future development, the potential 
for slope failure in the buildable area is low. 
 
e. Seismicity and Faulting 

Geologic investigations conducted for PG&E in 1988, and published by Nichman and Slemmons 
(1994) and Hanson et al (1994), indicate that the Wilmar Avenue Fault may be active where it 
crosses the sea cliff in the City of Pismo Beach, and that it may extend to the southeast generally 
along State Route 101 to and beyond the City of Arroyo Grande.  Locations where the lineations 
suggest the presence of active faulting that deviate from under State Route 101 are the project 
site and Vista Del Mar. 
 
The first trenching investigation to confirm or deny the presence of faulting along this feature 
was conducted by Earth Systems Consultants in 1996 within Vista Del Mar, immediately 
adjacent to the proposed project site.  The Earth Systems Consultants geologist, the EIR geology 
consultant, and the geological consultant to PG&E who first identified this feature evaluated the 
trench and determined that there was no evidence of faulting in the trench.   
 
A second round of trenching was recommended by the EIR geology consultant, and conducted 
by Earth Systems Consultants in 1997 to check for faulting in the gully to the east of the trench 
excavated within Vista Del Mar.  The same geologists that examined the trench within Vista Del 
Mar in 1996 examined these trenches, and it was agreed that there was no evidence of faulting on 
the project site.  Based on these investigations, the potential for a hazard due to active faulting at 
the project site is not significant. 
 
f.  Liquefaction 

Groundwater was not encountered during soils and geologic investigations at the proposed 
project site, and the rock formations encountered below the surface soils are very firm.  Based on 
the existing soil conditions, the potential for liquefaction at the site is essentially zero. 
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g. Tsunami 

The portion of the project site proposed for development is located at elevations generally in 
excess of 200 feet above sea level, and the potential for tsunami, a seismically generated sea 
wave, is very low.  
 
h. Surface Water and Springs 

No subsurface water or springs were observed or encountered during field visits or subsurface 
investigations conducted on the project site.  The characteristics of the rocks encountered in the 
soils and geologic investigations indicate that discovery is unlikely. 
 

2. Regulatory Setting 

a. Public Resources Code, Section 2621, et. seq. 

The Alquist-Priolo Special Studies Act of 1972 establishes criteria and policies at the state level 
to assist cities, counties, and state agencies in the exercise of their responsibility to prohibit the 
location of development and structures for human occupancy across the trace of active faults as 
defined by the State Mining and Geology Board. 
 

3. Thresholds of Significance 

Based on Appendix G, Section VI of the CEQA Guidelines, the threshold of a significant 
geologic or seismic impact is that which would: 
 

• Expose people or structures to potential substantial adverse effects, including the risk 
of loss, injury, or death involving:   

 
i)  Rupture of a known earthquake fault, as delineated on the most recent Alquist-

Priolo Earthquake Fault Zoning Map...or based on other substantial evidence of a 
known fault 

ii) Strong seismic ground shaking 
iii) Seismic-related ground failure, including liquefaction 
iv) Landslides. 

 
• Be located on a geologic unit or soil that is unstable or that would become unstable as 

a result of the project, and potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse. 

 
• Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building 

Code (1994), creating substantial risks to life or property. 
 

4. Impact Assessment Methodology 

The assessment of potential impacts resulting from geologic, soils, and seismic hazards was 
based on review of the applicable literature, soils reports prepared for the site and the tract to the 
north, and the reports of fault trenching on the site and the tract to the north.  The EIR consultant 
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conducted an engineering geologic reconnaissance of the site and observed the fault trenching 
conducted at the site and on the tract to the north.  The determination of the significance of 
impacts is based on a comparison of the information obtained in this way with the thresholds of 
significance described above. 
 

5. Project-specific Impacts and Mitigation Measures 

Based on the geologic studies and reports prepared for the proposed project, review of these 
reports by the EIR consultant, and thresholds of significance described above, no potentially 
significant impacts related to geologic, soils, or seismic hazards have been identified, and no 
mitigation measures are required beyond standard building regulations required by the County of 
San Luis Obispo and City of Arroyo Grande. 
 

6. Cumulative Impacts 

Geologic, soils, and seismic hazards are site-specific, and hazards from different sites or projects 
do not combine to generate cumulative impacts. 
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B. DRAINAGE AND EROSION 

This section was prepared based on the Preliminary Drainage Report (January 16, 2003) 
prepared by Garing Taylor and Associates, a supplemental letter (January 31, 2005) prepared by 
Garing Taylor and Associates, and the Soils Engineering Investigation (December 14, 1988) 
prepared by Pacific Geoscience, Inc.  These reports are incorporated into this document by 
reference.  The Preliminary Drainage Report and supplemental letter are available for review in 
Appendix B of this document. 
 
In addition, the City of Arroyo Grande adopted a Mitigated Negative Declaration (General Plan 
Amendment Case No. 06-001, Development Code Amendment Case No. 06-001, and Tentative 
Parcel Map Case No. 06-004), which includes an analysis of the road extension to Valley Road 
on August 22, 2006.  Applicable analysis is incorporated in the section below by reference, and a 
copy of the adopted MND is located in Appendix G of this Final EIR. 
 

1. Existing Conditions 

a. Drainage 

1) Subdivision 

The project site is located along the crest of a local ridgeline that trends northwest to southeast, 
parallel to State Route 101, as shown in Figure V.B.-1.  Currently, seven drainage areas and five 
exit drainage points are present on the project site, as shown in Figure V.B.-2.   
 
Runoff from most of the southwestern flank of the ridge on the project site (Areas 1A, 1B, and 
1C) currently drains west to southwest into the Vista Del Mar (Tract 2207) residential 
development in the City of Arroyo Grande (Points C, D, and E).  Drainage from the south-central 
portion of the project site (Area 2) flows into an ephemeral drainage and continues into an 
existing culvert located under the Sunrise Terrace Mobile Home Park in the City of Arroyo 
Grande (Point B).  A majority of the southeastern portion of the project site (Areas 3A and 3B) 
currently drains into the Falcon Ridge Estates (Tract 1256) residential development (Point A); a 
small portion of Area 3B currently drains into Point B.  Runoff from the northern flank of the 
ridgeline on the project site (Area 4) drains northeast down the ridge to an unnamed tributary to 
Los Berros Creek adjacent to State Route 101 and continues northwest into developed portions 
of the City of Arroyo Grande.  All of the site runoff ultimately flows into Arroyo Grande Creek, 
located approximately 0.5 mile west of the project site. 
 

2) Castillo Del Mar Drive – Valley Road Connection 

In the vicinity of the Castillo Del Mar Drive and Valley Road connection, stormwater runoff 
generally flows to the northwest.  A drainage ditch traverses the school sports fields located 
north of the alignment, and crosses the existing unpaved roadway approximately 340 feet 
southeast of Valley Road.  The drainage ditch continues south through the adjacent agricultural 
fields to the south; the ditch was historically cleared by the agricultural operator and does not 
support native vegetation within or adjacent to the area proposed for the roadway.  The drainage 
continues south through agricultural fields and residential development before flowing into Los 
Berros Creek. 
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b. Erosion and Sedimentation 

1) Subdivision 

Based on the Natural Resources Conservation Service (NRCS) Soil Survey, the soil types 
mapped for the project site include Chamise shaly loam and Chamise shaly sand clay loam (refer 
to Figure V.B.-3).  The NRCS Soil Survey documents these soils as moderately to highly 
erodible.  Pacific Geoscience, Inc. reports that "the soils at the site are erodible and would 
become more so when disturbed during [grading] and construction" (1989).  Based on the EIR 
consultant’s review of the topographic map of the site and site reconnaissance, areas where 
evidence of significant erosion in the development area occur are limited to the gully present in 
the center of Drainage Area 2 (refer to Figure V.B.-2). 
 

2) Castillo Del Mar Drive – Valley Road Connection 

Based on the NRCS Soil Survey, the soil types within the proposed road alignment include 
Chamise shaly sandy clay loam, Marimel silty clay loam, and Salinas silty clay loam (refer to 
Figure V.B.-3).  The NRCS Soil Survey documents these soils ranging from slightly to highly 
erodible.   
 

2. Regulatory Setting 

a. Section 404, Federal Clean Water Act 

Section 404 of the Federal Clean Water Act authorizes the Environmental Protection Agency and 
the U.S. Army Corps of Engineers to regulate water quality through the restriction of discharges, 
including sediment, organic, and chemical pollutants. 
 
b. Regional Water Quality Basin Plans 

Local regulation of surface and ground water quality is authorized under the Porter-Cologne Act 
and enforced by the Regional Water Quality Control Board.  The Regional Water Quality 
Control Board enforces a statewide policy mandating preparation of a Stormwater Pollution 
Prevention Plan for construction activities that disturb greater than one acre of land.   
 
c. San Luis Obispo County Land Use Ordinance 

The San Luis Obispo County Land Use Ordinance states that a drainage plan and a 
sedimentation and erosion control plan are required prior to issuance of a major grading permit 
(Section 22.52.080 and 22.52.090).  The drainage plan is required to show how storm water 
runoff would be detained or retained on the project site such that peak-flows with the completed 
project do not exceed the peak-flows in the undeveloped condition.  The sedimentation and 
erosion control plan is required to show how disturbed soils would be protected and retained 
onsite to avoid down-gradient sedimentation during and following proposed construction 
activities.  The plans must be prepared, approved and implemented according to the guidelines 
set forth under the County Land Use Ordinance. 
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3. Thresholds of Significance 

Based on Appendix G, Section VIII of the CEQA Guidelines, the threshold of a significant 
drainage or flooding impact is that which would: 
 

• Result in substantial soil erosion or loss of topsoil. 
 

• Create or contribute runoff water exceeding the capacity of existing or planned 
stormwater drainage systems or provide substantial additional sources of polluted 
runoff. 

 

4. Impact Assessment and Methodology 

Review of existing literature, soils reports, and Natural Resource Conservation Service (NRCS) 
soil mapping information was conducted to determine the existing soil and drainage conditions 
on the proposed project site.  A field reconnaissance was conducted to determine drainage 
conditions.  The assessment of potential impacts resulting from drainage conditions is based on 
review of the applicable literature and soils reports prepared for the site and the tract to the north.  
The EIR consultant conducted a reconnaissance of the site and observed drainage conditions. 
 

5. Project Specific Impacts and Mitigation Measures 

a. Drainage 

1) Subdivision 

Implementation of the proposed project would result in an increase of impervious surfaces (e.g., 
roads, roofs, patios, walkways, etc.), which would result in increased runoff and an increase in 
the rate of concentration, both of which would increase the peak storm water flow from the 
project site.  The solution to this problem is to detain or retain a portion of the runoff on the site 
such that the peak flow in the developed condition does not exceed that in the pre-development 
condition.  The applicant is proposing to install a detention basin on Lot 13 to hold storm water 
runoff and release it into the culvert at a metered rate (refer to Figure III-6).  Storm water runoff 
would be collected and transferred along the proposed roadways into the basin.  A preliminary 
drainage report and supplemental documentation was prepared by the applicant’s engineer, 
Garing Taylor and Associates, to verify that the proposed drainage system and detention basin 
would not result in an increase of peak flow offsite (see report in Appendix B).  The basic points 
in this analysis are as follows: 

 
• A detention basin would be provided at Point “B” at the rear of Lot 13 as shown on 

Figure V.B-2.  A large part of the site (Area 2) naturally drains to this point. 
 

• Construction of the Castillo Del Mar extension and secondary access connection to 
Coast View Drive would intercept runoff from Area 1B and 3A which now drains to 
adjacent properties and convey it to the proposed detention basin.  A portion of runoff 
would continue to drain offsite at Point “E,” however, runoff from hardscape areas 
would be directed into the proposed strormwater system within Castillo Del Mar 
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Drive.  The reduction in runoff to adjacent properties as a result of these interceptions 
would exceed the increased runoff to these properties as a result of development. 

 
• The size of the basin necessary to detain the total runoff from the proposed 

development can be accommodated at the proposed location.  The detention basin 
would be constructed to manage 100-year storms and completely drain within 24 
hours. 

 
The rates of infiltration were extensively studied when on-site disposal of wastewater was 
proposed for this project, and these rates were found to be prohibitively low (Geosolutions, LLC; 
March 13, 1998 and April 20, 1998).  Low infiltration characteristics indicate high runoff, and 
the analysis of increased runoff by the applicant’s engineer is considered conservative.  Based on 
this analysis, the rates of peak run-off in significant storms would not increase, and no significant 
impacts due to drainage are expected.  Long-term capacity and function of the basin could be 
compromised by sedimentation and vegetation growth, resulting in a less than significant 
impact (Class III Impact). 
 
DE/Impact 1  Long-term capacity and function of the basin could be compromised by 

sedimentation and vegetation growth, resulting in a less than significant 
impact. 

 
DE/mm-1 Prior to recordation of the final map, the Conditions, Covenants, and 

Restrictions (CC&Rs) shall include the following language: 
 

a. The Homeowners Association (or their designee) shall be responsible for 
retaining a qualified individual to conduct an annual inspection of the 
detention basin located within Lot 13, for the lifetime of the project.  
Maintenance activities recommended by the retained inspector shall be 
conducted by the Homeowners Association (or their designee), and shall 
be conducted in compliance with the County Code and all other required 
permits and regulations (i.e., Army Corps of Engineers authorization, 
Stormwater Pollution Prevention Plan). 

 
Residual Impacts 

 
Following implementation of appropriate mitigation measures, this impact would be considered 
less than significant (Class III Impact).   
 

2) Castillo Del Mar Drive – Valley Road Connection 

An approximate 150-foot segment of the access road would traverse the vicinity of the existing 
drainage ditch.  Implementation of the proposed access road would require construction of 
drainage improvements including three 18-inch diameter corrugated metal pipe (CMP) culverts, 
an 18-inch diameter high-density polyethylene (HDPE) culvert, earthen berm, earthen swale, and 
grading features to guide stormwater to the proposed drain system.   
 



Busick Tract Map Final EIR  Drainage and Erosion 

Morro Group, Inc.  V-17 

Implementation of the proposed plan would maintain existing drainage patterns.  Based on 
implementation of standard regulations required by the City of Arroyo Grande, no significant 
drainage impacts would occur. 
 
b. Erosion and Sedimentation 

1) Subdivision 

The applicant is proposing to grade approximately 70,000 square feet and 25,000 cubic yards of 
material to construct infrastructure improvements including one main access road, a side cul-de-
sac road, a water tank access road, installation of a water tank, installation of a detention basin, 
trenching for water, sewer, and utility lines, and related drainage improvements.  Implementation 
of the proposed project would result in the disturbance of over one acre; therefore, the State 
Water Resources Control Board would require a Stormwater Pollution Prevention Plan (SWPPP) 
prior to site disturbance.  The SWPPP would include measures to avoid or minimize discharge of 
sediment and pollutants into the stormwater system.  Anticipated grading activities associated 
with future development of the proposed project would include placement of fill in the large 
gully in Drainage Area 2 and the provision of a non-erosive mechanism to convey concentrated 
runoff to the detention basin.  Implementation of proposed drainage improvements is anticipated 
to minimize the existing erosion problem on the site following road and drainage improvements.  
The soils engineer identified that “the soils at the site are erodible and would become more so 
when disturbed during [grading] and construction”; therefore, erosion and down-gradient 
sedimentation are likely to result if site disturbance activities occur immediately prior to or 
during the rainy season or a rain event.  
 
DE/Impact 2  Grading activities associated with tract improvements and individual lot 

development conducted during the wet season (October 15 through April 
15) or during/immediately following a rain event would result in 
significant erosion and down-gradient sedimentation. 

 
DE/mm-2 Prior to issuance of grading and/or construction permits, the applicant and/or 

individual lot owner shall prepare and implement a Sedimentation and Erosion 
Control Plan per the requirements of LUO Section 22.52.090, which shall 
address both temporary and permanent measures to control erosion and reduce 
sedimentation.  If vegetation is included as the means to stabilize the soils, it 
shall be planted at least 30 days before the beginning of the wet season, and 
watered regularly to ensure adequate root establishment.  Otherwise, non-
vegetative means shall be employed. 

 
DE/mm-3 Prior to issuance of grading and/or construction permits, the applicant shall 

prepare and implement a Stormwater Pollution Prevention Plan approved by 
the State Water Resources Control Board. 

 
Residual Impacts 

 
Following implementation of appropriate mitigation measures, this impact would be considered 
significant but mitigable (Class II Impact).   
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2) Castillo Del Mar Drive – Valley Road Connection 

Construction of the access road would require the disturbance of approximately one acre.  Based 
on the adopted MND for the approved project, soil disturbance within and in the immediate 
vicinity of the proposed construction area may result in erosion and down-gradient sedimentation 
(refer to Appendix G).  Implementation of the access road requires a SWPPP prior to site 
disturbance.  In addition, upon adoption of the Mitigated Negative Declaration for the project, 
the City of Arroyo Grande requires implementation of temporary and permanent drainage, 
erosion, and sedimentation control measures including:  construction limited to the dry season; 
installation of a temporary siltation and drainage control basin during construction; revegetation 
and restoration of disturbed soils; management of temporary fill; avoiding pollution of the 
drainage ditch; implementation of an erosion control program, and; compliance with the City 
Grading Ordinance (refer to Appendix G for a complete list of required measures). 
 
Implementation of these measures, which were required as conditions of approval, would 
mitigate potential erosion and sedimentation impacts to less than significant, and no additional 
measures are necessary. 
 

6. Cumulative Impacts 

Implementation of the proposed project, the required SWPPP, and County and City-approved 
drainage, erosion, and sedimentation plans would minimize the potential for cumulative drainage 
and erosion impacts. 
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C. BIOLOGICAL RESOURCES 

This section was prepared based on a Botanical Survey (Holland; 1989), Pismo Clarkia Survey 
Report (Morro Group, Inc.; 2003), and Burrowing Owl Survey (McCormick; 1997) [see 
Appendix C]. 
 
In addition, the City of Arroyo Grande adopted a Mitigated Negative Declaration (General Plan 
Amendment Case No. 06-001, Development Code Amendment Case No. 06-001, and Tentative 
Parcel Map Case No. 06-004), which includes an analysis of the road extension to Valley Road 
on August 22, 2006.  Applicable analysis is incorporated in the section below by reference, and a 
copy of the adopted MND is located in Appendix G of this Final EIR. 
 

1. Existing Conditions 

The project site is comprised of annual grassland covering a majority of the project site, and 
moderately dense coast live oak woodland (Quercus agrifolia) located near the northeastern 
property boundary.  Rock outcrops occur within grassland in the north-central portion of the site.  
Topography on the project site includes moderately sloping hills, with steeper slopes located 
along northeast-facing slopes, immediately southwest of State Route 101.  Elevations range 
between 185 and 310 feet above mean sea level.   
 
Onsite surface runoff is collected in a narrow gully (ephemeral drainage) that is highly degraded 
and contains a large amount of old trash and debris.  Based on the absence of surface water at the 
time of the field surveys and the limited watershed area, flow is only expected to occur within 
the drainage for very short periods of time, immediately following significant storm events. 
 
The approved access road to connect Castillo Del Mar Drive and Valley Road would be located 
in disturbed areas, including the alignment of an unpaved emergency access road and an 
agricultural field.  Vegetation is limited to disturbed grassland.  A maintained drainage ditch 
would traverse the access road; flow within the drainage ditch will be limited to seasonal rain 
events. 
 
a. Plant Communities and Wildlife Habitats 

Three major plant associations and habitat types were identified within the project site including 
annual grassland, coast live oak woodland, and ephemeral drainage (refer to Figure V.C.-1).  
Characteristic plant species identified and species of wildlife that are expected to either occupy 
or frequent a particular habitat type are discussed in the sections below.   
 

1) Annual Grassland and Rock Outcrops 

Approximately 35 acres of annual grassland dominate the project site, as shown in Figure V.C.-
1.  Grassland integrates with coast live oak woodland in the northeastern portion of the site, 
toward the top of the ridgeline.  Many of the herbaceous species considered typical of grassland 
habitats extend into adjacent coast live oak woodland and occur as part of the understory.  Non-
serpentine rock outcrops occur within the annual grassland community in the north-central 
portion of the site, and exhibit many of the same vegetative conditions as surrounding grassland 
areas (Holland; 1989). 
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The annual grassland on the project site is mainly comprised of a mixture of non-native grasses 
and weedy annual forbs, due in part to previous livestock grazing activities.  Characteristic plant 
species observed throughout this habitat type included slender wild oats (Avena barbata), wild 
oats (Avena fatua), ripgut brome (Bromus diandrus), soft chess brome (Bromus mollis), vetch 
(Vicia sp.), filaree (Erodium spp.), bur-clover (Medicago polymorpha), dock (Rumex sp.), and 
mustard (Brassica sp.).  A few scattered specimens of coyote brush (Baccharis pilularis) also 
occur as part of annual grassland located throughout the site. 
 
Minimal differences occur between vegetation within the rock outcrop areas and surrounding 
grassland community.  As indicated in the Botanical Survey (Holland; 1989), and as observed 
during the February and March 2002 and June 2003 surveys conducted by the EIR biological 
consultant, the rock surfaces were devoid of vegetation, with the exception of the occurrence of a 
few lichens.  Plants found in the vicinities of the rock outcrops included filaree, ripgut brome, 
soft chess brome, wild oats, foxtail barley (Hordeum leporinum), moustail fescue (Vulpia 
myuros), soap plant (Chlorogalum pomeridianum), johnny-jump-up (Viola pedunculata), and 
blue hyacinth (Dichelostema capitatum). 
 
Grasslands often provide important habitat features for a variety of wildlife species.  Raptors, 
such as red-tailed hawk (Buteo jamaicensis), white-tailed kite (Elanus leucurus), barn owl (Tyto 
alba), and American kestrel (Falco sparverius) commonly use open grassland areas extensively 
for foraging purposes, while other birds such as western meadowlark (Sturnella neglecta) and 
Brewer’s blackbird (Euphagus cyanocephalus) use open grassland areas for nesting.  Reptiles 
that commonly occur within grassland habitats include western fence lizard (Sceloporus 
occidentalis) and gopher snake (Pituophis melanoleucus).  Western rattlesnake (Crotalus viridis) 
may occur in portions of annual grassland located near rock outcrops or in areas with a large 
number of mammal burrows.  Mammals known to occur in or frequent grassland habitats on the 
project site include blacktail deer (Odocoileus hemionus), coyote (Canis latrans), Botta’s pocket 
gopher (Thomomys bottae), California ground squirrel (Spermophilus beecheyi), and brush rabbit 
(Sylvilagus bachmani) (Holland; 1989).  Various species of bats may also forage on a nocturnal 
basis within this habitat type.   
 

2) Coast Live Oak Woodland 

Approximately 12.3 acres of coast live oak woodland is present on the northeastern-facing slope 
located just south of State Route 101, as shown in Figure V.C.-1.  This habitat type integrates 
toward the southwest with large areas of annual grassland.  Just outside of the northeastern 
property boundary, coast live oak woodland merges into riparian woodland associated with an 
unnamed tributary to Los Berros Creek.  Four coast live oak trees are scattered within the annual 
grassland habitat area in the northern and western portion of the project site. 
 
Within the project site, the overstory of this habitat type consists of dense stands to scattered 
individuals of the evergreen coast live oak and several toyon trees (Heteromeles arbutifolia).  
Many of the coast live oaks are multi-stemmed trees with a sparse understory consisting of a 
thick layer of litter along with scattered, shade tolerant shrubs and herbs such as gooseberry 
(Ribes sp.), poison oak (Toxicodendron diversilobum), nightshade (Solanum xanti), coffeeberry 
(Rhamnus californica), hummingbird sage (Salvia spathacea), and bush monkey flower 
(Mimulus aurantiacus) (Holland; 1989).  Understory in more open areas of this community is 
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mainly comprised of species that are characteristic of grassland located along the fringe of 
woodland habitats. 
 
Oak woodland communities are important for wildlife cover providing both vertical and 
horizontal structure, nesting sites for birds, and shelter for numerous mammals.  Woodland areas 
also support numerous insects and small mammals that are important food sources for other 
vertebrates in the area.  Snags provide excellent roosts for bats, and provide nesting cavities for 
owls, kestrels, woodpeckers, nuthatches, wrens, chickadees, and bluebirds.  Fallen logs become 
homes for invertebrates that are important food sources for numerous vertebrate species 
including mice, lizards, snakes, and birds.  Environmental conditions are moderated by woodland 
vegetation, thereby reducing wind and temperature variation, more so than in grassland and 
coastal scrub communities.   
 
The coast live oak woodland portion of the project site is expected to support a wide diversity of 
wildlife due to the availability of important habitat features such as nesting sites, escape and 
thermal cover, and food.  Mammals that are likely to occur within oak woodland habitat of the 
project site include western gray squirrel (Sciurus griseus), deer, gray fox (Urocyon 
cinereoargenteus), raccoon (Procyon lotor), striped skunk (Mephitis mephitis), and coyote.  
Birds that commonly occur within these habitats include, plain titmouse (Parus inornatus), 
mourning dove (Zenaida macroura), northern flicker (Colaptes auratus), acorn woodpecker 
(Melanerpes formicivorous), California towhee (Pipilo crissalis), Stellar’s jay (Cyanocitta 
stelleri), western bluebird (Sialia mexicana), red-tailed hawk, and great-horned owl (Bubo 
virginianus).  Other birds that may occur within oak woodland on a regular basis include western 
screech-owl (Otus kennicottii), red-shouldered hawk (Buteo lineatus), and common barn owl.  
Reptiles that may occur within woodland habitats include gopher snake, western fence lizard, 
and common kingsnake (Lampropeltis sirtalis). 
 

3) Ephemeral Drainage and Freshwater Marsh 

Surface runoff from most of the project site is collected within an ephemeral drainage located in 
the southern corner of the project site (refer to Figure V.C.-1).  This drainage can be 
characterized as an erosional gully with a deeply incised channel.  A large amount of debris has 
been dumped over time within the drainage, including various types of trash and old car bodies.  
It is expected that this drainage conveys flow for only short periods of time, during and 
immediately following storm events, due to the limited watershed area and steep gradient.  Any 
surface water collected during the rainy season exits the project site via a culvert located in the 
southern corner, is carried under the Sunrise Terrace Mobile Home Park, and eventually flows to 
a tributary to Los Berros Creek (located to the southwest).  Los Berros Creek flows into Arroyo 
Grande Creek approximately 0.5 mile west of the project site.   
 
Embankments of the ephemeral drainage are primarily covered with characteristic upland species 
including grasses and scattered specimens of coyote brush (Baccharis pilularis).  The bottom of 
the channel contained a mixture of characteristic upland and ruderal species, including Italian 
thistle (Carduus pycnocephalus), dock (Rumex sp.), wild radish (Raphanus sativus), and 
nightshade.  Scattered non-native ornamental species, such as calla lily (Zantedeschia 
aethiopica), were also observed within the drainage.  Plants such as these either escaped 
cultivation from the nearby residences or were previously planted on site.   
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The drainage was primarily dry at the time of the field surveys associated with this study, 
however, a few plants considered typical of seasonal freshwater marsh habitats occurred in 
scattered patches within the channel.  Characteristic freshwater marsh vegetation observed within 
the ephemeral drainage was primarily limited to a few species of rush (Juncus spp.) and 
rabbitsfoot grass (Polypogon monspeliensis). 
 
Due to the absence of standing water throughout most of the year, including much of the rainy 
season, the ephemeral drainage is not expected to support a wide diversity of wildlife species.  
Species expected to occur in or frequent the drainage and scattered patches of seasonal 
freshwater marsh vegetation would likely be limited to those wildlife species that typically 
occupy surrounding grassland habitat.  Amphibians that may occur in or frequent portions of the 
ephemeral drainage containing standing water for short periods of time, or that retain moist 
substrates, include Pacific chorus frog (Psuedacris regilla) and western toad (Bufo boreas).  A 
variety of small birds and mammals are also expected to forage within this habitat type, and 
periodically use the limited cover available within the channel. 
 
A drainage ditch traverses the school sports fields located north of the approved road alignment 
to connect Castillo Del Mar Drive and Valley Road.  The ditch crosses the existing unpaved 
roadway approximately 340 feet southeast of Valley Road.  The drainage ditch continues south 
through the adjacent agricultural fields to the south; the ditch was historically cleared by the 
agricultural operator and does not support native vegetation within or adjacent to the area 
proposed for the roadway.  The drainage continues south through agricultural fields and 
residential development before flowing into Los Berros Creek. 
 
b. Sensitive Species 

Sensitive Species are defined by the state of California and federal government as: 
 
• Species afforded protection under the Federal Endangered Species Act (FESA) and/or 

California Endangered Species Act (CESA); 

• Species proposed for listing under the FESA and/or CESA; 

• Species afforded protection under sections of the California Fish and Game Code; 

• Birds afforded protection under the Migratory Bird Treaty Act of 1918; 

• Species considered either Federal Special Concern species or California Special Concern 
species; 

• Species that meet the definitions of rare or endangered species under CEQA; 

• Plants considered sensitive by the California Native Plant Society, or; 

• Species considered sensitive by local resource groups/agencies or the scientific 
community. 

 
The California Natural Diversity Database (CNDDB; 2003a, 2003b, 2007a, 2007b) lists 24 
sensitive plants and 13 sensitive wildlife species documented within a five-mile radius of the 
project site.  The occurrence of tiger salamander (Ambystoma tigrinum) is anticipated within 
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portions of San Luis Obispo County, although the species is not yet documented on the CNDDB.  
In addition, eight special-status wildlife species have been observed, or have the potential to 
exist, on or within five miles of the project site.   
 
A list of species documented, and potentially occurring, within five miles of the project site is 
located in Appendix C for reference.  The majority of these species occur southwest and south of 
the project site in association with the Pismo Dunes Natural Preserve, the Pismo Dunes State 
Vehicular Recreation Area, and the Nipomo Mesa.  Fourteen species listed on the CNDDB were 
determined to have a reasonable potential for occurring in the general vicinity of the proposed 
project site, based on proximity to known populations and the natural characteristics of the 
region.  Six additional wildlife species, not listed on the CNDDB, were also determined to have a 
reasonable chance of occurring in the vicinity.  The name, legal status, description of habitat, and 
determination of habitat absence or presence of each of these species are identified in Tables 
V.C-1 and V.C.-2, and the potential for occurrence within the project site is discussed in 
Appendix C.  The following sections include discussions of special-status species and/or their 
habitat observed on the project site. 
 

1) Special-status Plant Species 

Six rare plants identified by the CNDDB were determined to have a reasonable potential for 
occurrence within, or in the general vicinity of the project site.  These six plants include 
Hoover’s bent grass, Wells’s manzanita, San Luis mariposa lily, Obispo Indian paintbrush, 
Pismo clarkia, leafy tarplant, dune larkspur, San Luis Obispo County lupine, and San Bernardino 
aster (refer to Table V.C.-1).  The potential for occurrence of each species within the project site 
was evaluated based on habitat requirements and site surveys.  Hoover’s bent grass, Obispo 
Indian paintbrush, Pismo clarkia, leafy tarplant, San Luis Obispo County lupine, and San 
Bernardino aster would have the potential for presence based on the habitat characteristics of the 
project site.   
 
A previous botanical survey conducted by V.L. Holland in 1989 yielded no observations, or 
evidence of occurrence, of rare and/or endangered plants within the project site.  This initial 
survey was conducted outside of the typical flowering periods for rare annual species known 
from the region; therefore the EIR consultant conducted a second survey during the flowering 
season to determine the presence or absence of any special-status plant species.  Based on these 
surveys, no special-status plant species are present onsite. 
 

(a) Special Status Plant Species Survey 

Pismo clarkia occurs in cismontane woodland, valley foothill grasslands, and in openings and 
along the margins of chaparral habitats (Tibor; 2001).  The typical flowering period for this 
annual herb is May through June.  The closest documented occurrence of Pismo clarkia is less 
than two miles northwest of the proposed project site in the City of Arroyo Grande.  A 
comprehensive botanical survey (Sloan, Morro Group, Inc.) with a focus on Pismo clarkia was 
conducted on June 27, 2003 (refer to Appendix C).  Prior to the survey, Mr. Sloan inspected a 
known Pismo clarkia habitat area in the vicinity of the project site to determine the life stage of 
the species.  The Pismo clarkia within the known habitat area was in full bloom and easily 
detectible.  During the survey of the proposed project site, no Pismo clarkia or any other special-
status plant species was observed within or adjacent to the project site; therefore, impacts to 
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special-status plant species including Pismo clarkia are unlikely to occur as a result of the 
proposed project.   
 

2) Special-status Wildlife Species 

The following six special-status wildlife species are documented by the CNDDB (2007a, 2207b) 
as occurring in the general vicinity of the project site:  monarch butterfly (over-wintering), 
southern steelhead, California red-legged frog, Western spadefoot toad, southwestern pond turtle, 
and American badger.  In addition, the following special-status species have the potential to 
occur on or in the vicinity of the project site:  Cooper’s hawk (nesting), burrowing owl 
(burrowing sites), northern harrier (nesting), white-tailed kite (nesting), and Monterey dusky-
footed woodrat (refer to Table V.C.-2).  Four of the species are highly aquatic, and are known or 
expected to occur within streams or scattered ponds located outside of the project site.  The 
preferred habitat of each species and the potential for occurrence within proposed project site are 
discussed in Appendix C and Table V.C.-2. 
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TABLE V.C.-1 
Special-status Plants with the Potential to Occur  

In the Vicinity of the Project Site 
 

Common Name Scientific Name 
Status 

Federal/State/CNPS 
Status & Threat 

Code 

General Habitat 
Description 

Habitat 
Present/ 
Absent 

Rationale 

Hoover’s bent grass Agrostis hooveri -- / -- / 1B.2 Chaparral, cismontane 
woodland, and valley 
and foothill grassland 
habitats on usually 
sandy soil. 

P • Known to occur approximately one 
mile northwest of the project site. 

• Botanical surveys did not identify 
species within project site. 

Wells’s manzanita Arctostaphylos wellsii --/--/1B.1 Closed cone 
coniferous forests and 
chaparral, primarily on 
sandstone. 

A • Known to occur approximately 1 
mile northeast of the project site. 

• Closed cone coniferous forests and 
chaparral does not exist within the 
project site.   

• Botanical surveys did not identify 
species within project site. 

San Luis mariposa lily Calochortus 
obispoensis 

--/--/1B.2 Chaparral, coastal 
scrub and grassland 
communities on 
serpentine soils. 

A • Known to occur approximately 3 
miles northwest of the project site. 

• Botanical surveys did not identify 
species within project site. 

• No suitable habitat exists within the 
project site. 

Obispo Indian 
paintbrush 

Castilleja densiflora 
ssp. obispoensis 

-- / -- / 1B.2 Valley and foothill 
grassland habitat. 

P • Known to occur approximately two 
miles northwest of the project site. 

• Botanical survey did not identify 
species within project site. 
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Common Name Scientific Name 
Status 

Federal/State/CNPS 
Status & Threat 

Code 

General Habitat 
Description 

Habitat 
Present/ 
Absent 

Rationale 

Pismo clarkia Clarkia speciosa ssp. 
immaculata 

FE/SR/1B.1 Cismontane woodland, 
valley foothill 
grasslands, and in 
openings along the 
margins of chaparral 
habitats. 

P • Known to occur approximately 1.3 
miles northwest of the project site.   

• Botanical survey did not identify 
species within project site.   

Leafy tarplant Deinandra increscens 
ssp. foliosa 

-- / -- / 1B.2 Valley and foothill 
grasslands. 

P • Known to occur approximately 4.75 
miles southeast of the project site. 

• Botanical survey did not identify 
species within project site. 

Dune larkspur Delphinium parryi ssp. 
blochmaniae 

FSC/--/1B.2 Maritime chaparral 
and coastal dune 
habitats. 

A • Known to occur approximately 1.5 
miles southeast of the project site.   

• Botanical survey did not identify 
species within project site.   

• No suitable habitat exists within the 
project site. 

San Luis Obispo 
County lupine 

Lupinus ludovicianus -- / -- / 1B.2 Chaparral and 
cismontane woodland 
habitats; sandstone or 
sandy soils. 

P • Known to occur 3.5 miles north of 
the project site. 

• Botanical survey did not identify 
species within project site. 

San Bernardino aster Symphyotrichum 
defoliatum 

-- / -- / 1B.2 Cismontane woodland, 
coastal scrub 
coniferous forest, 
meadows and seeps, 
marshes and swamps, 
grasslands / near 
ditches, streams, 
springs. 
 

P • Known to occur two miles southwest 
of the project site. 

• Botanical survey did not identify this 
species within the project site. 
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Common Name Scientific Name 
Status 

Federal/State/CNPS 
Status & Threat 

Code 

General Habitat 
Description 

Habitat 
Present/ 
Absent 

Rationale 

Status Codes: 
Federal: 
FC = Federal Candidate species 
FT = Federally-listed Threatened 
FE = Federally-listed Endangered 
 
State of California: 
SE = State-listed Endangered 
ST = State-listed Threatened 
SR = State-listed Rare 
 
Habitat: Presence/Absence 
Absent [A] means no further work needed.  Present [P] means general 
habitat is present and species may be present.  Critical Habitat [CH] 
means that the project footprint is located within a designated critical 
habitat unit, but does not necessarily mean that appropriate habitat is 
present. 

 
California Native Plant Society (CNPS): 
List 1B = rare, threatened, or endangered 
in California and elsewhere. 
List 2 = rare, threatened, or endangered in California, but more common 
elsewhere. 
 
Threat Code: 
.1 = Seriously endangered in California (over 80% of occurrences threatened / 
high degree and immediacy of threat) 
.2 = Fairly endangered in California (20-80% occurrences threatened) 
.3 = Not very endangered in California (<20% of occurrences threatened or no 
current threats known) 
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TABLE V.C.-2 
Special-status Wildlife With Potential to Occur  

In the Vicinity of the Project Site 
 

Common Name Scientific Name 
Status 

Federal/ 
State/CDFG 

General Habitat Description 
Habitat 
Present 
/Absent 

Rationale 

Invertebrates 
Monarch Butterfly Danaus plexippus 

(wintering sites) 
--/--/ SA Coastal eucalyptus and Monterey 

pine  stands. 
A • Several roosting sites occur 

within the Arroyo Grande 
region, approximately 1.4 miles 
west of the project site. 

• Preferred over-wintering habitat 
is not present within the vicinity 
of the project site. 

Fish 
Steelhead Oncorhynchus mykiss 

irideus 
FT/ -- /CSC Optimally, clear, cool water with 

abundant instream cover, well-
vegetated stream margins, 
relatively stable water flow, and a 
1:1 pool-to-riffle ratio. 

A • Known to occur approximately 
1 mile to the west within Arroyo 
Grande Creek.  

• Wildlife survey did not identify 
species within project site. 

• No suitable habitat exists within 
the project site. 

Amphibians 
California red-legged 
frog 

Rana aurora draytonii FT/ --/ CSC Aquatic habitats with little or no 
flow, the presence of surface 
water to at least early June, 
surface water depths to at least 
2.3 feet, and the presence of 
fairly sturdy underwater supports 
such as cattails.   

A • Known to occur approximately 
1 mile north and southeast of 
the project site  

• The lack of surface water and 
riparian vegetation in the 
ephemeral drainage onsite 
during the rainy season 
indicates that suitable habitat is 
not present onsite. 
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Common Name Scientific Name 
Status 

Federal/ 
State/CDFG 

General Habitat Description 
Habitat 
Present 
/Absent 

Rationale 

Western spadefoot toad Scaphiopus hammondii -- /-- /SSC Annual grassland habitats, open 
sandy floodplains, and alluvial 
terraces. 

A • Closest documented 
occurrence is from the Santa 
Maria Valley, approximately 9 
miles south of the project site.   

• The lack of surface water in the 
ephemeral drainage onsite 
during the rainy season 
indicates that suitable habitat is 
not present onsite. 

Reptiles 
Southwestern pond 
turtle 

Clemmys marmorata 
pallida 

-- /-- /CSC Quiet waters of ponds, lakes, 
streams, and marshes.  Typically 
in the deepest parts with an 
abundance of basking sites. 

A • Suitable habitat exists within 
portions of Arroyo Grande 
Creek and Los Berros Creek 
located 1 mile west and 
southwest of the project site. 

• The lack of ponds and preferred 
basking sites on the project site 
indicates that suitable habitat is 
not present onsite. 

Birds 
Cooper’s Hawk 
(nesting) 

Accipiter cooperi  MBTA / --
/CSC 

Nests in dense stands of coast 
live oak, riparian forest, or other 
woodland habitat near water. 

P • Suitable breeding and nesting 
habitat occurs within the oak 
woodland along the 
northeastern property boundary 
and in riparian forest habitat 
located just outside of the 
northeastern property 
boundary.  

Burrowing owl 
(burrowing sites) 

Athene cunicularia MBTA / -- 
/CSC 

Extensive grassland habitats and 
agricultural areas. 

P • Suitable grassland burrowing 
habitat is present onsite. 

• An individual species was 
observed onsite during a 
preliminary field visit. 
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Common Name Scientific Name 
Status 

Federal/ 
State/CDFG 

General Habitat Description 
Habitat 
Present 
/Absent 

Rationale 

Northern harrier 
(nesting) 

Circus cyaneus MBTA / -- 
/CSC 

Nests on the ground near 
freshwater and salt marshes. 

P • Nesting habitat is not present 
onsite. 

• An individual species was 
observed foraging onsite during 
a wildlife survey. 

White-tailed kite 
(nesting) 

Elanus leucurus MBTA /FP/-- Nests in treetops within dense 
foliage located in coastal and 
valley lowlands, usually 
associated with agricultural lands 
and open fields. 

P • Suitable nesting habitat is 
present within larger oak trees 
along the northeastern property 
boundary. 

• Individuals of the species were 
observed foraging onsite during 
wildlife surveys. 

Mammals 
Monterey dusky-footed 
woodrat 

Neotoma fuscipes 
luciana 

--/ --/CSC Moderate vegetative canopy, 
such as oak woodland, with 
brushy understory. 

P • Suitable habitat present within 
oak woodland located along the 
northeastern property 
boundary. 

American badger Taxidea taxus --/ --/CSC Open grasslands and scrub 
habitats. 

P • Known occurrence 
approximately 2 miles 
northwest of the project site. 

• Suitable habitat present onsite 
in the grassland and oak 
woodland habitat areas. 
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Common Name Scientific Name 
Status 

Federal/ 
State/CDFG 

General Habitat Description 
Habitat 
Present 
/Absent 

Rationale 

Status Codes: 
Federal: 
FE = Federal-listed Endangered 
FT = Federal-listed Threatened 
FC = Federal Candidate species 
MBTA = Protected by Federal Migratory Bird Treaty Act 
 
State of California: 
SE = State-listed Endangered 
ST = State-listed Threatened 
FP = Fully Protected 

 
California Department of Fish and Game 
CSC = California Special Concern Species 
SA = Special Animal and considered to be a “threatened phenomenon” 
 
Habitat: Presence/Absence 
Absent [A] means no further work needed.  Present [P] means general habitat is present 
and species may be present.  Critical Habitat [CH] means that the project footprint is 
located within a designated critical habitat unit, but does not necessarily mean that 
appropriate habitat is present 
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(b) Cooper’s Hawk (Nesting) 

The Cooper’s hawk is considered sensitive primarily due to the loss of riparian nesting habitat 
throughout California.  Preferred nesting habitat consists of dense stands of coast live oak, 
riparian forest, or other woodland habitat near water.  Hunting for small birds and mammals 
occurs in open woodlands and edge habitats.  This species is an uncommon transient and winter 
visitor throughout most of San Luis Obispo County (Audubon Society; 1985).  Suitable foraging 
and nesting habitat for Cooper’s hawk occurs within coast live oak woodland located along the 
northeastern property boundary, and in riparian forest habitat located just outside of the 
northeastern property boundary.  Cooper’s hawk was not observed during site visits; however, it 
is expected that this species could nest in the woodland habitat area in the northern section of the 
project site.  
 

(c) Burrowing Owl (Burrowing Sites) 

The burrowing owl is documented as an uncommon to common permanent resident of the 
interior valleys and plains of San Luis Obispo County, and an uncommon winter visitor to the 
coastal regions of the county (Audubon Society; 1985).  This species is primarily associated with 
extensive grassland habitats and agricultural areas, and frequently occupies California ground 
squirrel burrows (Zeiner; et al. 1990).  Distinctive burrow characteristics for burrowing owl are 
not known.  However, given the size of burrowing owl, burrow entrances were expected to be at 
least 7 cm in diameter.  Circumstantial evidence of burrowing owl occurrence within an area 
typically consists of the presence of molted feathers, cast pellets, prey remains, or excrement 
near a burrow entrance.   
 
The CNDDB does not identify any occurrences of this species within five miles of the project 
site; however, suitable burrowing owl habitat consisting of annual grassland does occur 
throughout the project site.  A previous observation of this species within the project site in 1996 
by County Staff (Weir) led to a focused survey for burrowing owls in June 1997 (McCormick; 
1997).  The surveys yielded no observations of resident or breeding burrowing owls within the 
proposed project site.  The Burrowing Owl Survey report indicated that despite the absence of 
direct observation of the species during the 1997 survey, the potential exists for individuals to 
use the site for foraging, and potentially occupy burrows on site in the future (McCormick; 
1997). 
 

(d) Northern Harrier (Nesting) 

The northern harrier is a common transient and winter bird species visitor within much of San 
Luis Obispo County (Audubon Society; 1985).  This species nests on the ground near freshwater 
and salt marshes.  Open areas, such as grasslands and coastal scrub, provide foraging habitat for 
this species.  Annual grassland on the project site provides suitable foraging habitat for the 
species.  During the February 2002 site visit, one northern harrier was observed foraging over 
grassland in the western portion of the site.  Suitable nesting habitat for this species does not 
occur within the project site. 
 

(e) White-tailed Kite (Nesting) 

The white-tailed kite is a bird species that occurs in coastal and valley lowlands, usually 
associated with agricultural lands and open fields.  Nests are constructed in treetops with dense 
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foliage.  This species is considered an uncommon resident of most of San Luis Obispo County.  
Suitable nesting habitat may occur in association with larger oaks located along the northeastern 
property boundary.  In addition, individuals of this species were observed foraging within the 
annual grassland habitat area on the project site during site surveys conducted in February and 
March of 2002. 
 

(f) Monterey Dusky-footed Woodrat 

The Monterey dusky-footed woodrat is a subspecies of woodrat that occurs in central coastal 
California.  This subspecies prefers habitats that exhibit a moderate vegetative canopy, with a 
brushy understory.  Woodrat houses are built of sticks and leaves at the base of or in a tree, 
around a shrub, or at the base of a hill, and may measure up to approximately 8 feet in height and 
8 feet in diameter.  This nocturnal species forages on the ground and primarily feeds on woody 
plants, but also eats fungi, flowers, grasses, and acorns (Zeiner; et al. 1990).  No evidence of 
Monterey dusky-footed woodrat was observed during any site visits; however, suitable habitat 
for Monterey dusky-footed woodrat occurs within oak woodland located along the northeastern 
boundary of the project site. 
 

(g) American Badger 

The American badger occurs primarily in open grassland and scrub habitats.  Typical dimensions 
for American badger burrows range from 20 to 30 centimeters in width, and are generally 
elliptical in shape (Murie; 1974).  The CNDDB (2007a, 2007b) identifies an occurrence of this 
species approximately two miles northwest of the project site.  No evidence of the occurrence of 
American badger was observed during the field survey portion of this study; however, the 
absence of direct observation of this species does not preclude its occurrence from grassland and 
woodland habitats of the project site.   
 
c. Sensitive Habitats 

For purposes of this study, important or sensitive habitats include Waters of the U.S. and 
wetlands, as defined by the U.S. Army Corps of Engineers (Corps) (Environmental Laboratory; 
1987) and Cowardin et al. (1987), those habitats noted by either the CNDDB or the CDFG (R. 
Holland; 1986) as sufficiently rare or unknown as to merit protection and further study, and 
habitat types determined to be sensitive by the County of San Luis Obispo. 
 
No sensitive plant communities, as defined by either R. Holland (1986) or the CNDDB (2007a, 
2007b) are located on the 47.54-acre project site; however the County of San Luis Obispo 
considers oak woodland a sensitive native vegetative community.  Countywide policy requires 
the protection of oak woodland and individual oak trees. 
 
The small, ephemeral drainage located in the southern portion of the project site may qualify as 
“Waters of the U.S.,” and be subject to regulation by the Corps, per Section 404 of the Clean 
Water Act.  Ephemeral drainages such as this are often referred to as “Other Waters.”  All areas 
located within the respective Ordinary High Water Marks (OHWM) of an identified drainage, 
are typically subject to regulation by the Corps and CDFG. 
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The ephemeral drainage located onsite is characterized as an erosional gully that collects surface 
runoff from the western side of the project site, and conveys it off-site (via a culvert) to a 
tributary of Los Berros Creek.  Based on the steep gradient and limited watershed area, it is 
expected that flow is only present within the channel of the drainage during or immediately 
following significant storm events.  
 
A wetland delineation was not performed as part of the site surveys associated with this study; 
however, a few plants were observed within the channel of the drainage that are considered 
characteristic of wetlands including rush and rabbitsfoot grass.  Wetlands are defined in the 
Corps of Engineers Wetlands Delineation Manual (Environmental Laboratory; 1987) as: 

 
“Those areas that are inundated or saturated by surface or groundwater at 
a frequency and duration sufficient to support, and that under normal 
circumstances do support, a prevalence of vegetation typically adapted for 
life in saturated soil conditions.  Wetlands generally include swamps, 
marshes, bogs, and similar areas.” 

 
Wetlands that may be associated with the ephemeral drainage would also qualify as “Waters of 
the U.S.” and be subject to regulation by the Corps. 
 
As documented in the MND adopted by the City, the access road connecting Castillo Del Mar 
Drive to Valley Road would traverse a seasonal drainage ditch, which was historically 
maintained and cleared by the agricultural operator.  The road would cross the ditch within an 
agricultural field, and the MND documents that no evidence of native vegetation is present 
within the ditch or area proposed for the road alignment.  Based on the adopted MND, no 
significant impacts to sensitive habitats would occur as a result of the approved road construction 
(refer to Appendix G). 
 
d. Wildlife Movement Corridors 

Wildlife movement corridors are connections between habitat areas that allow for physical and 
genetic exchange between animal populations.  These connections may be local, such as between 
foraging and nesting or denning areas, or regional in nature.  As undisturbed habitats become 
surrounded by urban development, they become isolated from neighboring areas.  Movement 
corridors provide critical linkage between islands of open space, isolated foraging and breeding 
habitats, and other important wildlife use areas.  Drainage courses and adjacent upland habitats 
typically function as migration corridors providing some water and cover for wildlife. 
 
Within the project site, wildlife movement corridors are limited to the area of oak woodland 
located along the northeastern property boundary.  This area of oak woodland is linked to other 
woodland habitats located off-site, including adjacent riparian woodland, and may provide 
important cover opportunities for wildlife moving between habitat types.   
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2. Regulatory Setting 

a. Clean Water Act of 1977 

Regulatory protection of water resources throughout the United States is under the jurisdiction of 
the Army Corps of Engineers (Corps).  Section 404 of the Clean Water Act prohibits the 
discharge of dredged or fill material into Waters of the U.S. without formal consent from the 
Corps.  Waters of the U.S. include marine waters, tidal areas, stream channels, and associated 
wetlands.  Wetlands often include freshwater marshes, vernal pools, freshwater seeps, and 
riparian areas.  The U.S. Fish and Wildlife Service assesses impacts to biological resources 
during the permit process.  Policies relating to the loss of wetlands generally stress the need to 
compensate for wetland acreage losses by creating wetlands from non-wetland habitat on at least 
an acre-for-acre basis. 
 
One area that may qualify as “Waters of the U.S.” consists of an ephemeral drainage located in 
the southern portion of the site.  This drainage is highly degraded and contains a minimal amount 
of vegetation that is considered characteristic of wetlands including rush and rabbitsfoot grass.  
A formal delineation was not conducted as part of this study; therefore, the precise locations of 
the OHWM and potential areas of wetland located within the drainage were not determined.   
 
Project plans indicate that the identified drainage would be modified as a result of construction 
of a storm water detention basin.  This would result in direct disturbance of areas that may 
qualify as “Waters of the U.S.,” including areas that have potential to qualify as jurisdictional 
wetland.  
 
b. Section 7 or Section 10 of the United States Endangered Species Act 

The Federal Endangered Species Act (FESA) provides legislation to protect federally listed plant 
and animal species.  Impacts to listed species resulting from the implementation of a project 
would require the responsible agency to consult the Untied States Fish and Wildlife Service 
(USWFS).  Section 7 of the FESA requires that all federal agencies must, in consultation with 
the USFWS or National Marine Fisheries Service (NMFS), ensure that its (the agency’s) actions 
do not jeopardize the continue existence of a listed species, or destroy or adversely modify the 
listed species’ “critical habitat”.  Section 10 consists of the process by which take permits are 
issued by USFWS/NMFS for take incidental to an otherwise lawful activity.  Formal 
consultations must take place with the USFWS pursuant to Section 10(a)(1)(B), with the USFWS 
then making a determination as to the extent of impact to a particular species.  If the USFWS 
determines that impacts to a species would likely occur, alternatives and measures to avoid or 
reduce impacts must be identified through preparation of a Habitat Conservation Plan (HCP), 
prior to issuance of the take permit.  No federal listed animals are known from the immediate 
vicinity of the project site.   
 
c. State of California Endangered Species Act 

The State of California Endangered Species Act (CESA) ensures legal protection for plants listed 
as rare or endangered and species of wildlife formally listed as endangered or threatened.  The 
State also lists “Species of Special Concern” based on limited distribution, declining populations, 
diminishing habitat, or unusual scientific, recreational, or educational value.  Under State law, 
the California Department of Fish and Game is empowered to review projects for their potential 
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to impact state-listed species and Species of Special Concern, and their habitats.  Impacts to the 
state-listed species would be evaluated and identification of mitigation measures would likely be 
required.  No state or federal-listed plant species were observed on the project site.  
 
The project site has the potential to directly affect two California Special Concern (CSC) species, 
Cooper’s hawk and burrowing owl.  The CSC designation applies to the nesting and burrowing 
lifestage, respectively.  Impacts to these species can be avoided by implementing protective 
measures.  Monterey dusky-footed woodrat is not expected to be disturbed by project 
implementation, due to potential habitat being located outside of the proposed development area.  
Northern harrier (CSC, nesting) was observed within the project site during recent field surveys; 
however, suitable nesting habitat is not present on site.  Project implementation would therefore 
not affect the nesting lifestage of this species.   
 
d. California Department of Fish and Game Code 

California Fish and Game Code governs state-designated wetlands, including riparian and stream 
habitat, and mandates that mitigation be implemented to replace wetland extent and value lost to 
development.  Sections 1600-1607 of the California Fish and Game Code regulate activities that 
would alter the flow, bed, channel, or bank of streams and lakes.  Activities that affect these 
areas, as well as associated riparian habitats, would require a Streambed Alteration Permit from 
the CDFG.   
 
The proposed project is expected to result in direct disturbance of the small ephemeral drainage 
located in the southern portion of the site.  A 1600 authorization may be required prior to project 
implementation.   
 
e. Other Sections of the Fish and Game Code 

Fully Protected Species may not be taken or possessed without a permit from the Fish and Game 
Commission and/or the CDFG.  Information on these species can be found within section 3511 
(birds), section 4700 (mammals), section 5050 (reptiles and amphibians), and section 5515 (fish) 
of the Fish and Game Code.  In addition, Section 3503 of the California Fish and Game Code 
prohibits impacts to actively nesting birds, their nests, or their eggs. 
 
The only Fully Protected species that was determined to have a reasonable potential for 
occurring at the project site is white-tailed kite.  This species was observed foraging in annual 
grassland of the project site during field surveys conducted in February and March 2002 (Tupen; 
Morro Group).  Nesting of this species could also occur in larger oak trees located in the 
northeastern portion of the site.  The proposed project is not expected to adversely impact the 
nesting lifestage of this species provided that appropriate protective measures are implemented.  
 
f. State Water Quality Control Board Water Quality Control Plan – Central Coast 

Region 

As established through the California Porter-Cologne Water Quality Control Act (1969), the 
State Water Quality Control Board was created and directed to formulate what is known as the 
Water Quality Control Plan (Central Coast Region).  This plan provides management guidelines 
for maintaining water quality and associated beneficial uses of steams and rivers within the 
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central coast region of California.  General water quality objectives are set forth to facilitate the 
maintenance of optimum habitat for various aquatic species. 
 

3. Thresholds of Significance 

Impacts to biological resources were evaluated by determining the sensitivity, significance, or 
rarity of each resource that would be adversely affected (either directly or indirectly) by the 
proposed project, and by using thresholds of significance to determine if the impact constitutes a 
significant impact.  The significance threshold may be different for each habitat or species and is 
based upon the rarity or sensitivity of the resource and the level of impact that would result from 
the proposed project.  Guidance for determining significance thresholds is based on Appendix G 
of the State CEQA Guidelines and local/regional general plans and ordinances.  Using these 
guidelines, implementation of the proposed project would have a significant impact on biological 
resources if it would: 
 

• Adversely and substantially affect a sensitive species, as defined previously; 

• Have a substantial adverse effect on any important or sensitive habitat; 

• Interfere substantially with the movement of any resident or migratory species of wildlife 
or with established native resident or migratory wildlife corridors; 

• Conflict with any local policies or ordinances protecting biological resources; or, 

• Conflict with the provisions of an adopted Habitat Conservation Plan, Natural 
Community Conservation Plan, or other approved local, regional, or state habitat 
conservation plan. 

 
Based on these guidelines, as well as pertinent state and federal policies and regulations, the 
following thresholds of significance would be applied to project-related impacts to biological 
resources within the proposed project site. 

 
• Loss of individuals or habitat for sensitive species; 

• Project related loss of wetland habitat or riverine habitat associated with the ephemeral 
drainage; 

• Introduction of invasive/exotic species at the project site, or into sensitive aquatic habitats 
located downstream via the ephemeral drainage and culvert; or, 

• Degradation of water quality of sensitive aquatic habitats located downstream and off-site 
(i.e., Los Berros Creek, Arroyo Grande Creek). 

 

4. Impact Assessment and Methodology 

A search of the California Department of Fish and Game’s (CDFG) California Natural Diversity 
Data Base (CNDDB) was conducted to identify reported occurrences of special-status plant and 
animal species and sensitive habitats (CDFG 2003a, 2003b, 2007a, 2007b) within the Oceano 
and Arroyo Grande NE (CNDDB; 2007a, 2007b) U.S.G.S. 7.5-minute quadrangles.  The results 
of the CNDDB search were then reviewed to evaluate the potential for occurrence of special-
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status species within or near the project site.  The California Native Plant Society’s (CNPS) 
Inventory of Rare and Endangered Plants of California (Tibor; 2001) was also reviewed to 
provide information on rare plants that were expected to occur in the area.  Vegetation/habitat 
types were classified based on CDFG’s Preliminary Descriptions of the Terrestrial Natural 
Communities of California (R. Holland; 1986), and modified as necessary to reflect specific 
characteristics of on-site communities.   
 
Other documents reviewed as part of this study included the Burrowing Owl Survey for the 
Busick/Gearing Tract Map (1997) prepared by Randi L. McCormick, the Botanical Survey of 
Vista Pacifica, Tract 1789 (1989) prepared by V.L. Holland, and the Pismo Clarkia Survey 
Report (2003) prepared by Morro Group, Inc.   
 
Morro Group biologists conducted site visits during February and March 2002 and June 2003 to 
gather and verify information on the location and extent of plant communities, sensitive habitats, 
and the potential for occurrence of sensitive plant and wildlife species within the project site.  A 
focused survey for rare plants including Pismo clarkia during the blooming season was 
conducted as part of these additional studies.   
 

5. Project-specific Impacts and Mitigation Measures 

a. Sensitive Habitats  

1) Direct Disturbance of Waters of the U.S./Wetlands 

Within the project site, “Waters of the U.S.” may occur within the small, ephemeral drainage 
located in the southern property corner.  Construction of the proposed access road, storm water 
management system, and detention basin would require disturbance of all or a portion of the 
ephemeral drainage, resulting in direct impacts to areas potentially qualifying as “Waters of the 
U.S.” including areas that may qualify as jurisdictional wetland as defined by both the U.S. 
Army Corps of Engineers (Corps) and California Department of Fish and Game.  Disturbance of 
“Waters of the U.S.,” as defined by the U.S. Army Corps of Engineers (Corps), through direct 
placement of fill during project construction would require a permit from the Corps prior to 
commencement of construction activities.  In addition, a 1600 authorization may be required 
from the California Department of Fish and Game (CDFG) prior to initiation of proposed 
development activities. 
 
BR/Impact 1 Construction of the proposed access road, storm water improvements, 

and detention basin would result in direct disturbance of the ephemeral 
drainage and areas potentially qualifying as “Waters of the U.S.”, 
including potential areas of wetland resulting in potentially significant 
impacts.   

 
BR/mm-1 Prior to issuance of construction permit relating to final design and 

construction of the proposed access road, storm water improvements, and 
detention basin, a wetland delineation, and if necessary, a jurisdictional 
determination shall be conducted to determine the presence and extent of 
“Waters of the U.S.”, including wetlands.  Results of the wetland delineation 
shall immediately be submitted to the County Division of Environmental and 
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Resource Management and Army Corps of Engineers (Corps).  The applicant 
shall be responsible for contacting the Corps and California Department of 
Fish and Game (CDFG) prior to project implementation to determine specific 
permitting requirements and mitigation responsibilities associated with 
disturbance of the identified drainage, and any associated areas of wetland. 

 
BR/mm-2 Prior to recordation of the final map, the applicant shall obtain all appropriate 

authorizations and permits from affected resource agencies including, but not 
limited to a Section 404 permit from the Corps to discharge dredged or fill 
material into Waters of the U.S. and a 1600 California Department of Fish and 
Game Streambed Alteration Permit for disturbance of any portion of a channel 
located beneath the top of bank.  If authorization and/or permits are not 
required, the applicant shall submit documentation from the applicable 
agency.   

 
 If construction permits or approval of tract improvements are issued in phases, 

Corps authorization shall be obtained prior to approval of tract improvements 
or issuance of construction permit relating to construction of the detention 
basin or other activities that require ground disturbance within 100 feet of the 
identified drainage.   
 

BR/mm-3 If wetlands, including “Waters of the United States,” are identified onsite, 
prior to approval of tract improvements or issuance of construction permit, the 
applicant shall submit a wetlands mitigation plan for the approval of the 
County Division of Environmental and Resource Management and California 
Department of Fish and Game.  If Corps jurisdictional wetlands are present, 
the plan shall also be submitted to the Corps.  The mitigation plan shall be 
prepared as per the County’s Guidelines for Mitigation/Monitoring Plans.  
The wetlands mitigation plan shall be implemented by the applicant and/or 
successors-in-interest (Homeowners Association).  In addition to any 
measures and elements required by the Corps, the mitigation plan shall 
include the following elements: 

 
A) Quantification of temporarily and permanently impacted wetland areas; 
B) Identification of the wetland area to be restored at a mitigation ratio no 

less than 1:1; 
C) Methodology for restoration, including a planting site plan, inventory of 

plants for revegetation, installation of irrigation or other suitable watering 
method, and scheduling of maintenance activities; and, 

D) A description of a restoration monitoring plan, success criteria, reporting 
schedule, and cost estimate to implement the plan. 

 
If wetlands are present within the area proposed for construction of the access 
road and storm water management system, the applicant may minimize the 
permanently affected area by preparing and submitting a revised plan showing 
proposed access to parcels south of the proposed Castillo Del Mar Drive 
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extension.  If the applicant chooses this option, the revised plan shall clearly 
demonstrate how the ephemeral drainage shall be restored, stabilized, and 
maintained to manage storm water flow in a non-erosive manner.   
 

BR/mm-4 Prior to issuance of construction permits or approval of tract improvements, 
the applicant shall provide a cost estimate and set up a trust account to retain a 
County-approved qualified biological monitor to inspect implementation of 
County and resource agency conditions of approval.  The frequency and 
duration of monitoring would be determined by the County Division of 
Environmental and Resource Management and specified within resource 
agency-issued conditions of approval.  If a wetland mitigation plan is 
required, the biological monitor shall monitor the mitigation efforts for a 
minimum of three years or until the performance criteria are met. 

 
BR/mm-5 Prior to issuance of construction permit for the proposed storm water 

detention basin, the applicant shall implement an approved Erosion and 
Sedimentation Control Plan (required by the County of San Luis Obispo Land 
Use Ordinance).  Implementation of the approved plan, and any necessary 
modifications in the field shall minimize the potential for indirect disturbance 
of sensitive aquatic habitats located downstream and off-site (e.g., Los Berros 
Creek, Arroyo Grande Creek) and shall include the installation of appropriate 
erosion control devices (i.e., hay bales, silt fences) down-slope of areas 
experiencing disturbance of the ground surface associated with both 
infrastructure and residential construction.  The project applicant, and/or 
successors-in-interest (Homeowners Association) shall check erosion control 
devices on a daily basis to ensure proper function.  The County-approved 
biological monitor shall inspect erosion control measures for a duration and 
frequency determined by the County and resource agencies, if necessary.  
Additional measures recommended by the biological monitor, and approved 
by the County and affected resource agencies, shall be implemented in the 
field. 

 
BR/mm-6 Construction of the proposed storm water detention basin and associated 

drainage improvements within the ephemeral drainage shall not be allowed 
during the wet season (October 16 – April 15) or during or immediately prior 
to or following a rain event.  The retained biological monitor shall verify 
compliance. 

 
BR/mm-7 Immediately following completion of construction of the detention basin and 

other infrastructure within the project site and prior to final inspection, the 
applicant and/or successors-in-interest (Homeowners Association) shall 
revegetate adjacent disturbed and barren areas with appropriate non-invasive 
native vegetation from the County’s approved plant list to reduce the risk of 
on-site erosion.  The applicant shall replant areas experiencing only temporary 
disturbance (a period greater than 30 days) with native species that occur in 
adjacent grassland and woodland communities.  The applicant and/or 
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successors-in-interest (Homeowners Association) shall submit a letter to the 
County Department of Planning and Building immediately following 
completion of revegetation activities and prior to final inspection.  The 
vegetation shall be maintained and weeded for a period of three years. 

 
Residual Impacts 

 
Following implementation of appropriate mitigation measures, this impact would be considered 
significant but mitigable (Class II Impact).   
 

2) Loss or Disturbance of Individual Oak Trees 

The applicant is proposing to preserve approximately 18.7 acres of coast live oak woodland 
along the northeastern property boundary.  Thirteen coast live oak trees are located within or 
immediately adjacent to potentially buildable areas in the northeastern corner of the parcel.  
Seven out of these thirteen trees could be removed to accommodate access driveways and 
residential development.  The remaining six trees located immediately adjacent to the building 
limit line may be impacted if the trees’ dripline areas are compromised by filling, excavation, or 
compaction during construction.  Grading, cutting, or trenching within the trees’ dripline could 
damage the root system and result in detrimental effects.  Oak trees remaining after residential 
development could also be adversely affected by landscaping and irrigation activities 
implemented on site.  Over-watering in the vicinities of native oaks can lead to increased risk of 
root disease and result in decay and mortality of individual trees on site.  
 
Up to 1.6 acres of oak woodland may be affected by fuel modification activities required by Cal 
Fire.  Based on Residential Fire Safety Plan Requirements (Cal Fire, February 1, 2006), all 
structures are required to have a minimum 100 feet of vegetation defensible space (i.e., mowing 
flammable grasses, trimming lower tree limbs).   
 
BR/Impact 2 Proposed residential development, access driveway construction, creation 

of vegetation defensible space, and site improvements could result in 
direct removal, or inadvertent disturbance of up to thirteen coast live oak 
trees and up to 1.6 acres of oak woodland located within, or immediately 
adjacent to, the allowable buildable areas. 

 
BR/mm-8 Prior to issuance of construction permits for individual lot development, the 

landowner shall submit plans showing the location of existing oak trees, the 
diameter at breast height, and if they will be removed or impacted 
(disturbance within the dripline including trimming) within 25 feet of project 
boundaries.  Up to thirteen oak trees may be removed or impacted by the 
development and additional trees may be trimmed for fire prevention 
measures.   

 
BR/mm-9 Prior to recordation of final map, the applicant shall submit an Oak Tree 

Mitigation and Monitoring Plan to be reviewed and approved by the 
Environmental Coordinator.  The Oak Tree Mitigation and Monitoring Plan 
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shall be written as per the County’s Mitigation and Monitoring Plan 
Guidelines.  At a minimum the plan shall include goals, performance 
standards, and remedial measures to implement if the performance standards 
are not met.  The plan shall provide for the replacement, in kind at a _4:1 ratio 
all oak trees removed as a result of the development of the project, and in 
addition, shall provide for the planting, in kind at a 2:1 ratio, of oak trees to 
mitigate for trees impacted but not removed.  Tree removal shall not be 
permitted outside of the “building limit line.”  The Oak Tree Mitigation and 
Monitoring Plan shall include, but not be limited to, the following tree 
planting guidelines, which shall be printed on all applicable plans: 
 
INITIAL PLANTING  
 
Replanting shall be completed as soon as it is feasible (e.g. irrigation water is 
available, grading done in replant area).  If possible, planting shall be 
completed in the late fall or winter months (October to January).  If planting 
cannot occur during these optimal months, a landscape irrigation plan shall be 
submitted prior to construction permit issuance showing how plants will be 
watered on a regular basis.  If planting occurs outside of optimal months, a 
thorough watering will be completed at the time of planting.  Replant areas 
shall either be either in native topsoil or areas where native topsoil has been 
reapplied.  If the latter, top soil shall be carefully removed and stockpiled for 
spreading over graded areas to be replanted (setting aside enough for 6-12" 
layer for entire tree replant area).  Stockpile areas shall be shown on al 
applicable grading and/or construction plans.  Planting hole depths shall 
exceed container depths to sufficiently avoid roots from turning upwards.  Soil 
returned around containers shall be compacted sufficiently to eliminate air 
pockets.  To provide for greatest success for replacement oaks, planting stock 
should be either seedlings (preferred) or up to one-gallon container sizes.  
Small seedlings should be tubed.  Clustering of seedings in groups of two to 
four is preferred (but would need to maintain the overall on-center plant 
average described below.  Where possible, planting should be outside of, but 
as near as possible to, existing driplines of oak trees. 

 
Average tree planting densities shall be no greater than one tree every 20 feet 
and shall average no more than four planted trees per 2,000 square feet, unless 
it is shown to the county by a qualified biologist that existing average tree 
(with five-inch diameters or more) densities are greater.  Where natural 
densities are shown to be greater than one tree every 2,000 square feet, 
planting densities (4:1) could match that density.  This average planting 
density, and respective area needed, will be reflected on all applicable 
construction plans.  In the event that inadequate on-site area exists for 
replanting of replacement trees, a fee per equivalent tree removed shall be 
applied, pursuant to the County Guidelines for Tree Protection.   
 



Busick Tract Map Final EIR  Biological Resources 

Morro Group, Inc.  V-45 

Location of newly planted trees should adhere to the following, whenever 
possible: on the north side of and at the canopy/dripline edge of existing 
mature native trees; on north-facing slopes; close to drainage swales/gullies 
(except when riparian habitat present); where topsoil is present; at least 25 feet 
away from continuously wet areas (e.g. lawns, leach lines); random and 
clustered planting patterns to create natural appearance, and; planting 
locations away from known animal populations (e.g., squirrels, gophers).   
 
MAINTENANCE AND PROTECTION 
 
These newly planted trees shall be maintained until successfully established.  
The following planting and maintenance measures are necessary for 
successful establishment, and shall be included as part of monitoring efforts:  
provide and maintain protection (e.g. tree shelters, caging) from animals (e.g., 
deer, rodents); regular mulching and weeding (minimum of once early Fall 
and once early Spring) of at least a three foot radius out from plant; adequate 
watering (e.g., drip-irrigation system), and watering should be controlled so 
only enough is used to initially establish the tree, and reducing to zero over a 
three year period; avoidance of planting between April and September unless 
irrigation system with timer is provided, where trees are watered one gallon 
every four weeks (may vary); application of standard planting procedures 
(e.g., planting tablets, initial deep watering, etc.), and; when planting with, or 
near, other landscaping, all landscape vegetation within the eventual mature 
oak tree root zone (25-foot radius of planted oak) will need to have similar 
water requirements as the oak (including no summer watering once 
established).   
 
Protection of newly planted trees shall include the following measures, and be 
shown on all applicable plans prior to issuance of construction permit for lot 
development: 
 
d. An above-ground shelter (e.g., tube, wire caging) shall be provided for 

each tree upon planting, and shall be of sturdy material that will provide 
protection from browsing animals for no less than seven years (unless 
determined successfully established by monitor). 

e. Caging to protect roots from burrowing animals shall be installed when 
the tree is planted, and be made of material that will last no less than seven 
years. 

f. Each shelter shall include the following, unless manufacture instructions 
recommend a more successful approach: 
1. Shelter shall be secured with stake that will last seven years; 
2. Height of shelter shall be no less than three (3) feet; 
3. Base of shelter shall be buried into the ground; 
4. Top of shelter shall be securely covered with plastic netting, or better, 

and last for no less than seven years; and, 
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5. If required planting is located in areas frequented by deer, tube/caging 
heights shall be increased to at least four feet or plantings shall be 
protected with deer fencing. 

 
To provide for adequate weed control around replacement trees, while still 
minimizing impacts to other existing sensitive vegetation, the following 
approach will be needed:  1) no use of herbicides (unless newly-planted tree is 
fully protected during application); and 2) either installation of a securely 
staked “weed mat” (covering at least a three-inch radius from center of plant), 
or hand removal of weeds (covering at least a three-inch radius from center of 
plant) will be completed for each plant (where hand removal weeding will be 
kept up on a regular basis (at least once in late spring [April] and once in early 
winter [December]).  This should be done until tree is at least three feet tall.  
Use of weed-free mulch (at least three inches deep), with regular 
replenishment, may be substituted for weed mat.   

 
BR/mm-10 Prior to final inspection of individual residences, the landowner shall replace, 

at a 4:1 ratio, coast live oak trees to be removed and at a 2:1 ratio, the coast 
live oak trees that would be impacted as a result of grading and 
implementation of fire prevention measures including oak tree limb trimming.  
Replacement, maintenance, and monitoring shall occur pursuant to the 
approved Oak Tree Mitigation and Monitoring Plan. 

 
BR/mm-11 To promote the success of the new trees, the applicant shall retain a qualified 

individual (e.g., arborist, landscape architect/contractor, certified arborist, 
certified nurseryperson, botanist) to prepare a letter stating the required 
planting and protection measures have been completed.  This verification 
letter shall be submitted to the Department of Planning and Building prior to 
final inspection of each residence.  The letter shall specify the following:  1) 
when planted; 2) type and container size of vegetation planted ; 3) 
approximate planting locations; and 4) health of plants at the time of planting 
or when observed.  GPS coordinates and photo-documentation shall be 
provided.  The retained individual shall monitor the survivability and vigor of 
the planted trees until they are successfully established, and shall prepare 
annual monitoring reports for a minimum of seven years.  The first monitoring 
report shall be submitted to the County Environmental Coordinator one 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.  Additional planting and monitoring 
will be necessary if initially-required vegetation is not considered successfully 
established.  At a minimum, the monitoring report shall include:  1) reference 
and comparison to previous report, 2) approximate planting locations shown 
on map, 3) health and vigor of all plantings, 4) any problems associated with 
health of plants, and 5) any remedial measures needed to insure long-term 
health of all required plantings.  The applicant, and successors-in-interest 
(individual lot owners), agrees to complete any necessary remedial measures 
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identified in the report (s) to maintain the required population of initially-
planted vegetation.  Remedial work shall be completed by the applicant, or 
successors-in-interest (individual lot owners), within 30 days of it being 
identified.   

 
BR/mm-12 Prior to issuance of construction permits for tract improvements and 

individual lot development, to avoid the potential for inadvertent disturbance 
of scattered oak trees not scheduled for removal or impact, the applicant shall 
retain a qualified individual (e.g., arborist, landscape architect/contractor, 
nurseryperson) to clearly mark the dripline area of each oak tree located 
outside of, but adjacent to the proposed development areas.  The dripline of 
each tree shall be marked with highly visible flagging or construction fencing, 
immediately prior to construction.  Grading, utility trenching, compaction of 
soil, material/equipment storage, or placement of fill shall be avoided within 
fenced areas.  Tree protection areas shall be identified with at least one 
weatherproof sign placed within each temporarily fenced area in the most 
visible location for construction crews that states “Tree Protection Area – Stay 
Out” (four inch letter size or greater).  For larger fenced areas, multiple signs 
will be placed at 50-foot increments.  All construction fencing and signage 
shall remain in place and kept in good working order until final inspection. 

 
BR/mm-13 To minimize impacts to the sensitive oak woodland understory habitat (e.g., 

coastal scrub), the applicant agrees to the following during tract 
improvements, individual lot construction activities, and for the life of the 
project: 

 
a. The applicant recognizes that trimming of oaks can be detrimental in the 

following respects and agrees to minimize trimming of the remaining 
oaks:  removal of larger lower branches should be minimized to 1) avoid 
making tree top heavy and more susceptible to “blow-overs”, 2) reduce 
having larger limb cuts that take longer to heal and are much more 
susceptible to disease and infestation, 3) retain the wildlife that is found 
only in the lower branches, 4) retains shade to keep summer temperatures 
cooler (retains higher soil moisture, greater passive solar potential, 
provides better conditions for oak seedling volunteers) and 5) retain the 
natural shape of the tree.  Limit the amount of trimming (roots or canopy) 
done in any one season as much as possible to limit tree stress/shock (10% 
or less is best, 25% maximum).  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 agrees to either use a skilled arborist or apply 
accepted arborist's techniques when removing limbs.  Unless a hazardous 
or unsafe situation exists, trimming shall be done only during the winter 
for deciduous species.  Smaller trees (smaller than 5 inches in diameter at 
four feet above the ground) within the project area are considered to be of 
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high importance, and when possible, shall be given similar consideration 
as larger trees. 

b. All native vegetation removal shall be shown on all applicable grading/ 
construction or improvement plans, and reviewed/ approved by the County 
(Planning and Building Dept.) before any work begins. 

c. Vegetation removal of native habitat shall be limited to what is shown on 
the county-approved grading/ construction /improvement plans.  

d. Vegetation clearance for fire safety purposes shall be limited to the 
minimum setbacks required by Cal Fire.  Where feasible, all efforts will be 
made to retain as much of this vegetation within the setback as possible 
(e.g. remove/trim only enough vegetation to create non-contiguous islands 
of native vegetation). 

e. All allowed uses within the native habitat area shall be “passive,” where 
the use will have either no or minimal impact on the habitat. 

f. Any CC&Rs created shall include the above provisions to protect the 
native habitat. 
 

BR/mm-14 Prior to issuance of construction permits for individual lot development, the 
applicant shall submit a cost estimate for planting, maintenance, and/or 
monitoring by qualified individuals.  Qualified individuals shall show they are 
experienced and successful in planting, maintaining and/or monitoring native 
vegetation.  The cost estimate shall include all critical elements to insure the 
success of any replanting efforts (e.g., plant materials, amendments, irrigation, 
regular maintenance, etc.).  When cost estimates are required, the applicant 
shall either post a performance bond equal to the county-approved cost 
estimate, or establish a trust account with the county to administer 
implementation of one or more of these components, or a combination of the 
two.  Where a county trust account is required, the work scope and selection 
of qualified individual(s) shall be approved or determined by the county. 

 
Residual Impacts 

 
Following implementation of appropriate mitigation measures, this impact would be considered 
significant but mitigable (Class II Impact).   
 
b. Special-status Species 

Five sensitive wildlife species were determined through the literature review and site surveys as 
having potential to occur within proposed residential development areas located on site.  These 
include burrowing owl, Cooper’s hawk, Northern harrier, white-tailed kite, and American 
badger.  Nesting habitat for Cooper’s hawk and white-tailed kite is present within the oak 
woodland habitat along the eastern portion of the project site, and potential burrowing sites for 
burrowing owl are located throughout the grassland portion of the project site.   
 
An individual burrowing owl was documented onsite.  Nesting habitat for Northern harrier is not 
present onsite; therefore project implementation is not expected to adversely impact the nesting 
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lifestage of this species.  Individuals of Northern harrier and white-tailed kite were observed 
foraging within the grassland area of the project site.   
 
Implementation of the proposed project would result in a loss of grassland and foraging habitat 
for burrowing owl, Cooper’s hawk, Northern harrier, and white-tailed kite.  Implementation of 
the proposed project would force these species to forage elsewhere in the region.  The project 
site is a pocket of currently undeveloped grassland, and is surrounded by urban development, and 
was not observed to provide foraging habitat for a significant number of bird species.  Based on 
the presence of urban development surrounding the project site, the loss of foraging habitat 
would not be significant because only a small number of birds would be affected, and these 
species are not listed as Threatened or Endangered by the state or federal government (the 
special-status designation applies to nesting or burrowing life stages only).  Potential impacts to 
potential nesting or burrowing bird species, Monterey dusky-footed woodrat, and American 
badger are identified below, along with recommended avoidance measures. 
 

1) Disturbance of Burrowing Owl 

A burrowing owl was observed on the project site in 1996 by County staff, but winter evidence 
of occurrence of burrowing owl was observed within the project site during focused surveys 
conducted by Randi McCormick in 1997; however, this species could potentially occur within 
the project site due to the presence of suitable habitat, and due to the site occurring within the 
known range of the species.  In the event that burrowing owls occupy proposed development 
areas prior to initiation of construction, direct impacts to individuals of this species could occur.  
Take of this species could result from grading activities initiated throughout open grassland 
habitat of the project site.   
 
BR/Impact 3 Project implementation could result in direct disturbance of burrowing 

owl, if individuals of this species occupy annual grassland of the project 
site prior to or during construction.  

 
BR/mm-15 Prior to issuance of construction permits for tract, road, and infrastructure 

improvements and prior to issuance of construction permits for individual lot 
development, the applicant, or landowner as applicable, shall retain a County-
qualified wildlife biologist to conduct a pre-activity survey for burrowing owl.  
The survey shall be conducted within 30-days prior to site disturbance.  If 
ground disturbing activities are delayed or suspended for more than 30 days 
after the preconstruction survey, the site shall be resurveyed.  Results of the 
survey shall be documented in a report and shall include the date of the 
survey, methods of inspection, and findings.  The report shall be submitted to 
the County Division of Environmental and Resource Management and the 
California Department of Fish and Game (CDFG).  If no burrowing owls are 
found to occupy the site at that time, no further measures would be necessary 
unless burrowing owls are subsequently observed at the project site, in which 
case the following mitigation measure would be implemented. 

 
If burrowing owls are found within the project site, the applicant or 
successors-in-interest (individual lot owners) shall immediately contact the 
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CDFG and implement all measures identified in the CDFG staff report on 
burrowing owl mitigation, additional measures required by CDFG, and 
measures described in the Burrowing Owl Survey report (McCormick; 1997) 
shall be implemented.  Measures shall include, but not be limited to, the 
following: 
 
A) If feasible, burrowing owl burrows shall be avoided.  No disturbance shall 

occur within 50 meters of occupied burrowing owl burrows during the 
non-breeding season (September 1 through January 31) or within 75 
meters during the breeding season (February 1 through August 31).  A 
minimum of 6.5 acres of foraging habitat shall be permanently preserved 
contiguous with the occupied burrow sites for each pair of breeding 
burrowing owls or single unpaired resident owl.  The configuration of the 
protected habitat shall be reviewed and approved by the Environmental 
Coordinator and California Department of Fish and Game. 

 
If avoidance of burrowing owl burrows is not feasible, the following 
measures shall apply, upon approval by the Environmental Coordinator 
and California Department of Fish and Game.   
 
1. Occupied burrows shall not be disturbed during the nesting season 

(February 1 through August 31) unless a qualified biologist approved 
by CDFG verifies that either: 1) birds have not begun egg-laying and 
incubation: or 2) that juveniles from the occupied burrows are foraging 
independently and capable of independent survival.   

 
2. A minimum of 6.5 acres of foraging habitat per pair or unpaired 

resident burrowing owl shall be acquired and permanently protected 
within an open space easement.  The protected area shall be adjacent 
to occupied burrowing owl habitat and at a location approved by the 
California Department of Fish and Game.  The protected habitat shall 
contribute to the long-term conservation of the burrowing owl and the 
ecosystem(s) on which they depend. 

 
3. When destruction of occupied burrows is unavoidable, a Burrowing 

Owl Habitat Replacement Management and Monitoring Plan shall be 
prepared as per the County’s Guidelines for Mitigation/Monitoring 
Plans by a County-approved biologist, and submitted to the 
Environmental Coordinator for review and approval.  The plan shall 
include success criteria, remedial measures, identify the burrow(s) 
affected by potential development, and demonstrate how existing 
unsuitable burrows shall be enlarged or cleared of debris or created 
(e.g., by installing artificial burrows) at a 1:1 ratio within a protected 
area.  Mitigation success criteria shall be identified, and monitoring 
reports shall be prepared annually for a minimum of three years.  
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Monitoring reports shall be submitted to the Environmental 
Coordinator and California Department of Fish and Game. 

 
4. If owls must be moved away from the disturbance area, passive 

relocation techniques shall be used (i.e., use of artificial burrows and 
tunnels), and trapping shall be prohibited.  A minimum of one week 
shall be required to accomplish relocation to allow owls to acclimate 
to alternative burrows. 

 

Residual Impacts 

 
Following implementation of appropriate mitigation measures, this impact would be considered 
significant but mitigable (Class II Impact).   
 

2) Disturbance of Nesting Raptors and Other Tree-nesting Bird Species 

Coast live oak woodland located along the northeastern project site boundary would be preserved 
as open space; however, up to seven scattered coast live oak trees would potentially be removed 
and up to six additional coast live oak trees may be disturbed during proposed project 
construction activities, including individual lot development.  These thirteen coast live oak trees 
located within and adjacent to proposed building areas provide appropriate seasonal nesting 
habitat for various raptors including white-tailed kite, Cooper’s hawk, red-shouldered hawk 
(Buteo lineatus), and red-tailed hawk (Buteo jamaicensis), and other tree-nesting bird species.  If 
project-related tree removals were to occur at any time during the typical bird breeding season 
(mid-February through mid-September breeding season), take of active bird nests could occur.  
Take of any active bird nest due to proposed development activities is prohibited under Fish and 
Game Code Section 3503.5.   
 
BR/Impact 4  Project implementation could result in direct removal of individual oak 

trees located outside of designated open space areas, and potential take of 
active bird nests, including raptors. 

 
BR/mm-16 According to the CDFG Code 3503, “take” of the nest or eggs of any bird is 

prohibited, except upon approval from CDFG.  To avoid take of active bird 
nests, any necessary tree removals shall be conducted between August 15 and 
March 15, outside of the typical breeding season.  If tree removals are 
determined necessary during the typical breeding season, a County-qualified 
biologist shall conduct a bird nest survey within 24 hours of proposed 
development activities.  The results of the bird nest survey shall be submitted 
to the California Department of Fish and Game (CDFG) and County of San 
Luis Obispo Division of Environmental and Resource Management, via a 
letter report.  The report shall include the date of the survey, methods of 
inspection, and findings.  If the biologist determines that a tree slated for 
removal is being used for nesting at that time, no site disturbance or use of 
equipment shall be allowed within an appropriate buffer area to be determined 
by the biologist, based on bird species, topography, and type of activity until 
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after the biologist has determined that the young have fledged from the nest 
and achieved independence.  No construction or grading activity shall occur 
within the buffer area.  If no nesting is found to occur, necessary tree removal 
could then proceed.  

 
Residual Impacts 

 
Following implementation of appropriate mitigation measures, this impact would be considered 
significant but mitigable (Class II Impact).   
 

3) Disturbance of Nesting Songbirds 

If proposed development activities are scheduled to occur during the nesting season for ground-
nesting songbirds (March through August), disturbance of breeding and nesting activities of 
resident and migratory bird species could occur.  Disturbance of active nests of birds occupying 
annual grassland can be avoided during construction activities, through appropriate measures 
identified below. 
 
BR/Impact 5 If site disturbance and construction activities occur during the nesting 

season (March through August), project implementation could result in 
take of active bird nests located within annual grassland of the project 
site. 

 
BR/mm-17 Prior to issuance of construction permits for road and infrastructure 

construction and individual lot development, if construction and site 
disturbance activities occur during the typical songbird nesting season (March 
15 through August 15), the applicant or successors-in-interest (individual lot 
owners) shall retain a County-qualified biologist to conduct a pre-construction 
survey for nesting songbirds.  The survey shall be conducted within three days 
of proposed site disturbance and construction activities to determine 
presence/absence of nesting birds on the project site.  If no breeding or nesting 
activities are detected within 100 feet of the proposed work areas, construction 
activities may proceed.  If, however, active nests are found within areas 
proposed for disturbance, after the biologist shall establish an appropriate 
buffer area based on the bird species, topography, and type of activity.  No 
construction or grading activities shall occur within the buffer area until the 
biologist has determined that the young have fledged from the nest and 
achieved independence, or upon approval from CDFG.   

 
Residual Impacts 

 
Following implementation of appropriate mitigation measures, this impact would be considered 
significant but mitigable (Class II Impact).   
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4) Disturbance of Monterey Dusky-footed Woodrat 

No evidence of occurrence of Monterey dusky-footed woodrat was observed within the project 
site during associated field surveys; however, it is expected that woodrats could occur in 
grassland habitats of the project site in the future.  The applicant proposes an open space 
easement within the oak woodland habitat area, including a portion of the grassland habitat area 
within the eastern portion of the project site.  Implementation of the open space easement would 
preserve the preferable habitat area for the woodrat.  In the event that Monterey dusky-footed 
woodrat occupies proposed development areas prior to initiation of construction, direct impacts 
to individuals of this species could occur.  Take of these species could result from grading 
activities initiated throughout open grassland and fringes of oak woodland.   
 
BR/Impact 6  Project implementation could result in direct disturbance or take of 

Monterey dusky-footed woodrat, if individuals of these species occupy 
annual grassland of the project site prior to construction. 

 
BR/mm-18 Prior to issuance of construction permit, the applicant or successors-in-interest 

(individual lot owners) shall retain a County-qualified biologist to conduct a 
pre-activity survey for Monterey dusky-footed woodrat that may occupy the 
site.  The survey shall be conducted within 30 days prior to proposed site 
disturbance and construction activities.  Results of the survey shall 
immediately be submitted to the County Division of Environmental and 
Resource Management and CDFG as necessary.  The survey report shall 
include the date of the survey, methods of inspection, and findings.  If active 
burrows of woodrats are found within proposed development areas during the 
survey, the biologist shall establish an appropriate buffer area to protect the 
nest(s).  No site disturbance shall occur within the buffer area until a 
Memorandum of Understanding (MOU) is obtained from CDFG.  An 
alternative to buffer area is to disassemble nests by hand outside of the nesting 
season (February through September) and allow the woodrats to leave the site.   

 
Residual Impacts 

 
Following implementation of appropriate mitigation measures, this impact would be considered 
significant but mitigable (Class II Impact).   
 

5) Disturbance of American Badger 

No evidence of occurrence of American badger was observed within the project site during 
associated field surveys; however, it is expected that badgers could forage or burrow within 
grassland habitats on the project site in the future.  The applicant proposes an open space 
easement within the oak woodland habitat area, including a portion of the grassland habitat area 
within the northwestern portion of the project site.  Implementation of the open space easement 
would preserve a portion of the preferable habitat area for this species.  In the event that 
American badger occupies proposed development areas prior to initiation of construction, direct 
impacts to individuals of this species could occur.  Take of these species could result from 
grading activities initiated throughout open grassland and fringes of oak woodland.   
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BR/Impact 7  Project implementation could result in direct disturbance or take of 
American badger, if individuals of these species occupy annual grassland 
of the project site prior to construction. 

 
BR/mm-19 Prior to issuance of construction permit, the applicant or successors-in-interest 

(individual lot owners) shall retain a County-qualified biologist to conduct a 
pre-activity survey for American badger that may occupy the site.  The pre-
construction survey shall be conducted within 30 days of beginning work on 
the project to identify if badgers are using the site.  The results of the survey 
shall be sent to the project manager, CDFG, and the County of San Luis 
Obispo.   
 
If the pre-construction survey finds potential badger dens, they shall be 
inspected to determine whether they are occupied.  The survey shall cover the 
entire property, and shall examine both old and new dens.  If potential badger 
dens are too long to completely inspect from the entrance, a fiber optic scope 
shall be used to examine the den to the end.  If a fiber optic scope is not 
available, occupation of the den can be determined by partially obscuring the 
den entrance with sticks and leaves to indicate animal passage into and out of 
the den and dusting the den entrance with a fine layer of dust or tracking 
material for three consecutive nights and examining the following mornings 
for footprints.  Inactive dens may be excavated by hand with a shovel to 
prevent re-use of dens during construction.  If badgers are found in dens on 
the property between February and July, nursing young may be present.  To 
avoid disturbance and the possibility of direct take of adults and nursing 
young, and to prevent badgers form becoming trapped in burrows during 
construction activity, no grading shall occur within 100 feet of active badger 
dens between February and July.  If badger dens are found on the property 
during the pre-construction survey, the CDFG wildlife biologist for the area 
shall be contacted to review current allowable management practices. 

 
Residual Impacts 

 
Following implementation of appropriate mitigation measures, this impact would be considered 
significant but mitigable (Class II Impact).   
 
c. Wildlife Movement Corridors 

Proposed residential development would be confined to open grassland located southeast of 
woodland habitats, therefore impacts to potential wildlife movement corridors are not expected 
to occur.  Surrounding urban development, including residential neighborhoods, a mobile home 
park, and highway decrease the overall value of this parcel as a wildlife movement corridor.   
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6. Cumulative Impacts 

Development associated with the proposed project and continued development of the 
surrounding area, would result in permanent loss and modification of annual grassland 
throughout the region.  Cumulative effects of ongoing loss of annual grassland could contribute 
to a regional decline in important habitat for a variety of wildlife species, including burrowing 
owl, northern harrier, and American badger.  Brush clearance required for fire safety may affect 
Monterey dusky-footed woodrat.  Cumulative losses of grassland and sensitive wildlife habitats, 
and disturbance of sensitive wildlife would result in significant, but mitigable impacts (Class II). 
 
BR/Impact 8 Proposed development on-site and within the surrounding area would 

result in increased losses of grassland and oak tree communities and 
potential disturbance of sensitive wildlife. 

 
To minimize disturbance of sensitive wildlife species that occupy grassland habitats within the 
region, the applicant shall implement BR/mm-15 through BR/mm-19, which consist of 
conducting pre-construction surveys for sensitive wildlife, implementing avoidance and habitat 
restoration measures for sensitive wildlife, consulting with the California Department of Fish and 
Game, and implementing protective measures during construction activities.  In addition, 
pursuant to Visual Resources mitigation VR/mm-3, the applicant shall establish a permanent 
open space easement on Lots 1 through 6 (refer to Chapter V.D. Visual Resources of this 
document).  This easement would protect oak woodland and a portion of grassland habitat 
located along the northern and eastern portion of the property and would minimize the project’s 
contribution to the cumulative loss of grassland and oak woodland habitat in the region. 
 

Residual Impacts 

 
Following implementation of the identified mitigation measure, this impact would be considered 
significant but mitigable (Class II Impact). 
 
 



Busick Tract Map Final EIR  Visual Resources 

Morro Group, Inc.  V-56 

D. VISUAL RESOURCES 

This section was prepared by Robert Carr, a California licensed Landscape Architect and Visual 
Resource Specialist.  This section assesses visual impacts that may result from implementation of 
the proposed project. 
 
In addition, the City of Arroyo Grande adopted a Mitigated Negative Declaration (General Plan 
Amendment Case No. 06-001, Development Code Amendment Case No. 06-001, and Tentative 
Parcel Map Case No. 06-004), which includes an analysis of the road extension to Valley Road 
on August 22, 2006.  Applicable analysis is incorporated in the section below by reference, and a 
copy of the adopted MND is located in Appendix G of this Final EIR. 
 

1. Existing Conditions 

a. Subdivision 

The proposed project site is located on 47.54 acres of gently rolling to moderately steep hillsides 
that rise up from the coastal Arroyo Grande valley, immediately south of the City of Arroyo 
Grande city limits.  The project site is generally a transitional landscape, located on the southeast 
perimeter of the valley where flatter topography approaches the foothills of the coastal mountain 
range.  The landscape of the region is typified by rolling hills with moderately steep-sided 
drainages flattening out as they meet the coastal terrace and valley.  The project site itself ranges 
in elevation from approximately 185 to 310 feet above sea level.  Slopes vary from the 15 to 28 
percent range throughout most of the site to 30 percent along the northeast portion of the 
property adjacent to State Route 101.  The Pacific Ocean can be seen in the distance from much 
of the project site. 
 
The natural vegetation patterns of this transitional landscape are predominantly oak woodland 
and oak savanna, with riparian plant communities seen in the drainages.  Grazing practices over 
the years have resulted in conversion of much of the understory to annual grasses.  Typical of 
much of the region, the proposed project site is mainly grassland, with oak woodland on the 
northern and eastern slopes.  The natural drainage swales within the project limits support little 
vegetation other than annual grasses and forbs. 
 
The most visible land use of the region outside of the city limits has historically been agriculture, 
primarily cattle grazing and crop production.  Ranch houses and farm-support buildings can be 
seen throughout the region.  Within the past 10 to 15 years, residential development has 
increased substantially in the area, with a tendency toward large-size residential structures visible 
on the surrounding hillsides.  The southern-most commercial retail center of Arroyo Grande is 
located approximately one mile north of the project and can be seen from the site.  State Route 
101, the major regional transportation corridor through San Luis Obispo County is located 
adjacent to the project site to the northeast.  Beyond the freeway to the north and east are rolling 
hills, currently serving as grazing land, oak savanna and vineyards.  The project site is bounded 
on the southwest by an established mobile home park, and on two other sides by newer 
residential developments.  To the southeast is the Falcon Ridge Estates residential subdivision.  
The residences of Falcon Ridge Estates are generally large in size, estimated in the 3,000 to 
5,000-square foot range.  To the northwest the new Vista Del Mar residential neighborhood is 
currently under development.  These homes are in the 2,000 to 3,000-square foot range.   
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b. Castillo Del Mar Drive – Valley Road Connection 

The proposed roadway would be located roughly within the boundary of an existing unpaved 
emergency road, and within an agricultural field, within the City of Arroyo Grande.  The 
topography is gently to moderately sloping, and supports disturbed grasses and an agricultural 
field.  Valley Road and agricultural fields are located to the west, Arroyo Grande High School is 
located to the north of the road, and residences and undeveloped land is located to the east and 
south. 
 

2. Regulatory Setting 

The proposed development is located within the jurisdiction of the County of San Luis Obispo, 
adjacent to the City of Arroyo Grande.  The regulatory setting pertaining to visual resources 
includes review of the proposed development’s consistency with the County of San Luis Obispo 
General Plan (Land Use Element, Circulation Element, Agriculture and Open Space Element), 
and the County of San Luis Obispo Land Use Ordinance, in addition to the review of findings 
made in this EIR pursuant to CEQA Guidelines. 
 
a. San Luis Obispo County General Plan – Agriculture and Open Space Element 

The project would be visible from State Route 101, a “Scenic Road” candidate as defined in the 
San Luis Obispo County General Plan, Agriculture and Open Space Element.  The Open Space 
Policy proposes the protection of scenic vistas and states the following regarding the 
development of lands within scenic corridors: 
 

• Locate structures, roads, and grading on portions of a site that minimize visual impact.   
 

• Locate structures below prominent ridgelines and hilltops so they are not silhouetted 
against the sky. 

 
• Use natural landforms and vegetation to screen development.  Where that cannot be done, 

it is preferred to screen development with native vegetation that is compatible with the 
scenic resource being protected and does not obstruct public vistas. 

 
• Design structures with colors that are taken from the natural landscape. 

 
• Minimize the visibility of utilities from public view corridors and place them 

underground where feasible. 
 
b. San Luis Obispo County Design Guidelines 

Prepared by the San Luis Obispo County Department of Planning and Building, this document 
consists of “design objectives, guidelines, and examples that would help retain and enhance the 
unique character of the unincorporated communities and rural areas of San Luis Obispo County.”  
The following design objectives apply to the project site: 
 
RU-1: New residential subdivisions should locate building envelopes where the visibility of 

new buildings from public roadways and adjoining properties would be minimized. 
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RU-6: Water tanks….and other similar infrastructure that supports rural residences should be 
located or painted to reduce their visibility.   

 
RC-7a: Where possible, large cuts and graded pads should be avoided with foundations being 

stepped to minimize the alteration of natural contours. 
 
RC-7b: Building masses should generally follow contours.  On sloping sites, buildings should 

have multiple levels. 
 
RC-7e: Artificial slopes that are visible to the public should match the natural contours in the 

immediate vicinity.  
 
c. City of Arroyo Grande General Plan – Agriculture, Conservation, and Open 

Space Element 

The City’s General Plan defines scenic resources as “agricultural land, open spaces, hillsides, 
ridgelines, canyons, valleys, landmark trees, woodlands, wetlands, streambeds and banks, as well 
as aspects of the built environment that are of a historic nature, unique to the City, or contribute 
to the rural, small town character of the City” (Policy C/OS1-1, Agriculture, Conservation, and 
Open Space Element).  As noted in the adopted MND for the road extension to Valley Road, the 
City has not officially recognized the project area as a sensitive scenic resource (refer to 
Appendix G). 
 
d. State Scenic Route Designation 

In addition to the policy documents listed above, it should be noted that State Route 101, 
adjacent to the northeast boundary of the project is identified as “Eligible” in the California 
Scenic Highway System.  Although no specific preservation measures are associated with 
“Eligible” status, the designation serves as an indicator of intrinsic visual quality of the route.  
“Eligible” status is the first step in designating a route as an Official Scenic Highway.  Pursuant 
to Caltrans Scenic Highway Guidelines, visual intrusions such as unsightly or excessive 
development along a corridor may prevent the route from obtaining full Scenic Highway status. 
 
e. Highway Corridor Design Standards 

The South County planning area, which begins approximately 0.5 mile to the south of the subject 
property, includes Highway Corridor Design Standards that apply to development within view of 
the freeway.  These standards were added during the last major General Plan update for that 
planning area to preserve public views of ridgelines, significant stands of trees and wildflowers, 
historical buildings, and pastoral settings as seen from State Route 101.  The proposed project 
site is located within the San Luis Bay planning area, which has not had a major update since 
1980, and does not include Highway Corridor Design Standards. 
 

3. Thresholds of Significance 

The determination of Significance for this project would be based on applicable policies, 
regulations, goals, and guidelines defined by CEQA and the County of San Luis Obispo. 
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a. CEQA Thresholds 

Section 15064.7 of CEQA states that each public agency is encouraged to develop thresholds 
that the agency uses in the determination of the significance of environmental effects.  The 
section further states that “A threshold of significance is an identifiable quantitative, qualitative 
or performance level of a particular environmental effect, non-compliance with which means the 
effect would normally be determined to be significant by the agency and compliance with which 
means the effect normally would be determined to be less than significant”. 
 
According to Section 15382 of the Guidelines for Implementation of the California 
Environmental Quality Act (CEQA), an effect on the environment is considered to be significant 
if it is a substantial, or potentially substantial adverse change in any of the physical conditions 
within the area being studied, “including…objects of aesthetic significance.”  Appendix G of the 
CEQA Guidelines defines a project as having a significant visual effect on the environment if it 
would “have a substantial, demonstrable, negative aesthetic effect.” 
 
b. County of San Luis Obispo Thresholds 

County of San Luis Obispo planning documents do not contain specific criteria for determining 
thresholds of significance regarding visual resources; however, the Land Use Element and 
Agriculture and Open Space Elements of the General Plan contain several policies and goals 
defining the County’s standards regarding the value and preservation of visual resources.  In 
addition, the San Luis Obispo County Design Guidelines, although intended for application in the 
unincorporated areas of the county, addresses specific design issues, and is relevant for 
understanding the aesthetic and architectural goals of the County. 
 
The Highway Corridor Design Standards applicable to property located approximately 0.5 mile 
south of the project site require that ridge-top development is avoided, the minimum height 
limitation is 25 feet above natural grade, and landscaping is required to minimize incompatibility 
of development.  Although these standards do not specifically apply to the project site, these 
requirements provide a context for viewer expectations along this section of State Route 101 
south of the City of Arroyo Grande. 
 

4. Impact Assessment Methodology 

The focus of this analysis is to determine the proposed project’s impacts on views from public 
areas such as the State Route 101 corridor as well as other potentially critical locations.  This 
analysis identifies the existing visual resources such as ridgelines, landforms and vegetative 
groupings that contribute to the scenic quality of the area. 
 
Field studies were conducted to identify locations from where the proposed project could be 
reasonably seen.  Of these viewing locations, Key Viewing Areas (KVAs) were identified for 
further analysis that would most effectively represent the project and its potential impacts, if any, 
on the visual environment.  KVA selection is based on the number of potential viewers, viewer 
exposure, viewing duration and distance, and expected sensitivity to visual change. 
 
The project site was viewed from each Key Viewing Area (KVA), and an inventory of on-site 
scenic resources was developed.  The existing visual resource inventory was compared with the 
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proposed project components, and any potential conflicts or impacts to existing visual resources 
were identified.  Such impacts include the possibility of residential and water tank structure 
visibility, significant grading, night lighting, and overall change of aesthetic character. 
 
Potential conflicts between project components and visual resources were identified by two 
separate methods.  Sight-line studies were conducted using scaled maps and topographic cross-
sections.  Given the known viewpoint and site elevations, along with viewing distance, the limits 
of project visibility were determined.  In addition, each of the sixteen proposed building lots was 
individually field-checked using a vertical and horizontal reference system of pylons and flags to 
confirm the findings of the sight-line study.   
 
Photographs were taken from each of the Key Viewing Areas and used as the basis for 
documenting the findings and further analyzing the potential affects of the project.  Photo-
simulations based on the sight-line studies and pylon placement illustrate the potential impacts of 
the project as well as any changes in the area’s visual character.  Photo-simulations were further 
developed to test the effectiveness of mitigation measures. 
 
Specific project impacts are determined by evaluating the physical changes proposed by the 
project in the surrounding landscape setting, as seen from representative viewing locations.  
Project impact determinations are made in the context of community scenic values as identified 
in applicable planning documents.  This study also considers the specific potential impacts of 
each of the individual project components in order to evaluate and quantify their cumulative 
affect. 
 
Each of the proposed parcels would be designed and developed individually with one single-
family residence and potentially one secondary residence; therefore, this visual resources section 
uses a “reasonable worst-case scenario” to assess potential impacts.  In this analysis, the 
following assumptions are made: 
 
a. Building Location Within Lot 

The applicant is proposing specific building limit lines within Lots 1 through 8 to reduce 
visibility of structures as seen from the State Route 101 corridor and preserve oak woodland.  It 
is reasonable to assume that the desire to maximize outward views would result in structure 
placement on the highest elevation possible within the buildable confines of each lot.  The result 
may contribute to the visibility of structures as seen from off-site locations. 
 
b. Building Heights 

The desire to raise the upper floors to gain a better view would put the roofs at the maximum 
height of 35 feet above average natural grade.  The result would be to increase exposure of the 
structure to view.  Determination of building heights are defined in the County of San Luis 
Obispo Land Use Ordinance, Section 22.04.122, as: “the vertical distance from the highest point 
of the structure to the average of the highest and lowest points where the vertical plane of the 
exterior walls would touch the natural grade level of the site.” 
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c. Unit Size 

It is likely, based on recent development trends and houses built on similar scale subdivisions, 
that individual homeowners would desire larger houses, in the 3,000 to 5,000-square foot range.  
These larger units would be more visible. 
 
d. Unit Character 

Units designed for individual owners have the potential for using materials and forms that are 
highly visible (i.e., large reflective glass panes, bright color exteriors and non-compatible 
shapes). 
 
e. Oak Tree Removal 

During the construction of individual residences or through actions of the individual homeowner 
after occupancy, up to seven coast live oak trees may be removed or thinned to obtain better 
views from the parcel.  The residence or related development would then be more visible should 
this tree removal or thinning occur. 
 
f. Water Tank Appearance 

Water storage tanks with 210,000-gallon capacity are available as pre-manufactured units, with 
typical dimensions of approximately 19 feet tall by 45 feet in diameter.  Support equipment 
would be adjacent to the tank and is expected to be within a fenced security enclosure. 
 
g. Project Visibility and Key Viewing Areas (KVAs) 

1) Project Visibility 

Field visits were conducted to determine where the project site and future development would be 
seen from public locations.  Because of the site’s elevation, and the many viewing opportunities 
afforded by the site’s proximity to the nearby city and highway, several views of the project site 
were identified and designated as key viewing areas (refer to Figure V.D.-1).  The extent and 
quality of views to the project site varies with each viewing location, and can be seen from some 
locations as an open space ridgeline, and from other areas as an extension of a developed 
hillside.  Project visibility from several important locations is discussed below. 
 

(a) Urbanized Area of the City of Arroyo Grande 

From the urbanized areas of the City of Arroyo Grande, including the Old Town district as well 
as other commercial zones along Grand Avenue and the residential neighborhoods to the west, 
glimpses of the project site can be seen.  From these viewing areas, the visual prominence of the 
project site is reduced due to the viewing distance and the partial screening caused by existing 
development and vegetation located in the foreground landscape.  In addition, from these more 
distant viewing areas, the visual context in which the project will be seen is largely defined by 
the existing residential development on the hillsides adjacent to the project.  Along southbound 
Traffic Way, views of the northernmost portion of the project site lay directly ahead of the 
viewer as a prominent ridgeline backdrop. 
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(b) State Route 1, Los Berros Road, Valley Road, Halcyon Road, and Fair 
Oaks Avenue 

These more heavily traveled local public roads all provide some degree of visibility to the project 
site.  In most instances, field analysis shows that viewing distance, and intervening topography 
or development reduces the site’s noticeability in the landscape.  The existing adjacent hillside 
development is generally visible and establishes a somewhat built visual character from these 
viewpoints.  It is expected that where visible, the proposed project as seen from these areas 
would appear as an extension of the existing adjacent development.  From an approximately 0.3 
mile section of Los Berros Road the project site is quite visible and appears as an open space 
ridgeline to the north.  Due to the visibility of the site and its ridgeline characteristic, Los Berros 
Road is identified as a Key Viewing Area and is discussed in a subsequent section. 
 
The proposed access road between Castillo Del Mar Drive and Valley Road would be visible 
from Valley Road, Arroyo Grande High School, and the immediate area.  The southern extension 
of the road would be located adjacent to the existing school parking area, and would appear as an 
extension of the existing road and emergency road.  Approximately 100 linear feet of the road 
would traverse an agricultural field before connecting with Valley Road. 
 

(c) State Route 101 

The State Route 101 corridor offers some of the most available views of the project site.  More 
than 50,000 vehicles per day on average use this highway (Caltrans; 2001).  Vehicle occupants 
heading south on State Route 101 can see the project site intermittently for approximately 10 
seconds.  Highway roadside landscaping blocks much of the view of the site from the 
southbound direction, however at brief locations, the project site appears directly ahead of the 
windshield at a distance of approximately 0.75 to 0.5 mile.  From this viewing area, the landform 
of the project site defines the horizon line to the south.  Views to the project site from the south 
along the northbound lanes are of a much longer duration and of a much longer duration and are 
unobstructed much of the time.  Views from northbound State Route 101 are considered 
important due to the great number of potential viewers and the high visibility of portions of the 
site.  Northbound Route 101 is identified as a Key Viewing area and addressed further in greater 
detail below. 
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Key Viewing Area Location Map 
FIGURE V.D.-1 
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5. Project-specific Impacts and Mitigation Measures 

a. Impacts from State Route 101 

Based on reference pylon placement and cross section analysis (see Impact Assessment 
Methodology discussion in this section), residences on Lots 3, 4 and 5 would be visible and 
would silhouette above the natural ridgeline as seen from State Route 101.  The visibility of Lots 
3 and 4 are shown in Figure V.D.-2.  This silhouetting would occur along an approximately 0.8 
mile section of State Route 101.  These proposed homes would be visible from a variety of 
angles and distances, and would be within the viewer’s primary cone of vision along much of 
this viewing area.  Ridgeline interruption would occur for approximately thirty seconds as seen 
from the northbound direction.  Other existing residential development is visible on hillsides in 
the vicinity that detracts from the otherwise high quality views of the area.  The ridgeline that the 
proposed project would occupy is visually prominent and plays an important role in defining the 
open space character south of Arroyo Grande.   
 
The majority of the houses proposed for construction on lots closest to the ridgeline would 
interrupt the horizon line to some degree from one or more locations along the State Route 101 
corridor.  The "Building Limit Line" proposed for Lots 1 through 8 is an effective measure to 
reduce the majority of structure visibility above the skyline, however some view of the structures 
may remain, depending on building height and placement.  The remaining visibility of rooftops 
above the ridgeline landform and existing tree masses would have a substantial effect on the 
aesthetics of the skyline.  In addition, a loss of rural character would be caused by the visibility 
of built structures and related development such as out-buildings, fences, and landscaping.  At 
the more distant viewing locations on State Route 101, specific project components would be 
less distinguishable.  The combined effect of these visible built features would be perceived as an 
overall change in landscape character. 
 
VR/Impact 1 As seen from the State Route 101 corridor, the upper portions of houses 

built on Lots 3, 4 and 5 would be visible and would be silhouetted above 
the natural horizon, resulting in long-term visual impacts. 

 
VR/mm–1 Prior to issuance of building permits for individual lot development, the 

following conditions shall apply to Lots 3, 4 and 5: 
 

A) Those portions of development on Lot 3 that are more than 100 feet from 
Coast View Drive shall not exceed an elevation of 25 feet above natural 
grade. 

B) The top of any development on Lot 4 shall not exceed an elevation of 290 
feet above sea level (based on contour maps used in this document). 

C) The top of any development on Lot 5 shall not exceed an elevation of 295 
feet above sea level (based on contour maps used in this document). 

D) No development shall exceed 35 feet above natural grade. 
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Figure 1 (V.D-2) COLOR 8.5 X 11 
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Back of Figure V.D.-2 
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VR/mm-2 Prior to recordation of the final map, the following shall be included on the 
additional map sheet, and as applicable, prior to issuance of subsequent 
grading permits, incorporated into all future development: 

 
A) The applicant shall clearly delineate the height of new development on the 

project plans.  All development on Lots 3 and 4 and 5 shall not exceed the 
heights shown above and as defined in the County of San Luis Obispo 
Land Use Ordinance, Section 22.10.090, as follows: “The height of a 
building or structure shall be measured as the vertical distance from the 
highest point of the structure to the average of the highest and lowest 
points where the vertical plane of the exterior walls would touch the 
natural grade level of the site” (see Figure V.D.-3 below). 

B) The applicant shall clearly delineate all fencing proposed for areas outside 
of the "Building Limit Line" on the project plans for Lots 3, 4, and 5.  All 
fencing proposed for the areas outside of the "Building Limit Line" shall 
conform to the following:  1) No proposed fencing shall be constructed of 
solid, flat planes; 2) Fence colors shall be similar to surrounding natural 
colors and no brighter than 6 in chroma and value on the Munsell Color 
Scale on file in the County Department of Planning and Building; and, 3) 
White paint or other white materials shall be prohibited. 

C) Conditions, Covenants, and Restrictions (CC&Rs) shall be required that 
include items A and B above. 

 
 

FIGURE V.D.-3 
Measurement of Height 

 

 
        Source:  County of San Luis Obispo Title 22 Land Use Ordinance; January 1, 2003 
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VR/mm–3 Prior to recordation of the final map, the following conditions shall apply to Lots 
1 through 6:  The applicant shall place the portion of the lot that is outside of the 
Building Limit Line into a permanent open space easement for the purpose of 
protecting the existing native trees on each subject parcel.  No development 
(except for fences as specified in VR/mm-2 item B above) or uses shall be 
allowed within the open space easement that would change the natural appearance 
of this area.  The specific language of the open space easement shall be subject to 
review and approval by the San Luis Obispo County Department of Planning and 
Building. 

 
Residual Impacts 

 
Implementation of the above mitigation measures would result in the reduction of visual impacts 
caused by the construction of residences on Lots 3 through 5 to significant but mitigable (Class 
II Impact). 
 
b. Impacts from Los Berros Road 

As seen from Los Berros Road, the project would be visible above the existing development to 
the south, as shown in Figure V.D.-4.  Currently, as seen from this viewing area, the open space 
of the project site contributes to a valued rural aesthetic defined in community planning 
documents.  From Los Berros Road, the residences proposed for Lots 1 through 6 would be seen 
above the ridgeline.  Based on the viewing distance and the amount of residential development 
that currently exists within the view, the interruption of the ridgeline would not be inconsistent 
with viewers' expectations.   
 
In spite of the existing development within view, the added visibility of approximately sixteen 
new structures and related amenities built on the hillside would further reduce the remaining 
open space character as seen from Los Berros Road, and would potentially result in significant 
impacts including long-term modification of the existing open space character of the project site. 
 
VR/Impact 2 As seen from portions of Los Berros Road, contrasting colors and 

reflectivity of the structures would increase visibility of the proposed 
development resulting in long-term visual impacts to the open space 
character of the site. 

 
VR/mm–4 Prior to issuance of construction permits for individual lot development, the 

applicant shall submit architectural elevations of all proposed structures to the 
Department of Planning and Building for review and approval.   
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Figure 2 (V.D.-4) COLOR 8.5 X 11 
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Back of Figure V.D.-4 
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VR/mm-5 Prior to recordation of the final map, the following shall be included on the 
additional map sheet and incorporated into future development: 

 
 The County Department of Planning and Building shall review of elevations 

and shall include the parameters specified below.  The elevations shall show 
forms, dimensions, exterior finish materials and colors, as follows: 

 
A) Building colors shall be similar to surrounding natural colors and no 

brighter than 6 in chroma and value on the Munsell Color Scale on file in 
the County Department of Planning and Building. 

B) Exterior wall colors shall be limited to muted earth tones and white paint 
shall be prohibited.   

C) Roof colors shall be limited to deep earth tones, deep muted reds, browns 
and grays and no brighter than 6 in chroma and value on the Munsell 
Color Scale on file in the County Department of Planning and Building.  
Shiny metal roofs, bright orange, red, or blue shall be prohibited. 

D) Conditions, Covenants, and Restrictions (CC&Rs) shall be required 
specifying the above components. 

 
Residual Impacts 

 
Implementation of the above mitigation measures would result in the reduction of visual impacts 
caused by increased project visibility and loss of open space character to significant but 
mitigable (Class II Impact). 
 
c. Impacts from Traffic Way 

As seen from southbound Traffic Way, the northern portion of Lot 6 lies directly ahead of the 
viewer as a prominent ridgeline to the south.  A 35-foot high structure placed at the highest 
allowable location within the “Building Limit Line” of Lot 6 would result in the visual disruption 
of the ridgeline.  The visibility of the structure would be increased because of the structure's 
location in the viewer's primary cone of vision.  
 
VR/Impact 3 From Traffic Way in the City of Arroyo Grande, the upper portion of a 

house built on Lot 6 would be visible and would silhouette above the 
natural horizon, resulting in long-term visual impacts. 

 
VR/mm–6 Prior to recordation of the final map, the following shall be adopted and 

included on the additional map sheet: 
 
 The height of new development for Lot 6 shall be clearly delineated on project 

plans, and shall not exceed an elevation of 295 feet above sea level, as shown 
for the tentative tract map contour mapping.  Conditions, Covenants, and 
Restrictions (CC&Rs) shall be required that specify the above provision. 
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Residual Impacts 

 
Implementation of the above mitigation measures would result in the reduction of visual impacts 
caused by silhouetting of a structure on Lot 6 to significant but mitigable (Class II Impact). 
 
d. Impacts From Valley Road 

As seen from Valley Road, the access road connecting Castillo Del Mar Drive to Valley Road 
would appear as an extension of the existing road and emergency road.  Based on the existing 
built environment and visual context, short-term and long-term visual impacts resulting from the 
road extension would be less than significant.  To further mitigate potential visual impacts by 
minimizing ground disturbance during construction activities, the City required a protective 
fence or silt barrier on each side of the road alignment (refer to Appendix G). 
 
e. Water Tank Impacts 

The applicant is proposing to grade for and install a minimum 210,000-gallon water tank on Lot 
5.  The water tank is proposed to be approximately 19 feet in height and 45 feet in diameter.  An 
equipment area is also proposed at the site.  A portion of the site would be excavated 
approximately ten feet below existing grade to accommodate the tank.  As proposed, the water 
tank is not expected to substantially silhouette above the ridgeline as seen from either State 
Route 101 or Los Berros Road.  The tank would be visible from Los Berros Road (Figure V.D.-
4), and would contribute to the adverse change in visual character from that viewpoint.   
 
VR/Impact 4 As seen from Los Berros Road and partially from State Route 101, the 

visibility of a water tank structure and related equipment facilities would 
increase the built character of the project, resulting in long-term visual 
disturbance. 

 
VR/mm-7 Prior to issuance of construction permits, the applicant shall submit 

architectural elevations of the water tank and related support facilities to the 
Department of Planning and Building for review and approval.  The elevations 
shall show forms, dimensions, exterior finish materials and colors, as follows:  
 
A) Exterior colors shall be similar to surrounding natural colors and no 

brighter than 6 in chroma and value on the Munsell Color Scale on file in 
the County Department of Planning and Building. 

B) Shiny metal components shall not be used. 
 
VR/mm-8 Prior to issuance of construction permits, the applicant shall submit landscape 

plans for the water tank site to the Department of Planning and Building for 
review and approval.  The plans shall show oak trees and native shrubs 
planted on the southern, eastern and western sides of the water tank and pump 
facilities, with a goal of fully screening the tank and support equipment from 
KVAs.  Revegetation monitoring shall be conducted until at least 75 percent 
screening is achieved. 
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Residual Impacts 

 
Implementation of the above mitigation measures would result in the reduction of visual impacts 
caused by the construction of the water tank and operational facilities to significant but 
mitigable (Class II Impact). 
 

6. Cumulative Impacts 

The discussion of cumulative impacts relates to the potential for this proposed project to 
contribute to an aggregate change in visual quality of the area.  The State Route 101 corridor 
through southern San Luis Obispo County has undergone visual changes within the last several 
years with new residential and commercial development.  These changes have resulted in an 
increased built-character through the corridor.  The visibility of the built components of this 
proposed residential development has the potential to further contribute to that character change.   
 
VR/Impact 5 The increased visibility of the components of the proposed residential 

project combined with the continuing development of the State Route 101 
corridor would result in cumulative adverse visual impacts. 

 
Implementation of measures VR/mm-1 through VR/mm-8 would mitigate potentially adverse 
cumulative visual impacts to a level of insignificance. 
 

Residual Impacts 

 
Implementation of the above mitigation measures would result in the reduction of cumulative 
adverse visual impacts caused by construction of the proposed development to significant but 
mitigable (Class II Impact). 
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E. TRAFFIC AND CIRCULATION 

This section was prepared based on the traffic analysis reports prepared by Higgins Associates 
and Associated Transportation Engineers (ATE) in 2002 and 2004, peer review of the traffic 
analysis report and Draft EIR by the County Public Works Department, and consultation with the 
City of Arroyo Grande Department of Public Works, City of Arroyo Grande Department of 
Community Development, California Department of Transportation, and San Luis Obispo 
Council of Governments.  The findings of the report and additional information obtained from 
responsible and affected agencies have been incorporated into this Final EIR.  The Busick Tract 
Map (Tract 1789) Traffic Analysis Report (April 29, 2002), the Traffic Analysis Alternative 
Access for Tentative Tract Map 1789 – Arroyo Grande, California (August 17, 2004), and 
correspondence from the City of Arroyo Grande, California Department of Transportation, and 
San Luis Obispo Council of Governments is available for review in Appendix D and Appendix F 
of this document.  Documentation of personal communications is referenced within the 
document, and in Section IX. 
 
In addition, the City of Arroyo Grande adopted a Mitigated Negative Declaration (General Plan 
Amendment Case No. 06-001, Development Code Amendment Case No. 06-001, and Tentative 
Parcel Map Case No. 06-004), which includes an analysis of the road extension to Valley Road 
on August 22, 2006.  Applicable analysis is incorporated in the section below by reference, and a 
copy of the adopted MND is located in Appendix G of this Final EIR. 
 

1. Existing Conditions 

a. Street Network 

The project site is currently undeveloped, with the exception of an existing, unimproved 
emergency access road extending from the paved terminus of Coast View Drive within Falcon 
Ridge Estates to the paved terminus of Castillo Del Mar Drive within Vista Del Mar at the 
Arroyo Grande city limit boundary.  This road was constructed to comply with a condition 
requiring secondary access for Tract 2207 within the City of Arroyo Grande and was authorized 
by the County of San Luis Obispo (Grading Permit B001027, issued July 27, 2001).  During the 
approval process for Tract 2207, the City of Arroyo Grande City Council determined that 
primary access to the project site (Tract 1789) would not be allowed via Tract 2207 and 
established a one-foot wide access control easement at the juncture of Castillo Del Mar Drive 
and Tract 1789, precluding use by non-emergency vehicles.  As a result of the MOU agreed upon 
and signed by the City of Arroyo Grande, the project applicant, Lucia Mar School District, and 
John Taylor, the City has lifted the one-foot easement, allowing for the proposed project to 
utilize Castillo Del Mar Drive as primary access to the project site (refer to Figure V.E-1 and 
Section III.C.2).  Secondary access to the project site would be provided by Coast View Drive 
and Falcon Crest Drive, which are maintained by the Falcon Ridge Estates Homeowners 
Association as private roads.   
 
The project site and surrounding residential developments including Falcon Ridge Estates and 
Vista Del Mar are served by a circulation system comprised of public and private residential 
streets, rural roadways, and State Route 101.  The major components of the existing street 
network are State Route 101, Castillo Del Mar Drive, Valley Road, Orchard Street, Fair Oaks 
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Avenue, California Street, West Cherry Avenue, El Campo Road, Los Berros Road, Falcon Crest 
Drive, and Coast View Drive (refer to Figure III-4). 
 

1) State Route 101 

State Route 101 is a multi-lane freeway that serves as a major arterial within the City of Arroyo 
Grande and is the principal inter-city route along the central coast of California.  Within the 
project study area, State Route 101 is a four-lane freeway generally following a northwest-
southeast alignment. 
 

2) Castillo Del Mar Drive 

Castillo Del Mar Drive is a two-lane public residential roadway that begins at the western border 
of Tract 2207 and terminates at the southern border of Tract 2207 and the northwestern border of 
the project site.  The City of Arroyo Grande has approved an extension of Castillo Del Mar Drive 
from its current terminus at the western border of Tract 2207, west along the southern border of 
Arroyo Grande High School to Valley Road.  Castillo Del Mar Drive currently provides primary 
access from Orchard Street to the residents of Tract 2207.  A “no-notice” gate would be installed 
on the project site across Castillo Del Mar Drive at the City limit, which would open upon 
approach of westbound automobiles.  The gate would open by code for eastbound automobiles 
accessing the project site.  A “Knox Box” (i.e., a locked box that can only be opened through use 
of a combination or a key in the possession of public safety agencies such as Cal Fire) would be 
installed on this gate to allow entrance of eastbound emergency vehicles entering the project site 
from the City. 
 

3) Valley Road 

Valley Road is a north-south trending, two-lane, arterial that extends through the Los Berros 
Valley from its intersection with Fair Oaks Avenue at the north to the intersection with Highway 
1 at the south.  This road is located west of the project site and serves as an arterial. 
 

4) Orchard Street 

Orchard Street is a two-lane public residential roadway located northwest of the project site.  
Orchard Street extends from Fair Oaks Avenue to the north, intersects with West Cherry Avenue 
at its mid-point, and terminates at Castillo Del Mar Drive to the south.  Orchard Street currently 
provides direct access to the immediate residential area, Lucia Mar School District 
administrative offices, and the Arroyo Grande High School.  Orchard Street would provide direct 
access to the project site. 
 

5) Fair Oaks Avenue 

Fair Oaks Avenue is a southeast-northwest trending, four-lane, arterial roadway located 
northwest of the project site.  Fair Oaks Avenue extends southeast from Elm Street in the City of 
Grover Beach across State Route 101 to Traffic Way in the City of Arroyo Grande.     
 

6) California Street 

California Street is a northwest-southeast trending, two-lane, public residential roadway located 
north of the project site.  California Street extends northwest from West Cherry Avenue to Fair 
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Oaks Avenue and provides direct access to the Lucia Mar School District administrative offices 
and Arroyo Grande High School. 
 

7) West Cherry Avenue 

West Cherry Avenue is an northeast-southwest trending, two-lane, public residential roadway 
located northwest of the project site.  West Cherry Avenue extends northeast from California 
Street to State Route 101, terminating in a cul-de-sac. 
 

8) El Campo Road 

El Campo Road is a two-lane collector that starts from the at-grade intersection with State Route 
101 and continues south approximately 3.5 miles into the Palo Mesa village area.  This road 
serves as a collector road.   
 

9) Los Berros Road 

Los Berros Road is a two-lane arterial that extends through the Los Berros Valley from Valley 
Road to State Route 101 west of the community of Nipomo, where it becomes Thompson Road.  
Los Berros Road has a posted speed limit of 45 miles per hour east of Falcon Crest Drive and 35 
miles per hour west of Falcon Crest Drive. 
 

10) Falcon Crest Drive 

Falcon Crest Drive is a two-lane private residential street that extends between El Campo Road 
and Los Berros Road.  The road provides primary access to residential units within the private, 
gated Falcon Ridge Estates subdivision, and would also provide secondary access to the project 
site.   
 

11) Coast View Drive 

Coast View Drive is a private residential street that extends northwest from Falcon Crest Drive 
to the project site property line.  The applicant is proposing to extend Coast View Drive to the 
northwest to serve future development on the project site as a secondary access point.  A “no-
notice” gate would be installed on the project site at the terminus of Castillo Del Mar Drive, 
which would open upon approach of southeast-bound automobiles.  A “Knox Box” would be 
installed on this gate to allow entrance of northwest-bound emergency vehicles entering the 
project site from Coast View Drive and the Falcon Ridge residential development. 
 
b. Project Access 

Currently, there is an existing 20-foot wide unpaved emergency access road on a 25-foot wide 
emergency access easement extending across the project site from the terminus of Castillo Del 
Mar Drive in Vista del Mar (Tract 2207), located west of the project site to the terminus of Coast 
View Drive in Falcon Ridge Estates (Tract 1256), located south of the project site.  This road 
was constructed to comply with a condition requiring secondary access for Tract 2207 within the 
City of Arroyo Grande and was authorized by the County of San Luis Obispo (Grading Permit 
B001027, issued July 27, 2001).     
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The applicant is proposing to extend Castillo Del Mar Drive from Tract 2207 in a southeasterly 
direction to provide primary access to the subdivision.  The applicant has obtained an easement 
from the Falcon Ridge Homeowners Association to allow secondary access out of the proposed 
project site via Coast View Drive and Falcon Crest Drive.  The paved extension of Castillo Del 
Mar Drive would be located along the approximate alignment of the existing emergency access 
road, terminating in a cul-de-sac approximately 250 feet north of the eastern border of the project 
site and the Falcon Ridge Estates residential development (refer to Figure III-5).  The road 
section between the cul-de-sac terminus of the Castillo Del Mar Drive extension and the Falcon 
Ridge Estates residential development would be gated, paved, and used as secondary access 
during emergencies.   
 
c. Intersection Operations 

All intersections within the project road network are at-grade and unsignalized.  The existing 
road network and current AM and PM peak hour turning volumes are shown below in Figures 
V.E.-2 and V.E.-3 for the following intersections in the immediate vicinity of the project site:  
Fair Oaks Avenue and State Route 101 Southbound Off-ramp; Fair Oaks Avenue and California 
Street; Orchard Street and West Cherry Avenue; El Campo Road and State Route 101; El Campo 
Road and Falcon Crest Drive; Coast View Drive and Falcon Crest Drive, and; Falcon Crest 
Drive and Los Berros Road. 
 
The AM and P.M. peak hour turning volumes for the study-area intersections were tabulated by 
Higgins Associates and ATE in 2002 and 2004, respectively.  The results of the traffic counts are 
shown in Figures V.E.-2 and V.E.-3 below.  Associated Levels of Service (LOS) for the study-
area intersections were calculated using the signalized operational methodology outlined in the 
2000 Highway Capacity Manual (HCM).  The LOS calculation worksheets are located in the 
appendices of the referenced traffic reports.  The level of service data presented in Table V.E.-1 
show that the study area intersections currently operate at LOS A for the A.M. and PM peak 
hours, with the exceptions of the State Route 101 Southbound Off-ramp and Fair Oaks Avenue 
(LOS C); the northbound approach of El Campo Road to State Route 101 (LOS F), and the 
southbound approach of Falcon Crest Drive to Los Berros Road (LOS B). 
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NORTH 
Not to Scale 

Existing Peak Hour Traffic Volumes 
FIGURE V.E.-1 
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 NORTH 
Not to Scale 

Year 2002 A.M. Peak Hour Traffic Volumes 
FIGURE V.E.-2 

Source:  ATE Traffic Study, 2004. 
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A Project Study Report (PSR) prepared by the City of Arroyo Grande has been prepared for the 
State Route 101 and El Campo Road intersection to evaluate alternative interchange designs that 
would mitigate the existing deficient condition at this intersection.  The PSR has been approved 
by the California Department of Transportation (Caltrans); however a preferred alternative has 
not yet been chosen.   
 
Right turn channelization warrants were evaluated for the southbound State Route 101 approach 
to El Campo Road and the westbound Los Berros Road approach to Falcon Crest Drive (Higgins 
Associates; April 29, 2002).  Based on existing conditions, a right turn lane is warranted on the 
southbound State Route 101 approach to El Campo Road.  Installation of a right turn lane on the 
westbound Los Berros approach to Falcon Crest Drive is not warranted.   
 
Left turn lane channelization is provided on both State Route 101 approaches to El Campo Road 
and on the eastbound Los Berros Road approach to Falcon Crest Drive.  Left turn lane 
channelization warrants were evaluated for the northbound El Campo Road approach to Falcon 
Crest Drive.  At the current time, a left turn lane is not warranted on the intersection approach.  
Given the low traffic volumes and slow travel speeds on Coast View Drive and Falcon Crest 
Drive, left and right turn lane channelization at the intersection of Coast View Drive and Falcon 
Crest Drive is not warranted. 
 
 

TABLE V.E.-1 
Existing Intersection Levels of Service 

 

AM Peak Hour P.M. Peak Hour 
Intersection* Approach 

Delay LOS Delay LOS 

State Route 101 SB Off-
ramp/Fair Oaks Avenue Southbound 20.3 sec. LOS C n/a n/a 

Fair Oaks Avenue/California 
Street Overall 0.8 sec. LOS A n/a n/a 

Orchard Street/West Cherry 
Avenue Overall 9.3 sec. LOS A n/a n/a 

Overall 20.5 sec. LOS C 5.2 sec. LOS A El Campo Road/State Route 101 Northbound ~~ LOS F ~~ LOS F 
Overall 0.8 sec. LOS A 0.3 sec. LOS A El Campo Road/Falcon Crest 

Drive Eastbound 9.5 sec. LOS A 9.3 sec. LOS A 
Overall 1.5 sec. LOS A 0.9 sec. LOS A Coast View Drive/Falcon Crest 

Drive Southbound 8.5 sec. LOS A 8.4 sec. LOS A 
Overall 0.3 sec. LOS A 0.1 sec. LOS A Falcon Crest Drive/Los Berros 

Road Southbound 10.0 sec. LOS A 10.0 sec. LOS A 
*All intersections are currently un-signalized 
~~ Delay exceeds 200 seconds per vehicle 
n/a:  Not provided as part of ATE Report 
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2. Regulatory Setting 

The Circulation Element of the General Plan does not specify policies or traffic safety standards.  
The County Department of Public Works reviews and approves proposed projects and traffic 
study reports.   
 

3. Thresholds of Significance 

The County of San Luis Obispo General Plan was used to determine the significance of project 
traffic impacts to roadways and intersections located in the project area.  To determine the 
impact of increased traffic on the neighborhood street system including Falcon Crest Drive and 
Coast View Drive, level of service (LOS) thresholds representing quality-of-life thresholds 
recommend by the Institute of Traffic Engineers were utilized and are shown in Table V.E.-2 
below.  San Luis Obispo County has established a LOS C as a goal for rural roadways, County 
roads, intersections, and State Route 101.  The California Department of Transportation strives to 
maintain a target LOS on State highways including State Route 101 at the transition between 
LOS C and D.  The threshold utilized in this analysis is LOS C. 
 

TABLE V.E.-2 
Neighborhood Traffic Impact Threshold Criteria 

 
Road Segment Level of Service Average Daily Traffic Volume 

LOS A 1,200 
LOS B 1,400 
LOS C 1,600 
LOS D 1,800 
LOS E 2,000 
LOS F >2,000 

Source:  Higgins Associates 
 
 
Mitigation would be required for project-caused operations at LOS D or worse, and the 
following conditions:   
 

1) Addition of project traffic to a road segment exceeds the thresholds for LOS C. 
 
2) The project's access to a major street requires an access that would create an unsafe 

situation or require traffic signal and or major revisions to an existing traffic signal. 
 
3) The project adds traffic to a street with design features that may cause potential 

safety problems with the addition of project traffic. 
 

4) The addition of project or project-plus-cumulative traffic to an unsignalized 
intersection increases the seconds of delay per vehicle ratio by the thresholds listed 
in Table V.E.-3. 
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5) The addition of project, or project plus cumulative, traffic to an unsignalized 
intersection increases the level of service to an unacceptable level.  The Highway 
Capacity Manual shall determine level of service at unsignalized intersections. 

 

4. Impact Assessment and Methodology 

The traffic analysis reports (Higgins Associates; 2002 and ATE; 2004) were prepared to evaluate 
the existing traffic safety conditions and LOS of local roads that would be potentially affected by 
future development of the project site.  Intersection and road segment levels of service were 
analyzed for A.M. and P.M. peak hour traffic conditions.   
 
The "Synchro" traffic analysis software was used to review the operations of the study-area 
intersections.  "Synchro" implements the operations method of the 2000 Highway Capacity 
Manual for two-way stop controlled intersections to determine the delay in seconds for each 
vehicle at the intersection.  Delay times are used to determine the LOS of each intersection, as 
shown in Table V.E.-3. 
 

TABLE V.E.-3 
Two-Way Stop Controlled Intersection Level of Service Criteria 

 
Level of Service Control Delay (seconds/vehicle) 

LOS A 0-10 
LOS B >10-15 
LOS C >15-25 
LOS D >25-35 
LOS E >35-50 
LOS F >50 

*Source: Highway Capacity Manual, 2000 
 
 

5. Project-Specific Impacts and Mitigation Measures 

a. Trip Generation 

The average daily A.M. and P.M. peak hour trip generation numbers used for the proposed 
project are shown below in Table V.E.-4.  These estimates are based on those published in the 
Institute of Transportation Engineers Trip Generation Manual (6th Edition) for residential 
homes, which assumes that approximately 9.6 daily trips are generated by one single-family 
residence.  The data presented below indicates that the proposed project would generate 154 
average daily trips including 12 A.M. peak hour and 16 P.M. peak hour trips.   
 

1) Existing Intersection Impacts 

The El Campo Road and State Route 101 northbound intersection operates at LOS F under 
existing conditions.  A Project Study Report (PSR) was prepared by the City of Arroyo Grande 
to evaluate alternative interchange designs for this intersection.  The PSR was approved by 
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Caltrans, however, further study has been postponed based on lack of funding (Don Spagnolo; 
March 25, 2004). 
 

TABLE V.E.-4 
Estimated Peak Hour Trip Generation 

 
A.M. Peak Hour P.M. Peak Hour 

Land Use Size Daily Traffic 
Generation In Out Total In Out Total 

Single-family Residential 16 homes 154 3 9 12 10 6 16 

Secondary Residence 16 homes 154 3 9 12 10 6 16 

Percent of daily trips:  A.M. Peak Hour: 8% P.M. Peak Hour: 10% 
 
 

2) Existing and Proposed Project Intersection Impacts 

LOS for the study area intersections was analyzed assuming existing and proposed project-
generated traffic turning volumes as shown on Figures V.E.-4 and V.E.-5.  Table V.E.-5 lists 
A.M. and P.M. peak hour LOS for the study area intersections with the incorporation of 
anticipated project-generated trips.  The delay times shown in Table V.E.-5 represent the 
difference between the existing delay experienced at these intersections and the estimated delay 
with incorporation of project related traffic.  Based on the results of the analysis, implementation 
of the proposed project would not reduce the LOS at any intersection and increases delays in 
only minor amounts.  The southbound State Route 101 approach to El Campo Road operates at 
LOS F under existing conditions.  The daily traffic generated by the proposed project would 
increase the right-turning volume by approximately five percent, and would cumulatively 
contribute to an existing deficient condition.   
 
In the Residential Suburban land use category, the County Land Use Ordinance would allow one 
primary and one secondary residence on each proposed lot.  Based on the trend of development 
in the immediate area, it is likely that one approximately 2,000 to 5,000-square foot primary 
residence would be constructed on each proposed lot.  If individual lot owners chose to construct 
both a primary and secondary residence, the trip generation would increase by 9.6 daily trips per 
secondary residence.  Based on the size of the proposed subdivision (16 lots), implementation of 
the proposed project, including the construction of secondary residences, would not reduce the 
LOS at any intersection or increase intersection delays above thresholds requiring mitigation 
(Richard Marshall; December 15, 2003 and June 14, 2007).   
 
Based on the results of the traffic analysis reports (Higgins Associates; April 29, 2002 and ATE; 
August 17, 2004) and review by the County Department of Public Works (Richard Marshall; 
March 22, 2004 and June 14, 2007), the addition of approximately 154 daily trips on Castillo Del 
Mar Drive and Orchard Street  would not result in a decrease in LOS or result in any potentially 
significant impacts on any road or intersection.   
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The City of Arroyo Grande analyzed the effects of the approved Castillo Del Mar Drive / Valley 
Road access connection in the adopted MND (refer to Appendix G).  The intent of the access 
connection is to improve circulation in the area.  No significant traffic impacts were identified in 
the adopted MND.  Mitigation measures specific to road design were adopted by the City, 
including restrictions on parking and sidewalks on the northern side of the road, and inclusion of 
a Class II bike lane.   
 

El Campo Road and State Route 101 Intersection 

The El Campo Road/State Route 101 (northbound turning movement) is considered to be at a 
LOS F due to an existing deficient and potentially hazardous condition.  Based on the State 
Route 101 / El Campo Road Project Study Report (PSR), thirteen accidents occurred at the El 
Campo Road/State Route 101 intersection during a four-year period, which is considered an 
“above-average” collision rate.  Implementation of the proposed project would route a significant 
percentage of project-related traffic from the project site north to Castillo Del Mar Drive and 
Orchard Street, thereby minimizing routing of vehicle trips to the south onto Coast View Drive 
and El Campo.  Per Cal Fire access requirements, the proposed project would retain a secondary 
access connection to the southeast onto Coast View Drive and through Falcon Ridge Estates.  
This secondary access would include a “no-notice” gate that would be installed on the project 
site at the terminus of Castillo Del Mar Drive which would open upon approach of eastbound 
automobiles.  A “Knox Box” (i.e., a locked box that can only be opened through use of a 
combination or a key in the possession of public safety agencies such as Cal Fire) would be 
installed on this gate to allow entrance of westbound emergency vehicles entering the project site 
from Coast View Drive and the Falcon Crest residential development.  The County Department 
of Public Works has reviewed this emergency access configuration and has stated the following:  
 

 “the project will have primary access through Orchard Street, the travel path 
with minimum travel time for northbound traffic from the new homes would be in 
that direction.  The trip distribution model would not assign any of the new traffic 
to the impacted movement at El Campo/101, even though there would exist a 
physical connection as described above.”    

 
Therefore, the proposed project would not result in significant impacts at the existing impacted 
intersection of El Campo Road and State Route 101. 
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NORTH 
Not to Scale 

Project A.M. Peak Hour Traffic Volumes 
FIGURE V.E.-3 

Source:  ATE Traffic Study, 2004. 
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TABLE V.E.-5 
Estimated Project Intersection Levels of Service 

 

AM Peak Hour P.M. Peak Hour 
Intersection* Approach Added 

Delay 
LOS Delay LOS 

State Route 101 SB Off-ramp/Fair 
Oaks Avenue Overall 20.6 sec. LOS C n/a n/a  

Orchard Street/West Cherry 
Avenue Overall 0.8 sec. LOS A n/a n/a 

Fair Oaks Avenue/California 
Street Overall 9.3 sec. LOS A n/a n/a 

Overall 1.7sec. LOS C 0.5 sec. LOS A El Campo Road/State Route 101 Northbound ~~ LOS F ~~ LOS F 
Overall 0.3 sec. LOS A 0.3 sec. LOS A El Campo Road/Falcon Crest 

Drive Eastbound § LOS A § LOS A 

Overall 4.1 sec. LOS A 2.1 sec. LOS A Coast View Drive/Falcon Crest 
Drive Southbound 0.1 sec. LOS A 0.1 sec. LOS A 

Overall 0.1 sec. LOS A 0.2 sec. LOS A Falcon Crest Drive/Los Berros 
Road Southbound § LOS A - 0.1 sec. LOS A 

*All intersections are currently unsignalized  § No change from existing condition 
~~ Unknown, delay exceeds 200 seconds per vehicle n/a:  Not provided as part of ATE Report 
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NORTH 
Not to Scale 

Year 2002 + Project A.M. Peak Hour Traffic Volumes 
FIGURE V.E.-4 

Source:  ATE Traffic Study, 2004. 
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6. Cumulative Impacts 

a. Cumulative Impacts to County Roads and Intersections 

The cumulative plus project scenario analyzed in this study is based on the approved/pending 
projects in the area, as provided in the South County Circulation Study.  The timeframe for 
cumulative impacts includes traffic demands in the vicinity of the project site up to the year 
2030.  The projected turning volumes under cumulative conditions are shown in Figure V.E.-3.   
 
As shown in Table V.E.-6 below, under cumulative conditions, the southbound Falcon Crest 
Drive/Los Berros Road intersection would decrease from LOS A to LOS C.  Impact fees have 
been established by the County of San Luis Obispo for the southern portion of San Luis Obispo 
County to fund roadway needs that are attributable to new development within the area.  Needed 
improvements were determined for the likely types of development that are projected to occur in 
the South County area over the next 50 years.  The fees calculated by the County of San Luis 
Obispo are based on the amount of traffic generated during the weekday evening peak hour by 
each type of new development, including both primary and secondary residences.  The fees are 
required prior to issuance of building permits; therefore, each individual lot owner would be 
responsible for each residence constructed on each lot. 
 

TABLE V.E.-6 
Cumulative Intersection Levels of Service 

 
AM Peak Hour P.M. Peak Hour 

Intersection* Approach 
Delay LOS Delay LOS 

Overall ~~ LOS F ~~ LOS F El Campo Road/State Route 101 
Northbound ~~ LOS F ~~ LOS F 

Overall 0.4 sec. LOS A 0.2 sec. LOS A El Campo Road/Falcon Crest Drive Eastbound 16.2 sec. LOS C 13.9 LOS B 
Overall 5.6 sec. LOS A 2.9 sec. LOS A Coast View Drive/Falcon Crest 

Drive Southbound 8.5 sec. LOS A 8.5 sec. LOS A 

Overall 8.2 sec. LOS A 0.2 sec. LOS A Falcon Crest Drive/Los Berros Road Southbound 16.0 sec. LOS C 17.9 sec. LOS C 
*All intersections are currently unsignalized   
~~ Unknown, delay exceeds 200 seconds per vehicle 
 
 
Under cumulative conditions, the State Route 101 and El Campo Road intersection would 
operate at LOS F during the A.M. and P.M. peak hours.  The significant change in intersection 
operations would result from the addition of trips from planned development on the north side of 
State Route 101 near the El Campo Road intersection.  A grade-separated interchange would be 
required to serve the traffic demand projected for the cumulative condition, and the approved 
Project Study Report (PSR) prepared by the City of Arroyo Grande evaluates alternatives for 
construction of this interchange.  The other three study intersections would continue to operate at 
acceptable levels of service during the A.M. and P.M. peak hours under the cumulative 
condition, as shown in Table V.E.-6. 
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TR/Impact 1 Development of cumulative projects in the South County area, including 
the proposed project, would cause a reduction in the level of service on 
local roads and intersections in southern San Luis Obispo County. 

 
TR/mm-1 Prior to issuance of building permits for the development of each lot, 

individual lot owners shall contribute to the County of San Luis Obispo 
Traffic Impact Fee for the South County Benefit Area 2. 

 
Residual Impacts 

 
Implementation of the above mitigation measure would reduce potentially significant cumulative 
impacts to significant but mitigable (Class II Impact). 
 
b. Cumulative Impacts to City Roads and Intersections 

The proposed project’s primary access point would be to the west on Castillo Del Mar Drive and 
on to a number of City streets and intersections.  These would include a distribution of trips onto 
either Orchard Street or the Castillo Del Mar Drive extension/Valley Road connection.  The 
project applicant has provided funding for the acquisition of the property and design of the 
Castillo Del Mar Drive extension/Valley Road connection.  The implementation of this 
connector would provide residents of the proposed project an additional route to the north in 
accessing the City roadway network.   
 
An additional consideration relating to the cumulative impact to city roads and intersection 
scenario is the reduction in vehicle trips that have occurred as a result of re-assigning students 
from Arroyo Grande High School to the Nipomo High School.  This reduction in vehicle trips far 
exceeds the increase in peak hour vehicle trips that would be generated by the proposed project 
 
Implementation of the proposed project would not result in project-specific impacts to the City’s 
circulation system, but would contribute to the cumulative reduction in level of service.  
Therefore, the following mitigation measure is recommended. 
 
TR/Impact 2 Development of cumulative projects in and adjacent to the City of Arroyo 

Grande, including the proposed project, would cause a reduction in the 
level of service on local roads and intersections in the City. 

 
TR/mm-2 Prior to recordation of the final map, the applicant shall submit documentation 

to the County Environmental Coordinator demonstrating payment of City of 
Arroyo Grande traffic and signalization impact mitigation fees.  The traffic 
impact fee is $1,378.00 per unit, and the traffic signalization fee is $505.00 
per unit. 

 
Residual Impacts 

 
Implementation of the above mitigation measure would reduce potentially significant cumulative 
impacts to significant but mitigable (Class II Impact). 
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F. AIR QUALITY 

This section was prepared based on information provided by the San Luis Obispo County Air 
Pollution Control District (APCD) and modeling of vehicle emissions using the computer 
program URBEMIS 2001 provided by the California Air Resources Board (CARB).  Emissions 
calculations are available at the end of this document in Appendix E. 
 
In addition, the City of Arroyo Grande adopted a Mitigated Negative Declaration (General Plan 
Amendment Case No. 06-001, Development Code Amendment Case No. 06-001, and Tentative 
Parcel Map Case No. 06-004), which includes an analysis of the road extension to Valley Road 
on August 22, 2006.  Applicable analysis is incorporated in the section below by reference, and a 
copy of the adopted MND is located in Appendix G of this Final EIR. 
 

1. Existing Conditions 

a. Local and Regional Meteorology 

The climate of San Luis Obispo County can be generally characterized as Mediterranean, with 
warm, dry summers and cooler, relatively damp winters.  Along the coast, mild temperatures are 
the rule throughout the year due to the moderating influence of the Pacific Ocean.  This effect is 
diminished inland in proportion to distance from the ocean or by major intervening terrain 
features, such as the coastal mountain ranges.  As a result, a considerably wider range of 
temperature conditions characterizes inland areas.  Maximum summertime temperatures average 
about 70 degrees Fahrenheit near the coast, while inland valleys are often in the high 90’s.  
Average minimum winter temperatures range from the low 30’s along the coast to the low 20’s 
inland. 
 
Regional meteorology is largely dominated by a persistent high-pressure area that commonly 
resides over the eastern Pacific Ocean.  Seasonal variations in the strength and position of this 
pressure cell cause seasonal changes in the weather patterns of the area.  The Pacific “high” 
remains generally fixed several hundred miles offshore from May through September, enhancing 
onshore winds and opposing offshore winds.  During spring and early summer, as the onshore 
breezes pass over the cool water of the ocean, fog and low clouds often form in the marine air 
layer along the coast.  Surface heating in the interior valleys dissipates the marine layer as it 
moves inland. 
 
From November through April the Pacific High tends to migrate southward, allowing northern 
storms to move across the County.  Approximately 90% of the total annual rainfall is received 
during this period.  Winter conditions are usually mild, with intermittent periods of precipitation 
followed by mostly clear days.  Rainfall amounts can vary considerably among different regions 
in the County.  In the Coastal Plain, annual rainfall averages 16 to 28 inches, while the Upper 
Salinas River Valley generally receives about 12 to 20 inches of rain.  The Carrizo Plain is the 
driest area of the County with less than 12 inches of rain in a typical year. 
 
Airflow around the County plays an important role in the movement and dispersion of pollutants.  
The speed and direction of local winds are controlled by the location and strength of the Pacific 
High pressure system and other global patterns, by topographical factors, and by circulation 
patterns resulting from temperature differences between the land and sea.  In spring and summer 
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months, when the Pacific High attains its greatest strength, onshore winds from the northwest 
generally prevail during the day.  At night, as the sea breeze dies, weak drainage winds flow 
down the coastal mountains and valleys to form a light, easterly land breeze.  In the fall, onshore 
surface winds decline and the marine layer grows shallow, allowing an occasional reversal to a 
weak offshore flow.  This, along with the diurnal alteration of land-sea breeze circulation, can 
sometimes produce a “sloshing” effect.  Under these conditions, pollutants may accumulate over 
the ocean for a period of one or more days and are subsequently carried back onshore with the 
return of the sea breeze.  Strong inversions can form at this time, “trapping” pollutants near the 
surface. 
 
This effect is intensified when the Pacific Highs weakens or moved inland to the east.  This may 
produce a “Santa Ana” condition in which air, often pollutant-laden, is transported into the 
County from the east and southeast.  This can occur over a period of several days until the high-
pressure system returns to its normal location, breaking the pattern.  The breakup of this 
condition may result in relatively stagnant conditions and a buildup of pollutants offshore.  The 
onset of the typical daytime sea breeze can bring these pollutants back onshore, where they 
combine with local emissions to cause high pollutant concentrations.  Not all occurrences of the 
“post Santa Ana” condition lead to high ambient pollutant levels, but it does play an important 
role in the air pollution meteorology of the County.  
 
b. Atmospheric Stability and Dispersion 

Air pollutant concentrations are primarily determined by the amount of pollutant emissions in an 
area and the degree to which these pollutants are dispersed in the atmosphere.  The stability of 
the atmosphere is one of the key factors affecting pollutant dispersion.  Atmospheric stability 
regulates the amount of vertical and horizontal air exchange, or mixing, that can occur within a 
given air basin.  Restricted mixing and low wind speeds are generally associated with a high 
degree of stability in the atmosphere.  These conditions are characteristic of temperature 
inversions.   
 
In the atmosphere, air temperatures normally decrease as altitude increases.  At varying distances 
above the earth’s surface, however, a reversal of this gradient can occur.  This condition, termed 
an inversion, is simply a warm layer of air above a layer of cooler air and it has the effect of 
limiting the vertical dispersion on pollutants.  The height of the inversion determines the size of 
the mixing volume trapped below.  Inversion strength or intensity is measured by the thickness 
of the layer and the difference in temperature between the base and the top of the inversion.  The 
strength of the inversion determines how easily it can be broken by winds or solar heating. 
 
Several types of inversions are common to this area.  Weak, surface inversions are caused by 
radiational cooling of air in contact with the cold surface of the earth at night.  In valleys and 
low-lying areas, this condition is intensified by the addition of cold air flowing downslope from 
the hills and pooling on the valley floor.  Surface inversions are a common occurrence 
throughout the County during the winter, particularly on cold mornings when the inversion is 
strongest.  As the morning sun warms the earth and the air near the ground, the inversion lifts, 
gradually dissipating as the day progresses.   
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During the late spring and early summer months, cool air over the ocean can intrude under the 
relatively warmer air over land, causing a marine inversion.  These inversions can restrict 
dispersion along the coast, but they are typically shallow and would dissipate with surface 
heating. 
 
In contrast, in the summertime the presence of the Pacific high-pressure cell can cause the air 
mass aloft to sink.  As the air descends, compressional heating warms it to a temperature higher 
than the air below.  This highly stable atmospheric condition, termed a subsidence inversion, is 
common to all of coastal California and can act as a nearly impenetrable lid to the vertical 
mixing of pollutants.  The base of the inversion typically ranges from 1,000 to 2,500 feet above 
sea level.  However, levels as low as 250 feet, amount the lowest anywhere in the state, have 
been recorded on the coastal plateau in San Luis Obispo County.  The strength of these 
inversions makes them difficult to disrupt.  Consequently, they can persist for one or more days, 
causing air stagnation and the buildup of pollutants.  Highest or worst-case ozone levels are often 
associated with the presence of this type of inversion. 
 
c. Existing Air Quality 

The air quality in a given location is described by the concentration of various pollutants in the 
atmosphere, expressed in units of parts per million (ppm), parts per hundred million (pphm), or 
micrograms of pollutant per cubic meter of air (µg/m).  The significance of a given pollutant 
level can be evaluated by comparing its atmospheric concentration to state and national air 
quality standards, which are presented in Appendix E, Table 1.  These standards represent 
allowable atmospheric contaminant levels at which the public health and welfare are protected, 
and include a margin of safety. 
 
The primary factors affecting air quality in a given area are the quantity, type and location of 
pollutant emissions, the topographic and geographic features of the region, and the prevailing 
meteorological conditions.  An emission rate represents the amount of pollutant released into the 
atmosphere by a given source over a specified time period; it is generally expressed in units such 
as pounds per hour (lb/hr) and tons per year (ton/yr).  Local and regional meteorological 
conditions govern the transport and diffusion of emissions in the atmosphere.  Wind speed, wind 
direction, atmospheric stability, temperature, and the presence or absence of inversions are some 
of the key parameters that affect pollutant dispersion. 
 
Ambient air monitoring has been conducted at a variety of stations in the County.  Table 2 in 
Appendix E presents the highest pollutant concentrations measured over the most recent 10-year 
period available for all of the monitoring stations in San Luis Obispo County.  Monitoring 
stations are located in San Luis Obispo, Nipomo, Grover Beach, Morro Bay, Paso Robles, and 
Atascadero. 
 
The California Clean Air Act, adopted in 1988, requires that all APCDs and Air Quality 
Management Districts (AQMDs) adopt and enforce regulations to achieve and maintain the state 
ambient air quality standards for the area under its jurisdiction.  Pursuant to the requirements of 
the law, San Luis Obispo County has adopted (May 1998) a Clean Air Plan (CAP, formally 
known as the Air Quality Attainment and Maintenance Plan) to demonstrate attainment of the 
state standards by the earliest practicable date.  The CAP is a comprehensive planning document  
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intended to provide guidance to the APCD, the County, and other local agencies on how to attain 
and maintain the state standard for ozone (O3).  The CAP presents a detailed description of the 
sources and pollutants that impact the County, future air quality impacts to be expected under 
current growth trends, and an appropriate control strategy for reducing ozone precursor 
emissions, thereby improving air quality. 
 
In 1989, the State Air Resources Board designated San Luis Obispo County a non attainment 
area for exceeding the State's air quality standards set for ozone and dust (small particulate 
matter or PM10).  In 2003, the State ARB determined that the county was in attainment for 
ozone.  The District has been designated a nonattainment area for fine particulate matter (PM10) 
standards and is required to reduce emissions of nonattainment pollutants (or their precursors) by 
at least five percent per year until the standards are achieved.  State law requires that emissions 
of nonattainment pollutants countywide be decreased by at least 40 percent from the 1987 levels 
in order to meet clean air standards.  The District does not currently have set thresholds for fine 
particulate matter generated by diesel exhaust (PM2.5).  Ozone and particulate matter are 
considered pollutants of concern. 
 
The local concentrations of inert, or non-reactive, pollutants (carbon monoxide (CO), O3, and 
PM10) are primarily influenced by nearby sources of emissions, and thus, vary considerably 
between monitoring stations; the sulfur dioxide (SO2) levels on the Nipomo Mesa are a good 
example of this.  On a regional basis, ozone is the pollutant of greatest concern in the County, 
particularly within the coastal plateau.  Naturally occurring ozone found in the stratosphere, a 
stable layer of air extending upward from an altitude of approximately 8 to 30 miles above the 
Earth’s surface, plays a crucial role as a barrier to harmful ultraviolet radiation from the sun.  
Ozone created in the troposphere, the layer of air extending from the Earth’s surface to the 
stratosphere, is a secondary pollutant, formed in the atmosphere by complex photochemical 
reactions involving precursor pollutants and sunlight.  The amount of ozone formed is dependant 
upon both the ambient concentration of chemical precursors and the intensity and duration of 
sunlight.  Consequently, ambient ozone concentration tends to vary seasonally with the weather.  
Reactive organic gases (ROG), also called reactive hydrocarbons (RHC), and nitrogen oxides 
(NOX) are the primary precursors to ozone formation.  NOX emissions result primarily from the 
combustion of fossil fuels; ROG emissions are also generated by fossil fuel combustion and 
through the evaporation of petroleum products. 
 
d. Existing Emissions 

The most recent emission inventory for San Luis Obispo County is shown in Appendix E, Table 
3.  Emissions of ROG and NOX are fairly equally divided between mobile and stationary sources, 
with the Duke Morro Bay power plant being the largest, single stationary source of NOX 
emissions in the County.  Automobiles and electrical generation produce the majority of NOX 
emissions.  Industrial sources, in particular the Unocal complex on the Nipomo Mesa, generate 
nearly all of the SO2 emissions in the County. 
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2. Regulatory Setting 

a. Federal Policies and Regulations 

Air quality protection at the national level is provided through the federal Clean Air Act 
Amendments (CAAA).  These amendments represent the fifth major effort by the U.S. Congress 
to improve air quality.  The 1990 CAAA is generally less stringent than the California Clean Air 
Act.  However, unlike the California law, the CAAA sets statutory deadlines for attaining federal 
standards. 
 
b. State Policies and Regulations 

The California Clean Air Act, adopted in 1988, requires that all APCDs adopt and enforce 
regulations to achieve and maintain the state ambient air quality standards for the area under its 
jurisdiction.  Pursuant to the requirements of the law, San Luis Obispo County APCD adopted a 
Clean Air Plan (CAP) for their jurisdiction.  The CAP is a comprehensive planning document 
intended to provide guidance to the Air Pollution Control District, the County, and other local 
agencies on how to attain and maintain the state standard for ozone.  The CAP presents a detailed 
description of the sources and pollutants which impact the jurisdiction, future air quality impacts 
to be expected under current growth trends, and an appropriate control strategy for reducing 
ozone precursor emissions, thereby improving air quality. 

3. Thresholds of Significance 

California and the federal Environmental Protection Agency (EPA) have adopted air quality 
standards for pollutants of primary public health concern.  Pollutants for which National 
standards have been set include ozone, carbon monoxide, nitrogen dioxide, sulfur dioxide, fine 
particulate matter and lead, a specific particulate pollutant.  California standards tend to be more 
restrictive and health-protective than National standards.  San Luis Obispo County is in 
attainment for all federal air quality standards.  The County is also in attainment for state air 
quality standards with the exception of PM10 emissions. 
 
Thresholds of significance for determining air quality impacts are established by the APCD.  
Table V.F.-1 represents the APCD Thresholds of Significance for Operational Emissions 
Impacts.  Tiers 1 through 3 represent the threshold levels for determining the appropriate 
environmental document necessary to analyze air quality impacts based on calculated emission 
rates for regulated pollutants.  Table V.F.-2 represents the Level of Construction Activity 
Requiring Mitigation.  These thresholds are discussed or are shown in the following impact 
analysis sections and comparisons to actual impacts are given where applicable.  
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TABLE V.F.-1 
APCD Thresholds of Significance  

For Operational Emissions Impacts 
 

Pollutant Threshold Tier 1 Tier 2 Tier 3 
ROG, NOX, SO2, PM10 <10 lbs/day 10 lbs/day 25 lbs/day 25 tons/yr 
CO <550 lbs/day <550 lbs/day 550 lbs/day 550 lbs/day 

Level of Significance Insignificant Potentially 
Significant Significant Significant 

Environmental Document ND MND MND or EIR EIR 
Source: County of San Luis Obispo APCD CEQA Air Quality Handbook, 2003 

 
 

TABLE V.F.-2 
Level of Construction Activity Requiring Mitigation 

 
Emissions Amount of Material Moved 

Pollutant of Concern 
Tons/Qtr Lbs/day Cu. Yds/Qtr Cu. Yds/Day 

2.5 185 247,000 9,100 ROG 
6.0 185 593,000 9,100 
2.5 185 53,500 2,000 NOX 
6.0 185 129,000 2,000 

PM10 2.5  Any project with a grading area greater 
than 4.0 acres of continuously worked 
area would exceed the 2.5-ton PM10 
quarterly threshold. 

(All calculations assume working conditions of 8 hours per day, 5 days per week, for a total of 65 
days per quarter.) 
Source: County of San Luis Obispo APCD CEQA Air Quality Handbook, 2003 

 
 

4. Impact Assessment and Methodology 

Emission estimates for the proposed project have been determined through use of the following: 
 

• Consultation with the County of San Luis Obispo APCD; 
• Use of the County of San Luis Obispo APCD CEQA Air Quality Handbook, April 2003; 
• Use of the County of San Luis Obispo APCD Clean Air Plan, May 1998 and December 

2001; and, 
• Incorporation of the Traffic and Circulation Study prepared for the proposed project. 

 
Subsequent to the determination of emission estimates for the proposed project, the emissions are 
analyzed in accordance to the thresholds of significance put in place by the County of San Luis 
Obispo APCD.  This analysis provides the basis for the determination of the level of significance 
in association to APCD tiered thresholds. 
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5. Project-specific Impacts and Mitigation Measures 

a. Short-term Project-specific Emissions 

1) Subdivision 

Use of heavy equipment and earth-moving operations during project construction can generate 
fugitive dust and combustion emissions that may have substantial temporary impacts on local air 
quality.  Fugitive dust emissions result from land clearing, demolition, ground excavation, cut 
and fill operations, and equipment traffic over temporary roads at the construction site.  
Combustion emissions, primarily NOx, are most significant when using large, diesel-fueled 
scrapers, loaders, bulldozers, haul trucks, compressors, generators and other heavy equipment.  
Emissions can vary substantially from day to day depending on the level of activity, the specific 
type of operation and, for dust, the prevailing weather conditions. 
 
Screening emission rates for construction operations provided by the APCD were used to determine 
construction emissions.  Air quality emissions generated by construction activities are shown in 
Table V.F.-3 and calculations for these emissions are included in Appendix E.  Not all 
construction activities would occur at the same time; therefore, this estimate should consider a 
“worse-case” scenario.  The bolded numbers represent emission estimates that exceed the APCD 
threshold for construction activities. 
 

TABLE V.F.-3 
Short-term Construction Emissions 

 
Emission Estimates (lbs/day) Emission Estimates (tons/qtr) Short-Term 

Emissions ROG NOX CO PM10 ROG NOX CO PM10 
Proposed Project 24.69 189.20 49.40 21.61 0.15 1.18 0.31 0.14 

APCD Thresholds 185 185 n/a n/a 2.5 - 
6.0 

2.5 - 
6.0 n/a 2.5 

 
 
The critical pollutant in the evaluation of the significance of construction emission is oxides of 
nitrogen because of the high output of this pollutant by heavy diesel equipment normally used in 
grading operations and their role as ozone precursors.  The total output of NOX emissions to 
construct the project is estimated above at 189.20 pounds per day, exceeding APCD thresholds. 
 
A total of 25,000 cubic yards of cut and fill is estimated to result from proposed construction 
activities.  There would be a maximum of 2,000 cubic yards of material moved per day for 
grading activities required for the project.  In addition, grading activities would take place for 
approximately thirteen days for 8 hours per day. 
 
Any project with a grading area greater than 4.0 acres of continuously worked area would exceed 
the 2.5-ton PM10 quarterly threshold.  The applicant is proposing to grade an area greater than 
4.0 acres; therefore, all standard APCD dust control mitigation measures are required during the 
construction phase of the proposed project to reduce the potential to generate nuisance problems 
and maintain PM10 emissions below the APCD’s mitigation threshold.   
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AQ/Impact 1 NOX emissions resulting from construction activities would exceed the 
APCD pounds per day construction threshold. 

 
AQ/mm-1 Based on Table 6-3 of the APCD’s 2003 CEQA Handbook, the estimated 

construction emissions for the project will exceed the thresholds requiring 
mitigation.  The following measures shall be incorporated into the 
construction phase of the project and shown on all applicable plans prior to 
construction permit issuance: 

 
 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 ARB certified 
motor vehicle diesel fuel (non-taxed version suitable for use off-road); 

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

meeting the ARBs 1996 or newer certification standard for off-road 
heavy-duty diesel engines; 

 
CBACT 
a. Install diesel oxidation catalysts (DOC), catalyzed diesel particulate filters 

(CDPF) or other District approved emission reduction retrofit devices 
(determination of he appropriate CBACT control device(s) for the project 
must be performed in consultation with APCD staff). 

 
Additional Construction Equipment Measures 
a. Electrify equipment where possible. 
 
b. Substitute gasoline-powered for diesel-powered equipment, where 

feasible; 
 
c. Use alternatively fueled construction equipment on site where feasible, 

such as compressed natural gas (CNG), liquefied natural gas (LNG), 
propane, or biodiesel; 

 
d. Use equipment that has Caterpillar pre-chamber diesel engines; 

 
e. Implement activity management techniques as follows: 

 
i. Development of a comprehensive construction activity management 

plan designed to minimize the amount of large construction 
equipment operating during any given time period; 
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ii. Schedule of construction truck trips during non-peak hours to reduce 
peak hour emissions; 

iii. Limit the length of the construction work-day period, if necessary; 
iv. Phase construction activities, if appropriate. 
 

Residual Impacts 

 
After mitigation, this impact would be considered significant but mitigable (Class II Impact). 

 
AQ/Impact 2 PM10 emissions resulting from construction activities would impact air 

quality. 
 
AQ/mm-2 Based on Table 6-3 of the APCD’s 2003 CEQA Handbook, the estimated 

construction emissions for the project will exceed the thresholds requiring 
mitigation.  The following measures shall be incorporated into the 
construction phase of the project and shown on all applicable plans prior to 
construction permit issuance: 

 
Fugitive PM10 Mitigation Measures 
 
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 mph.  Reclaimed 
(nonpotable) water should be used whenever possible. 

 
c. All dirt stock-pile areas should be sprayed daily as needed. 
 
d. 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 
native grass seed and watered until vegetation is established. 

 
e. 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. 

 
f. 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. 

 
g. Vehicle speed for all construction vehicles shall not exceed 15 mph on any 

unpaved surface at the construction site. 
 
h. All trucks hauling dirt, sand, or other loose materials are to be covered or 

should maintain at least two feet of free board (minimum vertical distance 
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between top of load and top of trailer) in accordance with CVC Section 
23114.   

 
i. Permanent dust control measures identified in the approved project 

revegetation and landscape plans shall be implemented as soon a possible 
following completion of any soil disturbing activities. 

 
j. Wheel washers shall be installed where vehicles enter and exit unpaved 

roads onto streets, or trucks and equipment leaving the site shall be 
washed off. 

 
k. Streets shall be swept at the end of each day if visible soil material is 

carried onto adjacent paved roads.  Water sweepers with reclaimed waster 
shall be used where feasible. 

 
l. All PM10 mitigation measures required shall be included on grading and 

building plans.  In addition, the contractor or builder shall designate a 
person or persons to monitor the dust control program and order increased 
watering, as necessary, to prevent transport of dust offsite.  Their duties 
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 prior to land use clearance for map recordation and 
land use clearance for finish grading of the structure. 

 
m. Naturally Occurring Asbestos (NOA) has been identified by the state Air 

Resources Board as a toxic air contaminant.  Serpentine and ultramafic 
rocks are very common in the state and may contain naturally occurring 
asbestos.  Under the State Air Resources Board Air Toxics Control 
Measure (ATCM) for Construction, Quarrying, and Surface Mining 
Operations, prior to any grading activities at the site, the project applicant 
shall ensure that a geologic evaluation is conducted to determine if 
naturally occurring asbestos is present within the area that will be 
disturbed.  If NOA is found at the site, the applicant must comply with all 
requirements outlined in the Asbestos ATCM for Construction, Grading, 
Quarrying, and Surface Mining Operations.  These requirements may 
include, but are not limited to:  1) an Asbestos Dust Mitigation Plan, 
which must be approved by the APCD prior to construction, and 2) an 
Asbestos Health and Safety Program.  If NOA is not present, the applicant 
shall file an exemption request with the APCD.  Please refer to the APCD 
web page at http://www.slocleanair.org/business/asbestos.asp for more 
information regarding these requirements.  If you have any questions 
regarding these requirements, please contact Karen Brooks of the APCD 
Enforcement Division at 781-5912. 

 
n. Effective February 25, 2000, the APCD prohibited developmental burning 

of vegetative material within San Luis Obispo County.  Under certain 
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circumstances where no technically feasible alternatives are available, 
limited developmental burning under restrictions may be allowed.  This 
requires prior application, payment of fee based on the size of the project, 
APCD approval, and issuance of a burn permit by the APCD and the local 
fire department authority.  The applicant is required to furnish the APCD 
with the study of technical feasibility (which includes costs and other 
constraints) at the time of application.  If you have any questions 
regarding these requirements, please contact Karen Brooks of the APCD 
Enforcement Division at 781-5912. 

 
Residual Impacts 

 
After mitigation, this impact would be considered significant but mitigable (Class II Impact). 
 

2) Castillo Del Mar Drive - Valley Road Connection 

Based on the adopted MND for the Castillo Del Mar Drive / Valley Road connection access road 
project, short-term construction impacts resulting from grading activities (i.e. generation of 
fugitive dust) would occur.  Adopted mitigation measures include standard APCD dust control 
measures, and use of California Air Resources Board (ARB) approved fuel and equipment.  
Implementation of these measures would mitigate potential air quality impacts to less than 
significant (refer to Appendix G). 
 
b. Long-term Operational Emissions 

Long-term operational emissions result from the combination of vehicle emissions and area 
source emissions.  The two components of operational emissions were determined through the 
use of the URBEMIS 2001 software program (refer to Appendix E for URBEMIS Emission 
Estimates).  Trip rates were determined from the Higgins and Associates Traffic and Circulation 
Study for the project.  Long-term construction emission estimates are shown in Table V.F.-4 and 
the URBEMIS data sheets are included in Appendix E.   
 

TABLE V.F.-4 
Long-term Operational Emissions 

 
Emission Estimates (lbs/day) Emission Estimates (tons/yr) Long-Term 

Operational Emissions ROG NOX CO PM10 ROG NOX CO PM10 
Vehicle Emissions 2.78 3.22 35.75 0.15 0.52 0.67 6.55 0.03 
Area Source Emissions 0.83 0.20 0.31 0.00 0.15 0.04 0.04 0.00 
Total 3.61 3.42 36.06 0.15 0.67 0.71 6.59 0.03 
APCD Tier I Thresholds 10 10 50 10     
APCD Tier II Thresholds 25 25 550 25     
APCD Tier III Thresholds     25 25 25 25 
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Vehicle and area source emissions are below the APCD’s Tier I Threshold for long-term 
operational emissions for all criteria pollutants.  Pollutant emissions within the Tier I level do not 
require mitigation; therefore, long-term operational emissions resulting from the proposed 
project do not require mitigation.  In the event proposed structures include wood burning 
devices, operation of the residences would generate particulate matter, contributing to the 
generation of particulate dust in the area.  This impact is not considered significant; however, the 
following measure is recommended to maintain consistency with the APCD policy. 
 
AQ/Impact 3 The use of woodstoves in future residences would contribute to PM10 

pollution, and would be inconsistent with APCD policy, resulting in a Class 
III (adverse but not significant) impact. 

 
AQ/mm-3 Prior to issuance of building permits for individual lot development, in the 

instance wood burning stoves are proposed, the applicant shall submit 
building plans showing the use of APCD-approved wood burning devices 
limited to the following: 

 
a. All EPA-Certified Phase II wood burning devices; 
b. Catalytic wood burning devices that emit less than or equal to 4.1 grams 

per hour of particulate matter that are not EPA-Certified but have been 
verified by a nationally-recognized testing lab; 

c. Non-catalytic wood burning devices that limit less than or equal to 7.5 
grams per hour of particulate matter that are not EPA-Certified but have 
been verified by a nationally-recognized testing lab; 

d. Pellet-fueled woodheaters, and; 
e. Dedicated gas-fired fireplaces. 

 

Residual Impacts 

 
This impact is considered insignificant, and no significant residual impacts would occur. 
 
c. Consistency with Clean Air Plan 

The APCD notes that the proposed project is inconsistent with the “Planning Compact 
Communities” strategy of the Clean Air Plan, which encourages increasing development 
densities within urban areas over increasing densities in rural areas, and could contribute to 
existing stresses on air quality (Melissa Guise, APCD; May 23, 2005).  The APCD does not 
support this type of development.  Increasing densities in rural areas results in longer single-
occupant vehicle trips and increases emissions.  In this instance, this inconsistency is not 
considered to result in significant impacts for the following reasons: 1) the proposed density of 
this subdivision is still consistent with what was assumed in the last update of the Clean Air Plan, 
which, based in part on this density, approved the necessary control measures to achieve 
acceptable air quality attainment in the future; 2) the proposed project site is located adjacent to 
the City of Arroyo Grande urban area, and; 3) standard forecast modeling (e.g., ARB 
URBEMIS) identifies that vehicles in the near future will produce substantially lower emissions 
(e.g., use of electric, hybrid and advanced technology vehicles).  Based on the above discussion, 
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and implementation of standard air quality mitigation measures described in the previous section, 
given the smaller number of potential new residences, both individual and cumulative impacts 
are expected to be less than significant as it relates to the Clean Air Plan land use strategies. 

6. Cumulative Impacts 

Short-term emissions resulting from construction activities within San Luis Obispo County 
would result in temporary impacts to air quality and are not considered a cumulative impact.  
Long-term emissions resulting from the residential development would result in insignificant air 
quality impacts and are not considered to result in potentially significant cumulative impacts.   
 
In 1994, the South County Area Plan was adopted and associated EIR certified.  As a part of that 
analysis, a cumulative assessment of the buildout impacts of the planning area was completed, 
which included the ultimate breakdown of the subject property as is currently proposed.  While 
cumulative impacts to air quality was identified in the South County Area Plan Update EIR as 
potentially significant and unavoidable, the findings recognized that the existing cumulative air 
quality mitigation program, combined with a slight improvement over the previous Area Plan 
buildout would offset some of these impacts. 
 
Each new residence, including the residences that would be built within the proposed 
subdivision, will be subject to the South County Air Quality Mitigation fee, which is intended to 
partially mitigate the cumulative effects of new residential development within the South County 
planning area.  This program funds several strategies within the South County to improve air 
quality and reduce single-occupant vehicles, by: attracting transit ridership through regional bus 
stop improvements; encouraging carpooling through park-and-ride lot improvements and 
ridesharing advertising; promoting the use of bicycles through bike lane installation; reducing 
dust through limited road paving of several unpaved roads; and by providing electronic 
information/services locally to reduce vehicle trip lengths. 
 

Residual Impacts 

 
No cumulative residual impacts would occur as a result of the proposed project. 
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G. AGRICULTURAL RESOURCES 

This section was prepared based on the City of Arroyo Grande adopted Mitigated Negative 
Declaration (General Plan Amendment Case No. 06-001, Development Code Amendment Case 
No. 06-001, and Tentative Parcel Map Case No. 06-004), which includes an analysis of the 
Castillo Del Mar Drive / Valley Road access road connection, which was adopted on August 22, 
2006.  The intent of this section in the Final EIR is to disclose the impacts and mitigation 
measures identified by the City in the adopted MND.  A copy of the adopted MND is located in 
Appendix G of this Final EIR. 
 

1. Existing Setting 

Based on the City’s approval of General Amendment Case No. 06-001 on August 22, 2006, the 
parcel proposed for the Castillo Del Mar Drive / Valley Road connection was amended from 
Agriculture to Community Facilities/Public Facilities.  The underlying soil type within the road 
alignment includes Marimel silty clay loam and Salinas silty clay loam, which are considered 
prime agricultural land.   
 

2. Regulatory Setting 

The City of Arroyo Grande General Plan Agricultural, Conservation, and Open Space Element 
includes objectives and policies to preserve and protect agricultural resources.  Policies guide 
development on agricultural land, and note that loss of productive soils by development or 
conversion by land use and zoning designation amendments would result in a significant impact.  
Mitigation options including payment of in-lieu fees and establishment of conservation 
easements are recommended to minimize potential impacts.   
 

3. Thresholds of Significance 

The significance of potential agricultural impacts are based on thresholds identified within 
Appendix G of the CEQA Guidelines and City of Arroyo Grande’s Initial Study Checklist, 
which provides the following thresholds for determining impact significance with respect to 
agricultural resources.  Agricultural impacts would be considered significant if the proposed 
project would: 
 

• Convert prime agricultural land to non-agricultural use. 
• Impair agricultural use of other property or result in conversion to other uses. 
• Conflict with existing zoning or a Williamson Act program. 

 

4. Impact Assessment and Methodology 

The impact discussion below is based on the Mitigated Negative Declaration adopted for the 
road extension from Castillo Del Mar Drive to Valley Road.  A copy of the adopted MND is 
located in Appendix G of this Final EIR. 
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5. Impacts and Mitigation Measures 

Implementation of the approved road project would segregate a 1.2-acre, triangular piece of land 
from an existing agricultural field.  Based on the location of the road project, the City determined 
that the conversion would not fragment or impair other agricultural lands in the area.  
Construction of the road would convert approximately one acre of agricultural land, and would 
render the remaining 0.2-acre piece un-farmable.  The City determined that conversion of the 
prime agricultural land would result in a potentially significant impact.   
 
As noted in the MND, the City’s General Plan requires the permanent protection of prime 
farmland soils at a minimum ratio of 1:1, which can be satisfied by payment of in-lieu fees.  The 
City’s Development Code suggests up to a 2:1 mitigation ratio.  In-lieu fees are used by the City 
to acquire farmland conservation easements and farmland deed restrictions on agricultural land.  
The project applicant paid the in-lieu fee at a 2:1 ratio to the City, fully mitigating the identified 
impact to agricultural resources. 
 

6. Cumulative Impacts 

Based on implementation of mitigation measures required by the City of Arroyo Grande’s 
adoption of the MND for the Castillo Del Mar Drive / Valley Road access road connection 
project, cumulative impacts would be less than significant. 
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H. FIRE SAFETY 

This section is included in the Final EIR in response to comments received on the Revised Draft 
EIR from the California Department of Forestry and Fire Protection/County Fire (Cal Fire).   
 

1. Existing Setting 

The project site is located in a predominantly urban setting, within a medium fire hazard area.  
The project site is located within the County of San Luis Obispo, adjacent to the City of Arroyo 
Grande, and is primarily served by Cal Fire for fire protection.  Cal Fire has a mutual aid 
agreement with the City of Arroyo Grande Fire Department.  This aid agreement improves fire 
and emergency response by providing additional personnel and equipment in emergency 
situations.  The closest Cal Fire station is the Mesa Fire Station, located at 2391 Willow Road, 
approximately seven miles (15 minutes) from the project site.   
 

2. Regulatory Setting 

The California Public Resources Code (PRC) defines hazardous fire areas, restrictions on fire 
use, and minimum fire protection requirements for the state.  The Code is administered by the 
California Department of Forestry (Cal Fire).  The PRC also sets forth provisions for the 
reduction of fire hazards around buildings located on land that is covered with flammable 
material.  A firebreak of at least thirty feet is required to be maintained around buildings by 
removing all flammable vegetation or combustible growth.  Wider firebreaks may be required 
under extra-hazardous conditions.  Firebreak clearance is also required around electrical 
transmission poles and towers. 
 
In addition to the PRC, several local ordinances direct fire prevention activities within San Luis 
Obispo County.  Chapter 22.50 of the County Land Use Ordinance is devoted entirely to Fire 
Safety and includes standards pertaining to the preparation and review of fire safety plans, fire 
safety standards, site access, and driveway requirements.  
 

3. Thresholds of Significance 

As defined in the CEQA Guidelines, Appendix G, and the County of San Luis Obispo Initial 
Study Checklist, fire hazard impacts would be considered significant if the project would: 
 

• Expose people or structures to a significant risk of loss, injury, or death involving 
wildland fires, including where wildlands are adjacent to urbanized areas or where 
residences are intermixed with wildlands. 

• Result in substantial adverse physical impacts associated with the provision of new or 
physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times, 
or other performance objectives for fire protection. 

 



Busick Tract Map Final EIR  Fire Safety 

Morro Group, Inc.  V-106 

4. Impact Assessment and Methodology 

The EIR impact analysis focuses on potential fire hazard associated with the proposed project.  
Methodology for assessing the proposed project includes a review of existing regulatory plans 
and policies to determine the proposed project’s consistency with these documents.  
 

5. Impacts and Mitigation Measures 

Appropriate response times for fire protection services vary with the degree of urbanization.  
Appropriate response times for urban areas are up to six minutes, for suburban areas up to seven 
minutes, and rural areas up to 12 minutes.  Response times exceeding 15 minutes for structure 
fires provide little possibility of saving the structure, and 60 minutes or more could mean fires 
approaching disaster levels.  For structure fires, Cal Fire has mutual aid agreements with all fire 
protection agencies in the County.  
 
Based on Cal Fire Residential Fire Safety Requirements (February 1, 2006), and consultation 
with Cal Fire (Robert Lewin, May 23, 2005, January 10, 2006), the proposed subdivision is 
required to include both primary and secondary access.  The applicant revised the proposed 
project, which currently complies with Cal Fire access requirements.  Primary access would be 
provided via Castillo Del Mar Drive to the west, and secondary access would be provided via 
Coast View Drive to the east.  The applicant proposes to install a gate on Castillo Del Mar Drive 
and Coast View Drive at the western and eastern property boundaries; each gate would open 
automatically upon automobile approach to allow exit from the project site.  The eastern gate on 
Coast View Drive would restrict entry into the subdivision (with the exception of emergency 
vehicles via use of a KNOX box), and the applicant proposes to install signage on the gate for 
future residents noting that use of the secondary access road shall be limited to emergency 
situations only, and shall also include instructions regarding use of the gate (e.g., drive forward 
slowly until gate opens).  The western gate on Castillo Del Mar Drive would include a coded 
entry system in addition to a KNOX box for emergency vehicles.    
 
Cal Fire reviewed and approved the applicant’s access plan and gate and signage proposal 
(Robert Lewin, June 13, 2007).  Additional standard requirements for individual lot development 
will include, but not be limited to:  a minimum 30-foot setback from property lines; creation of a 
minimum 100-foot vegetation clearance around each structure; visible address markers; 10 feet 
wide (minimum), all-weather surface driveways; minimum 10-foot fuel modification zone on 
each side of the driveway, and; installation of residential fire sprinklers (for structures exceeding 
5,000 square feet).  Compliance with these standards would be verified pursuant to the County 
Land Use Ordinance, which requires approval of a Residential Fire Safety Plan and final 
inspection of residences by Cal Fire. 
 
Based on Cal Fire’s review and approval of the proposed subdivision, and compliance with 
existing standard requirements, implementation of the proposed project would result in less than 
significant fire safety impacts (Class III).  No mitigation measures are required. 
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6. Cumulative Impacts 

This project, along with others in the area, will have a cumulative effect on fire protection.  The 
project’s direct and cumulative impacts are within or below the general assumptions of allowed 
use for the subject property that was used to estimate existing public facility fees; therefore no 
significant cumulative impacts are expected, and no mitigation measures are required. 
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VI. ALTERNATIVES 

CEQA Guidelines Section 15126.6 provides direction for the discussion of alternatives to the 
proposed project.  This section requires: 
 

• Description of “...a range of reasonable alternatives to the project, or to the location of a 
project, which would feasibly attain most of the basic objectives of the project but would 
avoid or substantially lessen any of the significant effects of the project, and evaluate the 
comparative merits of the alternatives.”  [15126.6(a)] 

 
• A setting forth of alternatives that “...shall be limited to ones that would avoid or 

substantially lessen any of the significant effects of the project.  Of those alternatives, the 
EIR need examine in detail only the ones that the lead agency determines could feasibly 
attain most of the basic objectives of the project.”  [15126.6(f)] 

 
• Discussion of the "No Project" alternative, and “...If the environmentally superior 

alternative is the "no project" alternative, the EIR shall also identify an environmentally 
superior alternative among the other alternatives.”  [15126.6(e)(2)] 

 
• Discussion and analysis of alternative locations “…that would substantially lessen any of 

the significant effects of the project need to be considered for inclusion in the EIR.”  
[15126.6(f)(2)(B)] 

 
• Identification of any alternatives considered but rejected by the Lead Agency as 

infeasible and a brief explanation of the reasons for their exclusion [15126.6(c)]. 
 
Given the CEQA mandates listed above, this section of the EIR (1) describes the range of 
reasonable alternatives to the project, including alternative locations; (2) examines and evaluates 
resource issue areas where significant adverse environmental effects have been identified, 
compares the impacts of the alternatives to those of the proposed project, determines if the 
alternatives would substantially avoid or lessen at least one of the significant environmental 
effect of the project, (3) discusses alternatives considered and rejected, and (4) identifies the 
environmentally superior project.  
 
A. SUMMARY OF ALTERNATIVES CONSIDERED 

The applicant’s objective is to subdivide the project site into 16 lots for future residential 
development.  The applicant would construct infrastructure including a main access road 
(Castillo Del Mar Drive extension), improve a secondary access road segment to extend from the 
terminus of Coast View Drive to Castillo Del Mar Drive, construct a side cul-de-sac road to 
provide access to parcels in the southern portion of the project site, install a water tank and 
construct an access road to the water tank, construct a detention basin and associated storm water 
drainage improvements, and install utility improvements including water and sewer lines.  Each 
of the lots would be sold for individual development.  The proposed project, including future 
grading and future residential development on each of the lots, would result in significant but 
mitigable impacts in the following issue areas:  drainage and erosion, biological resources, visual 
resources, and air quality (refer to Table II-1 in Section II of this document for a summary of the 
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impacts and mitigation measures).  Significant, adverse, unavoidable traffic impacts would occur 
as a result of the proposed project.  No significant geologic, soils, seismic, or fire hazards were 
identified.   
 
The County of San Luis Obispo Land Use Ordinance requires that the minimum parcel size for 
new lots in the Residential Suburban land use category be based upon the terrain of the proposed 
lots and the type of water and sewage disposal facilities to be used.  The limiting factor for the 
project site is the gently to steeply sloping topography.  Section 22.22.070 of the County Land 
Use Ordinance states that if the average slope is between 0 and 15 percent, the minimum parcel 
size is 1 acre.  If the average slope is between 16 and 30 percent, the minimum parcel size is 2 
acres, and if the average slope is over 30 percent, the minimum parcel size is 3 acres.  These 
restrictions were taken in to consideration when developing alternatives for the proposed project.   
 
The alternatives discussed below have been selected because of their potential to avoid or 
substantially lessen project impacts, or are required under CEQA Guidelines (e.g., the no project 
alternative).  These alternatives include the following: 

• No Project Alternative; 

• Visual Resources Protection Alternative; 

• Revised Access Alternative A; and, 

• Mitigated Project Alternative. 

The following is a discussion and a qualitative analysis of the four alternatives, the level of 
impact that would result if they were to be implemented and how they compare to the proposed 
project.   
 

1. No Project Alternative 

CEQA requires that the “no project” alternative be included as one of the alternatives considered.  
With this alternative, the project site would be left in its present undeveloped condition.  
Implementation of the “no project” alternative would avoid potentially significant, but mitigable 
impacts for biological resources, visual resources, and air quality and significant, adverse, 
unavoidable traffic impacts that would otherwise result from the alteration of the physical 
condition of the project site.  The “no project” alternative would not result in the construction 
and operation of a residential development.  Impacts related to biological resources, drainage, 
soil erosion and sedimentation, visual resources, traffic and circulation, and air quality would be 
avoided. 
 
Given the project’s location between three existing residential neighborhoods and the site’s 
Residential Suburban land use category, it is likely that pressure to subdivide and develop the 
project site into residential development would continue.  Implementation of this alternative may 
postpone, rather than preclude, use of the project site for more intensive land uses.  Based on the 
physical features of the project site (i.e. moderately steep slopes, presence of sensitive oak 
woodland and wildlife, visibility from public roadways, etc.), any future development would 
likely have similar impacts as the proposed project. 
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2. Visual Resources Protection  

The “Visual Resources Protection” alternative is defined as an alternative proposing fewer 
parcels in a reconfigured manner that avoids and/or further mitigates identified significant visual 
resources impacts.  The EIR consultant designed the concept for this alternative (refer to Figure 
VI-1).  This alternative eliminates residential lots in the northeastern section of the parcel 
(originally proposed Lots 1 through 7) to avoid visual resources impacts as seen from State 
Route 101.  The remaining area was divided into 11 residential lots and one non-buildable open 
space parcel (versus the proposed project’s 16 residential lots) varying from approximately one 
acre to over three acres in size, depending on the average slope of the parcel pursuant to the 
County Land Use Ordinance.  The access improvements, side cul-de-sac road and site drainage 
improvements would be similar to the applicant’s proposed project, as revised and incorporating 
primary access from the west and secondary access from the east.   
 
a. Geologic, Soils and Seismic 

No potentially significant geologic, soils, or seismic hazards would occur as a result of this 
alternative. 
 
b. Drainage and Erosion 

A reduction in proposed residential lots would reduce the number of building pads graded on the 
project site; however, a substantial amount of grading would be required for the Castillo Del Mar 
Drive road extension, side cul-de-sac road, and drainage improvements.  Drainage and erosion 
impacts potentially resulting from this alternative would be similar to impacts potentially 
resulting from the applicant’s proposed project and are significant but mitigable. 
 
c. Biological Resources 

Implementation of the Visual Resources Protection Alternative would have similar impacts as 
the applicant’s proposed project including proposed alterations to the ephemeral drainage located 
in the southern corner of the project parcel.  Due to the alternative lot design, impacts to six oak 
trees would be avoided.  Potential impacts to sensitive wildlife would be similar to impacts 
resulting from the applicant’s proposed project and are significant but mitigable. 
 
d. Visual Resources 

Preventing development on applicant-proposed Lots 1 through 7 would allow the more visually 
sensitive portion of the project site to remain undeveloped and avoid or minimize potentially 
significant visual impacts as seen from State Route 101 and Los Berros Road.  Visual impacts 
avoided or minimized by this alternative include silhouetting of future residences above the 
ridgeline, significant change in visual character, and increased glare.  The water tank location 
would be the same as the applicant-proposed project, and similar mitigation would be required to 
mitigate visual impacts to a level of insignificance. 
 
e. Traffic and Circulation 

Implementation of this alternative would reduce the number of daily traffic trips from 154 to 
106.  Similar mitigation, including payment of County and City cumulative traffic impact fees, 
would be required for this alternative as required for the applicant’s proposed project.  This 
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alternative incorporates the applicant’s revised access proposal, with primary access on Castillo 
Del Mar Drive to the west and secondary access on Coast View Drive to the east.  Therefore, the 
Class I impact identified in the Revised Draft EIR would be avoided, similar to the proposed 
revised project. 
 
f. Air Quality 

Implementation of this alternative would result in similar air quality impacts as the applicant’s 
proposed project, including exceeding APCD thresholds for NOx emissions and the generation 
of PM10 emissions.  Similar mitigation would be required for this alternative as required for the 
applicant’s proposed project. 
 

3. Revised Access Alternative A 

The “Revised Access Alternative A” is defined as an alternative designed to avoid the Class I 
impact associated with the addition of trips to the existing deficient El Campo Road and State 
Route 101 intersection by revising the primary access route.  The proposed project includes a 
primary access route to the south including Coast View Drive, Falcon Crest Drive, and El 
Campo Road (refer to Figure VI-2).  Future residents would likely use El Campo Road to access 
State Route 101, which results in a significant, adverse, unavoidable impact.  This alternative 
proposes a primary access route to the north via Castillo Del Mar Drive and Orchard Drive.  The 
applicant pursued this access option with the City of Arroyo Grande following receipt of 
comments to the original Draft EIR (refer to Introduction section of the EIR for additional 
discussion).  Access to State Route 101 would be via Fair Oaks Boulevard.  Implementation of 
this alternative would require the City of Arroyo Grande to remove the one-foot easement at the 
City/County boundary adjacent to the northern boundary of the project site, and includes the 
extension of a 420-foot section of Castillo Del Mar Drive.  The internal road system and lot 
configuration would be similar to the proposed project. 
 
Following circulation of the Revised Draft EIR, the applicant revised the proposed project to the 
“Revised Access Alternative A.”  The previously described “Revised Access Alternative A” is 
now the proposed project.  The off-site access road connection between Castillo Del Mar Drive 
and Valley Road, within the City of Arroyo Grande has been approved by the City with a City-
adopted Mitigated Negative Declaration. 
 
a. Geologic, Soils and Seismic 

No potentially significant geologic, soils, or seismic hazards would occur as a result of this 
alternative. 
 
b. Drainage and Erosion 

Based on the similar topography of the project site and current location of the existing 
emergency access road extending from Castillo Del Mar Drive to Coast View Drive, 
implementation of the Revised Access Alternative A would result in similar drainage and erosion 
impacts as the proposed project. 



Busick Tract Map Final EIR  Alternatives 

Morro Group, Inc.  VI-5 

INSERT FIGURE VI-1 
VISUAL RESOURCES PROTECTION ALTERNATIVE 11X17 
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Back of VI-1 
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INSERT FIGURE VI-2 – Revised Access Alternative A  11x17 Color 
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Back of Figure VI-2 
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c. Biological Resources 

Implementation of the Revised Access Alternative A would have similar impacts as the 
applicant’s proposed project including proposed alterations to the ephemeral drainage.  Potential 
impacts to sensitive wildlife would be similar to impacts resulting from the applicant’s proposed 
project and are significant but mitigable. 
 
d. Visual Resources 

Implementation of the Revised Access Alternative A would not affect the proposed lot 
configuration and location of building control lines.  Potential impacts to visual resources would 
be similar to impacts resulting from the applicant’s proposed project and are significant but 
mitigable. 
 
e. Traffic and Circulation 

Implementation of this alternative would avoid the Class I impact to the El Campo Road and 
State Route 101 intersection by redirecting access northwest through the City of Arroyo Grande 
via Castillo Del Mar Drive and Orchard Avenue.  Implementation of this alternative is 
contingent on the City of Arroyo Grande’s agreement to remove the one-foot easement along the 
City/County boundary, adjacent to the northern boundary of the project site.  The applicant 
pursued consultation with the City regarding removal of the one-foot easement.  Based on 
personal communications between the City and the applicant, access via Castillo Del Mar Drive 
and Orchard Street would be reconsidered by the City provided the applicant construct a 
secondary access road extending from Orchard Drive to Valley Road (Tony Ferrara; August 19, 
2004).  
 
The City had requested the secondary access road prior to the approval of Vista Del Mar, the 
subdivision adjacent to the project site.  At that time, the school district and private landowner 
did not grant an easement for the secondary access road, and the City approved the residential 
development without secondary access.  The City did not identify any significant, adverse, 
unavoidable traffic impacts associated with the development, and adopted a Mitigated Negative 
Declaration.  The City has not identified any significant, adverse, unavoidable impacts associated 
with the removal of the one-foot easement and the addition of 154 daily trips affecting Castillo 
Del Mar Drive, Orchard Drive, Traffic Way, Fair Oaks Boulevard, or the Fair Oaks Boulevard 
and State Route 101 interchange. 
 
The Valley Road connection would be considered secondary access leading to the proposed 
project site and adjacent residential neighborhoods.  The secondary access road would extend 
from the western boundary of Vista Del Mar to Valley Road through properties owned by the 
Lucia Mar Unified School District and a private landowner.  A portion of the desired alignment 
would be located on land currently farmed by the private landowner.  The applicant discussed the 
potential secondary access with the school district and the landowner.  The school district was 
not ready to make a decision at that time, and had no estimated timeframe, regarding the sale or 
use of the portion of property that would be affected by the secondary access road, and the 
landowner stated that he would not grant an easement (August 19, 2004). 
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In 2004, the applicant submitted a request to the City of Arroyo Grande for consideration of the 
access proposal, and proposed payment of fees towards future improvements including a 
secondary access road connector to Valley Road.  The City considered and denied the applicant’s 
request during a City Council meeting on September 14, 2004.  The City stated that they would 
remove the one-foot easement and allow primary access via Castillo Del Mar Drive and Orchard 
Drive if the applicant constructed the secondary access road; therefore, the easement is 
removable if the conditions of the City are met.   
 
As described throughout the EIR (refer to Chapter I, Introduction, Chapter III, Project 
Description, and Section V.E., Traffic and Circulation) the applicant obtained authorization for 
primary access through the City via Castillo Del Mar Drive.  Secondary access to the subdivision 
would be via Coast View Drive.  The City of Arroyo Grande required that the applicant submit 
funds for the removal of the access easement restriction, and the City’s construction of the 
Castillo Del Mar/Valley Road connection.  Section V.E. of this Final EIR includes a full analysis 
of the potential impacts to traffic and circulation.   
 
f. Air Quality 

Implementation of this alternative would result in similar air quality impacts as the applicant’s 
proposed project, including exceeding APCD thresholds for NOx emissions and the generation 
of PM10 emissions.  Similar mitigation would be required for this alternative as required for the 
applicant’s proposed project. 
 

4. Mitigated Project Alternative 

The “Mitigated Project Alternative” is defined as an alternative to the proposed project that 
successfully incorporates mitigation measures identified during preparation of the EIR.  This 
alternative would result in increased erosion and sediment control, protection of down-stream 
riparian and aquatic resources, minimized impacts to individual oak trees and complete 
protection of oak woodland, and reduced visual impacts.  Implementation of this alternative 
would result in successful mitigation of impacts identified as having Class II impacts, to a level 
of insignificance.  Implementation of this alternative incorporates the applicant’s revised access 
proposal, which would avoid Class I traffic impacts associated with the use of the primary use of 
the El Campo Road and State Route 101 intersection. 
 
a. Geologic, Soils and Seismic Hazards 

No potentially significant geologic, soils, or seismic hazards would occur as a result of the 
proposed project, and no mitigation is required. 
 
b. Drainage and Erosion 

Implementation of this alternative would result in potentially significant impacts resulting from 
erosion and down-gradient sedimentation.  This impact would be mitigated to a level of 
insignificance by implementation of a site-specific erosion and sedimentation control plan. 
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c. Biological Resources 

Implementation of this alternative would result in potentially significant impacts to biological 
resources including oak trees and an ephemeral drainage.  Impacts to oak trees can be minimized 
by implementation of tree protection measures including installation of fencing and replacement 
mitigation at a ratio of 2:1 for impacted trees and 4:1 for removed trees.  Impacts to off-site 
riparian and aquatic resources during proposed improvements within the ephemeral drainage can 
be mitigated by limiting construction activities within the drainage area to the dry season, 
implementation of site-specific erosion and sedimentation control and pollution prevention plans, 
and the presence of a qualified biological monitor.  Impacts to sensitive wildlife would be 
reduced by the requirement for sensitive species pre-construction surveys.  All potentially 
significant biological resource impacts resulting from this alternative would be less than 
significant. 
 
d. Visual Resources 

Implementation of this alternative would result in potentially significant impacts to visual 
resources as seen from State Route 101, Los Berros Road, and Traffic Way including 
silhouetting of structures into the skyline, potentially contrasting exterior building colors, and the 
cumulative visual degradation along the State Route 101 corridor.  Incorporation of all visual 
resource mitigation measures including height restrictions and color limitations would reduce the 
silhouetting effect of future residences on proposed Lots 1 through 6, and minimize the overall 
visual effect of the development as seen from State Route 101, Los Berros Road, and Traffic 
Way.  All potentially significant visual impacts resulting from this alternative would be less than 
significant. 
 
e. Traffic and Circulation 

Implementation of this alternative incorporates the applicant’s revised access proposal, which 
would avoid Class I traffic impacts associated with the use of the primary use of the El Campo 
Road and State Route 101 intersection. 
 
f. Air Quality 

Implementation of this alternative would result in significant but mitigable short-term air quality 
impacts resulting from construction emissions from combustion of diesel and unleaded fuels by 
heavy construction equipment, and from fugitive dust from earthmoving operations.  No off-site 
impacts would result from this alternative due to implementation of dust control mitigation 
measures.  Impacts would be considered significant but mitigable. 
 

5. Alternatives Considered and Rejected 

The CEQA Guidelines state that EIRs should identify any alternatives considered by the Lead 
Agency but were rejected as infeasible and briefly explain the reasons for their exclusion.  
Alternatives may be eliminated from detailed consideration in the EIR if the fail to meet most of 
the basic project objectives, are infeasible, or do not avoid any significant environmental effects 
[15126.6(c)].  The general definition of feasibility according to CEQA is as follows:  “capable of 
being accomplished in a successful manner within a reasonable period of time, taking into 
account economic, environmental, legal, social, and technological factors” [15364].  The 
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following alternatives were considered by the County and rejected because they are not 
reasonably feasible or would not reduce identified potentially significant impacts. 
 
a. Annexation to the City of Arroyo Grande 

One of the alternatives recommended for consideration by the Board of Supervisors included 
annexation of the project site into the City of Arroyo Grande.  This alternative was rejected for 
consideration because the project site is not located within the City’s Sphere of Influence (SOI), 
and the City is not considering annexation of the project site. 
 
b. Revised Access Alternative B 

“Revised Access Alternative B” considers the construction of an access road off of El Campo 
extending northwest to the project site, parallel to State Route 101.  The new road would provide 
primary access to the project site.  This alternative was rejected in the Revised Draft EIR because 
Class I traffic impacts to El Campo would not be avoided, and additional potentially significant 
impacts resulting from increased site disturbance and soil erosion, removal of oak trees, and 
visual impacts as seen from State Route 101 would likely occur. 
 

6. Environmentally Superior Alternative 

CEQA Section 15126(d) states that the alternative section shall “describe a range of reasonable 
alternatives to the project, or to the location of the project, which would feasibly attain most of 
the basic objectives of the project but would avoid or substantially lessen any of the significant 
effects of the project.”  Section 15126(d)(4) continues by stating “if the environmentally superior 
alternative is the “no project” alternative, the EIR shall also identify an environmentally superior 
alternative among the other alternatives.”   
 
Based on the above discussion, the No Project Alternative would be considered the 
environmentally superior alternative.  If the environmentally superior alternative is the no project 
alternative, CEQA requires that the EIR identify another environmentally superior alternative 
(CEQA Guidelines Section 15126.6e).  Based on the applicant’s revised project, which would 
include primary access via Castillo Del Mar Drive to the west and secondary access via Coast 
View Drive to the east, the Class I impact identified in the Revised Draft EIR would be avoided.  
Based on the applicant’s submittal of a revised access plan, the environmentally superior 
alternative is the “Visual Resources Protection Alternative.”  This alternative incorporates the 
proposed access plan, reduces the number of proposed lots, and increases the size of the open 
space easement.  This alternative would further reduce potential impacts to biological and visual 
resources, and would further reduce the project’s contribution to cumulative traffic trip 
generation.   
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VII. OTHER CEQA CONCERNS 

A. GROWTH INDUCING IMPACTS 

Pursuant to §15126.2(d) of the State CEQA Guidelines, an EIR must address whether a project 
would directly or indirectly foster growth.  Section 15126.2(d) reads as follows: 
 

“An EIR shall discuss the ways in which the proposed project could foster 
economic or population growth, or the construction of additional housing, either 
directly or indirectly, in the surrounding environment.  Included in this are 
projects, which would remove obstacles to population growth (a major expansion 
of wastewater treatment plant, might, for example, allow for more construction in 
service areas).  Increases in the population may further tax existing community 
service facilities so consideration must be given to this impact.  Also discuss the 
characteristic of some projects, which may encourage and facilitate other 
activities that could significantly affect the environment, either individually or 
cumulatively.  It must not be assumed that growth in any area is necessarily 
beneficial, detrimental, or of little significance to the environment.” 

 
The project site is located outside of the Urban Reserve Line (URL) of the City of Arroyo 
Grande and consists of land designated under the Residential Suburban land use category (refer 
to Figure III-3).   
 
The proposed project would result in the creation of additional lots in the midst of existing 
residential development.  The extension of services including water and sewer lines would 
extend into an area currently surrounded by development.  Based on the City of Arroyo Grande’s 
adopted MND for the Castillo Del Mar Drive / Valley Road access road connection, construction 
of the access road would improve public circulation and would serve existing development in the 
immediate area.  The road would connect two existing roads with the City limits.  
Implementation of the proposed project would not result in significant physical impacts or 
growth beyond the capacity of the area to accommodate it.  Based on the size and location of the 
proposed project, growth inducing impacts are not expected to occur. 
 
B. SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES 

Section 15126.2(c) of the CEQA Guidelines states that significant irreversible environmental 
changes caused by a proposed project need to be discussed.  These changes may include the 
following: 
 

• Use of non-renewable resources during the initial and continued phases of the project that 
may be irreversible if a large commitment of these resources makes their removal, 
indirect removal, or non-use thereafter unlikely; 

• Primary impacts, and, particularly, secondary impacts which commit future generations 
to similar uses; and, 

• Irreversible damage, which may result from environmental accidents associated with the 
project.   
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1. Use of Non-Renewable Resources 

The project’s primary use of non-renewable would be that of fossil fuel for the equipment used 
to construct the project, the vehicles used in the operation of the project, and the generation of 
energy used in heating, cooling and lighting of the residences.  The quantity of fossil fuel 
required for the proposed project would not be considered large enough such that non-use or 
removal would thereafter be unlikely.  
 

2. Irreversible and Irretrievable Commitments of Resources 

Implementation of the proposed project would include the development of nine primary 
residential dwelling units.  Other components of the project would include development of an 
access road and upgrades to utilities.  Overall, the proposed project would commit the project 
site to urban development.  Construction and operation of the proposed project would contribute 
to the incremental depletion of resources, including renewable and non-renewable resources.  
Consumption of energy resources and increased vehicle travel by future residents would use 
resources for heating, cooling, lighting, operation of appliances, and vehicle transportation.  Use 
of non-renewable materials such as metals and petroleum-derived products would effect the 
environment. 
 

3. Irreversible Damage Resulting from Environmental Accidents 

Based on the proposed residential usage of the property, the likelihood of the proposed project 
resulting in irreversible damage due to environmental accidents is considered extremely low. 
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VIII. MITIGATION MONITORING PROGRAM 

A. INTRODUCTION 

The following mitigation measures have been recommended in this EIR.  Requirements of 
Measure, Applicant Responsibilities, Party Responsible for Verification, Method of Verification, 
and Verification Timing are included for each mitigation measure, as shown in Table VIII-1 on 
the following pages. 
 
B. MITIGATION MEASURES 

Table VIII-1 on the following pages 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 founding the analysis 
section of this EIR (refer to Section V).   
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TABLE VIII-1 
Mitigation Monitoring Program 

 

Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

DRAINAGE AND EROSION 
DE/mm-1 The Condition, Covenants, and Restrictions 

(CC&Rs) shall include the following language: 
a.  The Homeowners Association (or their 
designee) shall be responsible for retaining a 
qualified individual to conduct an annual 
inspection of the detention basin located within 
Lot 13, for the lifetime of the project.  
Maintenance activities recommended by the 
retained inspector shall be conducted by the 
Homeowners Association (or their designee), 
and shall be conducted in compliance with the 
County Code and all other required permits and 
regulations (i.e., Army Corps of Engineers 
authorization, Stormwater Pollution Prevention 
Plan). 

Submit and implement 
required plans. 

County of San Luis 
Obispo. 

Compliance shall be 
verified by the County 
Department of 
Planning and Building 
during plan check. 

Prior to recordation 
of the final map. 

DE/mm-2 The applicant and/or individual lot owner shall 
prepare and implement a Sedimentation and 
Erosion Control Plan per the requirements of 
LUO Section 22.52.090, which shall address 
both temporary and permanent measures to 
control erosion and reduce sedimentation.  If 
vegetation is included as the means to stabilize 
the soils, it shall be planted at least 30 days 
before the beginning of the wet season, and 
watered regularly to ensure adequate root 
establishment.  Otherwise, non-vegetative 
means shall be employed. 

Submit and implement 
the required plan. 

County of San Luis 
Obispo 

The County Building 
Division, in 
consultation with the 
Division of 
Environmental and 
Resource 
Management, shall 
verify receipt, 
approval, and proper 
implementation of the 
proposed plan. 

Prior to issuance of 
grading permits and 
during grading 
activities. 

DE/mm-3 The applicant shall prepare and implement a 
Stormwater Pollution Prevention Plan approved 

Submit and implement 
the required plan. 

State Water 
Resources Control 

The County Building 
Division, in 

Prior to issuance of 
grading and/or 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

by the State Water Resources Control Board. Board, County of 
San Luis Obispo 

consultation with the 
Division of 
Environmental and 
Resource 
Management, shall 
verify receipt, 
approval, and proper 
implementation of the 
proposed plan. 

construction permits 
and during grading 
activities. 

BIOLOGICAL RESOURCES 
BR/mm-1 A wetland delineation and, if necessary, a 

jurisdictional determination shall be conducted to 
determine the presence and extent of “Waters of 
the U.S.,” including wetlands.  Results of the 
wetland delineation shall immediately be 
submitted to the County Division of 
Environmental and Resource Management and 
Army Corps of Engineers (Corps).  The applicant 
shall be responsible for contacting the Corps and 
California Department of Fish and Game (CDFG) 
prior to project implementation to determine 
specific permitting requirements and mitigation 
responsibilities associated with disturbance of 
the identified drainage, and any associated areas 
of wetland. 

Submit and implement 
the required report. 

U.S. Army Corps of 
Engineers, County of 
San Luis Obispo. 

The applicant shall 
submit the 
jurisdictional 
determination to the 
County Division of 
Environmental and 
Resource 
Management and U.S. 
Army Corps of 
Engineers for review 
and approval.   

Prior to issuance of 
construction permit 
relating to final 
design and 
construction of the 
proposed access 
road, storm water 
improvements, and 
detention basin. 

BR/mm-2 The applicant shall obtain all appropriate 
authorizations and permits from affected 
resource agencies including, but not limited to a 
Section 404 permit from the Corps to discharge 
dredged or fill material into Waters of the U.S. 
and a 1600 California Department of Fish and 
Game Streambed Alteration Permit for 
disturbance of any portion of a channel located 

Obtain all required 
permits from affected 
resource agencies. 

U.S. Army Corps of 
Engineers, California 
Department of Fish 
and Game, Regional 
Water Quality 
Control Board, 
County of San Luis 
Obispo. 

The applicant shall 
submit copies of all 
required resource 
agency permits/ 
authorizations or 
documentation from 
the resource agency 
that the 

Prior to recordation 
of the final map and 
issuance of grading 
permits. 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

beneath the top of bank.  If authorization and/or 
permits are not required, the applicant shall 
submit documentation from the applicable 
agency.   
 
If construction permits or approval of tract 
improvements are issued in phases, Corps 
authorization shall be obtained prior to approval 
of tract improvements or issuance of construction 
permit relating to construction of the detention 
basin or other activities that require ground 
disturbance within 100 feet of the identified 
drainage. 

permit/authorization is 
not needed to the 
County Division of 
Environmental and 
Resource 
Management. 

BR/mm-3 If wetlands, including “Waters of the United 
States,” are identified onsite, the applicant shall 
submit a wetlands mitigation plan approved by 
the Corps for the approval of the County Division 
of Environmental and Resource Management 
and California Department of Fish and Game.  If 
Corps jurisdictional wetlands are present, the 
plan shall also be submitted to the Corps.  The 
mitigation plan shall be prepared as per the 
County’s Guidelines for Mitigation/Monitoring 
Plans.  The wetlands mitigation plan shall be 
implemented by the applicant and/or successors-
in-interest (Homeowners Association).  In 
addition to any measures and elements required 
by the Corps, the mitigation plan shall include the 
following elements: 
 
A) Quantification of temporarily and permanently 
impacted wetland areas; 
B) Identification of the wetland area to be 

Submit and implement 
the required plan. 

U.S. Army Corps of 
Engineers, California 
Department of Fish 
and Game, Regional 
Water Quality 
Control Board, 
County of San Luis 
Obispo. 

The applicant shall 
submit the wetlands 
mitigation plan to the 
Corps and County 
Division of 
Environmental and 
Resource 
Management for 
review and approval.  
The applicant shall 
comply with all 
mitigation-monitoring 
requirements detailed 
in the approved plan. 

Prior to approval of 
tract improvements 
or issuance of 
construction permit. 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

restored at a mitigation ratio no less than 1:1; 
C) Methodology for restoration, including a 
planting site plan, inventory of plants for 
revegetation, installation of irrigation or other 
suitable watering method, and scheduling of 
maintenance activities; and, 
D) A description of a restoration monitoring plan, 
success criteria, reporting schedule, and cost 
estimate to implement the plan. 
 
If wetlands are present within the area proposed 
for construction of the access road and storm 
water management system, the applicant may 
minimize the permanently affected area by 
preparing and submitting a revised plan showing 
proposed access to parcels south of the 
proposed Castillo Del Mar Drive extension.  If the 
applicant chooses this option, the revised plan 
shall clearly demonstrate how the ephemeral 
drainage shall be restored, stabilized, and 
maintained to manage storm water flow in a non-
erosive manner.   

BR/mm-4 The applicant shall provide a cost estimate and 
set up a trust account to retain a County-
approved qualified biological monitor to inspect 
implementation of County and resource agency 
conditions of approval.  The frequency and 
duration of monitoring would be determined by 
the County Division of Environmental and 
Resource Management and specified within 
resource agency-issued conditions of approval.  
If a wetland mitigation plan is required, the 
biological monitor shall monitor the mitigation 

Submit cost estimate 
and funding. 

County of San Luis 
Obispo. 

The applicant shall 
submit a letter 
prepared by the 
County-approved 
qualified biological 
monitor stating that 
he/she has been 
retained, and monies 
shall be deposited into 
a County trust 
account. 

Prior to issuance of 
construction permits 
or approval of tract 
improvements. 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

efforts for a minimum of three years or until the 
performance criteria are met. 

BR/mm-5 The applicant shall implement an approved 
Erosion and Sedimentation Control Plan 
(required by the County of San Luis Obispo Land 
Use Ordinance).  Implementation of the 
approved plan, and any necessary modifications 
in the field shall minimize the potential for indirect 
disturbance of sensitive aquatic habitats located 
downstream and off-site (e.g., Los Berros Creek, 
Arroyo Grande Creek) and shall include the 
installation of appropriate erosion control devices 
(i.e., hay bales, silt fences) down-slope of areas 
experiencing disturbance of the ground surface 
associated with both infrastructure and 
residential construction.  The project applicant, 
and/or the successors-in-interest (Homeowners 
Association),  shall check erosion control devices 
on a daily basis to ensure proper function.  The 
County-approved biological monitor shall inspect 
erosion control measures for a duration and 
frequency determined by the County and 
resource agencies, if necessary.  Additional 
measures recommended by the biological 
monitor, and approved by the County and 
affected resource agencies, shall be 
implemented in the field. 

Implement and 
maintain required 
plan. 

County of San Luis 
Obispo, biological 
monitor. 

The retained biological 
monitor or County 
Staff shall verify that 
approved erosion 
control measures have 
been implemented. 

Prior to issuance of 
construction permit 
for the proposed 
storm water 
detention basin. 

BR/mm-6 Construction of the proposed storm water 
detention basin and associated drainage 
improvements within the ephemeral drainage 
shall not be allowed during the wet season 
(October 16 – April 15) or during or immediately 
prior to or following a rain event.  The retained 

Comply with timing 
limitations. 

County of San Luis 
Obispo, biological 
monitor. 

The retained biological 
monitor or County 
Staff shall verify 
compliance with 
required timing of 
construction activities. 

During grading and 
construction. 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

biological monitor shall verify compliance. 
BR/mm-7 The applicant and/or successors-in-interest 

(Homeowners Association) shall revegetate 
adjacent disturbed and barren areas with 
appropriate non-invasive native vegetation from 
the County’s approved plant list to reduce the 
risk of on-site erosion.  The applicant shall 
replant areas experiencing only temporary 
disturbance (a period greater than 30 days) with 
native species that occur in adjacent grassland 
and woodland communities.  The applicant 
and/or successors-in-interest (Homeowners 
Association) shall submit a letter to the County 
Department of Planning and Building 
immediately following completion of revegetation 
activities and prior to final inspection.  The 
vegetation shall be maintained and weeded for a 
period of three years. 

Implementation of 
revegetation and 
restoration activities 
and submittal of 
completion letter. 

County of San Luis 
Obispo, biological 
monitor. 

The retained biological 
monitor or County 
Staff shall verify that 
approved measures 
have been 
implemented. 

Immediately 
following completion 
of construction of the 
detention basin and 
other infrastructure 
within the project 
site and prior to final 
inspection. 

BR/mm-8 The landowner shall submit plans showing the 
location of existing oak trees, the diameter at 
breast height,  and if they will be removed or 
impacted (disturbance within the dripline 
including trimming) within 25 feet of project 
boundaries.  Up to thirteen oak trees may be 
removed or impacted by the development and 
additional trees may be trimmed for fire 
prevention measures.   

Submit and implement 
required plan. 

County of San Luis 
Obispo, biological 
monitor. 

Trees to be removed 
or impacted shall be 
noted on plans for 
verification in the field 
by the retained 
biological monitor or 
County Staff. 

Prior to issuance of 
construction permits 
for individual lot 
development. 

BR/mm-9 The applicant shall submit an Oak Tree 
Mitigation and Monitoring Plan to be reviewed 
and approved by the Environmental Coordinator.  
The Oak Tree Mitigation and Monitoring Plan 
shall be written as per the County’s Mitigation 
and Monitoring Plan Guidelines.  At a minimum 

Submit Oak Tree 
Mitigation and 
Monitoring Plan as 
specified. 

County of San Luis 
Obispo.. 

The County shall 
review and approve 
the map.  
Implementation shall 
be verified by retained 
biological monitor.  

Prior to recordation 
of final map. 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

the plan shall include goals, performance 
standards, and remedial measures to implement 
if the performance standards are not met.  The 
plan shall provide for the replacement, in kind at 
a _4:1 ratio all oak trees removed as a result of 
the development of the project, and in addition, 
shall provide for the planting, in kind at a 2:1 
ratio, of oak trees to mitigate for trees impacted 
but not removed.  Tree removal shall not be 
permitted outside of the “building limit line.”  The 
Oak Tree Mitigation and Monitoring Plan shall 
include, but not be limited to, the following tree 
planting guidelines, which shall be printed on all 
applicable plans: 
 
INITIAL PLANTING  
 
Replanting shall be completed as soon as it is 
feasible (e.g. irrigation water is available, grading 
done in replant area).  If possible, planting shall 
be completed in the late fall or winter months 
(October to January).  If planting cannot occur 
during these optimal months, a landscape 
irrigation plan shall be submitted prior to 
construction permit issuance showing how plants 
will be watered on a regular basis.  If planting 
occurs outside of optimal months, a thorough 
watering will be completed at the time of planting.  
Replant areas shall either be either in native 
topsoil or areas where native topsoil has been 
reapplied.  If the latter, top soil shall be carefully 
removed and stockpiled for spreading over 
graded areas to be replanted (setting aside 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

enough for 6-12" layer for entire tree replant 
area).  Stockpile areas shall be shown on al 
applicable grading and/or construction plans.  
Planting hole depths shall exceed container 
depths to sufficiently avoid roots from turning 
upwards.  Soil returned around containers shall 
be compacted sufficiently to eliminate air 
pockets.  To provide for greatest success for 
replacement oaks, planting stock should be 
either seedlings (preferred) or up to one-gallon 
container sizes.  Small seedlings should be 
tubed.  Clustering of seedings in groups of two to 
four is preferred (but would need to maintain the 
overall on-center plant average described below.  
Where possible, planting should be outside of, 
but as near as possible to, existing driplines of 
oak trees. 
 
Average tree planting densities shall be no 
greater than one tree every 20 feet and shall 
average no more than four planted trees per 
2,000 square feet, unless it is shown to the 
county by a qualified biologist that existing 
average tree (with five-inch diameters or more) 
densities are greater.  Where natural densities 
are shown to be greater than one tree every 
2,000 square feet, planting densities (4:1) could 
match that density.  This average planting 
density, and respective area needed, will be 
reflected on all applicable construction plans.  In 
the event that inadequate on-site area exists for 
replanting of replacement trees, a fee per 
equivalent tree removed shall be applied, 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

pursuant to the County Guidelines for Tree 
Protection.   
 
Location of newly planted trees should adhere to 
the following, whenever possible: on the north 
side of and at the canopy/dripline edge of 
existing mature native trees; on north-facing 
slopes; close to drainage swales/gullies (except 
when riparian habitat present); where topsoil is 
present; at least 25 feet away from continuously 
wet areas (e.g. lawns, leach lines); random and 
clustered planting patterns to create natural 
appearance, and; planting locations away from 
known animal populations (e.g., squirrels, 
gophers).   
 
MAINTENANCE AND PROTECTION 
 
These newly planted trees shall be maintained 
until successfully established.  The following 
planting and maintenance measures are 
necessary for successful establishment, and 
shall be included as part of monitoring efforts:  
provide and maintain protection (e.g. tree 
shelters, caging) from animals (e.g., deer, 
rodents); regular mulching and weeding 
(minimum of once early Fall and once early 
Spring) of at least a three foot radius out from 
plant; adequate watering (e.g., drip-irrigation 
system), and watering should be controlled so 
only enough is used to initially establish the tree, 
and reducing to zero over a three year period; 
avoidance of planting between April and 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

September unless irrigation system with timer is 
provided, where trees are watered one gallon 
every four weeks (may vary); application of 
standard planting procedures (e.g., planting 
tablets, initial deep watering, etc.), and; when 
planting with, or near, other landscaping, all 
landscape vegetation within the eventual mature 
oak tree root zone (25-foot radius of planted oak) 
will need to have similar water requirements as 
the oak (including no summer watering once 
established).   
 
Protection of newly planted trees shall include 
the following measures, and be shown on all 
applicable plans prior to issuance of construction 
permit for lot development: 

 
a. An above-ground shelter (e.g., tube, wire 

caging) shall be provided for each tree upon 
planting, and shall be of sturdy material that 
will provide protection from browsing animals 
for no less than seven years (unless 
determined successfully established by 
monitor). 

b. Caging to protect roots from burrowing 
animals shall be installed when the tree is 
planted, and be made of material that will last 
no less than seven years. 

c. Each shelter shall include the following, 
unless manufacture instructions recommend 
a more successful approach: 
1. Shelter shall be secured with stake that 

will last seven years; 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

2. Height of shelter shall be no less than 
three (3) feet; 

3. Base of shelter shall be buried into the 
ground; 

4. Top of shelter shall be securely covered 
with plastic netting, or better, and last 
for no less than seven years; and, 

5. If required planting is located in areas 
frequented by deer, tube/caging heights 
shall be increased to at least four feet or 
plantings shall be protected with deer 
fencing. 

 
To provide for adequate weed control around 
replacement trees, while still minimizing impacts 
to other existing sensitive vegetation, the 
following approach will be needed:  1) no use of 
herbicides (unless newly-planted tree is fully 
protected during application); and 2) either 
installation of a securely staked “weed mat” 
(covering at least a three-inch radius from center 
of plant), or hand removal of weeds (covering at 
least a three-inch radius from center of plant) will 
be completed for each plant (where hand 
removal weeding will be kept up on a regular 
basis (at least once in late spring [April] and once 
in early winter [December]).  This should be done 
until tree is at least three feet tall.  Use of weed-
free mulch (at least three inches deep), with 
regular replenishment, may be substituted for 
weed mat. 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

BR/mm-10 The landowner shall replace, at a 4:1 ratio, coast 
live oak trees to be removed and at a 2:1 ratio, 
the coast live oak trees that would be impacted 
as a result of grading and implementation of fire 
prevention measures including oak tree limb 
trimming.  Replacement trees shall be located on 
the project parcel outside of the buildable area 
within existing oak woodland. 

Implement oak tree 
revegetation activities. 

County of San Luis 
Obispo, biological 
monitor. 

Trees to be removed 
or impacted shall be 
noted on plans for 
verification in the field 
by the retained 
biological monitor or 
County Staff. 

Prior to final 
inspection of 
individual 
residences. 

BR/mm-11 To promote the success of the new trees, the 
applicant shall retain a qualified individual (e.g., 
arborist, landscape architect/contractor, certified 
arborist, certified nursery person, botanist) to 
prepare a letter stating the required planting and 
protection measures have been completed.  This 
verification letter shall be submitted to the 
Department of Planning and Building prior to final 
inspection of each residence.  The letter shall 
specify the following: 1) when planted; 2) type 
and container size of vegetation planted; 3) 
approximate planting locations; and, 4) health of 
plants at the time of planting or when observed.  
GPS coordinates and photo-documentation shall 
be provided.  The retained individual shall 
monitor the survivability and vigor of the planted 
trees until they are successfully established, and 
shall prepare annual monitoring reports for a 
minimum of seven years.  The first monitoring 
report shall be submitted to the County 
Environmental Coordinator one 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.  Additional 

Retain qualified 
individual to monitor 
oak tree revegetation. 

County of San Luis 
Obispo, oak tree 
revegetation monitor. 

The County Division of 
Environmental and 
Resource 
Management shall 
verify receipt of annual 
monitoring reports.   

Upon initial planting, 
annual, and for up to 
seven years 
following completion 
of revegetation. 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

planting and monitoring will be necessary if 
initially-required vegetation is not considered 
successfully established.  At a minimum, the 
monitoring report shall include: 1) reference and 
comparison to previous reports, 2) approximate 
planting locations shown on map, 3) health and 
vigor of all plantings, 4) any problems associated 
with health of plants, and 5) any remedial 
measures needed to insure long-term health of 
all required plantings.  The applicant, and 
successors-in-interest, agrees to complete any 
necessary remedial measures identified in the 
report(s) to maintain the required population of 
initially-planted vegetation.  Remedial work shall 
be completed by the applicant, or successors-in-
interest (individual lot owners), within 30 days of 
it being identified.   

BR/mm-12 To avoid the potential for inadvertent disturbance 
of scattered oak trees not scheduled for removal 
or impact, the applicant shall retain a qualified 
individual (e.g., arborist, landscape 
architect/contractor, nurseryperson) to clearly 
mark the dripline area of each oak tree located 
outside of, but adjacent to the proposed 
development areas.  The dripline of each tree 
shall be marked with highly visible flagging or 
construction fencing, immediately prior to 
construction.  Grading, utility trenching, 
compaction of soil, material/equipment storage, 
or placement of fill shall be avoided within fenced 
areas.  Tree protection areas shall be identified 
with at least one weatherproof sign placed within 
each temporarily fenced area in the most visible 

Retain qualified 
individual to install 
oak tree protection 
measures. 

County of San Luis 
Obispo, oak tree 
revegetation monitor. 

The retained biological 
monitor or County 
Staff shall ensure that 
protection measures 
are installed in the 
field. 

Prior to issuance of 
construction permits 
for tract 
improvements and 
individual lot 
development. 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

location for construction crews that states “Tree 
Protection Area – Stay Out” (four inch letter size 
or greater).  For larger fenced areas, multiple 
signs will be placed at 50-foot increments.  All 
construction fencing and signage shall remain in 
place and kept in good working order until final 
inspection. 

BR/mm-13 To minimize impacts to the sensitive oak 
woodland understory habitat (e.g., coastal 
scrub), the applicant agrees to the following 
during tract improvements, individual lot 
construction activities, and for the life of the 
project: 
 
a. The applicant recognizes that trimming of 

oaks can be detrimental in the following 
respects and agrees to minimize trimming of 
the remaining oaks:  removal of larger lower 
branches should be minimized to 1) avoid 
making tree top heavy and more susceptible 
to “blow-overs”, 2) reduce having larger limb 
cuts that take longer to heal and are much 
more susceptible to disease and infestation, 
3) retain the wildlife that is found only in the 
lower branches, 4) retains shade to keep 
summer temperatures cooler (retains higher 
soil moisture, greater passive solar potential, 
provides better conditions for oak seedling 
volunteers) and 5) retain the natural shape of 
the tree.  Limit the amount of trimming (roots 
or canopy) done in anyone season as much 
as possible to limit tree stress/shock (10% or 
less is best, 25% maximum).  Excessive and 

Retain qualified 
individual to 
implement trimming 
and vegetation 
maintenance 
measures. 

County of San Luis 
Obispo, oak tree 
revegetation monitor, 
Homeowners 
Association. 

The retained biological 
monitor or County 
Staff shall ensure 
compliance during 
development; 
Homeowners 
Association shall verify 
compliance during 
long-term 
maintenance. 

For the life of the 
project. 
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for Verification 
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Verification Verification Timing 

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 agrees to either 
use a skilled arborist or apply accepted 
arborist's techniques when removing limbs.  
Unless a hazardous or unsafe situation 
exists, trimming shall be done only during the 
winter for deciduous species.  Smaller trees 
(smaller than 5 inches in diameter at four feet 
above the ground) within the project area are 
considered to be of high importance, and 
when possible, shall be given similar 
consideration as larger trees. 

b. All native vegetation removal shall be shown 
on all applicable grading/ construction or 
improvement plans, and reviewed/ approved 
by the County (Planning and Building Dept.) 
before any work begins. 

c. Vegetation removal of native habitat shall be 
limited to what is shown on the county-
approved grading/ construction /improvement 
plans.  

d. Vegetation clearance for fire safety purposes 
shall be limited to the minimum setbacks 
required by Cal Fire.  Where feasible, all 
efforts will be made to retain as much of this 
vegetation within the setback as possible 
(e.g. remove/trim only enough vegetation to 
create non-contiguous islands of native 
vegetation). 

e. All allowed uses within the native habitat 
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Party Responsible 

for Verification 
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Verification Verification Timing 

area shall be “passive,” where the use will 
have either no or minimal impact on the 
habitat. 

f. Any CC&Rs created shall include the above 
provisions to protect the native habitat. 

BR/mm-14 The applicant shall submit a cost estimate for 
planting, maintenance, and/or monitoring by 
qualified individuals.  Qualified individuals shall 
show they are experienced and successful in 
planting, maintaining and/or monitoring native 
vegetation.  The cost estimate shall include all 
critical elements to insure the success of any 
replanting efforts (e.g., plant materials, 
amendments, irrigation, regular maintenance, 
etc.).  When cost estimates are required, the 
applicant shall either post a performance bond 
equal to the county-approved cost estimate, or 
establish a trust account with the county to 
administer implementation of one or more of 
these components, or a combination of the two.  
Where a county trust account is required, the 
work scope and selection of qualified 
individual(s) shall be approved or determined by 
the county. 

Submit cost estimate. County of San Luis 
Obispo. 

Submittal of cost 
estimate and funds 
required prior to 
issuance of 
construction permits. 

Prior to issuance of 
construction permits. 

BR/mm-15 The applicant, or landowner as applicable, shall 
retain a County-qualified wildlife biologist to 
conduct a pre-activity survey for burrowing owl.  
The survey shall be conducted within 30-days 
prior to site disturbance.  If ground disturbing 
activities are delayed or suspended for more 
than 30 days after the preconstruction survey, 
the site shall be reserved.  Results of the survey 
shall be documented in a report and shall include 

Retain qualified 
wildlife biologist, and 
ensure submittal of 
pre-construction 
survey report(s).  
CDFG shall be 
contacted if 
necessary. 

County of San Luis 
Obispo, California 
Department of Fish 
and Game, retained 
biologist. 

The County Division of 
Environmental and 
Resource 
Management shall 
verify receipt of pre-
construction survey 
reports.  The retained 
biological monitor shall 
submit monitoring 

Prior to issuance of 
tract improvements 
or construction 
permits for road and 
infrastructure 
improvements and 
prior to issuance of 
construction permits 
for individual lot 
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the date of the survey, methods of inspection, 
and findings.  The report shall be submitted to 
the County Division of Environmental and 
Resource Management and the California 
Department of Fish and Game (CDFG).  If no 
burrowing owls are found to occupy the site at 
that time, no further measures would be 
necessary unless burrowing owls are 
subsequently observed at the project site, in 
which case the following mitigation measure 
would be implemented. 
 
If burrowing owls are found within the project 
site, the applicant or successors-in-interest  
(individual lot owners) shall immediately contact 
the CDFG and implement all measures identified 
in the CDFG staff report on burrowing owl 
mitigation, additional measures required by 
CDFG, and measures described in the Burrowing 
Owl Survey report (McCormick; 1997) shall be 
implemented.  Measures shall include, but not be 
limited to, the following: 
 
A)  If feasible, burrowing owl burrows shall be 

avoided.  No disturbance shall occur within 
50 meters of occupied burrowing owl 
burrows during the non-breeding season 
(September 1 through January 31) or within 
75 meters during the breeding season 
(February 1 through August 31).  A minimum 
of 6.5 acres of foraging habitat shall be 
permanently preserved contiguous with the 
occupied burrow sites for each pair of 

reports to the County 
Division of 
Environmental and 
Resource 
Management (if 
necessary). 

development. 
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Party Responsible 

for Verification 
Method of 
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breeding burrowing owls or single unpaired 
resident owl.  The configuration of the 
protected habitat shall be reviewed and 
approved by the Environmental Coordinator 
and California Department of Fish and 
Game. 

 
If avoidance of burrowing owl burrows is not 
feasible, the following measures shall apply, 
upon approval by the Environmental 
Coordinator and California Department of 
Fish and Game.   

 
1.  Occupied burrows shall not be disturbed 

during the nesting season (February 1 
through August 31) unless a qualified 
biologist approved by CDFG verifies that 
either: 1) birds have not begun egg-
laying and incubation: or 2) that 
juveniles from the occupied burrows are 
foraging independently and capable of 
independent survival.   

 
2.  A minimum of 6.5 acres of foraging 

habitat per pair or unpaired resident 
burrowing owl shall be acquired and 
permanently protected.  The protected 
area shall be adjacent to occupied 
burrowing owl habitat and at a location 
approved by the California Department 
of Fish and Game.  The protected 
habitat shall contribute to the long-term 
conservation of the burrowing owl and 
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the ecosystem(s) on which they depend. 
 
3.  When destruction of occupied burrows is 

unavoidable, a Burrowing Owl Habitat 
Replacement Management and 
Monitoring Plan shall be prepared by a 
County-approved biologist, and 
submitted to the Environmental 
Coordinator for review and approval.  
The plan shall identify the burrow 
affected by potential development, and 
demonstrate how existing unsuitable 
burrows shall be enlarged or cleared of 
debris or created (e.g., by installing 
artificial burrows) at a 1:1 ratio within a 
protected area.  Mitigation success 
criteria shall be identified, and 
monitoring reports shall be prepared 
annually for a minimum of three years.  
Monitoring reports shall be submitted to 
the Environmental Coordinator and 
California Department of Fish and 
Game. 

 
4.  If owls must be moved away from the 

disturbance area, passive relocation 
techniques shall be used (i.e., use of 
artificial burrows and tunnels), and 
trapping shall be prohibited.  A minimum 
of one week shall be required to 
accomplish relocation to allow owls to 
acclimate to alternative burrows. 
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BR/mm-16 According to the CDFG Code 3503, “take” of the 
nest or eggs of any bird is prohibited, except 
upon approval from CDFG.  To avoid take of 
active bird nests, any necessary tree removals 
shall be conducted between August 15 and 
March 15, outside of the typical breeding season.  
If tree removals are determined necessary during 
the typical breeding season, a County-qualified 
biologist shall conduct a bird nest survey within 
24 hours of proposed development activities.  
The results of the bird nest survey shall be 
submitted to the California Department of Fish 
and Game (CDFG) and County of San Luis 
Obispo Division of Environmental and Resource 
Management, via a letter report.  The report shall 
include the date of the survey, methods of 
inspection, and findings.  If the biologist 
determines that a tree slated for removal is being 
used for nesting at that time, no site disturbance 
or use of equipment shall be allowed within an 
appropriate buffer area to be determined by the 
biologist, based on bird species, topography, and 
type of activity until after the biologist has 
determined that the young have fledged from the 
nest and achieved independence.  No 
construction or grading activity shall occur within 
the buffer area.  If no nesting is found to occur, 
necessary tree removal could then proceed. 

Comply with 
protection measures 
and ensure submittal 
of required report(s). 

County of San Luis 
Obispo, California 
Department of Fish 
and Game, retained 
biologist. 

The County Division of 
Environmental and 
Resource 
Management shall 
verify receipt of pre-
construction survey 
reports.  The retained 
biological monitor shall 
submit monitoring 
reports to the County 
Division of 
Environmental and 
Resource 
Management (if 
necessary). 

24 hours prior to tree 
removals between 
February 16 and 
September 14. 

BR/mm-17 The applicant shall retain a County-qualified 
biologist to conduct a pre-construction survey for 
nesting songbirds.  The survey shall be 
conducted within three days of proposed site 
disturbance and construction activities to 

Comply with 
protection measures 
and ensure submittal 
of required report(s). 

County of San Luis 
Obispo, California 
Department of Fish 
and Game, retained 
biologist. 

The County Division of 
Environmental and 
Resource 
Management shall 
verify receipt of pre-

Prior to issuance of 
construction permits 
for road and 
infrastructure 
construction and 
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determine presence/absence of nesting birds on 
the project site.  If no breeding or nesting 
activities are detected within 100 feet of the 
proposed work areas, construction activities may 
proceed.  If, however, active nests are found 
within areas proposed for disturbance, after the 
biologist shall establish an appropriate buffer 
area based on the bird species, topography, and 
type of activity.  No construction or grading 
activities shall occur within the buffer area until 
the biologist has determined that the young have 
fledged from the nest and achieved 
independence, or upon approval from CDFG.   

construction survey 
reports.  The retained 
biological monitor shall 
submit monitoring 
reports to the County 
Division of 
Environmental and 
Resource 
Management (if 
necessary). 

individual lot 
development, if 
construction and site 
disturbance activities 
occur during the 
typical songbird 
nesting season 
(March through 
August). 

BR/mm-18 The applicant or successors-in-interest 
(individual lot owners) shall retain a County-
qualified biologist to conduct a pre-activity survey 
for Monterey dusky-footed woodrat that may 
occupy the site.  The survey shall be conducted 
within 30 days prior to proposed site disturbance 
and construction activities.  Results of the survey 
shall immediately be submitted to the County 
Division of Environmental and Resource 
Management and CDFG as necessary.  The 
survey report shall include the date of the survey, 
methods of inspection, and findings.  If active 
burrows of woodrats are found within proposed 
development areas during the survey, the 
biologist shall establish an appropriate buffer 
area to protect the nest(s).  No site disturbance 
shall occur within the buffer area until a 
Memorandum of Understanding (MOU) is 
obtained from CDFG.  An alternative to a buffer 
area is to disassemble nests by hand outside of 

Comply with 
protection measures 
and ensure submittal 
of required report(s). 

County of San Luis 
Obispo, California 
Department of Fish 
and Game, retained 
biologist. 

The County Division of 
Environmental and 
Resource 
Management shall 
verify receipt of pre-
construction survey 
reports.  The retained 
biological monitor shall 
submit monitoring 
reports to the County 
Division of 
Environmental and 
Resource 
Management (if 
necessary). 

Prior to issuance of 
construction permit 
for tract 
improvements or 
individual lot 
development. 
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the nesting season (February through 
September) and allow the woodrats to leave the 
site. 

BR/mm-19 The applicant or successors-in-interest 
(individual lot owners) shall retain a County-
qualified biologist to conduct a pre-activity survey 
for American badger that may occupy the site.  
The pre-construction survey shall be conducted 
within 30 days of beginning work on the project 
to identify if badgers are using the site.  The 
results of the survey shall be sent to the project 
manager, CDFG, and the County of San Luis 
Obispo.   
 
If the pre-construction survey finds potential 
badger dens, they shall be inspected to 
determine whether they are occupied.  The 
survey shall cover the entire property, and shall 
examine both old and new dens.  If potential 
badger dens are too long to completely inspect 
from the entrance, a fiber optic scope shall be 
used to examine the den to the end.  If a fiber 
optic scope is not available, occupation of the 
den can be determined by partially obscuring the 
den entrance with sticks and leaves to indicate 
animal passage into and out of the den and 
dusting the den entrance with a fine layer of dust 
or tracking material for three consecutive nights 
and examining the following mornings for 
footprints.  Inactive dens may be excavated by 
hand with a shovel to prevent re-use of dens 
during construction.  If badgers are found in dens 
on the property between February and July, 

Comply with 
protection measures 
and ensure submittal 
of required report(s). 

County of San Luis 
Obispo, California 
Department of Fish 
and Game, retained 
biologist. 

The County Division of 
Environmental and 
Resource 
Management shall 
verify receipt of pre-
construction survey 
reports.  The retained 
biological monitor shall 
submit monitoring 
reports to the County 
Division of 
Environmental and 
Resource 
Management (if 
necessary). 

Prior to issuance of 
construction permit 
for tract 
improvements or 
individual lot 
development. 
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nursing young may be present.  To avoid 
disturbance and the possibility of direct take of 
adults and nursing young, and to prevent 
badgers form becoming trapped in burrows 
during construction activity, no grading shall 
occur within 100 feet of active badger dens 
between February and July.  If badger dens are 
found on the property during the pre-construction 
survey, the CDFG wildlife biologist for the area 
shall be contacted to review current allowable 
management practices. 

VISUAL RESOURCES 
VR/mm–1 The following conditions shall apply to Lots 3, 4 

and 5: 
A) Those portions of development on Lot 3 that 

are more than 100 feet from Coast View 
Drive shall not exceed an elevation of 25 feet 
above natural grade. 

B) The top of any development on Lot 4 shall 
not exceed an elevation of 290 feet above 
sea level (based on contour maps used in 
this document). 

C) The top of any development on Lot 5 shall 
not exceed an elevation of 295 feet above 
sea level (based on contour maps used in 
this document). 

D) No development shall exceed 35 feet above 
natural grade. 

Submit and implement 
required plans. 

County of San Luis 
Obispo. 

The County 
Department of 
Planning and Building 
shall verify compliance 
with required 
standards. 

Prior to issuance of 
building permits for 
individual lot 
development. 

VR/mm–2 The following shall be included on the additional 
map sheet, and as applicable, prior to issuance 
of subsequent grading permits, incorporated into 
all future development: 
A) The applicant shall clearly delineate the 

Submit and implement 
required plans. 

County of San Luis 
Obispo. 

Compliance shall be 
verified by the County 
Department of 
Planning and Building 
during plan check and 

Prior to recordation 
of the final map. 
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height of new development on the project 
plans.  All development on Lots 3 and 4 and 
5 shall not exceed the heights shown above 
and as defined in the County of San Luis 
Obispo Land Use Ordinance, Section 
22.10.090, as follows: “The height of a 
building or structure shall be measured as 
the vertical distance from the highest point of 
the structure to the average of the highest 
and lowest points where the vertical plane of 
the exterior walls would touch the natural 
grade level of the site” (see Figure V.D.-3 
below). 

B) The applicant shall clearly delineate all 
fencing proposed for areas outside of the 
"Building Limit Line" on the project plans for 
Lots 3, 4, and 5.  All fencing proposed for the 
areas outside of the "Building Limit Line" 
shall conform to the following:  1) No 
proposed fencing shall be constructed of 
solid, flat planes; 2) Fence colors shall be 
similar to surrounding natural colors and no 
brighter than 6 in chroma and value on the 
Munsell Color Scale on file in the County 
Department of Planning and Building; and, 3) 
White paint or other white materials shall be 
prohibited. 

C) Conditions, Covenants, and Restrictions 
(CC&Rs) shall be required that include items 
A and B above. 

site inspections for 
individual lot 
development. 

VR/mm-3 The following conditions shall apply to Lots 1 
through 6:  The applicant shall place the portion 
of the lot that is outside of the Building Limit Line 

Submit and implement 
required plans. 

County of San Luis 
Obispo. 

Prior to recordation of 
final map, compliance 
shall be verified by the 

Prior to recordation 
of the final map. 
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into a permanent open space easement for the 
purpose of protecting the existing native trees on 
each subject parcel.  No development (except for 
fences as specified in VR/mm-2 item B above) or 
uses shall be allowed within the open space 
easement that would change the natural 
appearance of this area.  The specific language 
of the open space easement shall be subject to 
review and approval by the San Luis Obispo 
County Department of Planning and Building. 

County Department of 
Planning and Building 
during plan check and 
site inspections for 
individual lot 
development. 

VR/mm-4 The applicant shall submit architectural 
elevations of all proposed structures to the 
Department of Planning and Building for review 
and approval.   

Submit and implement 
required plans. 

County of San Luis 
Obispo. 

The County 
Department of 
Planning and Building 
shall verify 
compliance. 

Prior to issuance of 
construction permits 
for individual lot 
development. 

VR/mm–5 The following shall be included on the additional 
map sheet and incorporated into future 
development: 
 
The County Department of Planning and Building 
shall review of elevations and shall include the 
parameters specified below.  The elevations shall 
show forms, dimensions, exterior finish materials 
and colors, as follows: 
A) Building colors shall be similar to surrounding 

natural colors and no brighter than 6 in 
chroma and value on the Munsell Color Scale 
on file in the County Department of Planning 
and Building. 

B) Exterior wall colors shall be limited to muted 
earth tones and white paint shall be 
prohibited.   

C) Roof colors shall be limited to deep earth 

Submit and implement 
required plans. 

County of San Luis 
Obispo. 

Compliance shall be 
verified by the County 
Department of 
Planning and Building 
during plan check and 
site inspections for 
individual lot 
development. 

Prior to recordation 
of the final map. 
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tones, deep muted reds, browns and grays 
and no brighter than 6 in chroma and value 
on the Munsell Color Scale on file in the 
County Department of Planning and Building.  
Shiny metal roofs, bright orange, red, or blue 
shall be prohibited. 

D) Conditions, Covenants, and Restrictions 
(CC&Rs) shall be required specifying the 
above components. 

VR/mm-6 The following shall be adopted and included on 
the additional map sheet: 
 
The height of new development for Lot 6 shall be 
clearly delineated on project plans, and shall not 
exceed an elevation of 295 feet above sea level, 
as shown for the tentative tract map contour 
mapping.  Conditions, Covenants, and 
Restrictions (CC&Rs) shall be required that 
specify the above provision. 

Submit and implement 
required plans. 

County of San Luis 
Obispo. 

Compliance shall be 
verified by the County 
Department of 
Planning and Building 
during plan check and 
site inspections for 
individual lot 
development. 

Prior to recordation 
of the final map. 

VR/mm-7 The applicant shall submit architectural 
elevations of the water tank and related support 
facilities to the Department of Planning and 
Building for review and approval.  The elevations 
shall show forms, dimensions, exterior finish 
materials and colors, as follows:  
A) Exterior colors shall be similar to surrounding 

natural colors and no brighter than 6 in 
chroma and value on the Munsell Color Scale 
on file in the County Department of Planning 
and Building. 

B) Shiny metal components shall not be used. 

Submit and implement 
required plans. 

County of San Luis 
Obispo. 

Compliance shall be 
verified by the County 
Department of 
Planning and Building 
during plan check and 
site inspections for 
individual lot 
development. 

Prior to issuance of 
construction permits. 

VR/mm-8 The applicant shall submit landscape plans for 
the water tank site to the Department of Planning 

Submit and implement 
required plans. 

County of San Luis 
Obispo. 

Compliance shall be 
verified by the County 

Prior to issuance of 
construction permits. 
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and Building for review and approval.  The plans 
shall show oak trees and native shrubs planted 
on the southern, eastern and western sides of 
the water tank and pump facilities, with a goal of 
fully screening the tank and support equipment 
from KVAs.  Revegetation monitoring shall be 
conducted until at least 75 percent screening is 
achieved. 

Department of 
Planning and Building 
during plan check and 
site inspections for 
individual lot 
development. 

TRAFFIC AND CIRCULATION 
TR/mm-1 Individual lot owners shall contribute to the 

County of San Luis Obispo Traffic Impact Fee for 
the South County Benefit Area 2. 

Submit required fees. County of San Luis 
Obispo. 

The County 
Department of 
Planning and Building 
shall verify that the 
applicant has 
contributed to the 
South County Benefit 
Area 2 fee program. 

Prior to issuance of 
building permits for 
the development of 
each lot. 

TR/mm-2 The applicant shall submit documentation to the 
County Environmental Coordinator 
demonstrating payment of City of Arroyo Grande 
traffic and signalization impact mitigation fees.  
The traffic impact fee is $1,378.00 per unit, and 
the traffic signalization fee is $505.00 per unit. 

Submit documentation 
of fee payment. 

City of Arroyo 
Grande, County of 
San Luis Obispo. 

The applicant shall 
submit documentation 
to the San Luis Obispo 
County verifying that 
the appropriate fees 
have been paid to the 
City of Arroyo Grande. 

Prior to recordation 
of the final map. 

AIR QUALITY 
AQ/mm-1 Based on Table 6-3 of the APCD’s 2003 CEQA 

Handbook, the estimated construction emissions 
for the project will exceed the thresholds 
requiring mitigation.  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 

Submit and implement 
required plans. 

County of San Luis 
Obispo, Air Pollution 
Control District. 

The applicant shall 
include the above 
measures on all 
grading and 
construction plans for 
Tract infrastructure 
and individual lot 
development.  the 

Prior to issuance of 
grading and 
construction permits. 
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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 ARB 
certified motor vehicle diesel fuel (non-taxed 
version suitable for use off-road); 

c. Maximize to the extent feasible, the use of 
diesel construction equipment meeting the 
ARB’s 1996 or newer certification standard 
for off-road heavy-duty diesel engines; 

CBACT 
d. Install diesel oxidation catalysts (DOC), 

catalyzed diesel particulate filters (CDPF) or 
other District approved emission reduction 
retrofit devices (determination of he 
appropriate CBACT control device(s) for the 
project must be performed in consultation 
with APCD staff). 

Additional Construction Equipment Measures 
e. Electrify equipment where possible. 
f. Substitute gasoline-powered for diesel-

powered equipment, where feasible; 
g. Use alternatively fueled construction 

equipment on site where feasible, such as 
compressed natural gas (CNG), liquefied 
natural gas (LNG), propane, or biodiesel; 

h. Use equipment that has Caterpillar pre-
chamber diesel engines; 

County Department of 
Planning and Building, 
in consultation with the 
Air Pollution Control 
District (APCD) shall 
verify compliance. 
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i. Implement activity management techniques 
as follows: 
i. Development of a comprehensive 

construction activity management plan 
designed to minimize the amount of 
large construction equipment operating 
during any given time period; 

ii. Schedule of construction truck trips 
during non-peak hours to reduce peak 
hour emissions; 

iii. Limit the length of the construction work-
day period, if necessary; 

iv. Phase construction activities, if 
appropriate. 

AQ/mm-2 Based on Table 6-3 of the APCD’s 2003 CEQA 
Handbook, the estimated construction emissions 
for the project will exceed the thresholds 
requiring mitigation.  The following measures 
shall be incorporated into the construction phase 
of the project and shown on all applicable plans: 
Fugitive PM10 Mitigation Measures 
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 mph.  Reclaimed 
(nonpotable) water should be used whenever 
possible. 

c. All dirt stock-pile areas should be sprayed 
daily as needed. 

Submit and implement 
required plans. 

County of San Luis 
Obispo, Air Pollution 
Control District. 

The applicant shall 
include the above 
measures on all 
grading and 
construction plans for 
Tract infrastructure 
and individual lot 
development.  The 
County Department of 
Planning and Building, 
in consultation with the 
Air Pollution Control 
District (APCD) shall 
verify compliance. 

Prior to issuance of 
grading and 
construction permits. 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

d. 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 native grass seed and 
watered until vegetation is established. 

e. 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. 

f. 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. 

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

h. All trucks hauling dirt, sand, or other loose 
materials are to be covered or should 
maintain at least two feet of free board 
(minimum vertical distance between top of 
load and top of trailer) in accordance with 
CVC Section 23114.   

i. Permanent dust control measures identified 
in the approved project revegetation and 
landscape plans shall be implemented as 
soon a possible following completion of any 
soil disturbing activities. 

j. Wheel washers shall be installed where 
vehicles enter and exit unpaved roads onto 
streets, or trucks and equipment leaving the 



Busick Tract Map Final EIR  Mitigation Monitoring Program 

Morro Group, Inc.  VIII-32 

Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

site shall be washed off. 
k. Streets shall be swept at the end of each day 

if visible soil material is carried onto adjacent 
paved roads.  Water sweepers with 
reclaimed waster shall be used where 
feasible. 

l. All PM10 mitigation measures required shall 
be included on grading and building plans.  
In addition, the contractor or builder shall 
designate a person or persons to monitor the 
dust control program and order increased 
watering, as necessary, to prevent transport 
of dust offsite.  Their duties 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 prior to land use 
clearance for map recordation and land use 
clearance for finish grading of the structure. 

m. Naturally Occurring Asbestos (NOA) has 
been identified by the state Air Resources 
Board as a toxic air contaminant.  Serpentine 
and ultramafic rocks are very common in the 
state and may contain naturally occurring 
asbestos.  Under the State Air Resources 
Board Air Toxics Control Measure (ATCM) 
for Construction, Quarrying, and Surface 
Mining Operations, prior to any grading 
activities at the site, the project applicant 
shall ensure that a geologic evaluation is 
conducted to determine if naturally occurring 
asbestos is present within the area that will 
be disturbed.  If NOA is found at the site, the 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

applicant must comply with all requirements 
outlined in the Asbestos ATCM for 
Construction, Grading, Quarrying, and 
Surface Mining Operations.  These 
requirements may include, but are not limited 
to:  1) an Asbestos Dust Mitigation Plan, 
which must be approved by the APCD prior 
to construction, and 2) an Asbestos Health 
and Safety Program.  If NOA is not present, 
the applicant shall file an exemption request 
with the APCD.  Please refer to the APCD 
web page at 
http://www.slocleanair.org/business/asbestos
.asp for more information regarding these 
requirements.  If you have any questions 
regarding these requirements, please contact 
Karen Brooks of the APCD Enforcement 
Division at 781-5912. 

n. Effective February 25, 2000, the APCD 
prohibited developmental burning of 
vegetative material within San Luis Obispo 
County.  Under certain circumstances where 
no technically feasible alternatives are 
available, limited developmental burning 
under restrictions may be allowed.  This 
requires prior application, payment of fee 
based on the size of the project, APCD 
approval, and issuance of a burn permit by 
the APCD and the local fire department 
authority.  The applicant is required to furnish 
the APCD with the study of technical 
feasibility (which includes costs and other 
constraints) at the time of application.  If you 
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Mitigation 
Measure Requirements of Measure Applicant 

Responsibilities  
Party Responsible 

for Verification 
Method of 

Verification Verification Timing 

have any questions regarding these 
requirements, please contact Karen Brooks 
of the APCD Enforcement Division at 781-
5912. 

AQ/mm-3 In the instance wood burning stoves are 
proposed, the applicant shall submit building 
plans showing the use of APCD-approved wood 
burning devices limited to the following: 
a. All EPA-Certified Phase II wood burning 

devices; 
b. Catalytic wood burning devices that emit less 

than or equal to 4.1 grams per hour of 
particulate matter that are not EPA-Certified 
but have been verified by a nationally-
recognized testing lab; 

c. Non-catalytic wood burning devices that limit 
less than or equal to 7.5 grams per hour of 
particulate matter that are not EPA-Certified 
but have been verified by a nationally-
recognized testing lab; 

d. Pellet-fueled woodheaters, and; 
e. Dedicated gas-fired fireplaces. 

Submit and implement 
required plans. 

County of San Luis 
Obispo, Air Pollution 
Control District. 

The applicant shall 
include the above 
measures on all 
grading and 
construction plans for 
individual lot 
development.  The 
County Department of 
Planning and Building, 
in consultation with the 
Air Pollution Control 
District (APCD) shall 
verify compliance. 

Prior to issuance of 
building permits for 
individual lot 
development. 
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B. EIR PREPARERS 

This EIR has been prepared by Morro Group, Inc., a San Luis Obispo based Corporation.  The 
project manager was Mr. Bill Henry, AICP, principal of the firm.  The following persons were 
responsible for preparing the noted sections: 
 

TABLE IX-1 
List of EIR Preparers 

 

Preparer Education Years of 
Experience 

Project Management 
Bill Henry, AICP, Morro Group, Inc.  B.S., Natural Resources Management 

M.C.R.P.; City and Regional Planning 
15 

Shawna Scott, Morro Group, Inc. B.S., Natural Resources Management 6 

Biological Resources 
Gaylene Tupen, Biologist B.S., Environmental and Systematic 

Biology. 
12 

Geology, Drainage and Soils 
Don Asquith, Geologist B.S.; Geology 

M.S., Geology 
Ph.D., Geology  

32 

Visual/Aesthetic Resources 
Bob Carr, Visual Resources Consultant B.S., Landscape Architecture 15 

 
Traffic and Circulation 
Keith Higgins and Associates N/A 

 
22 
 

Air Quality 
Crystahl Handel, Morro Group, Inc.  B.S., Natural Resources Management 6 
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X. RESPONSE TO COMMENTS 

A. LIST OF COMMENTS RECEIVED 

The following agencies and members of the public have prepared comments on the March 2005 
Draft EIR: 
 
Federal, State and Local Agencies 

City of Arroyo Grande 
City Manager’s Office 
Letter of April 28, 2005 

P.O. Box 550 
214 East Branch Street 
Arroyo Grande, CA 93421 
Contact:  Steven Adams, City Manager 

California Department of Forestry 
San Luis Obispo County Fire Department 
Letter of May 23, 2005 

635 N. Santa Rosa Street 
San Luis Obispo, CA 93405 
Contact:  Robert Lewin, Fire Marshall 
Battalion Chief 

San Luis Obispo County 
Air Pollution Control District 
Letter of May 23, 2005 

3433 Roberto Court 
San Luis Obispo, CA 93401 
Contact: Melissa Guise, Air Quality 

Specialist 
San Luis Obispo County 
Department of Public Works 
Letter of May 16, 2005 

County Government Center Room 207 
San Luis Obispo, CA 93408 
Contact: Richard Marshall, Development 

Services Engineer 
 
 
Applicant/Agent 

Adamski Moroski Madden & Green, LLP 
Letter of May 23, 2005  

444 Higuera Street Suite 300 
San Luis Obispo, CA 93401 
Contact:  Thomas D. Green 

Adamski Moroski Madden & Green, LLP 
Letter of May 24, 2005  

444 Higuera Street Suite 300 
San Luis Obispo, CA 93401 
Contact:  Thomas D. Green 

 
 

General Public and Private Organizations 

Andre, Morris & Buttery 
Email of May 27, 2005 

jstmartin@amblaw.com 
Contact:  Jean St. Martin, Attorney 

Falcon Ridge Estates Homeowners Association 
Letter of May 23, 2005 

275 Candice Court 
Arroyo Grande, CA 93420 
Contact:  Janis Dreyer 

Law Office of Babak Naficy 
Letter of May 25, 2005 

1204 Nipomo Street 
San Luis Obispo, CA 93401 
Contact:  Babak Naficy 
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General Public and Private Organizations 

Bob and Kelly Kimball 
Letter of May 19, 2005 

270 Pleasant Lane 
Arroyo Grande, CA 93420 

Martin and Jane Line 
Letter of May 23, 2005 

265 Pleasant Lane 
Arroyo Grande, CA 93420 

Olaf and Anne Shipstead 
Letter of June 10, 2005 

260 Falcon Crest Drive 
Arroyo Grande, CA 93420 

James R. Talbot 
Mary L. Talbot 
Letter of May 21, 2005 

230 Dove Court 
Arroyo Grande, CA 93420 

 
 
The letters of comment are given in the above order with the responses following the individual 
letters.  Letters of comment are reproduced in total, and numerical annotation has been added as 
appropriate to delineate and reference the responses to those comments.  The pages of the letters 
have been re-numbered to conform to the page sequence of this section.  
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1. City of Arroyo Grande City Manager’s Office 

1.1 As noted in the EIR, the City of Arroyo Grande is the lead agency for future 
improvements to the El Campo Road/Highway 101 intersection.  Based on this, the 
County does not include improvements to this intersection in the list of projects for the 
South County Circulation Fee Program.  As noted in the EIR, the City of Arroyo Grande 
does not currently have a fee program associated with the El Campo Road/Highway 101 
Interchange Project.  The applicant has revised the project to avoid the Class I impact at 
the El Campo Road/Highway 101 intersection by obtaining primary access through the 
City via Castillo Del Mar Drive (refer to Chapter III, Project Description).  The Final EIR 
incorporates this project revision, including revisions to the Traffic and Circulation 
section (refer to Section V.E. of the Final EIR). 

 
1.2 The proposed project is a 16-lot residential subdivision and would not result in project 

specific significant impacts to any public services.  The County Board of Supervisors 
adopted public facility and school fee programs to address cumulative impacts to public 
services.  No changes to the EIR are necessary. 

 
1.3 Based on the County Safety Element of the General Plan, the project site is located within 

a 10-minute emergency response time zone, which does not constitute a significant 
impact.  The revised project was reviewed by the California Department of 
Forestry/County Fire (Cal Fire) and no significant fire safety impacts were identified 
(refer to Section V.H., Fire Safety). 

 
1.4 Cal Fire has a mutual aid agreement and automatic aid agreement with the City of Arroyo 

Grande Fire Department.  Based on this agreement, the County will respond to fires 
within the City, and the City will respond to fires within the County, as necessary.  Based 
on this agreement, the County does not apply fees to City projects, and the City does not 
apply fees to County projects, therefore, no additional fees are necessary (refer to Section 
V.H., Fire Safety). 

 
1.5 These issues have been addressed in the EIR.  Based on the applicant’s redesign of the 

project, potentially significant impacts would be mitigated to less than significant, and 
adoption of overriding considerations is not necessary.  The Final EIR incorporates this 
project revision. 
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2. California Department of Forestry/San Luis Obispo County Fire Department 

2.1 The applicant has revised the project to include primary access via Castillo Del Mar 
Drive and secondary access via Coast View Drive.  The Final EIR has been revised to 
include this project description change, and an additional resource section (fire safety) 
has been added to the analysis chapter (refer to Chapter I, Introduction; Chapter III, 
Project Description; and Section V.H., Fire Safety).  The proposed project revisions, 
including the proposal for a gate located at both the primary and secondary access 
locations, were reviewed and approved by Cal Fire (Rob Lewin, June 13, 2007).  Based 
on implementation of project changes, the proposed project would meet Cal Fire 
regulations and no significant fire safety impacts would occur (refer to Section V.H., Fire 
Safety). 
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3. San Luis Obispo County Air Pollution Control District 

3.1 The EIR has been revised to reflect APCD’s statement that the proposed project is 
inconsistent with the Clean Air Plan (refer to Section V.F.5.c, page V-101).  The EIR 
notes that this inconsistency would not result in significant impacts because: 1) the 
proposed density of this subdivision is still consistent with what was assumed in the last 
update of the Clean Air Plan, which, based in part on this density, approved the necessary 
control measures to achieve acceptable air quality attainment in the future; 2) the 
proposed project site is located adjacent to the City of Arroyo Grande urban area, and; 3) 
standard forecast modeling (e.g., ARB URBEMIS) identifies that vehicles in the near 
future will produce substantially lower emissions (e.g., use of electric, hybrid and 
advanced technology vehicles).  Based on the size of the project and implementation of 
standard air quality mitigation measures described in the previous section, both individual 
and cumulative impacts are expected to be less than significant as it relates to the Clean 
Air Plan land use strategies. 

 
3.2 As noted in the EIR (Chapter VII, Other CEQA Concerns), the project site is surrounded 

by residential and urban development, and is located adjacent to the Arroyo Grande City 
Limit line.  The applicant is proposing a subdivision consistent with the underlying land 
use category, similar to surrounding development.  The EIR has been revised to remove 
the description of the proposed project as “in fill” (refer to Section VII.A, page VII-1).  
The EIR has been revised to note that APCD does not support this type of development 
(refer to Section V.F.5.c., page V-101). 

 
3.3 Please refer to Section V.F.1.c. of the EIR, pages V-92 and V-93.  A statement has been 

added to this section noting that ozone and particulate matter are considered pollutants of 
concern.   

 
3.4 AQ/mm-2 has been revised to include the language:  “If NOA is not present, the 

applicant shall file an exemption request with the APCD” (refer to Table II-1, and page 
V-99).   

 
3.5 Please refer to Appendix E, Table 1.  Previously requested changes were completed prior 

to publication of the Revised Draft EIR.  No changes to the EIR are necessary. 
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4. San Luis Obispo County Department of Public Works 

4.1 The applicant revised the proposed project to reduce the identified Class I impact to less 
than significant.  The revised project is described in Chapter I, Introduction and Chapter 
III, Project Description of the Final EIR.  The Traffic and Circulation section (Section 
V.E.) has been revised to analyze the project changes.  Based on the revised project, no 
Class I traffic impacts would occur. 

 
4.2 Refer to response to comment 4.1 above.  In addition, the EIR has been amended to 

specify the El Campo Road / Highway 101 intersection specific turning movements of 
greatest concern to the County Public Works Department (refer to Section V.E.5.a, page 
V-84).  As stated in the EIR (page V-80), the City of Arroyo Grande is the lead agency 
that has initiated the process with Caltrans to improve this intersection to a grade-
separated interchange; however, at this time, the City has not established a funding 
mechanism to collect mitigation fees towards a long-range solution.  The project has been 
redesigned to route a significant percentage of project related traffic north to Castillo Del 
Mar, which would reduce potential traffic impacts at this intersection to less than 
significant.   

 
4.3 Refer to responses 4.1 and 4.2 above.  The applicant redesigned the proposed project, 

which was reviewed by the County Public Works Department.  Based on the redesign, no 
potentially significant traffic impacts at the El Campo Road / Highway 101 intersection 
would occur, and no mitigation measures are recommended or determined to be 
necessary.  The EIR has been revised to include the project revisions, and applicable 
revisions to the traffic analysis (refer to pages V-83 and V-84). 

 
4.4 Refer to response to comment 4.3 above.   
 
4.5 This comment pertains to the Administrative Draft EIR, and was submitted by the 

commenter, Mr. Marshall, as an attachment to the May 16, 2005 letter.  These comments 
were addressed and incorporated into the public review Draft EIR.   
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5.3 

5.2 

5.1 
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5.3 (cont’d) 
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5.3 (cont’d) 
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5. Adamski Moroski Madden & Green, LLP 

5.1 Comment noted.  No changes to the EIR are necessary. 
 
5.2 Comment noted.  No changes to the EIR are necessary. 
 
5.3 Please refer to Chapter I (Introduction) and Chapter III (Project Description) of the Final 

EIR.  These sections include a description of the applicant’s negotiations with the City of 
Arroyo Grande, which occurred following circulation of the Revised Draft EIR. 
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6.1 
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6. Adamski, Moroski, Madden & Green, LLP 

6.1 The third page of the May 23, 2005 letter was re-sent by fax on May 24, 2005 due to a 
typo (i.e., partial sentence left out of the original letter).  The revised comment is noted.  
No revisions to the EIR are necessary. 
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7.1 
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7.5 

7.4 

7.3 

7.2 

7.1 (cont’d) 
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7.11 

7.10 

7.9 

7.8 

7.7 

7.6 
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7.12 

7.13 

7.14 

7.16 

7.17 

7.15 

7.11 (cont’d) 
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7.18 

7.22 

7.19 

7.21 

7.20 
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7. Law Office of Babak Naficy 

7.1 The Traffic Analysis Report (Higgins Associates; April 29, 2002) was prepared 
consistent with County guidelines, and was reviewed and approved by the County Public 
Works Department.  The report and EIR both disclose that the El Campo Road/State 
Route 101 northbound approach is LOS F during both A.M. and P.M. peak hours.  The 
Level of Service determination is based on actual traffic counts and seconds of delay, and 
the Highway Capacity Manual (2000) LOS calculations are utilized as thresholds.  At the 
time the traffic study was prepared, the threshold of significance based on a delay time of 
200 seconds (LOS F).  The EIR consultant, in agreement with the County Public Works 
Department, determined that northbound approach was determined to be worst approach 
(Higgins Associates; April 29, 2002).  The EIR notes that a LOS F determination is 
significant, and also notes the safety hazard present at this at-grade highway intersection 
(refer to pages V-77, V-80, V-82, V-83, V-84, and V-86).  No changes to the EIR are 
necessary.   

 
7.2 The Re-circulated Draft EIR defines the El Campo Road/Highway 101 intersection as 

“hazardous” and “unsafe,” and identified a Class I (significant, adverse, and unavoidable) 
impact at this intersection, due to both the LOS F designation and unsafe conditions 
(refer to Revised Draft EIR page V-66).  Similar to the EIR, the El Campo 
Road/Highway 101 Project Study Report (Dokken Engineering, September 2003) 
documents that the northbound El Campo Road approach to Highway 101 operates at 
LOS F.  For clarification, accident data documented in the El Campo Road/Highway 101 
Project Study Report (Dokken Engineering, September 2003) has been incorporated into 
the EIR (refer to page V-84).   

 
7.3 According the CEQA Guidelines (2005) Section 15130 (b)(1), cumulative impacts are 

adequately discussed based on either: 
 

(A) A list of past, present, and probable future projects producing related or cumulative 
impacts, if necessary, those projects outside the control of the agency, or 
 
(B) 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….” 
 
Cumulative impacts were assessed in the Transportation and Circulation section of the 
EIR based on projects and build-out conditions included in the South County Circulation 
Study traffic model.  This study was utilized in both the City of Arroyo Grande General 
Plan Update EIR (2001) and the El Campo Road/Highway 101 Project Study Report 
(Dokken Engineering, September 2003).  The cumulative development scenario 
addressed in the Traffic Analysis Report (Higgins Associates; April 29, 2002) was 
reviewed and approved by the County Public Works Department.  No changes to the EIR 
are necessary. 

 
7.4 As discussed in the EIR, the City of Arroyo Grande has not yet decided on a preferred 

alternative design for the El Campo Road/Highway 101 Interchange, or initiated the next 
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phase of project development.  The intent of the El Campo Road/Highway 101 
Interchange project is to improve the LOS and safety at this intersection; however, a 
conclusion regarding the future LOS at this time is speculative and will be determined by 
the City in the appropriate environmental document for that project.  The EIR analysis is 
based on a reasonable worst-case scenario including the cumulative development 
scenario (refer to response to comment 7.3 above).  The Revised Draft EIR identified a 
Class I (long-term, significant, adverse, unavoidable) impact at the El Campo 
Road/Highway 101 intersection based on both a future assumption of LOS F and unsafe 
conditions; however, the applicant redesigned the project to re-route a significant 
percentage of project-related traffic to Castillo Del Mar Drive, as reflected in the Final 
EIR.   

 
7.5 Refer to Section I.D.1 of the EIR, and comment letter number 5 submitted by the 

applicant’s agent.  This section of the EIR summarizes the interactions among the 
applicant, City of Arroyo Grande, County of San Luis Obispo, Lucia Mar School District, 
and a private property owner.  As discussed in Chapter I (Introduction) and Chapter III 
(Project Description), the applicant and the City, School District, and property owner 
reached an agreement to allow implementation of the access plan proposed as “Revised 
Access Alternative A” in the EIR. 

 
7.6 Refer to Table V.C.-2, and Section V.C.1.b.2, which document the observation of a 

burrowing owl onsite.  The EIR references both the 1996 staff observance, and the 1997 
protocol survey (refer to page V-34).  No changes to the EIR are necessary. 

 
7.7 The EIR assumes a worst-case scenario that burrowing owls may burrow onsite, and 

identifies a potentially significant impact (refer to BR/Impact 3, page V-49).  Mitigation 
measure BR/mm-15 was amended to clarify required mitigation measures if burrowing 
owls are present prior to construction activities. 

 
7.8 As stated in the EIR (page V-38), the California Special Concern (CSC) designation 

applies to the burrowing lifestage of the burrowing owl.  The EIR has been amended to 
clarify that the potential loss of foraging habitat is not considered a significant impact due 
to the presence of alternative foraging sites in the region (page V-49).   

 
7.9 As noted in response to comment 7.8 above, the loss of potential burrowing owl foraging 

habitat alone is not considered a significant impact.  The Burrowing Owl Survey report 
identifies the loss of burrowing sites and foraging habitat associated with burrowing sites 
to be significant, and recommends mitigation measures, which include a requirement for 
permanent protection of burrowing sites, or creation of suitable burrowing sites at a 1:1 
ratio (McCormick; June 1997).  The EIR (BR/mm-15) refers to the mitigation measures 
referenced in the Burrowing Owl Survey (McCormick; June 1997).  These specific 
measures have been added to the EIR for clarification (refer to pages V-49 and V-50). 

 
7.10 As documented in the EIR, no burrowing owl burrow sites were observed onsite (page V-

34).  BR/Impact 3 identifies a potentially significant impact if burrowing owls are present 
onsite, and are disturbed or harmed during grading and construction activities (page V-
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49).  As stated in the EIR (pages V-49 and V-50, including language added for 
clarification), consultation with the California Department of Fish and Game, and 
compliance with Fish and Game Code Regulations is required prior to disturbance of a 
discovered burrow to avoid significant, adverse impacts to burrowing owls.  
Implementation of BR/mm-15 would ensure that the site is surveyed prior to site 
disturbance, nesting burrowing owls and their burrows are protected during the critical 
stages of their life cycle, and the applicant shall comply with all required codes and 
regulations pertaining to the species to ensure adequate mitigation of all impacts that may 
occur.  No evidence of burrowing owl burrows was observed on the project site; 
however, the EIR assumes a reasonable worst-case scenario that this species may utilize 
the project site for burrows in the future.  Mitigation measures proposed by the EIR 
consultant are designed to address the discovery of a burrow site, and mitigate potential 
impacts to burrowing owl and burrows to a less than significant level.  Based on the 
characteristics of the project site, consideration of an alternative project design would not 
further reduce potential impacts to burrowing owls.   

 
7.11 Refer to Section V.C.5.b of the EIR, which discusses the loss of foraging habitat for bird 

species (page V-49), and Section V.C.5.b.(2) (page V-51) and Section V.C.5.b.(3) (page 
V-52 which discuss potential impacts to nesting birds in both trees and grassland.  It is 
the opinion of the EIR consultant that loss of foraging habitat on this project site is not 
significant based on the location of the project site and quality of the foraging habitat.  
No changes to the EIR are necessary. 

 
7.12 As referenced in the EIR, the EIR biologist conducted field surveys for Monterey dusk-

footed woodrat and American badger, and no evidence of these species was observed 
(refer to page V-35.  Based on the habitat characteristics of the project site, these species 
have a potential to occupy the project site, as discussed in the EIR.  No changes to the 
EIR are necessary. 

 
7.13 Sections V.C.5.b.(4) and V.C.5.b.(5) discuss potential impacts to Monterey dusk-footed 

woodrat and American badger, if observed onsite (refer to pages V-53 and V-54).  Based 
on further consultation with the California Department of Fish and Game (Bob Stafford, 
September 20, 2007), mitigation language has been amended to clarify that nesting 
woodrats and badgers would be avoided (refer to BR/mm-18 and BR/mm-19).   

 
7.14 The EIR has been amended to clarify that implementation of the proposed open space 

easement would preserve the oak woodland habitat area, which is the preferable habitat 
for Monterey dusky-footed woodrat (refer to page V-53).  Based on implementation of 
this measure, permanent loss of preferable habitat for this species would not occur.  BR 
Impacts 7 and 8 identify potential impacts to badger (including loss of potential foraging 
and denning habitat), and the cumulative loss of grassland habitat in the region.  A 
portion of grassland habitat would be retained within the open space easement, 
preserving badger habitat along the fringe of oak woodlands.  As noted on page V-54, 
existing surrounding urban development, including residential neighborhoods, a mobile 
home park, and highway decrease the overall value of this parcel as a wildlife movement 
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corridor.  In addition, evidence of woodrat and badger were not observed onsite during 
biological surveys. 

 
7.15 As discussed in the EIR, cumulative impacts resulting from the loss and modification of 

habitat for special-status wildlife species would be mitigated by implementing pre-
construction surveys, establishing an open space easement, and complying with CDFG 
requirements (refer to page V-55).  Implementation of these measures would mitigate the 
proposed project’s contribution to the cumulative effect on wildlife and its habitat.  No 
changes to the EIR are necessary. 

 
7.16 As discussed in the EIR, implementation of the proposed project would potentially 

impact habitat for special status species.  As discussed in Section V.B.5.b. of the EIR 
(pages V-48 and V-49), the project site is a pocket of currently undeveloped grassland, 
and is surrounded by urban development (including residences, a mobile home park, and 
four-lane highway), and is currently affected by adjacent neighbors and domestic 
animals.  It is the opinion of the EIR consultant that based on the existing biological 
setting, the biological value of the oak woodland habitat area would not be significantly 
affected by the proposed project.  No changes to the EIR are necessary. 

 
7.17 As discussed in response to comment 7.16 above, the existing biological setting includes 

urbanized areas immediately adjacent to the project site.  Based on the location of the 
project site, and proposal to preserve the oak woodland area, it is the opinion of the EIR 
consultant that the wildlife corridor present within the oak woodland habitat area would 
not be significantly affected by the proposed project.  No changes to the EIR are 
necessary. 

 
7.18 The EIR has been revised to clarify that the easement would protect both oak woodland 

and a portion of grassland habitat located along the northwestern portion of the property 
and would minimize the project’s contribution to the cumulative loss of grassland and 
oak woodland habitat in the region (refer to page V-55 and Figure V.C.-1). 

 
7.19 The boundary of the ephemeral drainage is delineated in Figure V.C.-1 in the EIR (page 

V-21).  The EIR analysis assumes a worst-case scenario, stated as the disturbance of this 
entire drainage area (page V-40).  No changes to the EIR are necessary. 

 
7.20 Section V.C.5.a has been amended to clarify that disturbance of all or a portion of the 

ephemeral drainage, resulting in direct impacts to areas potentially qualifying as “Waters 
of the U.S.” including areas that may qualify as jurisdictional wetland as defined by both 
the U.S. Army Corps of Engineers (Corps) and California Department of Fish and Game 
(refer to page V-40).  Wetland delineations conducted using Corps guidelines would 
adequately quantify potential impacts to wetlands, and would assist in the determination 
of required resource agency permits.  In addition, mitigation measure BR/mm-3 requires 
submittal of a wetlands mitigation plan, including a minimum 1:1 replacement and 
restoration ratio for disturbed wetlands, which would be consistent with the “no net loss” 
policy (refer to pages V-41 and V-42).   
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7.21 Refer to response to comment 7.20 above.  Mitigation would be required for identified 
wetlands, as defined by both the Corps and CDFG (refer to page V-40). 

 
7.22 Refer to response to comments 7.20 and 7.21 above.  In addition, the project site is not 

located within the Coastal Zone; therefore, the Coastal Commission definition does not 
apply. 
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8.2 

8.1 
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8.2 (cont’d) 
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8.2 (cont’d) 
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8.2 (cont’d) 



Busick Tract Map Final EIR  Response to Comments 

Morro Group, Inc.  X-37 

 
 

8.2 (cont’d) 

8.7 

8.6 

8.5 

8.4 

8.3 
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8.10 

8.9 

8.8 

8.7 (cont’d) 
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8. Falcon Ridge Homeowners Association 

8.1 The legal easement agreement, including the conditions outlined in the above-referenced 
letter, and any subsequent revisions, constitute a separate and private agreement between 
the applicant and the Falcon Ridge Homeowner’s association.  These conditions will not 
be included as Conditions of Approval for the proposed project as a result of the above-
referenced letter, nor will the impacts of their implementation be evaluated in this EIR.  It 
should be noted that if any of the conditions conflict with proposed mitigation measures, 
and the proposed mitigation measures are adopted as conditionals of approval, the COAs 
adopted by the Board of Supervisors would take precedence.  No changes to the EIR are 
necessary. 

 
8.2 Refer to response to comment 8.1 above. 
 
8.3 The applicant has redesigned the project, which would include primary access through 

Castillo Del Mar Drive and secondary access through Coast View Drive.  The revised 
project is analyzed throughout the Final EIR. 

 
8.4 Comment noted.  No changes to the EIR are necessary. 
 
8.5 Refer to response to comment 8.1 above.  No changes to the EIR are necessary. 
 
8.6 Comment noted.  The correction would not affect the analysis, and no changes to the EIR 

are necessary. 
 
8.7 Refer to Section V.E.5.a., page V-83.  Richard Marshall, County Department of Public 

Works, was consulted on December 15, 2003 regarding the potential trips generated by 
secondary residences.  Mr. Marshall concluded that the additional trips would not reduce 
the LOS at any intersection or increase intersection delays above thresholds requiring 
mitigation.  No changes to the EIR are necessary. 

 
8.8 The County of San Luis Obispo CEQA Guidelines and the California Environmental 

Quality Act do not require lead agencies to consider views from private property.  Refer 
to response to comment 8.1 above, which states with respect to conditions precedent in 
the legal easement agreement, these conditions constitute a separate and private 
agreement between the applicant and the Falcon Ridge Homeowner’s association.  No 
changes to the EIR are necessary. 

 
8.9 Refer to response to comment 8.7 above.  No changes to the EIR are necessary. 
 
8.10 As stated in the EIR, the applicant will obtain water service from Rural Water Company 

(refer to Section III.D.1d, page III-18).  The will-serve letter issued by Rural Water 
Company includes a provision requiring the applicant to “pay for all costs for the design, 
surveying, materials and construction of the water system and any ‘special facilities’ 
required to serve subject development” (Charles M. Baker, President Rural Water 
Company, Inc.; March 30, 3004).  Rural Water Company, Inc. and the applicant are 



Busick Tract Map Final EIR  Response to Comments 

Morro Group, Inc.  X-40 

required to ensure compliance with the California Department of Forestry/County Fire 
(Cal Fire) water pressure requirements, consistent with the Uniform Fire Code.  No 
changes to the EIR are necessary. 
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9.1 
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9. Andre, Morris & Buttery 

9.1 Comment noted.  Refer to response to comment letter number 8. 
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10.4 

10.3 

10.2 

10.1 
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10.8 

10.7 

10.6 

10.5 

10.4 
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10. Bob and Kelly Kimball 

10.1 As shown by Figure V.B.-2, Lots 16 is located within Drainage Area 3B, and drainage 
currently flows offsite to the south at “Point A.”  Stormwater currently flowing from 
Area 3A to discharge “Point A” would be intercepted by Castillo Del Mar Drive, and 
diverted into the stormwater basin in Lot 13.  Based on calculations appended to the 
Preliminary Drainage Report (Garing, Taylor & Associates; January 16, 2003), located 
within Appendix B of the EIR, the current 100-year stormwater runoff calculation at 
“Point A” is 9.36 cubic feet per second (cfs).  Upon construction of tract improvements 
and development of Lot 16, the 100-year stormwater runoff calculation at “Point B” 
would be 7.82 cfs, which is less than the current discharge rate.  No changes to the EIR 
are necessary.   

 
10.2 As discussed in the EIR, the basin is designed to drain in 24 hours (Section V.B5.a, pages 

V-15 and V-16).  To ensure that the basin function is maintained, a mitigation has been 
added to require annual monitoring by the Homeowners Association or its designee (refer 
to DE/mm-1, page V-16). 

 
10.3 The basin is designed to drain in 24 hours, and would not provide a sufficient timeframe 

for mosquitoes to breed in standing water.  Refer to response to comment 10.2 above. 
 
10.4 Refer to comments 10.2 and 10.3 above.   
 
10.5 The EIR notes that the applicant is proposing to grade approximately 70,000 square feet 

and 25,000 cubic yards of material associated with tract improvements, which would 
result in a potentially significant impact if graded during the rainy season (refer to page 
V-17).  The EIR also assumes a worst-case scenario of up to two acres of grading per lot 
for future residential development, which would result in a potentially significant impact 
if graded during the rainy season (refer to page V-17).  The impact statement has been 
revised to clarify that the impact applies to both tract improvements and individual lot 
development (refer to DE/Impact 2, page V-17).  In addition, future development would 
be reviewed by the County Planning Department, and would be required to comply with 
Sections 22.52.080 (Drainage) and 22.52.090 (Erosion and Sedimentation) of the County 
Land Use Ordinance.  In addition, mitigation measure DE/mm-2 requires the submittal of 
an erosion and sedimentation control plan prior to issuance of permits for both tract 
improvements and individual lot development, and DE/mm-3 requires submittal and 
implementation of a Stormwater Pollution Prevention Plan (refer to page V-17).  

 
10.6 Lot lines are shown in Figures III-5 (Tentative Tract Map) and III-6 (Proposed 

Preliminary Grading Plan).  The EIR assumes a worst case scenario, which assumes that 
up to two acres of grading per lot may occur during build-out of the proposed 
subdivision.  The County Land Use Ordinance requires preparation of a drainage plan 
and erosion and sedimentation control plan prior to issuance of grading permits (Sections 
22.52.080 and 22.52.090), and the State Water Resources Control Board requires 
preparation and implementation of a Stormwater Pollution Prevention Plan (SWPPP) if 
over one acre of disturbance is proposed.  In addition to these standard regulations, the 
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EIR includes a mitigation measure (DE/mm-2) that requires preparation and 
implementation of these plans (refer to page V-17).  This mitigation measure would be 
incorporated as a Tract Condition of Approval, and each lot owner would be required to 
comply with all applicable Tract Conditions prior to issuance of a grading permit.  Future 
applications would be reviewed for consistency with the EIR, and implementation of 
standard regulations and compliance with Tract Conditions would ensure that significant 
drainage, erosion, and sedimentation impacts do not occur upon tract build-out.  No 
changes to the EIR are necessary. 

 
10.7 As discussed in the previous response to comments (Busick Draft EIR March 2005 

Appendix F), based on the loss of ground squirrel habitat as a result of the proposed 
project, and County-wide monitoring of disease hosts and vectors, and the continued 
implementation of the County vector control program, implementation of the proposed 
project would not likely result in significant impacts resulting from ground squirrels, and 
no revisions to the EIR are necessary.   

 
10.8 As noted in the EIR, no significant, adverse, unavoidable impacts related to public health, 

drainage, or erosion are identified.  The above responses detail how the EIR addresses 
impacts to public health, drainage, erosion, and sedimentation. 
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11.6 

11.5 

11.4 

11.3 

11.2 

11.1 
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11.10 

11.9 

11.8 

11.7 

11.6 
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11. Martin and Jane Line 

11.1 The applicant responded the County Board of Supervisors (BOS) concerns by:  proposing 
primary access via Castillo Del Mar Drive and secondary access via Coast View Drive; 
obtaining a will-serve letter from the South San Luis Obispo County Sanitation District; 
and, preparing a drainage study, which was peer reviewed by the EIR consultant.  The 
City of Arroyo Grande is not proposing to annex the project site into the City. 

 
11.2 Comment noted. 
 
11.3 Comment noted. 
 
11.4 Comment noted. 
 
11.5 Comment noted. 
 
11.6 The legal easement agreement, including referenced conditions, is the responsibility of 

the applicant and the Falcon Ridge Homeowner’s association.  Please note that the 
applicant redesigned the project to re-route a significant percentage of traffic onto 
Castillo Del Mar, within the City of Arroyo Grande (refer to Chapter 1, Introduction and 
Chapter III, Project Description). 

 
11.7 Refer to response to comment 8.7. 
 
11.8 Comment noted.  Please note that the applicant redesigned the project to re-route a 

significant percentage of traffic onto Castillo Del Mar, within the City of Arroyo Grande 
(refer to Chapter 1, Introduction and Chapter III, Project Description). 

 
11.9 Refer to response to comment 11.8 above. 
 
11.10 Refer to response to comments 11.1 and 11.8 above. 
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12.1 

12.2 
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12. Olaf and Anne Shipstead 

12.1 Refer to response to comment 8.10.  No changes to the EIR are necessary. 
 
12.2 Refer to response to comment 8.10.  As discussed in the project description in the EIR, 

the applicant is proposing to construct a 210,000-gallon water storage tank (refer to page 
III-18).  In addition, the applicant is required to provide any additional fire flows required 
by the California Department of Forestry/County Fire (Cal Fire) as a condition of water 
service (Charles M. Baker, President Rural Water Company, Inc.; March 30, 2004).  No 
changes to the EIR are necessary.   
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13.4 

13.3 

13.2 

13.1 
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13.7 

13.6 

13.5 
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13. James R. Talbot, Mary L. Talbot 

13.1 Comment noted.  No changes to the EIR are necessary. 
 
13.2 Refer to response to comment 11.6. 
 
13.3 Refer to response to comment 11.6.   
 
13.4 Refer to response to comments 8.3 and 11.6.   
 
13.5 This is not considered as an alternative in the EIR.  No changes to the EIR are necessary. 
 
13.6 Refer to response to comment 10.2. 
 
13.7 The applicant has redesigned the project to re-route a significant percentage of project-

related traffic onto Castillo Del Mar Drive (refer to Chapter III, Project Description).  The 
Final EIR includes the revised project elements and associated analysis. 
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APPENDIX A 
 

• Notice of Preparation (NOP)/Initial Study 
• Revised Scope of Work 
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Table 1 
Special-Status Plant Species Documented or Potentially Occurring 

Within a Five-Mile Radius 
 

Common Name Scientific Name 

Status 
Federal/State/CNPS 

Status & Threat 
Code 

General Habitat 
Description 

Habitat 
Present/ 
Absent 

Rationale 

Hoover’s bent grass Agrostis hooveri -- / -- / 1B.2 Chaparral, cismontane 
woodland, and valley 
and foothill grassland 
habitats on usually 
sandy soil. 

P • Known to occur approximately 
one mile northwest of the project 
site. 

• Botanical surveys did not identify 
species within project site. 

Sand Mesa manzanita Arctostaphylos rudis --/--/1B.2 Chaparral and coastal 
scrub, sandy 
substrates. 

A • Known to occur approximately 
2.6 miles south of the project site. 

• No chaparral or coastal scrub 
exists in the project vicinity.   

• Botanical surveys did not identify 
species within project site. 

Wells’s manzanita Arctostaphylos wellsii --/--/1B.1 Closed cone 
coniferous forests and 
chaparral, primarily 
on sandstone. 

A • Known to occur approximately 1 
mile northeast of the project site. 

• Closed cone coniferous forests 
and chaparral does not exist 
within the project site.   

• Botanical surveys did not identify 
species within project site. 

Marsh sandwort Arenaria paludicola FE/SE/1B.1 Freshwater marshes 
with saturated acidic 
bog soils. 

A • Only known populations are at 
Black Lake and Oso Flaco Lake, 
approximately 3.5 miles 
southwest of the project site.   

• Botanical surveys did not identify 
species within project site. 

• No suitable habitat exists within 
the project site. 

San Luis mariposa lily Calochortus 
obispoensis 

--/--/1B.2 Chaparral, coastal 
scrub and grassland 
communities on 
serpentine soils. 

A • Known to occur approximately 3 
miles northwest of the project 
site. 

• Botanical surveys did not identify 
species within project site. 

• No suitable habitat exists within 
the project site. 



Table 1 
Special-Status Plant Species Documented or Potentially Occurring 

Within a Five-Mile Radius 
 

Common Name Scientific Name 

Status 
Federal/State/CNPS 

Status & Threat 
Code 

General Habitat 
Description 

Habitat 
Present/ 
Absent 

Rationale 

Obispo Indian 
paintbrush 

Castilleja densiflora 
ssp. obispoensis 

-- / -- / 1B.2 Valley and foothill 
grassland habitat. 

P • Known to occur approximately 
two miles northwest of the 
project site. 

• Botanical survey did not identify 
species within project site. 

straight-awned 
spineflower 

Chorizanthe rectispina -- / -- / 1B.3 Chaparral, cismontane 
woodland, and coastal 
scrub habitats; often 
on granite in 
chaparral. 

A • Known to occur approximately 
three miles north of the project 
site. 

• Botanical survey did not identify 
species within project site. 

La Graciosa thistle Circium loncholepis FE/ST/1B.1 Coastal wetlands with 
dunes. 

A • Known to occur approximately 3 
miles west of the project site.   

• Botanical survey did not identify 
species within project site.   

• No suitable habitat exists within 
the project site. 

Surf thistle 
 

Cirsium rhothophilum --/ST/1B.2 Coastal bluff scrub 
and coastal dune 
habitats. 

A • Known to occur approximately 
3.5 miles northwest of the project 
site.   

• Botanical survey did not identify 
species within project site.   

• No suitable habitat exists within 
the project site. 

California sawgrass Cladium californicum --/--/2.2 Freshwater wetlands, 
alkali sink. 

A • Known to occur approximately 4 
miles southwest of the project 
site. 

• Botanical survey did not identify 
species within project site. 



Table 1 
Special-Status Plant Species Documented or Potentially Occurring 

Within a Five-Mile Radius 
 

Common Name Scientific Name 

Status 
Federal/State/CNPS 

Status & Threat 
Code 

General Habitat 
Description 

Habitat 
Present/ 
Absent 

Rationale 

Pismo clarkia Clarkia speciosa ssp. 
immaculata 

FE/SR/1B.1 Cismontane 
woodland, valley 
foothill grasslands, 
and in openings along 
the margins of 
chaparral habitats. 

P • Known to occur approximately 
1.3 miles northwest of the project 
site.   

• Botanical survey did not identify 
species within project site.   

Leafy tarplant Deinandra increscens 
ssp. foliosa 

-- / -- / 1B.2 Valley and foothill 
grasslands. 

P • Known to occur approximately 
4.75 miles southeast of the 
project site. 

• Botanical survey did not identify 
species within project site. 

Dune larkspur Delphinium parryi ssp. 
blochmaniae 

--/--/1B.2 Maritime chaparral 
and coastal dune 
habitats. 

A • Known to occur approximately 
1.5 miles southeast of the project 
site.   

• Botanical survey did not identify 
species within project site.   

• No suitable habitat exists within 
the project site. 

Beach spectaclepod Dithyrea maritima --/--/1B.2 Coastal dune and 
coastal scrub habitats 
with sandy substrate. 

A • Known to occur approximately 
3.5 miles northwest of the project 
site, along Pismo Beach.   

• Botanical survey did not identify 
species within project site.   

• Suitable habitat does not exist in 
the vicinity of the site. 

Blochman’s leafy daisy Erigeron blochmaniae --/--/1B.2 Coastal dune habitats 
with sandy substrate. 

A • Known to occur approximately 5 
miles southwest of the project 
site in association with dune 
scrub.   

• Botanical survey did not identify 
species within project site.   

• Suitable habitat does not exist in 
the vicinity of the site. 



Table 1 
Special-Status Plant Species Documented or Potentially Occurring 

Within a Five-Mile Radius 
 

Common Name Scientific Name 

Status 
Federal/State/CNPS 

Status & Threat 
Code 

General Habitat 
Description 

Habitat 
Present/ 
Absent 

Rationale 

mesa horkelia Horkelia cuneata ssp. 
Puberula 

-- / -- / 1B.1 Chaparral, cismontane 
woodland, and coastal 
scrub habitats on 
sandy or gravelly soil. 

A • Known to occur approximately 5 
miles northwest of the project 
site. 

• No chaparral or coastal scrub 
habitat onsite. 

• Botanical survey did not identify 
species within project site. 

Kellogg’s horkelia Horkelia cuneata ssp. 
sericea 

--/--/1B.1 Closed cone 
coniferous forest and 
coastal scrub habitats. 

A • Known to occur approximately 
3.75 miles south of the project 
site.  

• Botanical survey did not identify 
species within project site.   

• Suitable habitat does not exist in 
the vicinity of the site. 

San Luis Obispo 
County lupine 

Lupinus ludovicianus -- / -- / 1B.2 Chaparral and 
cismontane woodland 
habitats; sandstone or 
sandy soils. 

P • Known to occur 3.5 miles north 
of the project site. 

• Botanical survey did not identify 
species within project site. 

Nipomo Mesa lupine Lupinus nipomensis FE/SE/1B.1 Coastal dune habitat 
with pockets of bare 
sand. 

A • Known to occur approximately 
4.25 miles southwest of the 
project site on the Nipomo Mesa.  

• Botanical survey did not identify 
species within project site.   

• Suitable habitat does not exist in 
the vicinity of the site. 

Crisp monardella Monardella crispa --/--/1B.2 Coastal dune and 
coastal scrub habitats. 

A • Known to occur approximately 
2.75 miles southwest of the 
project site.   

• Botanical survey did not identify 
species within project site.   

• Suitable habitat does not exist in 
the vicinity of the site. 



Table 1 
Special-Status Plant Species Documented or Potentially Occurring 

Within a Five-Mile Radius 
 

Common Name Scientific Name 

Status 
Federal/State/CNPS 

Status & Threat 
Code 

General Habitat 
Description 

Habitat 
Present/ 
Absent 

Rationale 

San Luis Obispo 
monardella 

Monardella frutescens --/--/1B.2 Coastal dune habitats. A • Known to occur approximately 
2.5 miles southwest of the project 
site.   

• Botanical survey did not identify 
species within project site.   

• Suitable habitat does not exist in 
the vicinity of the site. 

Gambel’s watercress Rorippa gambellii FE/ST/1B.l Freshwater and 
brackish marshes, 
swamps and the 
borders of lakes. 

A • Known to occur approximately 
3.5 miles southwest of the project 
site.  

• Botanical survey did not identify 
species within project site.   

• Suitable habitat does not exist in 
the vicinity of the site. 

Black-flowered figwort Scrophularia atrata --/--/1B.2 Associated with 
closed cone conifer 
forest, chaparral, 
coastal dune, coastal 
scrub, and riparian 
scrub habitats. 

A • Known to occur approximately 
3.75 miles northwest of the 
project site. 

• Species not observed during 
botanical surveys.   

• Suitable habitat exists in 
association with riparian scrub 
within the project site. 

San Bernardino aster Symphyotrichum 
defoliatum 

-- / -- / 1B.2 Cismontane 
woodland, coastal 
scrub coniferous 
forest, meadows and 
seeps, marshes and 
swamps, grasslands / 
near ditches, streams, 
springs. 
 

P • Known to occur two miles 
southwest of the project site. 

• Botanical survey did not identify 
this species within the project 
site. 



Table 1 
Special-Status Plant Species Documented or Potentially Occurring 

Within a Five-Mile Radius 
 

Common Name Scientific Name 

Status 
Federal/State/CNPS 

Status & Threat 
Code 

General Habitat 
Description 

Habitat 
Present/ 
Absent 

Rationale 

Status Codes:Federal: 
FC = Federal Candidate species. 
FT = Federally-listed Threatened. 
FE = Federally-listed Endangered. 
 
State of California: 
SE = State-listed Endangered. 
ST = State-listed Threatened. 
SR = State-listed Rare. 
 
Habitat: Presence/Absence 
Absent [A] means no further work needed.  Present [P] means general habitat is 
present and species may be present.  Critical Habitat [CH] means that the project 
footprint is located within a designated critical habitat unit, but does not 
necessarily mean that appropriate habitat is present. 

 
California Native Plant Society (CNPS): 
List 1B = rare, threatened, or endangered 
in California and elsewhere. 
List 2 = rare, threatened, or endangered in California, but more common elsewhere. 
 
Threat Code: 
.1 = Seriously endangered in California (over 80% of occurrences threatened / high degree and 
immediacy of threat) 
.2 = Fairly endangered in California (20-80% occurrences threatened) 
.3 = Not very endangered in California (<20% of occurrences threatened or no current threats 
known) 
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 Table 2  

Special-Status Wildlife Species Documented or Potentially Occurring 
 Within a Five-Mile Radius  

 

Common Name Scientific Name 
Status 

Federal/State 
/CDFG 

General Habitat 
Description 

Habitat 
Present 
/Absent 

Rationale 

Invertebrates 
Oso Flaco robber fly Ablautus schlingeri -- / -- / SA Occurs in sand dunes and 

other sandy areas in the 
vicinity of Oso Flaco Lake 
near the Oceano Dunes, 
California. 

A • Known to occur 3.5 miles 
west of the project site. 

• Suitable habitat does not exist 
in the vicinity of the project 
site. 

Oso Flaco flightless 
moth 

Areniscythris 
brachypteris 

-- / -- / SA Open, coastal sand dune 
slopes in San Luis Obispo 
County; larvae live in tubes 
attached to buried, green 
parts of plants at the margin 
of the active, moving sand 
dunes. 

A • Known to occur 3 miles 
southwest of the project site. 

• Suitable habitat does not exist 
in the vicinity of the project 
site. 

Sandy beach tiger 
beetle 

Cicindela hirticollis 
gravida 

-- / -- / SA Sand dune A • Known to occur 4.5 miles 
northwest of the project site. 

• Suitable habitat does not exist 
in the vicinity of the project 
site. 

Monarch Butterfly Danaus plexippus 
(wintering sites) 

--/--/ SA Coastal eucalyptus and 
Monterey pine stands. 

A • Several roosting sites occur 
within the Arroyo Grande 
region, approximately 1.4 
miles west of the project site. 

• Preferred over-wintering 
habitat is not present within 
the vicinity of the project site. 

White sand scarab 
beetle 

Lichnanthe albipilosa --/--/ SA Coastal sand dunes in the 
vicinity of dune lakes. 

A • Known to occur 3.5 miles 
northwest of the project site 
in the Pismo Dunes.   

• Suitable habitat does not exist 
in the vicinity of the project 
site. 



 Table 2  
Special-Status Wildlife Species Documented or Potentially Occurring 

 Within a Five-Mile Radius  
 

Common Name Scientific Name 
Status 

Federal/State 
/CDFG 

General Habitat 
Description 

Habitat 
Present 
/Absent 

Rationale 

California 
brackishwater snail 

Tryonia imitator --/--/ SA Coastal lagoons, estuaries, 
and salt marshes from 
Sonoma County, south to 
San Diego County. 

A • Known to occur at the mouth 
of Arroyo Grande Creek, 
approximately 3.5 miles west 
of the project site.   

• Suitable habitat does not exist 
in the vicinity of the project 
site 

Fish 
Tidewater goby Eucyclogobius 

newberryi 
FE/ -- / CSC Brackish shallow lagoons 

and lower stream reaches 
where water is fairly still, but 
not stagnant. 

A • Closest known occurrence is 
4 miles northwest of the 
project site, at the mouth of 
Pismo Creek.   

• Suitable habitat does not exist 
in the vicinity of the project 
site 

Steelhead Oncorhynchus mykiss 
irideus 

FT/ -- / CSC Optimally, clear, cool water 
with abundant instream 
cover, well-vegetated stream 
margins, relatively stable 
water flow, and a 1:1 pool-
to-riffle ratio. 

A • Known to occur 
approximately 1 mile to the 
west within Arroyo Grande 
Creek.  

• Wildlife survey did not 
identify species within project 
site. 

• No suitable habitat exists 
within the project site. 

 
Amphibians 
California tiger 
salamander 

Ambystoma 
californiense 

FT/ -- / CSC Vernal pools, long-lasting 
rain pools, foothill grasslands 

A • Known to occur in Santa 
Barbara County, potentially 
occurring in San Luis Obispo 
County. 

• No suitable habitat exists 
within the project site. 



 Table 2  
Special-Status Wildlife Species Documented or Potentially Occurring 

 Within a Five-Mile Radius  
 

Common Name Scientific Name 
Status 

Federal/State 
/CDFG 

General Habitat 
Description 

Habitat 
Present 
/Absent 

Rationale 

California red-legged 
frog 

Rana aurora draytonii FT/ -- / CSC Aquatic habitats with little or 
no flow, the presence of 
surface water to at least early 
June, surface water depths to 
at least 2.3 feet, and the 
presence of fairly sturdy 
underwater supports such as 
cattails.   

A • Known to occur 
approximately 1 mile north 
and southeast of the project 
site. 

• The lack of surface water and 
riparian vegetation in the 
ephemeral drainage onsite 
during the rainy season 
indicates that suitable habitat 
is not present onsite. 

Western spadefoot toad Scaphiopus hammondii -- / -- / CSC Annual grassland habitats, 
open sandy floodplains, and 
alluvial terraces. 

A • Closest documented 
occurrence is from the Santa 
Maria Valley, approximately 
9 miles south of the project 
site.   

• The lack of surface in the 
ephemeral drainage onsite 
during the rainy season 
indicates that suitable habitat 
is not present onsite. 

Reptiles 
Southwestern pond 
turtle 

Clemmys marmorata 
pallida 

-- / -- / CSC Quiet waters of ponds, lakes, 
streams, and marshes.  
Typically in the deepest parts 
with an abundance of 
basking sites. 

A • Suitable habitat exists within 
portions of Arroyo Grande 
Creek and Los Berros Creek 
located 1 mile west and 
southwest of the project site. 

• Lack of ponds and preferred 
basking indicates that suitable 
habitat is not present onsite. 

Coast (California) 
horned lizard 

Phrynosoma 
coronatum (frontale) 

-- / -- / CSC Frequents a wide variety of 
habitats.  Most commonly 
occurring in lowlands along 
sandy washes with scattered 
low bushes. 

A • Known to occur 3.5 miles 
northeast of the project site. 

• Suitable habitat does not exist 
in the vicinity of the project 
site. 



 Table 2  
Special-Status Wildlife Species Documented or Potentially Occurring 

 Within a Five-Mile Radius  
 

Common Name Scientific Name 
Status 

Federal/State 
/CDFG 

General Habitat 
Description 

Habitat 
Present 
/Absent 

Rationale 

Birds 
Cooper’s Hawk 
(nesting) 

Accipiter cooperi  MBTA / -- / CSC Nests in dense stands of 
coast live oak, riparian 
forest, or other woodland 
habitat near water. 

P • Suitable breeding and nesting 
habitat occurs within the oak 
woodland along the 
northeastern property 
boundary and in riparian 
forest habitat located just 
outside of the northeastern 
property boundary.  

Burrowing owl 
(burrowing sites) 

Athene cunicularia MBTA / -- / CSC Extensive grassland habitats 
and agricultural areas. 

P • Suitable grassland burrowing 
habitat is present onsite. 

• An individual species was 
observed onsite during a 
preliminary field visit. 

Northern harrier 
(nesting) 

Circus cyaneus MBTA / -- / CSC Nests on the ground near 
freshwater and salt marshes. 

P • Nesting habitat is not present 
onsite. 

• An individual species was 
observed foraging onsite 
during a wildlife survey. 

Western yellow-billed 
cuckoo 

Coccyzus americanus 
occidentalis 

FC, MBTA / -- / 
CSC 

Forests to open riparian 
woodlands with thick 
understory. 

A • Suitable habitat does not exist 
in the vicinity of the project 
site. 

Western snowy plover Charadrius 
alexandrinus nivosus 
(nesting) 

FT, MBTA / -- / 
CSC 

Sandy marine and estuarine 
shores 

A • Closest documented 
occurrence is 3.5 miles west 
of the project site, at Pismo 
Dunes.   

• Suitable habitat does not exist 
in the vicinity of the project 
site. 
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Special-Status Wildlife Species Documented or Potentially Occurring 

 Within a Five-Mile Radius  
 

Common Name Scientific Name 
Status 

Federal/State 
/CDFG 

General Habitat 
Description 

Habitat 
Present 
/Absent 

Rationale 

White-tailed kite 
(nesting) 

Elanus leucurus MTBA / FP / -- Nests in treetops within 
dense foliage located in 
coastal and valley lowlands, 
usually associated with 
agricultural lands and open 
fields. 

P • Suitable nesting habitat is 
present within larger oak trees 
along the northeastern 
property boundary. 

• Individuals of the species 
were observed foraging onsite 
during wildlife surveys. 

Mammals 
Monterey dusky-footed 
woodrat 

Neotoma fuscipes 
luciana 

--/ -- / CSC Moderate vegetative canopy, 
such as oak woodland, with 
brushy understory. 

P • Suitable habitat present 
within oak woodland located 
along the northeastern 
property boundary. 

American badger Taxidea taxus --/--/ CSC Open grasslands and scrub 
habitats. 

P • Known occurrence 2 miles 
north west of the project site. 

• Suitable habitat present onsite 
in the grassland and oak 
woodland habitat areas. 

Status Codes: 
Federal: 
FE = Federal-listed Endangered 
FT = Federal-listed Threatened 
FC = Federal Candidate species  
MBTA = Protected by Federal Migratory Bird Treaty Act 
 
State of California: 
SE = State-listed Endangered 
ST = State-listed Threatened 
FP = Fully Protected 
 

 
California Department of Fish and Game: 
CSC = California Special Concern Species. 
SA = Special Animal 
 
Habitat: Presence/Absence 
Absent [A] means no further work needed.  Present [P] means general habitat is present and 
species may be present.  Critical Habitat [CH] means that the project footprint is located 
within a designated critical habitat unit, but does not necessarily mean that appropriate 
habitat is present 
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PISMO CLARKIA SURVEY REPORT  
For the Busick Tract, Arroyo Grande, CA 
 
Revised August 28, 2003 
 
 
 

INTRODUCTION 
 
The Busick Tract is an approximately 47-acre undeveloped area located at the northern terminus 
of Coast View Drive, immediately southwest of the City of Arroyo Grande, California (refer to 
Figure 1).  A botanical survey report was prepared in December of 1989 to identify the presence 
of all identifiable plant species on the Busick Tract (V.L. Holland; December 9, 1989).  
Holland’s 1989 report includes a comprehensive list of plants identified onsite (refer to 
Appendix A for a copy of the report).  As part of preparation for the 1989 report, botanical 
surveys were conducted in November and December of 1989.  These original surveys were 
conducted outside of the blooming period for special-status species including Pismo clarkia 
(Clarkia speciosa ssp. immaculata), therefore a supplemental survey conducted during the 
blooming period was required to determine the presence or absence of special-status species on 
the Busick Tract.   
 
This focused botanical survey report has been prepared by Morro Group, Inc., and is intended for 
use by the County of San Luis Obispo and regulatory agencies for permitting and planning 
purposes.  The objective of this report is to supplement the 1989 botanical survey report prepared 
by V.L. Holland, and document the presence or absence of Pismo clarkia and any other 
identified special-status species on the site.  The data presented in this report is a compilation of 
information received from regulatory agencies, literature reviews, and an on-site investigation of 
the property by Morro Group personnel.   
 

SURVEY METHODS 
 
On June 27, 2003, Morro Group resource specialists Bob Sloan and Shawna Scott conducted a 
focused survey for Pismo clarkia over the entire Busick Tract.  The property was thoroughly 
investigated on foot using meandering transects which covered all areas and habitats present.  
Immediately prior to the survey, a known southerly facing Pismo clarkia location off Stagecoach 
Road in Arroyo Grande was visited to assess the species’ vegetative stage.  Clarkia at this 
reference location were observed in full bloom, and as dried, standing skeletons with seed pods 
readily visible.  
 

EXISTING CONDITIONS 
 
The project site is comprised mainly of annual grassland, with fairly dense oak woodland located 
near the northeastern property boundary.  Grassland areas of the site are densely vegetated with a 
variety of native and introduced species, with few bare or disturbed soil areas present.  Rock 
outcrops occur within grassland in the north-central portion of the site.   
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Topography includes moderately sloping south and west facing hills, with steeper slopes located 
along northeast-facing slopes, immediately south of U.S. Highway 101.  Elevations range 
between 200 and 305 feet above mean sea level.  Soils on the site consist of Chamise shaly loam 
and Chamise shaly sandy clay loam, with several slope classes present.  Habitat types present 
include annual grassland, coast live oak woodland, and ephemeral drainage.  At the time of the 
survey, a portion of the northwest corner of the site, and a broad band around the south, east, and 
west edges of the site had been mowed for fire safety purposes.  The majority of the site was 
undisturbed. 
 
Characteristic plant species observed during the survey included coast live oak (Quercus 
agrifolia), toyon (Heteromeles arbutifolia), gooseberry (Ribes sp.), poison oak (Toxicodendron 
diversilobum), nightshade (Solanum xanti), coffeeberry (Rhamnus californica), hummingbird 
sage (Salvia spathacea), bush monkey flower (Mimulus aurantiacus), purple needlegrass 
(Nassella pulchra), slender wild oats (Avena barbata), wild oats (Avena fatua), ripgut brome 
(Bromus diandrus), soft chess brome (Bromus mollis), vetch (Vicia sp.), filaree (Erodium spp.), 
bur-clover (Medicago polymorpha), dock (Rumex sp.), mustard (Brassica sp.), foxtail barley 
(Hordeum leporinum), moustail fescue (Vulpia myuros), soap plant (Chlorogalum 
pomeridianum), Italian thistle (Carduus pycnocephalus), rabbitsfoot grass (Polypogon 
monspeliensis), dock (Rumex sp.), wild radish (Raphanus sativus), calla lily (Zantedeschia 
aethiopica), and blue hyacinth (Dichelostema capitatum). 
 

RESULTS 
 
The survey found no Pismo clarkia or other special status plant species present on the property.  
If present, Pismo clarkia would have been easily visible, based on survey timing and site 
conditions.  Pismo clarkia is normally found in association with loose, sandy soils.  Soils on the 
Busick Tract are loamy and gravelly, and some areas exhibit a hard crust that may preclude 
establishment of species such as Pismo clarkia.  Based on the observed conditions and negative 
survey results, the property does not appear to provide suitable habitat for Pismo clarkia. 
 

CONCLUSION  
 
No Pismo clarkia were found to be present on the property during a focused survey performed 
during the normal blooming period; therefore, no impact assessment or mitigation measures for 
the species should be required prior to development.  The negative survey results presented in 
this report should be sufficient to satisfy the County of San Luis Obispo and interested 
regulatory agencies regarding this issue.  A copy of this report should be submitted to the County 
Department of Planning and Building for their review and approval. 



Busick Tract  Pismo Clarkia Survey Report 

Morro Group, Inc.  4 

REFERENCES 
 
California Department of Fish and Game 2003.  State and Federal endangered threatened, and 

rare plants of California and listing dates.  Sacramento, California. 
 
Hickman, J. Ed. 1993.  The Jepson Manual:  Higher Plants of California.  University of 

California Press.  Berkeley, California. 
 
Holland, Robert F.  1986.  Preliminary Descriptions of the Terrestrial Natural Communities of 

California.  California Department of Fish and Game.  Sacramento, California. 
 
Holland, V.L.  1989.  Botanical Survey of Vista Pacifica, Tract 1789, Arroyo Grande, 

California. 
 
Hoover, Robert F.  1970.  The Vascular Plants of San Luis Obispo County, California.  

University of California Press.  Berkeley, California. 
 
Morro Group Inc.  1998.  Pismo Clarkia Management Plan for the Black Lake Specific Plan 

Area, Phase IV and V.  San Luis Obispo, California. 
 
Tibor, David P. (convening editor).  2001.  California Native Plant Society’s Inventory of Rare 

and Endangered Plants of California.  California Native Plant Society.  Sacramento, 
California. 

 
U.S. Fish and Wildlife Service.  1998. Recovery Plan for the Morro Shoulderband Snail and 

Four Plants from Western San Luis Obispo County, California. U.S. Fish and Wildlife 
Service, Portland, Oregon.   

 
 
 
 



Busick Tract Map Final EIR  Appendices 

Morro Group, Inc. 

 
 

• Burrowing Owl Survey 
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APPENDIX D 
 

• Higgins Associates Traffic Analysis Report, August 2002 
• Associated Transportation Engineers Traffic Analysis, August 2004 
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APPENDIX E 
 

• Air Quality Tables 1 through 3 
• Construction Emission Calculations 
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Table 1 
Ambient Air Quality Standards 

 
CALIFORNIA 
STANDARDS1 NATIONAL STANDARDS2 

POLLUTANT AVERAGING 
TIME 

CONCENTRATION3 PRIMARY3,4 Secondary3,5 

1 Hour 0.09 ppm (180 µg/m3) 0.12 ppm (235 µg/m3)6 OZONE 
(O3) 

8 Hour ----- 0.08 ppm (157 µg/m3) 

Same as 
Primary Standard 

24 Hour 65 µg/m3 FINE 
PARTICULATE 
MATTER (PM2.5) Annual arithmetic mean 

No California Standards 
12 µg/m3 

Annual geometric mean 30 µg/m3 ----- 

24 Hour 50 µg/m3 150 µg/m3 
RESPIRABLE 

PARTICULATE 
MATTER (PM10) 

Annual arithmetic mean ----- 20 µg/m3 

Same as 
Primary Standard 

8 Hour 9.0 ppm (10 mg/m3) 9 ppm (10 mg/m3) 
CARBON 

MONOXIDE (CO) 
1 Hour 20 ppm (23 mg/m3) 35 ppm (40 mg/m3) 

----- 

Annual arithmetic mean ----- 0.053 ppm (100 µg/m3) 
NITROGEN DIOXIDE 

(NO2) 1 Hour 0.25 ppm (470 µg/m3) ----- 

Same as 
Primary Standard 

30 day average 1.5 µg/m3 ----- ----- 
LEAD 

Calendar quarter ----- 1.5 µg/m3 Same as 
Primary Standard 

Annual arithmetic mean ----- 0.030 ppm (80 µg/m3) ----- 

24 Hour 0.04 PPM (105 µg/m3) 0.14 PPM (365 µg/m3) ----- 

3 Hour ----- ----- 0.5 ppm (1300 µg/m3) 

SULFUR 
DIOXIDE 

(SO2) 

1 Hour 0.25 PPM (655 µg/m3) ----- ----- 

VISIBILITY 
REDUCING 
PARTICLES 

8 Hour 
(10 am to 

6 pm, PST) 

In sufficient amount to produce 
an extinction coefficient of 0.23 
per kilometer – visibility of ten 
miles or more due to particles 
when the relative humidity is 
less than 70 percent. 

SULFATES 24 Hour 25 µg/m3 

HUDROGEN 
SULFIDE 1 Hour 0.03 PPM (42 µg/m3) 

No 
National 
Standards 

NOTES: 
1. California standards for ozone, carbon monoxide, sulfur dioxide (1- and 24-hour), nitrogen dioxide, respirable particulate matter (PM10), and visibility reducing particles, are values that are not to be exceeded.  All others are 
not to be equaled or exceeded. 
 
2.  National standards, other than ozone, fine particulate matter (PM2.5), and those based on annual averages or annual arithmetic mean, are not to be exceeded more than once a year.  The 1-hour ozone standard is attained 
when the expected number of days per calendar year with maximum hourly concentrations above the standard is equal to or less than one.  The 8-hour ozone standard is attained when the fourth highest 8-hour concentration in 
a year, averaged over three years, is equal to or less than the standard.  For PM2.5 the 24-hour standard is attained when 98 percent of the daily concentrations, averaged over three years, are equal to or less than the standard.  
Contact the U.S. EPA for further clarification and current national Policies. 
 
3.  Concentration expressed first in units in which it was promulgated.  Equivalent units given in parentheses are based upon a reference temperature of 25°C and a reference pressure of 760 mm of mercury (1,013.2 millibar).  
Most measurements of air quality are to be corrected to a reference temperature of 25°C and a reference pressure of 760 mm of mercury; ppm in this table refers to ppm by volume, or micromoles of pollutant per mole of gas. 
 
4.  National Primary Standards:  The levels of air quality necessary, with an adequate margin of safety to protect the public health. 
 
5.  National Secondary Standards:  The levels of quality necessary to protect the public welfare from any known or anticipated adverse effects of a pollutant. 
 
6. New national 8-hour ozone and fine particulate matter standards were promulgated by U.S. EPA on July 18, 1997.  The national 1-hour ozone standard continues to apply in areas that violated the standard.  Contact U.S. EPA 
for further clarification and current national policies. 

Source: San Luis Obispo County Air Pollution Control District, Clean Air Plan, December 2001 



Table 2 
San Luis Obispo APCD 

Maximum Pollutant Concentrations Measured 
In San Luis Obispo County from 1993-1999 

 
Pollutant/ 

Monitoring Station 
Averaging 

Time 
Units of 
Measure 1993 1994 1995 1996 1996 1997 1998 1999

Ozone (O3)               

San Luis Obispo 1-hour ppm 0.08 0.09 0.07 0.08 0.08 0.07 0.07 0.09

Nipomo 1-hour ppm 0.09 0.10 0.09 0.07 0.07 ** ** 0.09

Grover Beach 1-hour ppm 0.11 0.08 0.07 0.08 0.08 0.07 0.07 0.09

Morro Bay 1-hour ppm 0.09 0.09 0.10 0.11 0.14 0.08 0.07 0.10

Paso Robles 1-hour ppm 0.09 0.09 0.10 0.11 0.14 0.08 0.13 0.10

Atascadero 1-hour ppm 0.10 0.10 0.10 0.10 0.10 0.09 0.10 0.09

Carbon Monoxide (CO)             

San Luis Obispo 1-hour ppm 8.0 9.0 6.0 5.7 5.0 7.4 4.0 5.0

  8-hour ppm 3.1 3.2 3.2 3.1 2.9 2.6 2.3 3.1

Nitrogen Dioxide (NO2)             

San Luis Obispo 1-hour ppm 0.06 0.1 0.07 0.07 0.06 0.07 0.06 0.06

  Annual ppm 0.013 0.010 0.014 0.013 0.013 0.014 0.012 0.013

Nipomo 1-hour ppm 0.04 0.10 0.05 0.06 0.04* ** 0.04 0.07

  Annual ppm 0.010 0.010 0.010 0.008 0.008 ** 0.008 0.007

Grover Beach 1-hour ppm 0.05 0.10 0.05 0.04 0.05 0.04 0.05 0.05

  Annual ppm 0.007 0.010 0.010 0.007 0.007 0.008 0.007 0.008

SLO-Lewis Lane 1-hour ppm 0.03 0.10 0.04 0.02* ** ** ** **

  Annual ppm 0.006 0.010 0.000 0.003 ** ** ** **

Atascadero 1-hour ppm 0.06 0.10 0.07 0.06 0.06 0.07 0.06 0.07

  Annual ppm 0.015 0.010 0.010 0.012 0.012 0.012 0.111 0.0113

Sulfur Dioxide (SO2)             

Nipomo 1-hour ppm 0.04 0.03 0.03 0.024 0.031 ** ** **

  24-hour ppm 0.010 0.010 0.01 0.004 0.005 ** ** **

  Annual ppm 0.000 0.000 0.000 0.001 0.001* ** ** **

Grover Beach 1-hour ppm 0.03 0.04 0.03 0.04 0.05 0.04 0.02 0.04

  24-hour ppm 0.004 0.010 0.020 0.004 0.005 0.006 0.004 0.005

  Annual ppm 0.000 0.000 0.000 0.000 0.000 0.001 0.001 0.001

Morro Bay 1-hour ppm 0.01 0.01 0.01 0.038 ** ** ** **

  24-hour ppm 0.000 0.000 0.000 0.005 ** ** ** **

  Annual ppm 0.000 0.000 0.000 0.000 ** ** ** **



Pollutant/ 
Monitoring Station 

Averaging 
Time 

Units of 
Measure 1993 1994 1995 1996 1996 1997 1998 1999

SLO-Lewis Lane 1-hour ppm 0.020 0.020 0.020 0.010 ** ** ** **

  24-hour ppm 0.004 0.010 0.000 0.000* ** ** ** **

  Annual ppm 0.000 0.000 0.000 0.000* ** ** ** **

Nipomo Mesa 1-hour ppm 0.170 0.140 ** ** ** ** ** **

  24-hour ppm 0.017 0.020 ** ** ** ** ** **

  annual ppm 0.003 0.000 ** ** ** ** ** **

PM10             

San Luis Obispo 24-hour µg/m3 36* 57 37 51 39 55 32 44

  annual µg/m3 18.8* 19.1 19.1 17.6 15.2 17.2 16.0 17.6

Atascadero 24-hour µg/m3 44* 78* 44 52 44 70 47 43

  annual µg/m3 22.3* 20.7* 21.1 20.8 16.1 18.7 16.3 19.4

Nipomo 24-hour µg/m3 46 59* 52 62 48 ** ** 72

  annual µg/m3 22.9 19.2* 20.8 17.0 18.1* ** ** 22.3

Morro Bay 24-hour µg/m3 38 64 48* 40 42 57 33 39

  annual µg/m3 17.8 18.6 18.3* 17.5 15.8 18.2 14.6 15.6

Paso Robles 24-hour µg/m3 53* 54* 30* 56 46 75 55 58

  annual µg/m3 22.8* 16.3* 19.5* 18.7 17.4 19.0 17.4 22.7
Notes: -- Indicates data not available 

 * Data are valid but incomplete and may not be representative 
 ** Monitoring Terminated; 
 ++ Annual arithmetic man for SO2 and NO2, Annual geometric mean for TSP and PM10 
Source: San Luis Obispo County Air Pollution Control District, Clean Air Plan, December 2001 

 



Table 3 
San Luis Obispo APCD 1991 Reference Year 

Annual Emissions Inventory Summary (tons per year) Revised 12-26-00 
 

SOURCES TOG ROG CO NOX SO2 PM PM10 

STATIONARY SOURCES 

FUEL COMBUSION 
Electric Utilities 166.04 83.95 1,262.63 3,453.35 123.10 129.34 126.59
Cogeneration 3.00 0.33 23.60 42.32 0.00 0.00 0.00
Oil and Gas Production 20.51 4.75 130.16 166.96 6.12 3.11 3.11
Petroleum Refining 20.74 10.16 108.51 139.50 761.57 9.59 9.59
Manufacturing and Industrial 17.69 3.73 98.58 164.41 2.90 2.91 2.89
Food and Agriculture Processing 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Services and Commercial 49.62 21.27 68.08 246.87 4.18 7.28 6.96
Fuel Combustion Subtotal 277.60 124.19 1,691.56 4,213.41 897.87 152.23 149.14
WASTE DISPOSAL 
Sewage Treatment 0.95 0.71 0.00 0.00 0.00 0.00 0.00
Landfills 6,501.91 10.34 0.00 0.00 0.00 0.00 0.00
Incinerators 0.01 0.01 0.17 0.22 0.10 0.21 0.21
Soil Remediation 1.10 1.10 0.00 0.00 0.00 0.00 0.00
Other 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Waste Disposal Subtotal 6,503.97 12.16 0.17 0.22 0.10 0.21 0.21
CLEANING AND SURFACE COATING 
Laundering and Dry Cleaning 6.91 6.91 0.00 0.00 0.00 0.00 0.00
Degreasing 186.94 128.82 0.00 0.00 0.00 0.00 0.00
Coatings and Related Proc. Solvents 477.57 439.39 0.00 0.00 0.00 2.39 2.29
Printing 28.13 28.13 0.00 0.00 0.00 0.00 0.00
Other 142.11 125.74 0.00 0.00 0.00 0.00 0.00
Cleaning/Surface Coating Subtotal 841.66 728.99 0.00 0.00 0.00 2.39 2.29
PETROLEUM PRODUCTION AND MARKETING 
Oil and Gas Production 147.63 78.11 0.00 0.00 0.00 0.00 0.00
Petroleum Refining 291.58 237.39 9.13 37.51 4,083.96 20.01 12.46
Petroleum Marketing 458.35 425.17 0.00 0.00 0.00 83.53 41.77
Other 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Petroleum Prod. And Mark. Subtotal 897.56 740.67 9.13 37.51 4,083.96 103.54 54.23
INDUSTRIAL PROCESSES 
Chemical 18.37 15.22 0.00 0.00 0.00 0.00 0.00
Food and Agriculture 31.03 31.03 0.00 0.00 0.00 38.94 21.51
Mineral Processes 0.12 0.05 1.77 4.56 2.94 202.01 61.64
Metal Processes 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Wood and Paper 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Glass and Related 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Electronics 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Other 0.00 0.00 0.00 0.00 0.00 0.50 0.25
Industrial Processes Subtotal 49.52 46.30 1.77 4.56 2.94 241.45 83.40
TOTAL STATIONARY SOURCES 8,570.31 1,652.31 1,702.63 4,255.70 4,984.87 499.82 289.27

AREA-WIDE SOURCES 



SOURCES TOG ROG CO NOX SO2 PM PM10 

SOLVENT EVAPORATION 
Consumer Products 1,033.14 860.67 0.00 0.00 0.00 0.00 0.00
Arch. Coatings/Related Proc. Solv. 271.20 254.77 0.00 0.00 0.00 0.00 0.00
Pesticides/Fertilizers 284.34 284.34 0.00 0.00 0.00 0.00 0.00
Asphalt Paving 84.32 84.32 0.00 0.00 0.00 0.00 0.00
Refrigerants 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Solvent Evaporation Subtotal 1,673.00 1,484.10 0.00 0.00 0.00 0.00 0.00
MISCELLANEOUS PROCESSES 
Residential Fuel Combustion 508.45 223.02 3,488.56 186.94 9.86 528.03 494.08
Farming Operations 0.00 0.00 0.00 0.00 0.00 1,436.28 652.62
Construction and Demolition 0.00 0.00 0.00 0.00 0.00 2,379.80 1,163.99
Paved Road Dust 0.00 0.00 0.00 0.00 0.00 2,879.49 1,316.19
Unpaved Road Dust 0.00 0.00 0.00 0.00 0.00 5,378.28 3,195.94
Fugitive Wind Blown Dust 0.00 0.00 0.00 0.00 0.00 1,258.16 584.37
Fires 1.83 1.46 16.79 0.37 0.00 2.19 2.19
Waste Burning and Disposal 1,604.18 734.38 8,310.32 5.84 1.10 1,144.28 1,124.57
Other 12.41 8.76 0.00 0.00 0.00 36.87 25.92
Miscellaneous Processes Subtotal 2,126.87 967.62 11,815.67 193.15 10.96 15,043.38 8,559.87
TOTAL AREA-WIDE SOURCES 3,799.87 2,451.72 11,815.67 193.15 10.96 15,043.38 8,559.87

MOBILE SOURCES 
ON-ROAD MOTOR VEHICLES 
Light Duty Passenger 4,961.45 4,565.42 34,547.55 2,611.21 93.08 54.39 52.93
Light Duty Trucks 2,119.92 1,926.11 23,111.44 1,787.41 50.74 40.88 39.42
Medium Duty Trucks 798.99 723.43 8,585.90 496.04 20.44 10.95 10.95
Light Heavy Duty Gas Trucks 582.91 531.08 8,234.04 419.02 5.84 1.83 1.83
Medium Heavy Duty Gas Trucks 420.12 379.97 6,489.46 265.72 2.56 0.37 0.37
Heavy Heavy Duty Gas Trucks 157.32 141.26 2,829.12 80.30 1.10 0.00 0.00
Light Heavy Duty Diesel Tricks 4.75 4.38 14.24 58.40 13.14 3.29 3.29
Medium Heavy Duty Diesel Trucks 10.59 9.49 67.16 251.49 35.04 14.60 14.60
Heavy Heavy Duty Diesel Trucks 125.20 109.87 533.63 1,199.76 190.53 81.40 81.40
Motorcycle 227.40 215.35 784.39 22.63 0.37 1.10 1.10
Heavy Duty Diesel Urban Buses 2.56 2.19 13.87 50.37 8.40 1.10 1.10
Heavy Duty Gas Urban Buses 6.94 5.84 144.18 6.94 0.00 0.00 0.00
School Buses 17.52 15.70 379.60 57.31 5.11 1.46 1.46
Motor Homes 40.88 35.41 684.38 63.88 1.46 0.37 0.37
On-Road Motor Vehicle Subtotal 9,476.55 8,665.50 86,418.96 7,370.48 427.81 211.74 208.82
OTHER MOBILE SOURCES 
Aircraft 154.03 137.24 1,723.17 24.46 3.29 0.00 0.00
Trains 26.65 23.36 85.05 785.48 31.39 19.35 19.35
Ships and Commercial Boats 28.11 24.82 83.59 342.74 46.72 27.74 27.74
Recreational Boats 743.14 716.86 3,456.19 86.51 2.56 33.95 30.66
Off-Road Recreational Vehicles 99.28 88.33 682.92 10.95 1.46 1.10 1.10
Off-Road Equipment 582.54 533.63 5,310.75 1,584.10 137.61 114.61 114.61
Farm Equipment 210.97 186.52 1,318.02 1,512.93 147.83 103.66 103.66
Other Mobile Sources Subtotal 1,844.72 1,710.76 12,659.69 4,347.17 370.86 300.41 297.12
TOTAL MOBILE SOURCES  11,321.27 10,376.26 99,078.65 11,717.65 798.67 512.15 505.94
TOTAL ALL SOURCES 23,691.45 14,480.29 112,596.95 16,166.50 5,794.50 16,055.35 9,355.08
Source: San Luis Obispo County Air Pollution Control District, Clean Air Plan, December 2001 
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Reactive Organic Gases (ROG) 0.0123 lbs/yd3

Oxides of Nitrogen (NOx) 0.0946 lbs/yd3

Combustion Particulate (PM10) 0.0057 lbs/yd3

Carbon Monoxide (CO) 0.0247 lbs/yd3

Sulfur Oxides (SOx) 0.0108 lbs/yd3

Construction Activities 
Alignment 1

Total Volume of Excavation 25,000 cubic yards
Maximum Rate of Excavation Per Day 2,000 cubic yards
Total Days of Excavation 13 days
Construction Hours Per Day 8 hours/day

ROG NOx PM0 CO SOx
Alignment 1 308.64 2365.00 143.30 617.50 270.06

Total Construction Emissions (tons/qtr)

ROG NOx PM0 CO SOx
Alignment 1 0.15 1.18 0.07 0.31 0.14

Total Construction Emissions Per Day (lbs)

ROG NOx PM0 CO SOx
Alignment 1 24.69 189.20 11.46 49.40 21.61

Busick Tract Map EIR
Construction Emission Calculations

Screening Emission Rates for Construction Operations

Total Construction Emissions (lbs)
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January 2004 Revised Draft EIR 
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Busick Tract Map Draft EIR  Response to Comments 
 

RESPONSE TO COMMENTS 
 
The following agencies and members of the public have prepared comments on the Draft EIR, 
dated January 2004: 
 
Federal, State and Local Agencies 

San Luis Obispo County 
Department of Public Works 
Letter of 5 February 2004 

County Government Center Room 207 
San Luis Obispo, CA 93408 
Contact:  Richard Marshall 

City of Arroyo Grande 
Public Works Department 
Letter of 2 March 2004 

208 East Branch Street 
Arroyo Grande, CA 93420 
Contact:  Victor Devens 

City of Arroyo Grande 
Community Development Department 
Letter of 9 March 2004 

P.O. Box 550 
214 East Branch Street 
Arroyo Grande, CA 93421 
Contact:  Rob Strong 

San Luis Obispo County 
Air Pollution Control District 
Letter of 11 March 2004 

3433 Roberto Court 
San Luis Obispo, CA 93401 
Contact:  Melissa Guise 

San Luis Obispo Council of Governments 
Letter of 15 March 2004 

1150 Osos Street Suite 202 
San Luis Obispo, CA 93401 
Contact:  James J. Worthley 

California Department of Transportation 
District 5 
Letter of 15 March 2004 

50 Higuera Street 
San Luis Obispo, CA 93401-5415 
Contact:  James Kilmer 

 
 
Applicant/Agent 

JH Land Partnership, L.P. 
Letter of 11 March 2004  

1525 Suite B 
East Main Street 
Santa Maria, CA 93454 
Contact:  Haythem S. Dawlett 

 
 

General Public and Private Organizations 

Victor Lund 
Letter of 30 January 2004 

291 Falcon Crest Drive 
Arroyo Grande, CA 93420 

Nancy Morgan 
Letter of 1 March 2004 

240 Candice Court 
Arroyo Grande, CA 93420 
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General Public and Private Organizations 

William T. Dreyer 
Jan Dreyer 
Letter of 1 March 2004 

275 Candice Court 
Arroyo Grande, CA 93420 

Kelly Kimball 
Letter of 11 February 2004 

270 Pleasant Lane 
Arroyo Grande, CA 93420 

Mr. and Mrs. Heyne 
Letter of 10 March 2004 

2725 Hawk View Court 
Arroyo Grande, CA 93420 

Mr. and Mrs. Throndson 
Letter of 11 March 2004 

2750 Hawk View Court 
Arroyo Grande, CA 93420 

Mr. and Mrs. Naylor 
Letter of 12 March 2004 

2720 Hawk View Court 
Arroyo Grande, CA 93420 

Falcon Ridge Estates Homeowner’s Association 
Letter of 12 March 2004 

3563 Empleo Street Suite B 
San Luis Obispo, CA 93401 
Contact:  Ronald Bryant 

Mr. and Mrs. Pueraro 
Letter of 13 March 2004 

2755 Hawk View Court 
Arroyo Grande, CA 93420 

Martin Line 
Jane Line 
Letter of 15 March 2004 

265 Pleasant Lane 
Arroyo Grande, CA 93420 

 
 
The letters of comment are given in the above order with the responses following the individual 
letters.  Letters of comment are reproduced in total, and numerical annotation has been added as 
appropriate to delineate and reference the responses to those comments. The pages of the letters 
have been re-numbered to conform to the page sequence of this section.  
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1. San Luis Obispo County Department of Public Works 

1.1 Comment noted. 
 
1.2 Mitigation measure BR/mm-3 has been expanded in the EIR to include an option for 

relocating access to the parcels south of the proposed extension of Coast View Drive to 
minimize the permanent conversion of areas potentially qualifying as wetlands (refer to 
Section V.C.5.a.1).  Implementation of this mitigation measure would not result in any 
new secondary impacts because the EIR analysis considered a worst-case scenario 
regarding future site disturbance and the creation of impervious surfaces including 
driveways to each parcel and structures.  Avoidance of the ephemeral drainage, and areas 
potentially qualifying as wetlands, is not feasible due to the drainage characteristics of the 
project site, and the need for a storm water management system and detention basin to 
avoid significant erosion within the ephemeral drainage and a post-development increase 
in off-site storm water flow.  Implementation of the newly added mitigation measure 
would still require construction of a storm water management system to conduct flow 
within Coast View Drive, and into the proposed detention basin to avoid off-site drainage 
impacts during storm events, similar to the proposed project.  If the proposed road and 
sub-surface drainage system are not installed per the proposed project, the ephemeral 
drainage would need to be stabilized and improved to manage storm water flow in an 
non-erosive manner, as required by the expanded mitigation language of BR/mm-3.  
Subsequent discussions with the County Department of Public Works concluded that 
both scenarios are acceptable for the management of storm water drainage, provided that 
the ephemeral drainage can be stabilized to avoid significant erosion (Richard Marshall; 
March 22, 2004). 

 
1.3 Based on further consultation with the City of Arroyo Grande (Rob Strong; March 23, 

2004 and Don Spagnolo; March 25, 2004), the City does not have an estimated timeframe 
for improvements to the El Campo Road and Highway 101 intersection, and a fee 
program to facilitate the use of developer paid fees is not in place.  The City of Arroyo 
Grande is the agency responsible for all studies associated with future improvements to 
the intersection and the eventual construction of improvements.  The City has been given 
this responsibility because the City initiated the process to construct improvements to the 
existing El Campo Road and State Route 101 intersection, which is currently a sub-
standard, at-grade intersection with significant traffic safety issues.  The California 
Department of Transportation (Caltrans) is providing oversight review on the interchange 
project (Tom Houston; March 25, 2004).  San Luis Obispo Council of Governments 
(SLOCOG) is also providing oversight and some funding for the project (James 
Worthley; March 25, 2004).  The City prepared and submitted a Project Study Report 
(PSR) for the El Campo Road and State Route 101 Interchange Project.  The PSR is a 
project initiation document that is used to program the project development support for 
State funding. The PSR describes the transportation problem, identifies the scope of the 
viable alternatives, and provides an estimate of the project development support resources 
required for the specific project.  The City Public Works Director stated that developer-
paid traffic mitigation fees provided a portion of the funding to prepare the PSR, and that 
he is currently seeking funds for the next stage of review (Don Spagnolo; March 25, 
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2004), and that is why the El Campo mitigation was initially determined to be feasible.  
Caltrans approved the PSR, and the next step is the Project Approval/Environmental 
Document (PA/ED) phase.  The PA/ED phase includes public meetings, determination of 
the preferred alternative, preparation of technical studies (e.g. biological, noise, cultural 
resource, visual resource, etc.) and the California Environmental Quality Act (CEQA) 
and National Environmental Policy Act (NEPA) environmental review process.  The 
recommended mitigation measures arose during preparation of the Draft EIR.  During 
this time, the City of Arroyo Grande Public Works Director was contacted to discuss 
potential mitigation options, and the traffic impact fee was determined to be a feasible 
mitigation measure to mitigate potentially significant impacts to the El Campo Road and 
State Route 101 intersection to a level of insignificance (Don Spagnolo; December 12, 
2003).  The EIR has been revised to remove this mitigation measure (refer to Section 
V.E.5).  No mitigation is currently available at this time, and the proposed project would 
result in a significant, adverse, unavoidable (Class I) traffic impact. 

 
1.4 The applicant was granted an access easement on July 1, 2004 from the Falcon Ridge 

Homeowner’s Association for primary access to the south via Coast View Drive and 
Falcon Crest Road.  The EIR has been revised to include a discussion of the easement 
(refer to Section V.E.1). 

Morro Group, Inc. 7 
 



Busick Tract Map Draft EIR  Response to Comments 
 

2.1 

 

Morro Group, Inc. 
 

2.2
 
2.3

 
2.4
 
2.5
 
2.6
 

8 



Busick Tract Map Draft EIR  Response to C
 

2. City of Arroyo Grande Public Works Department 

 
2.1 Figure III-5 depicting the preliminary grading plan has been improved to 

visibility. 
 
2.2 The EIR has been revised to clarify that a portion of runoff would continue 

offsite at Point “E”, however runoff from hardscape areas would be directed 
proposed stormwater system within Coast View Drive.  The reduction in runoff a
“C” and “D” to adjacent properties as a result of these interceptions would ex
increased runoff to these properties as a result of development (refer to Section V

 
2.3 The primary pollutant source during proposed grading and construction activitie

be sediment; therefore, the EIR has been revised to include a discussion
Stormwater Pollution Prevention Plan (SWPPP) that would be required by t
Water Resources Control Board (refer to Section V.B.5).  The SWPPP, in additio
Sedimentation and Erosion Control Plan required by County Land Use O
22.52.090, is required to include measures to avoid or minimize pollution of sto
discharge during project construction and implementation. 

 
2.4 Mitigation measure DE/mm-1 states that the applicant/and or individual lot own

required to prepare and implement a Sedimentation and Erosion Control Plan pu
County Land Use Ordinance (LUO) 22.52.090, which would include both tempo
final measures to avoid and minimize erosion (refer to Section V.B.5.b).  The inte
final measures is to ensure long-term stabilization of disturbed soils.  In add
stated in Section V.A. (Drainage and Erosion) of the EIR, implementation of p
drainage and road improvements is anticipated to reduce erosion because stor
runoff that historically flowed offsite eroding existing swales and the ephemeral 
would be directed into a storm water system and detention basin.  B
implementation of the required plans, post-construction erosion would not be sig
No revisions to the EIR are necessary. 

 
2.5 Coast View Drive and the emergency access easement would be paved as desc

the project description of the EIR (refer to Section III.2) and as shown in Figur
III-5, and III-6.  No revisions to the EIR are necessary. 

 
2.6 Refer to response to comment 1.3. 
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3. City of Arroyo Grande Community Development Department 

3.1 Comment noted.  Refer to response 3.2 below. 
 
3.2 Section V.E. (Traffic and Circulation) of the EIR was revised based on additional 

information received from the City of Arroyo Grande regarding the delayed progress of 
the El Campo Road and Highway 101 Interchange Project.  Based on consultation with 
the City following circulation of the Draft EIR, the City stated the El Campo Road and 
Highway 101 Interchange Project would not be constructed within a reasonable 
timeframe and a traffic fee mitigation program is not currently in place (Rob Strong; 
March 23, 2004 and Don Spagnolo; March 25, 2004).  In addition, the County of San 
Luis Obispo does not have a traffic impact fee program that would direct funds towards 
future improvements at the Highway 101 and El Campo Road intersection.  Based on this 
information, the previously identified mitigation measure is no longer feasible, resulting 
in a significant, adverse, unavoidable (Class I) impact.  The EIR analysis determined that 
cumulative impacts to County and City roads (with the exception of the El Campo Road 
and Highway 101 intersection) would be mitigated to a level of insignificance by the 
applicant’s contribution to the County of San Luis Obispo Traffic Impact Fee program 
and City of Arroyo Grande fee mitigation program (refer to TR-mm-1 and TR/mm-2, 
Section V.E.6.a and Section V.E.6.b). 
 
Section V.F. (Air Quality) of the EIR did not identify potentially significant cumulative 
impacts to air quality because the short-term impacts can be mitigated to levels of 
insignificance, and no long-term operational impacts were identified.  No revisions to the 
EIR are necessary. 

 
3.3 During the Notice of Preparation and scoping process for this EIR, the County 

determined that the proposed project’s impact on water resources is not a significant 
issue.  As described in the project description of the EIR, the applicant has received a 
will-serve letter from Rural Water Company demonstrating availability of water to serve 
the proposed development of up to 16 residential lots (refer to Section III.4).  The Rural 
Water Company obtains its water supply from wells within the Santa Maria Groundwater 
Basin.  Based on the most comprehensive study completed for this basin, water 
extractions will increase above current levels over the next twenty years (Water 
Resources of the Arroyo Grande-Nipomo Mesa Area, State Department of Water 
Resources; 2002).  The study concludes that “supplies appear adequate to meet water 
demands through water year 2020"; however, the study recognizes that there is a sizeable 
local pumping depression on the Nipomo Mesa that has changed the dynamics of flow 
between two sub areas (Santa Maria, Nipomo Mesa).  The study warns that seawater 
intrusion could result from this existing pumping depression if water management 
practices are not changed in the future and this depression continues to grow.  Also, due 
mainly to the absence of current evidence of seawater intrusion, DWR concludes that the 
basin is not in a state of overdraft.  Water purveyors in the Nipomo Mesa area, including 
the Rural Water Company, have been encouraged to strengthen their water conservation 
programs, increase their use of reclaimed water, and continue their efforts to secure 
supplemental water.  Based on the results of the State Department of Water Resources 
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report, and implementation of water conservation measures throughout the 
unincorporated areas of the County, no significant impacts to water resources were 
identified, and no revisions to the EIR are necessary. 

 
3.4 Refer to response to comments 1.3 and 3.2. 
 
3.5 The EIR was revised to clarify cumulative impacts to both the County and City local road 

system (refer to Section V.E.6.a and V.E.6.b).  A mitigation measure has been added to 
the EIR requiring the applicant to contribute fair share traffic mitigation fees to the City 
of Arroyo Grande traffic mitigation fee fund (refer to TR/mm-2, Section V.E.6.b). 

 
3.6 The El Campo/Highway 101 intersection is within the jurisdiction of the California 

Department of Transportation (Caltrans).  Based on a letter received from San Luis 
Obispo Council of Governments (James Worthley; March 15, 2004), Caltrans may either 
eliminate all left turn alignments or close the intersection if it becomes a hazard.  No 
revisions to the EIR are necessary. 

 
3.7 When the City of Arroyo Grande approved the adjacent residential tract development to 

the north, Vista Del Mar, the City requested a secondary access road to extend from 
Orchard Drive to Valley Road.  A portion of the desired alignment would cross property 
owned by the Lucia Mar Unified School District and a private landowner.  The property 
owned by the private landowner supports agricultural production.  The easement was not 
granted, and the City did not require a secondary access road extending to Valley Road.  
The City did not identify any significant, adverse, unavoidable impacts associated with 
the Vista Del Mar subdivision, and approved the project with a Mitigated Negative 
Declaration, but required that a one-foot easement and unlocked gate be placed along the 
property boundary between Vista Del Mar and the proposed project site.  The one-foot 
easement blocks all access across the County/City property line.  An unpaved emergency 
access road was constructed on the project site, connecting Castillo Del Mar in Vista Del 
Mar with Coast View Drive in Falcon Ridge Estates.  Only emergency vehicles are 
permitted to use the emergency access road.   

 
Based on comments received from the City following public review of the Draft EIR for 
the proposed project, the applicant pursued consultation with the City regarding 
reconsideration of removing the one-foot easement so as to allow the proposed project to 
take access to the north.  During a meeting attended by County staff, City staff, school 
district staff, the private landowner, and the applicant, the City stated that access via 
Castillo Del Mar and Orchard Street would be reconsidered by the City provided the 
applicant construct an secondary access road extending from Orchard Drive to Valley 
Road (Tony Ferrara; August 19, 2004).  The secondary access road would extend from 
the western boundary of Vista Del Mar to Valley Road through property owned by the 
Lucia Mar Unified School District and a private landowner.  A portion of the desired 
alignment would be located on land currently farmed by the private landowner.  Based on 
recent personal communications with the school district and private landowner (who 
stated he would not grant an easement), it is unlikely that an easement would be granted 
to allow construction of the access road connection to Valley Road (August 19, 2004).   
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After the above approach failed, the applicant submitted a request to the City of Arroyo 
Grande for consideration of the access proposal, and proposed payment of fees to 
construct future improvements including an access road connector to Valley Road in 
exchange for removal of the one-foot easement and access via Castillo Del Mar and 
Orchard Drive.  The Arroyo Grande City Council considered and denied the applicant’s 
request during a City Council meeting on September 14, 2004.   

 
Therefore, there are no other access options for the proposed project other than Coast 
View Drive to the south, which would result in the generation of 6 A.M. peak hour trips 
and 9 P.M. peak hour trips affecting the El Campo Road and State Route 101 
intersection.  Based on the above discussion, there are no mitigation options available to 
mitigate impacts to the El Campo Road and State Route 101 intersection, resulting in a 
Class I impact and the need to revise and re-circulate the Draft EIR.  The EIR has been 
revised to incorporate this information (refer to Section I.D.1 and Section V.E.1.b). 

 
3.8 Refer to responses to comments 1.3, 3.2, 3.5 and 3.7. 
 
3.9 Refer to responses prepared for comments to letter 2. 
 
3.10 Comment noted.  The EIR has been revised to address the concerns indicated in your 

letter as described above. 
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4. San Luis Obispo County Air Pollution Control District 

4.1 Comment noted.  No revisions to the EIR are necessary. 
 
4.2 The Draft EIR has been revised to include additional discussion regarding the Clean Air 

Plan and the proposed project’s potential inconsistency with specific policies (refer to 
Section V.F.5.c). 

 
4.3 Refer to response to comment 4.2 above.  The proposed project is located immediately 

adjacent to Arroyo Grande City limits, and is bordered on one property line by State 
Route 101 and surrounded on three property lines by existing residential development 
including single family residences and a mobile home park.  Based on the surrounding 
environment described in the Existing Setting chapter of the EIR, and the growth-
inducing impact analysis (Refer to Section VII.A), the proposed project is considered in-
fill, and would not promote urban sprawl.  An emergency access road extending from the 
end of the proposed Coast View Drive extension would provide pedestrian and biking 
access into the City.  Based on the existing land use category (Residential Suburban) and 
surrounding land uses and circulation constraints identified in the EIR, development of a 
mixed-use development is not readily feasible.   

 
4.4 Refer to response to comments 4.2 and 4.3. 
 
4.5 Refer to response to comments 4.2 and 4.3. 
 
4.6 Comment noted.  Table V.F.-1 has been updated in the EIR to reflect updates to the 

CEQA Air Quality Handbook (April 2003). 
 
4.7 Comment noted.  Table V.F.-2 has been updated in the EIR to reflect updates to the 

CEQA Air Quality Handbook (April 2003). 
 
4.8 Comment noted.  No revisions to the EIR are necessary. 
 
4.9 Comment noted.  Mitigation measure AQ/mm-2 has been amended to include the 

recommended additional mitigation measures (refer to Section V.F.5.a). 
 
4.10 Comment noted.  The recommended mitigation measure has been added to the EIR as 

AQ/mm-3 (refer to Section V.F.5.b). 
 
4.11 Comment noted.  Table 1 (Ambient Air Quality Standards) of Appendix E in the EIR has 

been modified to reflect current standards. 
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5.  San Luis Obispo Council of Governments 

5.1 Comment noted.  No revisions to the EIR are necessary. 
 
5.2 Based on the traffic analysis report prepared for the proposed project, the northbound 

approach of El Campo Road to State Route 101 currently operates at LOS F during the 
AM peak hour.  Build-out of the proposed project would not cause a reduction in the 
Level of Service on any other roads or intersections, therefore it is unlikely that a 
reduction in proposed or potential units would significantly ease the burden on the 
existing deficient intersection.  No revisions to the EIR are necessary. 

 
5.3 Approval of the proposed project would not preclude future right-of-way dedications 

associated with the proposed interchange improvements.  No revisions to the EIR are 
necessary. 

 
5.4 Refer to response to comments 1.3, 3.2, and 3.7. 
 
5.5 At this time, there are no feasible options to connect Coast View Drive to Castillo Del 

Mar or provide a transportation link between the County and City on the project site.  No 
revisions to the EIR are necessary. 

 
5.6 The project parcel is not located within the City of Arroyo Grande Sphere of Influence, 

and the City is not considering annexation (personal communications, Kelly Heffernon; 
December 2, 2003).  No revisions to the EIR are necessary. 
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6. California Department of Transportation 

6.1 Comment noted.  No revisions to the EIR are necessary. 
 
6.2 The City of Arroyo Grande is the project proponent for the El Campo Road/Highway 101 

Interchange Project.  Based on conversations with the City of Arroyo Grande, the El 
Campo Road/Highway 101 Interchange Project is not currently being pursued based on 
lack of funding, and there is not a scheduled timeframe for the next phase of analysis 
(Rob Strong; March 23, 2004 and Don Spagnolo; March 25, 2004).  The City will 
identify the physical changes and environmental impacts potentially resulting from the 
proposed interchange project during the environmental review phase of that project.  No 
revisions to the EIR are necessary. 

 
6.3 The City of Arroyo Grande is the project proponent for the El Campo Road/Highway 101 

Interchange Project, and would be requesting right-of-way acquisition at the appropriate 
time.  No revisions to the EIR are necessary. 

 
6.4 Refer to response to comments 1.3 and 3.2. 
 
6.5 Refer to response to comment 1.3.  The EIR has been revised to identify a significant, 

adverse, unavoidable (Class I) impact resulting from the proposed project’s trip 
contribution to an existing deficient intersection at the El Campo Road/State Route 101 
intersection (refer to Section V.E.5.a).  
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7. JH Land Partnership, L.P. 

7.1 Comment noted.  No revisions to the EIR are necessary. 
 
7.2 The EIR has been modified to reflect change in address (refer to Section III.A). 
 
7.3 Comment noted.  No revisions to the EIR are necessary. 
 
7.4 Comment noted.  No revisions to the EIR are necessary. 
 
7.5 Comment noted.  No revisions to the EIR are necessary. 
 
7.6 Comment noted.  No revisions to the EIR are necessary. 
 
7.7 Comment noted.  No revisions to the EIR are necessary. 
 
7.8 Refer to response to comments 1.3 and 3.3. 
 
7.9 Comment noted.  No revisions to the EIR are necessary. 
 
7.10 Comment noted.  No revisions to the EIR are necessary. 
 
7.11 Comment noted.  No revisions to the EIR are necessary. 
 
7.12 Comment noted.  No revisions to the EIR are necessary. 
 
7.13 Comment noted.  No revisions to the EIR are necessary. 
 
7.14 Comment noted.  No revisions to the EIR are necessary. 
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8. Victor Lund 

8.1 Comment noted.  No revisions to the EIR are necessary. 
 
8.2 Comment noted.  No revisions to the EIR are necessary. 
 
8.3 The EIR was prepared in compliance with the California Environmental Quality Act 

(CEQA), which does not require the County (lead agency) to analyze affects to “Quality 
of Life”.  No revisions to the EIR are necessary. 

 
8.4 The applicant obtained a road access agreement from the Falcon Ridge Estates 

Homeowner’s Association on July 1, 2004; therefore, the Falcon Ridge Estates will 
remain a private gated community, and Coast View Drive and Falcon Crest Drive will 
not be incorporated into the County road system.  This new information has been 
incorporated into the EIR (refer to Sections III.D.2 and Section V.E.1.b). 

 
8.5 Refer to response to comment 8.3 above.  The County of San Luis Obispo considers 

traffic impact thresholds based on effects to Level of Service.  The traffic analysis of the 
EIR did not identify any significant impacts, including cumulative impacts, to the 
neighborhood road system on Coast View Drive or Falcon Crest Drive.  No revisions to 
the EIR are necessary. 

 
8.6 Refer to response to comments 8.3 and 8.5 above. 
 
8.7 Refer to response to comment 8.4 above. 
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9. Nancy Morgan 

9.1 Comment noted.  No revisions to the EIR are necessary. 
 
9.2 Refer to response to comment 8.4. 
 
9.3 Refer to response to comment 8.4. 
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10. William T. Dreyer and Jan Dreyer 

10.1 Comment noted.  No revisions to the EIR are necessary. 
 
10.2 Refer to response to comment 8.4. 
 
10.3 Refer to response to comments 8.4 and 8.5. 
 
10.4 Refer to response to comment 3.7. 
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11. Kelly Kimball 

11.1 Comment noted.  No revisions to the EIR are necessary. 
 
11.2 As discussed in the EIR, the applicant proposes to manage stormwater by directing flow 

from pervious surfaces into a storm water system including curbs, drain inlets, 
underground pipes, and a detention basin (refer to Section V.B.5.a).  The proposed 
stormwater management system and associated drainage calculations were analyzed in 
the EIR, and no significant impacts were identified (refer to Section V.5.a).  The County 
Department of Public Works reviewed the EIR, and did not identify any significant issues 
associated with the proposed stormwater management system and detention basin 
(Richard Marshall; February 5, 2005).  No revisions to the EIR are necessary. 

 
11.3 Based on additional analysis of the proposed detention conducted by the applicant and 

reviewed by the EIR consultant, the detention basin would be designed to drain with 24 
hours following a rain event, within the seven-day criteria established by the County 
Public Works Department.  The EIR has been revised to include this additional 
descriptive information (refer to Section V.B.5.a). 

 
11.4 The County Agriculture Department established a monitoring program to detect West 

Nile Virus in San Luis Obispo County, including sentinel chicken flocks and mosquito 
survey traps in July 2003 (Brenda Ouwerkerk; July 1, 2003).  In addition to this existing 
monitoring program, the County of San Luis Obispo Board of Supervisors approved a 
joint request from the County Public Health Department and Agricultural Commissioner 
on March 23, 2004 to develop and implement a Mosquito Abatement Program.  
According to the California Department of Health Services California West Nile 
Surveillance Information Center, the breeding period for mosquitoes, and the period 
when West Nile Virus is most prevalent, is May through October 
(http://www.westnile.ca.gov/).  The proposed detention basin would only contain water 
during and within 24 hours following a rain event, which typically occur October through 
May; therefore the likelihood of mosquitoes breeding in the proposed detention basin is 
low.  No revisions to the EIR are necessary. 

 
11.5 Refer to response to comment 11.4. 
 
11.6 Refer to response to comment 11.4. 
 
11.7 Refer to response to comment 11.4. 
 
11.8 Based on additional analysis conducted by the applicant’s engineer and reviewed by the 

EIR consultant, the proposed detention basin would drain within 24 hours.  The 
percolation properties of the underlying soils were not taken into consideration for the 
drainage calculations; however, the calculations are conservative and assume that the 
underlying soils are impervious.  The drainage report assumes the basin would discharge 
all stormwater into the existing storm drain pipe (Garing Taylor and Associates; January 
31, 2005).   
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11.9 The proposed preliminary grading plan for tract improvements is shown in Figure III-5 of 

the EIR.  The applicant is not proposing building envelopes or lot development.  Each lot 
would be sold and developed individually by each future property owner, including 
grading for driveways and building pads.  The EIR assumed that future residences would 
be similar to the large-home development within Falcon Ridge Estates, and considered a 
worst-case scenario with regard to site disturbance and effects to drainage patterns, 
including future grading associated with individual development of each lot (one to two 
acres per lot).  The EIR has been revised to clarify the assumed worst-case scenario (refer 
to Section III.D.3). 

 
Section V.B. (Drainage and Erosion) of the EIR identified a potential impact associated 
with site disturbance during the wet season, and mitigation measure DE/mm-1 in the EIR 
states that:  “…the applicant and/or individual lot owner shall prepare and implement a 
Sedimentation and Erosion Control Plan per the requirements of [County Land Use 
Ordinance] LUO Section 22.52.090.”  Implementation of this mitigation measure, and 
compliance with County Ordinance, would prevent erosion and down-gradient 
sedimentation during implementation of both tract improvements and the future 
individual development of each lot.   

 
11.10 An abundance of ground squirrels has been observed within the existing drainage swale 

and throughout the project site.  The existing grassland areas provide favorable habitat for 
this species.  Construction of the proposed development would reduce the quality of 
habitat for ground squirrels and would likely result in a decrease in the numbers of 
ground squirrels onsite.  Based on a conversation with the County Environmental Health 
Division, the primary health concern regarding ground squirrels is that they can be hosts 
to fleas, which can be vectors for disease such as bubonic plague (Susan Ayres; January 
12, 2005).  The last reported case of bubonic plague in the area (City of San Luis Obispo) 
was 1924.  Ground squirrels do not survive if they are hosts to fleas carrying bubonic 
plague, and entire populations of ground squirrels will rapidly die off if infected.  On 
January 25, 2005, the County Division of Environmental Health is requesting Board of 
Supervisors approval of a benefit assessment funded program to expand the existing 
vector control program to include rodents such as ground squirrels (Susan Ayers; January 
12, 2004).  The Board of Supervisors authorized the County Administrative Officer to 
implement actions necessary to continue the current vector control program.  Based on 
the loss of ground squirrel habitat as a result of the proposed project, and County-wide 
monitoring of disease hosts and vectors, and the continued implementation of the County 
vector control program, implementation of the proposed project would not likely result in 
significant health hazards caused by the presence of ground squirrels.  No revisions to the 
EIR are necessary. 

 
11.11. Refer to responses to comments 11.3 and 11.10.  There are ground squirrel tunnels within 

the existing natural drainage feature.  Construction of a detention basin would not likely 
increase the quantity of ground squirrels on the project site or tunnels within the drainage 
feature or future detention basin.  No revisions to the EIR are necessary. 
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11.12. Refer to responses to comments 11.3, 11.9, 11.10, and 11.11 above. 
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12.1 

 
12.2 

12.3 

12.4 

12.5 
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12. Mr. and Mrs. Heyne 

12.1 Comment noted.  No revisions to the EIR are necessary. 
 
12.2 Refer to response to comment 8.4. 
 
12.3 Refer to response to comment 8.3. 
 
12.4 Refer to responses to comments 1.3 and 3.7. 
 
12.5 Refer to response to comment 8.4. 
 
12.6 Refer to response to comments 1.3, 3.7, and 8.4. 
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13.1 
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13.2
 
13.3
 
13.4
 

13.5 

13.6 
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13. Mr. and Mrs. Throndson 

13.1 Refer to responses to comments 3.7 and 8.4. 
 
13.2 Refer to response to comment 3.7. 
 
13.3 As discussed in the EIR, consideration of alternative access from El Campo was rejected 

because the alternative would not avoid or minimize traffic, erosion, biological, or visual 
impacts (Section VI.A.4).  No revisions to the EIR are necessary. 

 
13.4 Refer to response to comment 3.7. 
 
13.5 Refer to responses to comments 8.3 and 8.5. 
 
13.6 Refer to responses to comments 3.7 and 13.3. 
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14.1 

 
14.2 

 

14.3 
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14.5 

14.6 

 

14.7 
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14.7 
cont’d 

 
14.8 

 

14.9 
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14. Mr. and Mrs. Naylor 

14.1 Comment noted.  No revisions to the EIR are necessary. 
 
14.2 Refer to response to comment 3.7. 
 
14.3 Refer to response to comment 3.7. 
 
14.4 Refer to response to comment 8.3. 
 
14.5 Refer to response to comment 3.7. 
 
14.6 Refer to responses to comments 3.7 and 13.3. 
 
14.7 Refer to responses to comments 8.3, 8.4, 8.5, and 13.3. 
 
14.8 Refer to response to comment 3.3. 
 
14.9 Refer to response to comment 8.3. 
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15.1 

 

15.2 

 
15.3 

 
 
15.4 

 
 
 

15.5 
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15.5 
cont’d 

 
 

15.6 

15.7 

 
 
 
 

15.8 

 
 
15.9 

 

15.10 

 

15.11 
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15.13 
cont’d 

15.14 

15.15 

15.16 

 
 
 
15.17 

 
 
 
15.18 

 
 
15.19 
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15.20 

 

15.21 

 
 
 
 
 
 
 
 
 
15.22 

 

15.23 

 

15.24 
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15.24 
cont’d 

 
 
 
 
15.25 

 

15.26 

15.27 

 
 
 
 

15.28 

 

15.29 

15.30 

 

15.31 

 

Morro Group, Inc. 52 
 



Busick Tract Map Draft EIR  Response to Comments 
 

 
 
 
15.32 

 

15.33 

 
15.34 

 
 
15.35 

 

15.36 

 
 

15.37 
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15.38 
cont’d 

 
 

15.39 

 

15.40 

 
 

15.41 

 
 

15.42 

15.43 

15.44 

15.45 

15.46 

15.47 
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15. Falcon Ridge Homeowner’s Association 

15.1 Comment noted.  No revisions to the EIR are necessary. 
 
15.2 Refer to response to comment 8.4. 
 
15.3 Refer to response to comment 8.4. 
 
15.4 Refer to response to comment 8.4. 
 
15.5 Refer to response to comment 8.4. 
 
15.6 Refer to response to comment 8.4. 
 
15.7 Comment noted.  No revisions to the EIR are necessary. 
 
15.8 Refer to response to comment 8.4. 
 
15.9 Refer to response to comment 8.4.  Falcon Crest Drive would remain a private road, and 

improvements (including widening and modifications to the low water crossing) would 
not be required. 

 
15.10 Refer to response to comment 8.4. 
 
15.11 Refer to response to comment 8.4. 
 
15.12 Refer to responses to comments 8.3 and 8.4. 
 
15.13 Refer to responses to comments 8.4 and 15.9. 
 
15.14 Refer to response to comment 8.3. 
 
15.15 Refer to responses to comments 8.3 and 8.5. 
 
15.16 Refer to response to comment 8.4. 
 
15.17 Refer to responses to comments 8.4, 8.5, and 15.9. 
 
15.18 Refer to response to comment 3.7. 
 
15.19 Refer to response to comment 3.7. 
 
15.20 Refer to response to comment 8.4. 
 
15.21 Comment noted.  No revisions to the EIR are necessary. 
 

Morro Group, Inc. 56 
 



Busick Tract Map Draft EIR  Response to Comments 
 

15.22 Refer to responses to comments 8.4 and 13.3. 
 
15.23 Refer to responses to comments 1.3, 3.2, 3.7, and 8.4. 
 
15.24 Refer to responses to comments 1.4 and 8.4. 
 
15.25 Refer to responses to comments 1.4, 8.3, and 8.4. 
 
15.26 Refer to responses to comments 3.7, 8.5, and 13.3. 
 
15.27 Refer to responses to comments 1.4 and 8.4. 
 
15.28 According the TIRE index, and future build-out of both Falcon Ridge Estates (47 lots, 

451 daily trips) and the proposed project (16 lots, 154 trips), the number of daily trips 
would increase from 451 to 605, and the TIRE index would increase from 2.7 to 2.8, 
which is below the threshold of 3, which is defined as a significantly impaired residential 
environment.  In addition, the intent of the TIRE index is to: “define what level of traffic 
increase can be expected to be noticeable” (Traffic Analysis Report, Appendix B; Higgins 
Associates; April 29, 2002).  Actual thresholds utilized by the County of San Luis Obispo 
Department of Public Works are determined by the proposed project’s effect on existing 
Level of Service (LOS).  As determined Section V.E.5 of the EIR, the increase in traffic 
would not result in a deterioration of LOS, which is currently A.  No revisions to the EIR 
are necessary. 

 
15.29 Refer to responses to comments 1.4 and 8.4. 
 
15.30 Refer to responses to comments 1.4 and 8.4. 
 
15.31 Comment noted.  Refer to response to comment 11.3.  The proposed detention basin 

would be drain within 24 hours following a rain event, within the seven-day timeframe 
required by the County.  No revisions to the EIR are necessary. 

 
15.32 Refer to response to comment 11.4, 11.10 and 11.11. 
 
15.33 Refer to response to comment 11.4. 
 
15.34 Comment noted.  No revisions to the EIR are necessary. 
 
15.35 During any storm event, including a 100-year storm, some runoff would flow from the 

project site onto adjacent properties, including Falcon Ridge Estates.  Stormwater would 
flow over the proposed weir structure along the existing drainage course to the south.  
Based on the EIR (Section V.B.5) and Preliminary Drainage Analysis (Garing, Tayor 
and Associates; January 16, 2003) (Appendix B), implementation of the proposed project 
would not cause flooding or result in additional stormwater flow offsite.  No revisions to 
the EIR are necessary. 
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15.36 Refer to responses to comments 11.3 and 15.35. 
 
15.37 Refer to response to comment 3.3. 
 
15.38 Refer to response to comment 3.3.  Pursuant to conversations with the City of Arroyo 

Grande Community Development Department, the proposed project site is not located 
within the City’s Sphere of Influence, and the City does not plan on annexing the project 
site (Kelly Heffernon; December 2, 2003).   

 
15.39 Pursuant to the California Environmental Quality Act (CEQA), the EIR does not evaluate 

impacts to private views.  No revisions to the EIR are necessary. 
 
15.40 Comment noted.  No revisions to the EIR are necessary. 
 
15.41 Refer to responses to comments 1.4 and 8.4. 
 
15.42 Refer to responses to comments 1.4 and 8.4. 
 
15.43 Refer to responses to comments 1.3 and 3.2. 
 
15.44 Refer to responses to comments 1.4 and 8.4. 
 
15.45 Refer to responses to comments 1.3, 1.4, 3.2, and 8.4. 
 
15.46 The EIR has been revised to reflect John Scardino as a property owner (refer to Section 

III.A). 
 
15.47 The EIR has been revised to include this background information (refer to Section III.C.). 
 
15.48 Appendix A of the EIR has been supplemented to include Scope of Work from 1994 and 

2002. 
 
15.49 The gross acreage of Lot 8 is 2.11, and the gross acreage of Lot 9 is 2.11, as shown in 

Figure III-4 in the EIR.  The net acreage of Lot 8 is 2.0, and the net acreage of Lot 9 is 
2.0.  The acreage of the emergency access road is 0.22 acre.  Table III-1 of the EIR has 
been revised to reflect gross acreage. 

 
15.50 The EIR Table of Contents has been corrected to reflect correct pagination. 
 
15.51 Comment noted.   
 

Morro Group, Inc. 58 
 



Busick Tract Map Draft EIR  Response to Comments 
 

 

16.2 

 

16.3 

 

 
16.4 
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16. Mr. and Mrs. Pueraro 

16.1 Refer to responses to comments 3.7 and 13.3. 
 
16.2 Refer to responses to comments 3.7 and 13.3. 
 
16.3 Refer to responses to comments 3.7 and 8.3. 
 
16.4 Refer to responses to comments 1.4, 8.3, and 8.4. 
 
16.5 Refer to response to comment 3.7. 
 
16.6 Refer to response to comment 3.7. 
 
16.7 Refer to response to comment 13.3. 
 
16.8 Refer to responses to comments 3.7, 8.3, 8.5, and 13.3. 
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17.1 

 

 
 
 
 
 
17.2 
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17.2 
cont’d 

 
 
 
 
 

17.3 
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17.6 

 
 

17.7 
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17.8 

 

17.9 

 

17.10 

 
 

17.11 

 
 
 
17.12 

 
 

17.13 

 

Morro Group, Inc. 63 
 



Busick Tract Map Draft EIR  Response to Comments 
 

 

 
 

17.14 

 
 
 

17.15 

 

Morro Group, Inc. 64 
 



Busick Tract Map Draft EIR  Response to Comments 
 

17. Martin Line and Jane Line 

17.1 Comment noted.  No revisions to the EIR are necessary. 
 
17.2 Refer to response to comment 3.7. 
 
17.3 Refer to responses to comments 1.4 and 8.4. 
 
17.4 Refer to response to comment 3.7. 
 
17.5 Refer to response to comment 3.7. 
 
17.6 The traffic analysis conducted for the proposed project identified significant impacts to 

the El Campo Road and State Route 101 intersection, which currently operates at a 
deficient level of service (LOS F).  As identified in the EIR, the proposed project would 
not significantly affect any other roads or intersections. 

 
17.7 Refer to response to comment 17.6. 
 
17.8 Refer to response to comment 1.3 and 3.2. 
 
17.9 Refer to response to comment 3.6. 
 
17.10 Refer to response to comment 1.3 and 3.2. 
 
17.11 The EIR has been revised to reflect an accurate discussion of cumulatively affected areas 

as presented in Table V.E.6, which shows that no significant impacts to Coast View 
Drive or Falcon Crest Drive would occur as a result of the proposed project.  The 
cumulative impact discussion has been revised to correctly state:  “Under cumulative 
conditions, the southbound Falcon Crest Drive/Los Berros Road intersection would 
decrease from LOS A to LOS C” (refer to Section V.E.6). 

 
17.12 Refer to response to comment 3.3. 
 
17.13 Refer to response to comment 3.3. 
 
17.14 Comment noted.  No revisions to the EIR are necessary. 
 
17.15 Comment noted.  No revisions to the EIR are necessary. 
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• Castillo Del Mar Drive / Valley Road Mitigated Negative Declaration 
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