
 

   Negative Declaration & Notice Of Determination 

SAN LUIS OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING 
976 OSOS STREET ⬧ ROOM 200 ⬧ SAN LUIS OBISPO ⬧ CALIFORNIA 93408 ⬧ (805) 781-5600 

 
ENVIRONMENTAL DETERMINATION NO. ED19-081                                  DATE: April 19, 2019  
 

PROJECT/ENTITLEMENT: Augustine Minor Use Permit DRC2018-00165 

 APPLICANT NAME: Jason & Erin Augustine Email: Jason.Augustine@glennburdette.com 
 ADDRESS: 1370 Woodside Drive, San Luis Obispo CA 93401 
CONTACT PERSON: Bryan Ridley (Agent) Telephone:  (805)704-0535 

 

PROPOSED USES/INTENT: A request by Jason and Erin Augustine for a Minor Use Permit 
(DRC2018-00165) to allow for the construction of a two-story 3,445-square-foot (sf) single family dwelling 
with an 840 sf attached garage and a 596 sf detached accessory dwelling unit, with associated access 
driveway, fire truck turnaround, and landscaping. The project will result in the disturbance of 0.7 acres of 
an 82.89-acre parcel. The project is within the Rural Lands land use category.  
 
 

LOCATION:  The project is located 0.2 miles north of the intersection of Sequoia Dr. and Harmony Dr., 
adjacent to and immediately north of the City of San Luis Obispo. The site is located in the San Luis 
Obispo Sub Area North within the San Luis Obispo Planning Area. 
 

LEAD AGENCY:   County of San Luis Obispo 
   Dept of Planning & Building 

976 Osos Street, Rm. 200  
San Luis Obispo, CA  93408-2040  
Website: http://www.sloplanning.org 

STATE CLEARINGHOUSE REVIEW:   YES  NO  

OTHER POTENTIAL PERMITTING AGENCIES:  None          

ADDITIONAL INFORMATION:  Additional information pertaining to this Environmental Determination 
may be obtained by contacting the above Lead Agency address or (805)781-5600. 
COUNTY “REQUEST FOR REVIEW” PERIOD ENDS AT  ............ 4:30 p.m. (2 wks from above DATE) 

30-DAY PUBLIC REVIEW PERIOD begins at the time of public notification  

Notice of Determination State Clearinghouse No.        

This is to advise that the San Luis Obispo County                                          as   Lead Agency  
 Responsible Agency   approved/denied the above described project on                                                , and 

has made the following determinations regarding the above described project: 

The project will not have a significant effect on the environment.  A Negative Declaration was prepared for this project 
pursuant to the provisions of CEQA.  Mitigation measures and monitoring were made a condition of approval of the 
project. A Statement of Overriding Considerations was not adopted for this project.  Findings were made pursuant to the 
provisions of CEQA. 

This is to certify that the Negative Declaration with comments and responses and record of project approval is 
available to the General Public at the ‘Lead Agency’ address above. 
 
                                               Katie Nall (kinall@co.slo.ca.us)  County of San Luis Obispo    
Signature  Project Manager Name  Date  Public Agency 
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Project Environmental Analysis 
 The County's environmental review process incorporates all of the requirements for 
completing the Initial Study as required by the California Environmental Quality Act (CEQA) and the 
CEQA Guidelines.  The Initial Study includes staff's on-site inspection of the project site and 
surroundings and a detailed review of the information in the file for the project.  In addition, available 
background information is reviewed for each project.  Relevant information regarding soil types and 
characteristics, geologic information, significant vegetation and/or wildlife resources, water 
availability, wastewater disposal services, existing land uses and surrounding land use categories 
and other information relevant to the environmental review process are evaluated for each project.  
Exhibit A includes the references used, as well as the agencies or groups that were contacted as a 
part of the Initial Study.  The County Planning Department uses the checklist to summarize the results 
of the research accomplished during the initial environmental review of the project. 
 Persons, agencies or organizations interested in obtaining more information regarding the 
environmental review process for a project should contact the County of San Luis Obispo Planning 
Department, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408-2040 or call (805) 781-5600. 

A.  PROJECT  

DESCRIPTION:  A request by Jason and Erin Augustine for a Minor Use Permit (DRC2018-00165) to 
allow for the construction of a two-story 3,445-square-foot (sf) single family dwelling with an 840 sf 
attached garage and a 596 sf detached accessory dwelling unit, with associated access driveway, 
fire truck turnaround, and landscaping. The project will result in the disturbance of 0.7 acres of an 
82.89-acre parcel. The project is within the Rural Lands land use category and is located 0.2 miles 
north of the intersection of Sequoia Dr. and Harmony Dr., adjacent to and immediately north of the 
City of San Luis Obispo. The site is located in the San Luis Obispo Sub Area North within the San 
Luis Obispo Planning Area. 

ASSESSOR PARCEL NUMBER(S): 070-304-005 

Latitude: 35 degrees  16'  18" N  Longitude: 120 degrees  37'  50" W SUPERVISORIAL DISTRICT # 3  

B. EXISTING SETTING 

PLAN AREA: San Luis Obispo   SUB: San Luis Obispo(North)       COMM:   N/A  

LAND USE CATEGORY: Rural Lands          

COMB. DESIGNATION: Airport Review, GSA Geologic Hazard Area, Sensitive Resource Area            

PARCEL SIZE: 82.89 acres  

TOPOGRAPHY: Steeply sloping  (50% Slope AVG)        

VEGETATION: Coastal scrub        

EXISTING USES: Undeveloped        

SURROUNDING LAND USE CATEGORIES AND USES: 

North:  Rural Lands; undeveloped       East:  Rural Lands; undeveloped       

South:  Residential Rural; single-family residence(s) 
      

West:  Rural Lands; single-family residence(s)       
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C. ENVIRONMENTAL ANALYSIS 

During the Initial Study process, at least one issue was identified as having a potentially significant 
environmental effects (see following Initial Study).  Those potentially significant items associated with 
the proposed uses can be minimized to less than significant levels.  

  

 

COUNTY OF SAN LUIS OBISPO 
INITIAL STUDY CHECKLIST 

 
 

1.  AESTHETICS  

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Create an aesthetically incompatible 
site open to public view? 

    

b) Introduce a use within a scenic view 
open to public view? 

    

c) Change the visual character of an area?     

d) Create glare or night lighting, which 
may affect surrounding areas? 

    

e) Impact unique geological or physical 
features? 

    

f) Other:            

Aesthetics 

Setting.  The San Luis Obispo North sub-area is defined topographically by two parallel mountain 
ranges - the Santa Lucia Range along the northeast boundary and the Irish Hills along the southwest 
boundary. The valleys between the two ranges are punctuated by a chain of volcanic morros - Islay Hill 
southeast of the City of San Luis Obispo and Cerro San Luis, Bishop's Peak, Chumash Peak and Cerro 
Romauldo to the northwest. The proposed project is located directly east of the City of San Luis Obispo’s 
Urban Reserve Line and Sphere of Influence in the City’s Goldtree Hillside planning area, which extends 
up the hill from the Alrita Street neighborhood. This area as defined by the City of San Luis Obispo’s 
Land Use Element can accommodate minor expansion including single-family residences. 

The project site is on the south western corner of the parcel, on the western side of an ephemeral blue 
line stream. Existing vegetation is predominately annual grasses with woodland along the creek which 
runs through the center of the parcel and along the eastern side of the structure. Vehicular access is 
provided by a private road off of Sequoia Drive, within the City of San Luis Obispo. The proposed single-
family residence is within the San Luis Obispo Highway Design Corridor Area, and is visible from 
Highway 227/Broad Street, a scenic highway. This standard is intended to protect views of scenic 
backdrops and background vistas and foreground views from scenic roads and highways.   
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The Highway Design Corridor standards restricts the project from silhouetting against the sky, grading 
on slopes greater than 30 percent, and minimizing the building height and mass by using low-profile 
design and landscape to screen.  

The property is located on steeply sloping topography (over 20%) surrounded by Rural Lands zoned 
lots. The neighboring residences to the west are at a similar elevation and are slightly visible from the 
highway corridor. Views of the site from residences within the City are periodically blocked by the 
intervening buildings and vegetation along the roads.  

Impact.  The applicant is proposing a two-story single-family residence with an attached two-car garage 
and an accessory dwelling.  The proposed project could have a potentially significant impact on visual 
resources since it would be visible from important County and City scenic roadways. Two visual 
simulations for the proposed project were prepared, one from key viewing angles along Highway 227, 
and another along Johnson Avenue and Orcutt Road. The photo-simulations demonstrate that the site 
will be visible from important County and City scenic roadways.  

Along Highway 227/Broad Street, both pedestrian and vehicular traffic moves perpendicular to the line 
of sight toward the building site, which is filtered through existing development and tall clusters of 
vegetation.  The building site is located about one to one and a half miles from the corridor. This 
distance along with the proposed muted color palette of the residence decreases the visual impacts 
along Highway 227. Visual simulation photos were taken at different vantage points along Johnson 
Avenue and Orcutt Road. The project site was screened from most viewpoints along these roads due 
to topography or vegetation. Brief views of the project site are again filtered through existing structures 
and vegetation.  There are no highways or roadways where the project is visible for an extended 
duration of travel. The project will not change the visual character or introduce a new use to the area 
because of the other residences in the project vicinity. 

The proposed two-story residence proposes a maximum building height of 19.91 feet above the average 
natural grade. The proposed combination of materials (cultured stone, wood decking, standing seam 
sheet metal roof, wood trims, glass, cast in place concrete) will avoid massing effects and provide for a 
variety of color and material. The muted color palette will blend with the hillside vegetation. Grading for 
the proposed driveway will also be visible from Highway 227.  

The project will also result in new sources of light and glare when compared with existing conditions. 
Nighttime lighting for the project has the potential to be visually intrusive in the landscape and be a 
source of nighttime glare. Exterior lighting is proposed adjacent to doorways as required for safety in 
the Uniform Building Code. 

Mitigation/Conclusion. Based on the above-discussed visual setting and potential project impacts, 
visual resources will be impacted. Compliance with the County’s exterior lighting ordinance Section 
22.10.060 will reduce the lighting and glare impact to less than significant.  The project is subject to the 
Highway Corridor Design Standard in LUO Section 22.10.095 requiring the use of landscaping to screen 
new development.   The project will be conditioned to meet this LUO development requirement by use 
of drought tolerant vegetation planted along the northern, western and southern edges of the site area 
to help screen the project from public vantage points. In order to reduce visual impacts to a less than 
significant level, the project is subject to additional mitigation measures which have been included in 
Exhibit B. 
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2.  AGRICULTURAL RESOURCES 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Convert prime agricultural land, per 
NRCS soil classification, to non-
agricultural use? 

    

b) Convert Prime Farmland, Unique 
Farmland, or Farmland of Statewide 
Importance to non-agricultural use? 

    

c) Impair agricultural use of other property 
or result in conversion to other uses? 

    

d) Conflict with existing zoning for 
agricultural use, or Williamson Act 
program? 

    

e) Other:             

 

Agricultural Resources 

Setting.  The proposed project site is located in the Rural Lands land use category on an approximately 
82.89-acre parcel. The parcel does not have any history of agricultural use.  

Project Elements.  The following area-specific elements relate to the property’s importance for 
agricultural production: 

Land Use Category:  Rural Lands Historic/Existing Commercial Crops:  None 

State Classification:  Not prime farmland In Agricultural Preserve?  Yes, in the Edna 
Valley AG Preserve Area 

Under Williamson Act contract?  No 

The soil type(s) and characteristics on the subject property include:  

Los Osos-Diablo complex (30 - 50% slope).  This steeply sloping loamy claypan soil is considered not 
well drained.  The soil has moderate erodibility and moderate shrink-swell characteristics, as well 
as having potential septic system constraints due to:  steep slopes, shallow depth to bedrock, slow 
percolation.  The soil is considered Class VI without irrigation and Class is not rated when irrigated. 

Obispo Rock outcrop complex (15 - 75% slope).  This moderately to very steeply sloping, shallow clayey 
serpentine soil is considered very poorly drained.  The soil has moderate erodibility and moderate 
shrink-swell characteristics, as well as having potential septic system constraints due to:  steep slopes, 
shallow depth to bedrock.  The soil is considered Class VII without irrigation and Class is not rated when 
irrigated. 

Impact.  The project is located in a predominantly non-agricultural area with no agricultural activities 
occurring on the property or immediate vicinity.  No significant impacts to agricultural resources are 
anticipated. 

Mitigation/Conclusion.  No mitigation measures are necessary. 
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3.  AIR QUALITY 
 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Violate any state or federal ambient air 
quality standard, or exceed air quality 
emission thresholds as established by 
County Air Pollution Control District? 

    

b) Expose any sensitive receptor to 
substantial air pollutant concentrations? 

    

c) Create or subject individuals to 
objectionable odors? 

    

d) Be inconsistent with the District’s Clean 
Air Plan? 

    

e) Result in a cumulatively considerable net 
increase of any criteria pollutant either 
considered in non-attainment under 
applicable state or federal ambient air 
quality standards that are due to 
increased energy use or traffic generation, 
or intensified land use change? 

    

GREENHOUSE GASES 

f) Generate greenhouse gas emissions, 
either directly or indirectly, that may have 
a significant impact on the environment? 

 

 

 

 

 

 

 

 

g)  Conflict with an applicable plan, policy or 
regulation adopted for the purpose of 
reducing the emissions of greenhouse 
gases? 

    

h) Other:             

 

Air Quality 

Setting.  The Air Pollution Control District (APCD) has developed and updated their CEQA Air Quality 
Handbook (2012) to evaluate project specific impacts and help determine if air quality mitigation 
measures are needed, or if potentially significant impacts could result.  To evaluate long-term emissions, 
cumulative effects, and establish countywide programs to reach acceptable air quality levels, a Clean 
Air Plan has been adopted (prepared by APCD). 

The property contains Franciscan Complex units which is associated with serpentinite rocks and 
naturally occurring asbestos. However, during geologic testing, no serpentinite was observed within the 
test trenches. No plant species known to be found near serpentinite rock was found on the project site 
either, indicating the absence of naturally occurring asbestos.  

The project proposes to disturb soils that have been given wind erodibility ratings of 4 and 6, which is 
considered moderate to moderately high.  
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Greenhouse Gas (GHG) Emissions are said to result in an increase in the earth’s average surface 
temperature.  This is commonly referred to as global warming.  The rise in global temperature is 
associated with long-term changes in precipitation, temperature, wind patterns, and other elements of 
the earth’s climate system.  This is also known as climate change.  These changes are now thought to 
be broadly attributed to GHG emissions, particularly those emissions that result from the human 
production and use of fossil fuels. 

The passage of AB32, the California Global Warming Solutions Act (2006), recognized the need to 
reduce GHG emissions and set the greenhouse gas emissions reduction goal for the State of California 
into law.  The law required that by 2020, State emissions must be reduced to 1990 levels.  This is to be 
accomplished by reducing greenhouse gas emissions from significant sources via regulation, market 
mechanisms, and other actions. Subsequent legislation (e.g., SB97-Greenhouse Gas Emissions bill) 
directed the California Air Resources Board (CARB) to develop statewide thresholds.  

In March 2012, the San Luis Obispo County Air Pollution Control District (APCD) approved thresholds 
for GHG emission impacts, and these thresholds have been incorporated the APCD’s CEQA Air Quality 
Handbook.  APCD determined that a tiered process for residential / commercial land use projects was 
the most appropriate and effective approach for assessing the GHG emission impacts.  The tiered 
approach includes three methods, any of which can be used for any given project: 

1. Qualitative GHG Reduction Strategies (e.g. Climate Action Plans): A qualitative threshold that 
is consistent with AB 32 Scoping Plan measures and goals; or, 

2. Bright-Line Threshold: Numerical value to determine the significance of a project’s annual GHG 
emissions; or, 

3. Efficiency-Based Threshold: Assesses the GHG impacts of a project on an emissions per capita 
basis. 

For most projects the Bright-Line Threshold of 1,150 Metric Tons CO2/year (MT CO2e/yr) will be the 
most applicable threshold.  In addition to the residential/commercial threshold options proposed above, 
a bright-line numerical value threshold of 10,000 MT CO2e/yr was adopted for stationary source 
(industrial) projects. 

It should be noted that projects that generate less than the above-mentioned thresholds will also 
participate in emission reductions because air emissions, including GHGs, are under the purview of the 
California Air Resources Board (or other regulatory agencies) and will be “regulated” either by CARB, 
the Federal Government, or other entities.  For example, new vehicles will be subject to increased fuel 
economy standards and emission reductions, large and small appliances will be subject to more strict 
emissions standards, and energy delivered to consumers will increasingly come from renewable 
sources.  Other programs that are intended to reduce the overall GHG emissions include Low Carbon 
Fuel Standards, Renewable Portfolio standards and the Clean Car standards. As a result, even the 
emissions that result from projects that produce fewer emissions than the threshold will be subject to 
emission reductions.   

Under CEQA, an individual project’s GHG emissions will generally not result in direct significant impacts. 
This is because the climate change issue is global in nature. However, an individual project could be 
found to contribute to a potentially significant cumulative impact.  Projects that have GHG emissions 
above the noted thresholds may be considered cumulatively considerable and require mitigation.  

Impact.  As proposed, the project will result in the disturbance of approximately 30,500 square feet, 
which will include moving approximately 2,200 cubic yards of cut and 550 cubic yards of fill material.  
This will result in the creation of construction dust, as well as short- and long-term vehicle emissions.  
The project will be moving less than 1,200 cubic yards/day of material and will disturb less than four 
acres of area, and therefore will be below the general thresholds triggering construction-related 
mitigation. The project is also not in close proximity to sensitive receptors that might otherwise result in 
nuisance complaints and be subject to limited dust and/or emission control measures during 

Notice of Determination / Initial Study / Mitigated Negative Declaration -- Page 8 of 166



 

 County of San Luis Obispo, Initial Study Page 8 

construction. 

From an operational standpoint, based on Table 1-1 of the CEQA Air Quality Handbook (2012), the 
project will not exceed operational thresholds triggering mitigation.  The project is consistent with the 
general level of development anticipated and projected in the Clean Air Plan.  No significant air quality 
impacts are expected to occur. 

This project is a single-family residence.  Using the GHG threshold information described in the Setting 
section, the project is expected to generate less than the Bright-Line Threshold of 1,150 metric tons of 
GHG emissions.   Therefore, the project’s potential direct and cumulative GHG emissions are found to 
be less significant and less than a cumulatively considerable contribution to GHG emissions.  Section 
15064(h)(2) of the CEQA Guidelines provide guidance on how to evaluate cumulative impacts.  If it is 
shown that an incremental contribution to a cumulative impact, such as global climate change, is not 
‘cumulatively considerable’, no mitigation is required.  Because this project’s emissions fall under the 
threshold, no mitigation is required. 

Mitigation/Conclusion.  No serpentine soils were found within the digging area. The project is 
consistent with the general level of development anticipated and projected in the Clean Air Plan and 
will not require any additional mitigation measures beyond those required by Ordinance. 
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4.  BIOLOGICAL RESOURCES 
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Result in a loss of unique or special 
status species* or their habitats? 

    

b) Reduce the extent, diversity or quality 
of native or other important vegetation?  

    

c) Impact wetland or riparian habitat?     

d) Interfere with the movement of resident 
or migratory fish or wildlife species, or 
factors, which could hinder the normal 
activities of wildlife? 

    

e) Conflict with any regional plans or 
policies to protect sensitive species, or 
regulations of the California 
Department of Fish & Wildlife or U.S. 
Fish & Wildlife Service? 

    

f) Other:             

* Species – as defined in Section15380 of the CEQA Guidelines, which includes all plant and wildlife species that 

fall under the category of rare, threatened or endangered, as described in this section.  

Biological Resources 

Setting.  The following are existing elements on or near the proposed project relating to potential 
biological concerns: 

On-site Vegetation:  Grassland, coastal scrub, riparian woodland, coast live oak woodland 

Name and distance from blue line creek(s):  An unnamed “blue line” tributary crosses through the 
subject property.  

Habitat(s):  Herbaceous, Shrub, Tree, Urban Built Up 

The project is within the following combining designation(s), which identifies this general area as 
biologically sensitive:  Sensitive Resource Area (SRA), Terrestrial Habitat (TH), Stream and Riparian 
Vegetation Area (SRVA). 

A Biological Resource Assessment was conducted at the project site on August 14, 16, 23, and 28 in 
2017 and February 7, 2018 by V.L. Holland. The entire parcel consists of grassland, coastal scrub, 
and coast live oaks with a small ephemeral creek lined by a narrow corridor of riparian woodland. The 
building site is mostly covered by coastal valley grassland such as purple needlegrass. A search on 
the California Department of Fish and Game Natural Diversity Data Base (CNDDB) provided an 
extensive list of special status species, 74 plant and 85 wildlife species, that have the potential to be 
found within 1 mile of the project site. 
 
Stipa Pulchra (purple needlegrass) was found on the building site, no other special status plant 
species were found in the building site because the site is highly disturbed and most special-status 
plant species on the California Department of Fish and Game Natural Diversity Data Base (CNDDB) 
are highly restricted in distribution range, in habitat requirements, and have never been reported 
growing near this site. The coast live oak woodland and riparian woodland are considered sensitive.  
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The survey revealed no signs (scat, tracks, fur, sounds, or live observations) of special status wildlife 
species. Several species of wildlife are known to be in the surrounding, undisturbed hillsides and may 
wander into the home site area on occasion. For the most part, special status animal species that 
occur within San Luis Obispo are highly restricted both in distribution range and in habitat.  
 

Impact.  The proposed project has a limited potential to directly and/or indirectly impact special-status 
wildlife and habitat. Direct impacts to special-status species could result from injury or death via 
construction-related disturbances such as trampling or crushing from equipment or other construction 
activities such as grading, vegetation removal, and foundation installation. Indirect impacts could 
result from construction noise, harassment, dust emissions, or other disruption during construction 
activities. The total area of disturbance is estimated to be 0.7 acres of the 89.82-acre parcel. 
 
The project was designed to minimize ground disturbance through the use of a stepped structure. The 
building site is on 16% slopes and has three levels which step down the hill. This helps minimize 
grading for large building pads. The building site is proposed around a previously disturbed and 
graded area mixed with non-native annual grasses and native shrubs and perennials. Purple 
Needlegrass (Stipa Pulchra) is found in the access easement along the proposed driveway as well as 
in a grassland near the southwest portion of the building site. Based on the measurements in the field 
and on aerial photographs, the Purple Needlegrass population does not meet the threshold of 
significance. No other sensitive plant species will be impacted from the project.  
 
Due to the proximity of the ephemeral blue line stream to the proposed project footprint, there is 
potential for direct and indirect impacts to the stream in the form of hazardous materials spills and/or 
sedimentation. The National Wetlands Inventory map was reviewed, and no wetlands or riparian 
areas occur on or within the immediate vicinity of the project site. 
 
Impacts to Reptiles and Amphibians.  No impacts to California red-legged frogs or western pond turtle 
are expected. The location is beyond the listed amphibians known ranges and the ephemeral blue line 
stream does not provide an appropriate habitat.  There is a low likelihood that they would be 
encountered during project development, but they could be crushed or trampled while traveling across 
the site. 
 
Impacts to Sensitive and Nesting Birds.   Direct impacts to protected nesting bird species are most  
likely to occur if construction activities take place during the typical avian nesting season, generally  
February 1 through September 15. Indirect impacts may occur due to construction-related 
disturbances that may deter nesting or cause nests to fail.  Although no sign of special status birds 
were recorded on the site, the ecology and topography of the site presents a potential for nesting 
birds such as the lark sparrow or burrowing owl. Direct impacts to wintering burrowing owls could 
occur if they are present during the construction phase. Impacts could include crushing a burrow, 
although no burrows were found on the site.  
 
The site is not located in a wilderness area, or wildlife preserve. It is unlikely any bird nest would occur  
within the vicinity of the site as the grasses are heavily grazed and would not provide sufficient cover.  
The project site area will not disturb sensitive native vegetation, significant wildlife species, or special  
status species.  Over 79 acres of the 80-acre parcel will be left undisturbed for the wildlife species in 
the area and no special status plants were found in the area of disturbance. Therefore, no impacts to 
the local wildlife or the special status wildlife are expected as a result of the proposed project.  
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Figure 1. Vegetation map of the proposed home site and surrounding areas (V.L. Holland, February 
2018).  

 

Mitigation/Conclusion. The project site currently consists of previously disturbed lands. No special 
status plant or animal species were observed directly on the building site during the biological survey. 
The biologist has recommended additional mitigation measures to protect the riparian woodland along 
the creek. The project is also conditioned to comply with the County’s standard ordinance requirements. 
The avoidance and minimization measures in Exhibit B along with standard protection measures will 
reduce the anticipated impacts to a less than significant level.   
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Figure 2. Grading Plan for the proposed project with 25-foot setbacks from the riparian woodland.  
 

5.  CULTURAL RESOURCES  
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Disturb archaeological resources?     

b) Disturb historical resources?     

c) Disturb paleontological resources?      

d) Cause a substantial adverse change 
to a Tribal Cultural Resource? 

    

e) Other:              
Cultural Resources 

Setting.  The project is located in an area historically occupied by the Obispian Chumash. No historic 
structures are present and no paleontological resources are known to exist in the area.      

In order to meet AB52 tribal consultation requirements, outreach to four Native American tribal groups 
had been conducted (Northern Salinan, Xolon Salinan, Yak Tityu Tityu Northern Chumash, and the 
Northern Chumash Tribal Council). No comments were received from any of the tribal groups. 

The project is within 300 feet of an ephemeral creek. Potential for the presence or regular activities of 
the Native American increases in close proximity to reliable water sources.  Background research was 
completed to determine whether the Project area had been subject to previous archaeological 
inventories; and to identify any previously recorded archaeological sites in the immediate vicinity. This 
effort included a records search at the Central Coast Information Center (CCIC) of the California 
Historical Resources Information System (CHRIS), located at University of California, Santa Barbara.   
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Impact.  On June 25, 2018, a records search was conducted at the CCIC that encompassed the Project 
area plus a buffer radius of 0.25 mile. The current Project area has not previously been investigated for 
cultural resources, background research at the CCIC revealed no previous reports have been 
completed within the project site. Three prior cultural resource investigations within a 500-foot radius of 
the project area. Of the three reports, two were negative for cultural resources and one study identified 
a historic electrical transmission line with an associated substation. This resource will not be impacted 
by the proposed project.  

A Phase I (surface) survey was conducted on areas within or directly adjoining the footprint of the 
proposed development (Val Kirstine, Padre Associates Inc., July 3, 2018). No evidence of cultural 
materials was noted on the property.  Per AB52, tribal consultation was performed, and no comments 
were received. Impacts to historical or paleontological resources are not expected. 

Mitigation/Conclusion.  While this study found a low sensitivity for cultural materials within the Project 
area, there is always the potential for encountering prehistoric or historic-period materials during 
construction. LUO Section 22.10.040 standards for archeological resources discovery during 
construction activities are considered sufficient to mitigate potential impacts to cultural resources, in the 
event of a discovery.  No significant cultural resource impacts are expected to occur, and no mitigation 
measures above what area already required by ordinance are necessary. 
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6.  GEOLOGY AND SOILS 
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Result in exposure to or production of 
unstable earth conditions, such as 
landslides, earthquakes, liquefaction, 
ground failure, land subsidence or 
other similar hazards? 

    

b) Be within a California Geological 
Survey “Alquist-Priolo” Earthquake 
Fault Zone”, or other known fault 
zones*? 

    

c) Result in soil erosion, topographic 
changes, loss of topsoil or unstable soil 
conditions from project-related 
improvements, such as vegetation 
removal, grading, excavation, or fill? 

    

d) Include structures located on expansive 
soils? 

    

e) Be inconsistent with the goals and 
policies of the County’s Safety Element 
relating to Geologic and Seismic 
Hazards? 

    

f) Preclude the future extraction of 
valuable mineral resources? 

    

g) Other:             

*  Per Division of Mines and Geology Special Publication #42 

Setting.  The following relates to the project's geologic aspects or conditions: 

Topography:  Steeply sloping     

Within County’s Geologic Study Area?:  Yes   

Landslide Risk Potential:  Low    

Liquefaction Potential:  Low  

Nearby potentially active faults?:  Yes   Distance?  Approximately 1 mile Northeast 

Area known to contain serpentine or ultramafic rock or soils?:  Yes   

Shrink/Swell potential of soil:  Not known    

Other notable geologic features?  None  

Geology and Soils 

Setting. The project site is within the Geologic Study area designation and is subject to the preparation 
of a geological report per the County’s Land Use Ordinance [LUO section 22.14.070 (c), to evaluate the 
area’s geological stability. An Engineering Geologic Investigation (Geo Solutions, August 2018) was 
prepared to evaluate the area’s geological stability relating to the proposed use and determined that 
the site is appropriate from the geotechnical perspective for the construction of a single-family 
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residence. This report was reviewed by County Geologist, Brian Papurello, who concurred with the 
findings of the report and indicated that the proposed site development will not have a significant 
negative impact on the existing site geologic conditions (Brian Papurello, October 10, 2018). 

The report found the closest known active fault is a portion of the Los Osos fault which is located 
approximately 4.5 miles west of the site. The San Andreas fault is the most likely active fault to produce 
ground shaking at the site, however, it is not expected to impact the project due to its distance from the 
site.  

A sedimentation and erosion control plan is required for all construction and grading projects (LUO Sec. 
22.52.120) to minimize these impacts.  When required, the plan is prepared by a civil engineer to 
address both temporary and long-term sedimentation and erosion impacts. 

Impact.  As proposed, the project will result in the disturbance of approximately 0.7 acres of an 82.89-
acre parcel to construct the single-family residence, garage, and driveway. The proposed single-family 
residence is to be on a cut pad with associated retaining walls. The proposed driveway improvements 
consists of cut and fill slopes. The intensification of impervious surfaces on the project site will increase 
the volume and velocity of runoff generated by the site compared with existing conditions. Based on the 
NRCS soil survey, soils covering the project site exhibit moderate to moderately high susceptibility for 
erosion. Erosion of graded areas and discharge of sediment down slope will likely result, if adequate 
temporary and permanent measures are not taken before, during and after vegetation removal and 
grading. Compliance with relevant provision of the Building Code and Land use Ordinance will address 
potential impacts to erosion.   

The Engineering Geologic Investigation found low potential for both landslides and liquefaction on the 
site. To address drainage impacts, the geological report included several design measures above what 
would be required under the Uniform Building Code (see Mitigation Measure section).  The project is 
considered near geologic formations that can generate naturally-occurring asbestos, however 
serpentinite was not observed within the trenches dug on the project site. 

The project was referred to the Building Division and the Department of Public Works for review. 
Grading activities are subject to the provisions of the California Building Code and County standards 
for grading and road construction. A complete grading and drainage plan will be required prior to building 
permit issuance in accordance with Section 22.52.110 of the Land Use Ordinance. In addition, the 
project is required to provide a complete erosion and sedimentation control plan in accordance with 
Section 22.52.120. The recommendations of the Public Works and Building Departments will be 
incorporated as conditions of approval. 

Mitigation/Conclusion.  As required by ordinance, the project will be required to submit a complete 
grading and drainage and erosion prevention plan to demonstrate compliance with County regulations 
relating to the prevention of erosion. The Engineering Geologic Investigation concluded the proposed 
development is geologically suitable provided that the project complies with the Uniform Building Code 
and Land Use Ordinance. No additional mitigation measures are necessary.  
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7.  HAZARDS & HAZARDOUS 
MATERIALS - Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Create a hazard to the public or the 
environment through the routine 
transport, use, or disposal of hazardous 
materials? 

    

b) Create a hazard to the public or the 
environment through reasonably 
foreseeable upset and accident 
conditions involving the release of 
hazardous materials into the 
environment? 

    

c) Emit hazardous emissions or handle 
hazardous or acutely hazardous 
materials, substances, or waste within 
¼-mile of an existing or proposed 
school? 

    

d) Be located on, or adjacent to, a site 
which is included on a list of hazardous 
material/waste sites compiled pursuant 
to Gov’t Code 65962.5 (“Cortese List”), 
and result in an adverse public health 
condition? 

    

e) Impair implementation or physically 
interfere with an adopted emergency 
response or evacuation plan? 

    

f) If within the Airport Review designation, 
or near a private airstrip, result in a 
safety hazard for people residing or 
working in the project area? 

    

g) Increase fire hazard risk or expose 
people or structures to high wildland 
fire hazard conditions? 

    

h) Be within a ‘very high’ fire hazard 
severity zone? 

    

i)  Be within an area classified as a ‘state 
responsibility’ area as defined by 
CalFire? 

    

j) Other:             

 

Hazards and Hazardous Materials 

Setting.  With regards to potential fire hazards, the subject project is within the Moderate to High Fire 
Hazard Severity Zones. Based on the County’s fire response time map, it will take approximately 0-10 
minutes to respond to a call regarding fire or life safety (Refer to the Public Services section for further 
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discussion on Fire Safety impacts). The project is not located in an area of known hazardous material 
contamination.   

Impact.  The project does not propose the use of hazardous materials, nor the generation of hazardous 
wastes.  The proposed project is not found on the ‘Cortese List’ (which is a list of hazardous materials 
sites compiled pursuant to Government Code Section 65962.5). The project does not present a 
significant fire safety risk.  The project is not expected to conflict with any regional emergency response 
or evacuation plan.   

Mitigation/Conclusion.  Cal Fire has no significant concern or recommendation for the area of review 
and has attached a fire safety plan required to be completed prior to final inspection for the proposed 
project. No significant impacts as a result of hazards or hazardous materials are anticipated, and no 
mitigation measures are necessary.   
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8.  NOISE 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Expose people to noise levels that 
exceed the County Noise Element 
thresholds? 

    

b) Generate permanent increases in the 
ambient noise levels in the project 
vicinity?  

    

c) Cause a temporary or periodic increase 
in ambient noise in the project vicinity? 

    

d) Expose people to severe noise or 
vibration? 

    

e) If located within the Airport Review 
designation or adjacent to a private 
airstrip, expose people residing or 
working in the project area to severe 
noise levels? 

    

f) Other:             

 

Noise 

Setting.  The project is located in the City’s Goldtree Hillside planning area, which consists of open 
space, single family residences, and vacant lots. Consequently, noise levels on the project site and in 
the vicinity are low and there are no sources of loud noise beyond those associated with home 
ownership. Sensitive receptors in the vicinity of the project site include single family residences on lots 
ranging in size from 5-15 acres. The access roads, Sequoia Drive and Harmony Way carry low traffic 
volumes. The project is within the Airport Review designation and the area is subject to relatively low 
aircraft flyovers. 

The Noise Element establishes a threshold for acceptable exterior noise levels for sensitive uses (such 
as residences) of 60 decibels along transportation noise sources, and provides an estimate of the 
distance from certain roadways where noise levels will exceed those levels. Based on the Noise 
Element’s projected future noise generation from known stationary and vehicle- generated noise 
sources, the project is within an acceptable threshold area. 

Impact.  Construction Impacts. Construction activities may involve the use of heavy equipment for 
grading and for the delivery and movement of materials on the project site. The use of construction 
machinery will also be a source of noise. Construction- related noise impacts would be temporary and 
localized. The nearest residences are approximately 350 feet to the south and 650 feet to the west of 
the project site. County regulations limit the hours of construction to day time hours between 7:00AM 
and 9:00 PM weekdays, and from 8:00AM to 5:00PM on weekends. 

Operational Impacts. With regard to transportation- related noise sources, a single- family residence 
constructed on the project site would contribute about 10 average daily trips to Sequoia Drive and 
Southwood Drive. Following construction, noise generated by the project would be comparable to the 
background noise generated by surrounding residences and traffic noise.   

Mitigation/Conclusion.  No significant noise impacts are anticipated. Based on the Noise Element’s 
projected future noise generation from known stationary and vehicle- generated noise sources, the 
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project is within an acceptable threshold area. Compliance with County standards for the management 
of construction noise will ensure impacts to surrounding residences will be less than significant. No 
additional mitigation measures are recommended.   
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9.  POPULATION/HOUSING 
Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Induce substantial growth in an area 
either directly (e.g., construct new 
homes or businesses) or indirectly 
(e.g., extension of major 
infrastructure)? 

    

b) Displace existing housing or people, 
requiring construction of replacement 
housing elsewhere? 

    

c) Create the need for substantial new 
housing in the area? 

    

d) Other:             

 

Population/Housing 

Setting In its efforts to provide for affordable housing, the county currently administers the Home 
Investment Partnerships (HOME) Program and the Community Development Block Grant (CDBG) 
program, which provides limited financing to projects relating to affordable housing throughout the 
county. The County’s Inclusionary Housing Ordinance requires provision of new affordable housing in 
conjunction with both residential and nonresidential development and subdivisions. 

Impact.  The project will not result in a need for a significant amount of new housing, and will not 
displace existing housing. 

Mitigation/Conclusion.  No significant population and housing impacts are anticipated.  The project 
will mitigate its cumulative impact to the shortage of affordable housing stock by providing affordable 
housing unit(s) by payment of the in-lieu fee for residential projects, as required by ordinance. No 
mitigation measures are necessary. 
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10.  PUBLIC SERVICES/UTILITIES 
 Will the project have an effect upon, or 

result in the need for new or altered public 
services in any of the following areas: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Fire protection?     

b) Police protection (e.g., Sheriff, CHP)?     

c) Schools?     

d) Roads?     

e) Solid Wastes?     

f) Other public facilities?           

g) Other:             

Setting.  The project area is served by the following public services/facilities:  

Police:  County Sheriff  Location:     County Sheriff Station located approximately 2.0 miles to the 
Northwest of project site. 

Fire:   Cal Fire (formerly CDF)  Hazard Severity:  Moderate to High  Response Time:   0 - 10 Minutes  

Location:  Project site is located approximately 3 miles to the North of CalFire Station (21 Airport)    

School District:  San Luis Coastal Unified School District. and San Luis Obispo Joint Community College 
District 

  

Public Services 

For additional information regarding fire hazard impacts, go to the 'Hazards and Hazardous Materials' 
section. The project site is provided law enforcement by the County Sheriff, from the County Sheriff 
Station located on Palm Street in the City of San Luis Obispo, approximately 2 miles from the site. The 
nearest Cal Fire facility is approximately 3 miles to the south of Sequoia Drive. The majority of the parcel 
is within a high fire risk severity zone, however the project site is within a moderate fire risk severity 
zone with a response time of 0-10 minutes. The project is not located within a road fee area. 

Impact.  The project has been reviewed by Cal Fire/County Fire and a fire safety plan has been 
prepared. Due to the proximity to riparian woodland, a reduced vegetation clearance around the 
structure is allowable (Tony Gomes, November 2018).  

No significant project-specific impacts to utilities or public services were identified.  This project, along 
with others in the area, will have a cumulative effect on police/sheriff and fire protection, and schools.  
The project’s direct and cumulative impacts are within the general assumptions of allowed use for the 
subject property that was used to estimate the fees in place. 

Mitigation/Conclusion.  Regarding cumulative effects, public facility (County) and school (State 
Government Code 65995 et seq.) fee programs have been adopted to address this impact, and will 
reduce the cumulative impacts to less than significant levels. 
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11.  RECREATION 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Increase the use or demand for parks 
or other recreation opportunities? 

    

b) Affect the access to trails, parks or 
other recreation opportunities?  

    

c) Other             

 

Recreation 

Setting.  The County’s Parks and Recreation Element does not show that a potential trail goes 
through the proposed project.  The project is not proposed in a location that will affect any trail, park, 
recreational resource, coastal access, and/or Natural Area. 

Impact.  The proposed project will not create a significant need for additional park, Natural Area, and/or 
recreational resources.  

Mitigation/Conclusion.  No significant recreation impacts are anticipated, and no mitigation measures 
are necessary. 

 

  

Notice of Determination / Initial Study / Mitigated Negative Declaration -- Page 23 of 166



 

 

   County of San Luis Obispo, Initial Study Page 23 
 

12. TRANSPORTATION/CIRCULATION 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Increase vehicle trips to local or areawide 
circulation system? 

    

b) Reduce existing “Level of Service” on 
public roadway(s)? 

    

c) Create unsafe conditions on public 
roadways (e.g., limited access, design 
features, sight distance, slow vehicles)? 

    

d) Provide for adequate emergency access?     

e)  Conflict with an established measure of 
effectiveness for the performance of the 
circulation system considering all modes 
of transportation (e.g. LOS, mass transit, 
etc.)? 

    

f)  Conflict with an applicable congestion 
management program? 

    

g) Conflict with adopted policies, plans, or 
programs regarding public transit, 
bicycle, or pedestrian facilities, or 
otherwise decrease the performance or 
safety of such facilities? 

    

h) Result in a change in air traffic patterns 
that may result in substantial safety risks? 

    

i) Other:             

 

Transportation 

Setting.   

Airport Review Combining Designation.  The project is within the County’s Airport Review combining 
designation (AR).  The AR is used to recognize and minimize the potential conflict between new 
development around the San Luis Obispo Regional Airport and the ability of aircraft to safely and 
efficiently maneuver to and from this airport.  This includes additional standards relating to limiting 
structure/vegetation heights as well as avoiding airport operation conflicts (e.g., exterior lighting, 
radio/electronic interference, etc.).  The Airport Land Use Plan (ALUP) provides guidance for and 
limitations to the type of development allowed within the AR designation.  

The County has established the acceptable Level of Service (LOS) on roads for this urban area as “D” 
or better.  The existing road network in the area, including the project’s access streets Sequoia Drive 
and Harmony Way, is operating at acceptable levels.  Based on existing road speeds and configuration 
(vertical and horizontal road curves), sight distance is considered acceptable.   

Referrals were sent to County Public Works, no significant traffic-related concerns were identified. 

Impact.  The proposed project is estimated to generate about 10 trips per day, based on the Institute 
of Traffic Engineer’s manual of 10/unit.  This small amount of additional traffic will not result in a 
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significant change to the existing road service or traffic safety levels. The project does not conflict with 
adopted policies, plans and programs on transportation. 

Mitigation/Conclusion.  The project does not conflict with the San Luis Obispo County Regional Airport 
and associated Airport Land Use Plan. The project does not conflict with the County’s Bike Plan. No 
significant traffic impacts were identified, and no mitigation measures above what are already required 
by ordinance are necessary. 
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13.  WASTEWATER 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Violate waste discharge requirements 
or Central Coast Basin Plan criteria for 
wastewater systems? 

    

b) Change the quality of surface or ground 
water (e.g., nitrogen-loading, day-
lighting)? 

    

c) Adversely affect community wastewater 
service provider? 

    

d) Other:             

 

Wastewater 

Setting.   Regulations and guidelines on proper wastewater system design and criteria are found within 
the Water Quality Control Policy for Siting, Design, Operation, and Maintenance of Onsite Wastewater 
Treatment Systems (California OWTS Policy), and the California Plumbing Code. These regulations 
include specific requirements for both on-site and community wastewater systems and are applied to 
all new wastewater systems.   

The California OWTS Policy includes the option for public agencies in California to prepare and 
implement a Local Agency Management Program (LAMP), subject to approval by the Central Coast 
Water Board. Once adopted, the LAMP will ensure local agency approval and permitting of onsite 
wastewater treatment systems protective of groundwater quality and public health and will incorporate 
updated standards applicable to onsite wastewater treatment systems.  At this time, the California 
OWTS Policy standards supercede San Luis Obispo County Codes in Title 19.  Until the County’s LAMP 
is approved, the County permitting authority is limited to OWTS that meet Tier 1 requirements, as 
defined by the California OWTS Policy and summarized in the County’s Updated Criteria Policy 
Document BLD-2028 (dated 06/21/18).  All other onsite wastewater disposal systems, including all 
seepage pit systems, must be approved and permitted through the Central Coast Water Board.   

For onsite wastewater treatment (septic) systems, there are several key factors to consider for a system 
to operate successfully, including the following: 

✓ Sufficient land area to meet the criteria for as currently established in Tier 1 Standards of the 
California OWTS Policy; depending on rainfall amount, and percolation rate, required parcel size 
minimums will range from 1 acre to 2.5 acres; 

✓ The soil’s ability to percolate or “filter” effluent before reaching groundwater supplies (30 to 120 
minutes per inch is ideal);  

✓ The soil’s depth (there needs to be adequate separation from bottom of leach line to bedrock [at 
least 10 feet] or high groundwater [5 feet to 50 feet depending on percolation rates]); 

✓ The soil’s slope on which the system is placed (surface areas too steep creates potential for 
daylighting of effluent); 

✓ Potential for surface flooding (e.g., within 100-year flood hazard area); 

✓ Distance from existing or proposed wells (between 100 and 250 feet depending on 
circumstances); and 
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✓ Distance from creeks and water bodies (100-foot minimum). 

To assure a septic system can meet existing regulation criteria, proper conditions are critical.  Above-
ground conditions are typically straight-forward and most easily addressed.  Below ground criteria may 
require additional analysis or engineering when one or more factors exist:   

✓ the ability of the soil to “filter” effluent is either too fast (percolation rate is faster or less than 30 
minutes per inch and has “poor filtering” characteristics) or is too slow (slower or more than 120 
minutes per inch);  

✓ the topography on which a system is placed is steep enough to potentially allow “daylighting” of 
effluent downslope; or  

✓ the separation between the bottom of the leach line to bedrock or high groundwater is 
inadequate.  

 

Analysis.   

On August 4, 2018, Geo Solutions visited the site and performed percolation tests on four locations of 
depths between 4 and 5 feet deep. The average stabilized percolation rate for the tested area was an 
average of 85 minutes per inch. Ground water was not encountered in the exploratory trench which was 
excavated to 10 feet below ground surface. Prior to construction permit issuance, additional testing will 
be required by the Environmental Health Division/Building Division to verify acceptable conditions exist 
for on-site systems. Leach line locations will also be reviewed at this time to verify adequate setbacks 
are provided from any existing or proposed wells (100 feet for individual wells, 200 feet for community 
wells). 

Based on Natural Resource Conservation Service (NRCS) Soil Survey map, the soil type(s) for the 
project as provided in the previous Agricultural Resource section Los Osos-Diablo complex (30 - 50% 
slope) and Obispo Rock outcrop complex (15 - 75% slope). The main limitation(s) of this soil for 
wastewater effluent include: 

--shallow depth to bedrock, which is an indication that there may not be sufficient soil depth to provide 
adequate soil filtering of effluent before reaching bedrock.  Once effluent reaches bedrock, the 
chances increase for the effluent to infiltrate cracks that could lead directly to groundwater 
source or surrounding wells without adequate filtering, or allow for daylighting of effluent where 
bedrock is exposed to the earth’s surface.  In this case, due to limited availability of information 
relating to the shallow depth to bedrock characteristic, the following additional information will 
be needed prior to issuance of a building permit: soil borings at leach line location(s) showing 
that there is adequate distance to bedrock.  If adequate distance cannot be shown, a County-

approved plan for an engineered wastewater system showing how the CPC/California OWTS 
Policy criteria can be met will be required. 

--steep slopes, where portions of the soil unit contain slopes steep enough to result in potential 
daylighting of wastewater effluent.  In this case, the proposed seepage pits are located on the 
nearly level portion of the subject property that is sufficiently set back from any steep slopes to 
avoid potential daylighting of effluent.   

--slow percolation, where fluids will percolate too slowly through the soil for the natural processes to 
effectively break down the effluent into harmless components.  The Basin Plan identifies the 
percolation rate should be greater than 30 and less than 120 minutes per inch.  In this case, the 
soils report identified percolation rates for the soil ranges from 60 to 120 minutes per inch for all 
leach line locations, with an average of 85 minutes per inch.  

Impacts/Mitigation. No additional measures above what is already required for a standard septic 
system is needed.   
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 Based on the following project conditions or design features, wastewater impacts are considered less 
than significant:  

✓ The project has sufficient land area per the County’s Land Use Ordinance to support an on-site 
system; 

✓ The soil’s percolation rate is between 30 to 120 minutes per inch;  

✓ There is adequate soil separation between the bottom of the leach line to bedrock or high 
groundwater; 

✓ The soil’s slope is between 20% and 30% and proposes an engineered system;  

✓ The leach lines are outside of the 100-year flood hazard area; 

✓ There is adequate distance between proposed leach lines and existing or proposed wells;  

✓ The leach lines are at least 100 feet from creeks and water bodies. 

 

Conclusion.  Based on the above discussion and information provided, the site is capable of 
accommodating an on-site system that will meet CPC/Basin Plan requirements.  Prior to building permit 
issuance and/or final inspection of the wastewater system, the applicant will need to show to the County 
compliance with the County Plumbing Code/Central Coast Basin Plan, including any above-discussed 
information relating to potential constraints. The applicant will be required to provide an engineered 
septic system plan per the soils report recommendations prepared by GeoSolutions as well as meet the 
requirements of the Regional Water Quality Control Board.  Septic design shall comply with local 
regulations per the Regional Water Quality Control Board. Therefore, based on the project being able 
to comply with these regulations, potential groundwater quality impacts are considered less than 
significant. 

 

14.  WATER & HYDROLOGY 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

QUALITY 

a) Violate any water quality standards? 
    

b) Discharge into surface waters or otherwise 
alter surface water quality (e.g., turbidity, 
sediment, temperature, dissolved oxygen, 
etc.)? 

    

c) Change the quality of groundwater (e.g., 
saltwater intrusion, nitrogen-loading, etc.)? 

    

d) Create or contribute runoff water which would 
exceed the capacity of existing or planned 
stormwater drainage systems or provide 
additional sources of polluted runoff? 

    

e) Change rates of soil absorption, or amount or 
direction of surface runoff? 
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14.  WATER & HYDROLOGY 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

f) Change the drainage patterns where 
substantial on- or off-site sedimentation/ 
erosion or flooding may occur? 

    

g) Involve activities within the 100-year flood 
zone? 

    

QUANTITY 

h) Change the quantity or movement of available 
surface or ground water? 

    

i) Adversely affect community water service 
provider? 

    

j) Expose people to a risk of loss, injury or 
death involving flooding (e.g., dam 
failure,etc.), or inundation by seiche, tsunami 
or mudflow? 

    

k) Other:             

 

Water 

Setting.  The subject property is not within a defined groundwater basin and is located within the Laguna 
Lake Watershed. The project proposes to obtain its water from an individual onsite well. An existing well 
is located at the south western corner of the parcel. 

The topography of the project is steeply sloping.  The closest creek (unnamed) from the proposed 
development is on property. As described in the NRCS Soil Survey, the soil surface is considered to 
have low   erodibility.      

DRAINAGE – The following relates to the project’s drainage aspects: 

Within the 100-year Flood Hazard designation? No   

Closest creek?  Unnamed Distance?  Approximately 30 feet to the west of the proposed 
residence 

Soil drainage characteristics:  Well drained     

For areas where drainage is identified as a potential issue, the Land Use Ordinance (LUO Sec. 
22.52.110 or CZLUO Sec. 23.05.042) includes a provision to prepare a drainage plan to minimize 
potential drainage impacts.  When required, this plan would need to address measures such as:  
constructing on-site retention or detention basins, or installing surface water flow dissipaters.  This plan 
would also need to show that the increased surface runoff would have no more impacts than that caused 
by historic flows. 

SEDIMENTATION AND EROSION – Soil type, area of disturbance, and slopes are key aspects to 
analyzing potential sedimentation and erosion issues.  The project’s soil types and descriptions are 
listed in the previous Agriculture section under “Setting”.  As described in the NRCS Soil Survey, the 
project’s soil erodibility is as follows:  

Soil erodibility:    Moderate to Moderately High  
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A sedimentation and erosion control plan is required for all construction and grading projects (LUO Sec. 
22.52.120, CZLUO Sec. 23.05.036) to minimize these impacts.  When required, the plan is prepared 
by a civil engineer to address both temporary and long-term sedimentation and erosion impacts.  
Projects involving more than one acre of disturbance are subject to the preparation of a Storm Water 
Pollution Prevention Plan (SWPPP), which focuses on controlling storm water runoff.  The Regional 
Water Quality Control Board is the local extension who monitors this program. 

Impact – Water Quality/Hydrology   

With regards to project impacts on water quality the following conditions apply: 

✓ Approximately 0.7 acres of site disturbance is proposed and the movement of approximately 
2,750 cubic yards of material; 

✓ The project will be subject to standard County requirements for drainage, sedimentation and 
erosion control for construction and permanent use; 

✓ The project is not within a 100-year Flood Hazard designation; 

✓ All disturbed areas will be permanently stabilized with impermeable surfaces and landscaping; 

✓ Stockpiles will be properly managed during construction to avoid material loss due to erosion; 

✓ The project is subject to the County’s Plumbing Code (Chapter 7 of the Building and 
Construction Ordinance [Title 19]), and/or the “Water Quality Control Plan, Central Coast Basin” 
for its wastewater requirements, where wastewater impacts to the groundwater basin will be 
less than significant; 

✓ All hazardous materials and/or wastes will be properly stored on-site, which include secondary 
containment should spills or leaks occur; 

Water Quantity 

Based on the project description, as calculated on the County’s water usage worksheet, the project’s 
water usage is estimated as follows: 

 Indoor:   0.18 acre feet/year (AFY); 
      Outdoor:    0.15 AFY 
Total Use:        0.33 AFY 
Water Conservation:  0 AFY 
Total Use w/ Conservation: 0.33 AFY 

Sources used for this estimate include one or more of the following references:  County’s Land Use Ordinance, 2000 
Census data, Pacific Institute studies (2003), City of Santa Barbara Water Demand Factor & Conservation Study ‘User 
Guide’ (1989). 

A well test was preformed by Aqua Engineering. The test averaged about 14.419 gallons per minute for 
4 hours. Based on available water information, there are no known constraints to prevent the project 
from obtaining its water demands. 

Mitigation/Conclusion.  There are two wells mapped on the parcel. It is recommended by the 
Environmental Health Division to destroy it if it will not be used or to verify it is an appropriate distance 
from all wastewater systems. As specified above for water quality, existing regulations and/or required 
plans will adequately address surface water quality impacts during construction and permanent use of 
the project. Additional measures concerning grading and construction timing are found in Exhibit B. 
Based on these standard and additional mitigation measures, no significant impacts from water use are 
anticipated. 
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15.  LAND USE 
 Will the project: 

Inconsistent Potentially 
Inconsistent 

Consistent Not 
Applicable 

a) Be potentially inconsistent with land use, 
policy/regulation (e.g., general plan 
[County Land Use Element and 
Ordinance], local coastal plan, specific 
plan, Clean Air Plan, etc.) adopted to avoid 
or mitigate for environmental effects? 

    

b) Be potentially inconsistent with any 
habitat or community conservation plan? 

    

c) Be potentially inconsistent with adopted 
agency environmental plans or policies 
with jurisdiction over the project? 

    

d) Be potentially incompatible with 
surrounding land uses? 

    

e) Other:             

 

Land Use 

Setting/Impact.  Surrounding uses are identified on Page 2 of the Initial Study.  The proposed project 
was reviewed for consistency with policy and/or regulatory documents relating to the environment and 
appropriate land use (e.g., County Land Use Ordinance, etc.).  Referrals were sent to outside agencies 
to review for policy consistencies (e.g., CAL FIRE for Fire Code, etc.).  The project was found to be 
consistent with these documents (refer also to Exhibit A on reference documents used). 

The project is not within or adjacent to a Habitat Conservation Plan area.  The project is consistent or 
compatible with the surrounding uses as summarized on page 2 of this Initial Study. 

The proposed project is subject to the following Planning Area Standard(s) as found in the County’s 
LUO: 

1. LUO Section 22.10.095 C 
2. LUO Section 22.14.070 
3. LUO Section 22.14.100 
4. LUO Section 22.96 
5. LUO Section 22.96.020 (22.14.030) 
6. LUO Section 22.96.040 

 
Mitigation/Conclusion.  No inconsistencies were identified and therefore no additional measures 
above what will already be required were determined necessary. 

 

 

  

Notice of Determination / Initial Study / Mitigated Negative Declaration -- Page 31 of 166



 

 County of San Luis Obispo, Initial Study Page 31 

16.  MANDATORY FINDINGS OF 
SIGNIFICANCE 

 Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

 
a) Have the potential to degrade the quality of the environment, substantially reduce the 

habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or animal community, reduce the number 
or restrict the range of a rare or endangered plant or animal or eliminate important 
examples of the major periods of 

  California history or pre-history?     
 
b) Have impacts that are individually limited, but cumulatively considerable?  

(“Cumulatively considerable" means that the incremental effects of a project are 
considerable when viewed in connection with the effects of past projects, the effects of 
other current projects, and the effects  

 of probable future projects)      

 
c) Have environmental effects which will cause substantial adverse effects on human  

  beings, either directly or indirectly?                                                      

      

For further information on CEQA or the County’s environmental review process, please visit the 
County’s web site at “www.sloplanning.org” under “Environmental Information”, or the California 
Environmental Resources Evaluation System at: http://resources.ca.gov/ceqa/ for information about 
the California Environmental Quality Act. 
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Exhibit A - Initial Study References and Agency Contacts 

The County Planning Department has contacted various agencies for their comments on the proposed 
project.  With respect to the subject application, the following have been contacted (marked with an 
) and when a response was made, it is either attached or in the application file: 

Contacted Agency Response 

 County Public Works Department Attached      

 County Environmental Health Services None      

 County Agricultural Commissioner's Office Not Applicable      

 County Airport Manager None      

 Airport Land Use Commission Not Applicable      

 Air Pollution Control District Not Applicable      

 County Sheriff's Department Not Applicable      

 Regional Water Quality Control Board None     

 CA Coastal Commission Not Applicable      

 CA Department of Fish and Wildlife Not Applicable      

 CA Department of Forestry (Cal Fire) Not Applicable      

 CA Department of Transportation Not Applicable      

     Community Services District Not Applicable      

 Other City of San Luis Obispo Attached 

 Other       Not Applicable      

     ** “No comment” or “No concerns”-type responses are usually not attached 

The following checked (“ ”) reference materials have been used in the environmental review for the 
proposed project and are hereby incorporated by reference into the Initial Study.  The following 
information is available at the County Planning and Building Department.  

 Project File for the Subject Application 
County documents 

 Coastal Plan Policies 
 Framework for Planning (Coastal/Inland) 
 General Plan (Inland/Coastal), includes all 

maps/elements; more pertinent elements:  
  Agriculture Element 
  Conservation & Open Space Element 
  Economic Element 
  Housing Element 
  Noise Element 
  Parks & Recreation Element/Project List 
  Safety Element  

 Land Use Ordinance (Inland/Coastal) 
 Building and Construction Ordinance 
 Public Facilities Fee Ordinance 
 Real Property Division Ordinance 
 Affordable Housing Fund 
       Airport Land Use Plan 
 Energy Wise Plan 
 SLO Area Plan/SLO (north) sub area  

  and Update EIR 

         Design Plan 
         Specific Plan 
 Annual Resource Summary Report 
       Circulation Study 

Other documents 
 Clean Air Plan/APCD Handbook 
 Regional Transportation Plan 
 Uniform Fire Code 
 Water Quality Control Plan (Central Coast 

Basin – Region 3) 
 Archaeological Resources Map 
 Area of Critical Concerns Map 
 Special Biological Importance Map 
 CA Natural Species Diversity Database 
 Fire Hazard Severity Map 
 Flood Hazard Maps 
 Natural Resources Conservation Service Soil 

Survey for SLO County 
 GIS mapping layers (e.g., habitat, streams, 

contours, etc.) 
 Other      
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In addition, the following project specific information and/or reference materials have been considered 
as a part of the Initial Study. These documents can be found in the original file with San Luis Obispo 
County: 

1. Bracket Architecture Office. 2018. Visual Simulation Method & Analysis. December 2018. 
 

2. City of San Luis Obispo. 2014. City of San Luis Obispo Land Use Element. February 2019. 
 

3. Geo Solutions, Inc. 2018. Engineering Geology Investigation Parcel 5 Harmony Way. August 
29, 2018. 
 

4. Geo Solutions, Inc. 2018. Percolation Testing Report Parcel 5 Harmony Way. August 7, 2018. 
 

5. Geo Solutions, Inc. 2018. Soils Engineering Report Parcel 5 Harmony Way. August 7, 2018. 
 

6. Padre Associates, Inc. 2018. Phase l Archaeological Study 1650 Harmony Way. August 2018. 
 

7. V.L.Holland. 2018. Biological Resources Survey Report Proposal Harmony Way. February 17, 
2018. 
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Exhibit B - Mitigation Summary Table 

 
Per Public Resources Code Section 21081.6, the following measures also constitute the mitigation 
monitoring and/or reporting program that will reduce potentially significant impacts to less than 
significant levels. These measures will become conditions of approval (COAs) should the project be 
approved. The Lead Agency (County) or other Responsible Agencies, as specified in the following 
measures, are responsible to verify compliance with these COAs.  
 
 

VS-1 Cut and Fill Slopes. At the time of application for construction permit, the applicant shall 
clearly delineate the vertical height of all cut and fill slopes on the project construction drawings 
and the border of cut slopes and fills rounded off to a minimum radius of five feet.  Cuts and fills 
shall be screened from public vantage points along public roads. Any visible cuts shall be 
stockpiled with at least 8” of topsoil for the reestablishment of vegetation. As soon as the grading 
work has been completed, the cut and fill slopes shall be reestablished with non-invasive, fast-
growing vegetation. Prior to final inspection, the applicant shall provide verification to the 
satisfaction of the County that these measures have been met. 

VS-2 Exterior Colors & Material Palette. At the time of application for construction permit, the 
applicant shall submit architectural elevations of all proposed structures to the Department of 
Planning and Building for review and approval in consultation with the Environmental 
Coordinator.  The elevations shall show exterior finish materials, colors, and height above the 
existing natural ground surface.  Colors shall minimize the structure massing of new 
development by reducing the contrast between the proposed development and the surrounding 
environment.  Colors shall be compatible with the natural colors of the surrounding environment, 
including vegetation, rock outcrops, etc.  Darker, non-reflective, earth tone colors shall be 
selected for walls, and chimneys etc. The proposed metal roofing materials shall be non-
reflective material and shall be of earth tone colors. All color selections shall fall within a 
“chroma” and “value” of 6 or less, as described in the Munsell Book of Color (review copy 
available at County.)  

VS-3 Exterior Light Plan. At the time of application for construction permits, the Applicant shall 
submit an Exterior Lighting Plan for County review and approval. The Plan shall define the 
height, location, and intensity of all exterior lighting. All lighting fixtures shall be positioned “down 
and into” the development, and shielded so that neither the lamp nor the related reflector interior 
surface is visible from surrounding properties and Highway 227. All lighting poles, fixtures, and 
hoods shall be dark colored. When nighttime lighting is required for construction, temporary 
lighting shall be hooded to the extent consistent with safety. Lighting fixtures shall be directed 
away from the highway to avoid glare and, when near a residence, shall be pointed away from 
the residence.  

VS-4 Revised Landscape Plan - Upon application for construction permits, the applicant shall submit 
a revised landscape plan to the County Department of Planning and Building for review and 
approval. The revised plans shall be developed and signed by a licensed landscape architect 
and shall show additional screen planting for the purpose of screening of the structures 
(residence and water tank) as follows: 

a. The screen plants shall be strategically located downslope (at the South and West 
facades of the structures) and uphill behind the residence. Placement of various tree 
types and understory vegetation (height, growth rate) shall be placed downslope to 
create a more natural setting around the proposed structure. Screen planting shall cover 
75% of the proposed residence and tank(s) as seen from Highway 1, upon maturity or 
10 years, whichever occurs first. 
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b. Screen planting shall include evergreen trees capable of growing to a minimum height 
of 35 feet tall.  Trees shall be planted from a minimum fifteen gallon container size. 
Shrubs shall be planted among the screen trees. Shrubs shall be planted from five gallon 
containers. All landscaping plants shall be native to the area and utilize plants identified 
fin the County’s Approved Plant List.  

c. Trees and shrubs within the screen planting area shall be maintained in perpetuity.  
Trees and shrubs within the screen planting area that die shall be replaced.    
 

Prior to final inspection, the applicant shall implement the approved revised landscape/ 
screening plan.  
 

VS-5 Landscape Performance.  Prior to final inspection for the single-family residence, the approved 
landscape plan shall be implemented, and the applicant shall provide a letter to the San Luis 
Obispo County Department of Planning and Building for approval demonstrating that the 
applicant has entered into a contract with a qualified professional for the purpose of monitoring 
the success of the screen planting area.  The monitoring contract shall include a requirement 
that the monitor conduct at a minimum an annual site visit and assessment of the planting 
success for five years.  At the end of the 5-year monitoring period, the monitoring report shall 
be submitted to the San Luis Obispo County Department of Planning and Building for approval 
and shall be used as a determining factor in assessing the successful establishment of the 
planting as it relates to the bond posted by the applicant.  If it is determined that the success 
criteria has not been met then the applicant shall submit a supplemental landscape screening 
plan with additional recommendations to achieve the required screening.  The plan shall include 
additional monitoring requirements (as recommended by the landscape architect) to ensure the 
required screening is achieved.   

 

Biological Resources 
 

BR-1  Construction Impact Minimization. The following general measures are shall be shown on 
construction plans and implemented during active construction:  

a. The use of heavy equipment and vehicles shall be limited to the proposed project limits and 
defined staging areas/access points. The boundaries of each work area shall be clearly 
defined and marked with high visibility fencing. No work shall occur outside these limits.  

b. Secondary containment such as drip pans shall be used to prevent leaks and spills of 
potential contaminants where they may enter drainages.   

c. Washing of concrete, paint, or equipment, and refueling and maintenance of equipment shall 
occur only in designated areas. Absorbent pads shall be available to absorb any spilled or 
leaked fuels/oils.  

d. Construction equipment shall be inspected by the operator regularly to ensure that 
equipment is in good working order and no fuel or lubricant leaks are present. 

 

BR-2 Sensitive Habitat Protection - Avoidance. There shall be no cutting, alteration or 
disturbance of the existing Coast Live Oak or Riparian Woodland habitat (as shown in Figure 
1) (V.L. Holland, February 2018) Furthermore: 

a. Adequate measures (e.g., highly visible temporary fencing, etc.) shall be installed prior to 
any construction to clearly delineate that this habitat will be avoided.  
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b. Temporary fencing shall be placed along the edge of the riparian woodland along the 
creek to clearly mark the 25-foot setback buffer zone. No disturbances shall occur in the 
buffer zone or anywhere in the riparian woodland.  

c. Temporary fencing shall be placed 10 feet outside the canopy of the Coast Live Oaks 
along the western margin of the site. No disturbances shall occur in this area.   

d. Best Management Practices for sedimentation and erosion control shall be applied to 
prevent sediment from entering into this habitat.  

e. All temporary and permanent vegetation planting within 50 feet of habitat edge shall be 
compatible with existing habitat vegetation and shall not include any plants considered 
‘invasive’ (as identified on the latest California Invasive Plant Council list). 

f. All proposed uses and/or structures shall be setback adequately from the riparian edge, 
per the approved plans (see Figure 2. Grading Plan on page 12 of the Mitigated Negative 
Declaration). 

g. Construction activities shall not occur during the typical nesting season between February 
1 and August 31.  If construction activities cannot avoid the typical nesting season, to 
minimize project-related impacts to nesting birds, a retained biologist shall perform a pre-
construction survey prior to the initiation of ground disturbance to identify nests and 
burrows. The completed survey report shall be submitted to the County for review/approval. 
Any recommendations of protection measures (e.g. buffers, staking, etc.) shall be reviewed 
and approved of by the County, and installed prior to any site disturbance. As applicable, 
any such measures shall be kept in good working order for the duration of the construction 
phase. Amending or changing the measures (e.g. reducing a recommended buffer) shall 
be reviewed and approved of by the County.  

h. A letter from CAL FIRE shall be submitted identifying that no vegetation 
removal/modification within the sensitive habitat is needed for fire protection purposes. 

i. After improvements are/construction is completed, only passive uses shall occur within the 
habitat setback/ buffer area, and no activities shall occur within the sensitive habitat, as 
defined in Figure 2. 

 

BR-3 Sensitive Habitat Protection – Limited Impacts. To minimize impacts to the sensitive 
habitat (see Figure 1. Vegetation map on page 11 of the Mitigated Negative Declaration), the 
applicant agrees to the following: 

a.  No invasive plant species listed in the California Invasive Plant Council website should 
be included in the landscaping of the home site. These plants could invade the 
adjacent native plant communities and negatively affect the native plants and plant 
communities.  

b.         Vegetation clearance or modification 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 sensitive vegetation within the setback as possible (e.g. remove/ 
trim only enough vegetation to create non-contiguous islands of native vegetation). 

c. Adequate protection for all remaining sensitive habitat shall be installed prior to any 
vegetation removal or work beginning, and shall be kept in good working order during 
construction (e.g., highly visible fencing, BMPs for sedimentation and erosion control, 
etc.). 

d.         A sediment and erosion control plan shall be prepared to protect the areas around the 
home site (riparian woodland, coast live oak woodland, and coastal scrub). The 
erosion control will prevent sedimentation of the ephemeral creek channel near the 
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site. The plan shall also describe how any and all pollutants originating from 
construction equipment would be collected and disposed of should it become 
necessary.  

e. No livestock shall be allowed within the sensitive habitat area. 

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

 

Monitoring (Biological Resource Measures BR-1 through BR-3). Required at the time 
of application for construction permits/prior to ground disturbance. Compliance will be 
verified by the County Department of Planning and Building, in consultation with the 
Environmental Coordinator. 

 
 
Wastewater  

  

WW-1  Prior to issuance of grading or construction permit, the applicant shall obtain approval from the 
Central Coast Water Board for on-site septic system.  

 

Monitoring (Wastewater Measure WW-1). Compliance will be verified by the County 
Department of Planning and Building prior to issuance of grading or construction permits. 
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COUNTY OF SAN LUIS OBISPO 

Department of Public Works 

Colt Esenwein, P.E. Director REFERRAL 

 

 

Date: September 13, 2018 

To: Katie Nall, Project Planner 

From: Glenn Marshall, Development Services 

Subject: Public Works Project Referral for DRC2018-00165, Augustine MUP, Sequoia Dr, San 
Luis Obispo, APN 070-304-005 

 

Thank you for the opportunity to provide information on the proposed subject project.  It has been 
reviewed by several divisions of Public Works, and this represents our consolidated response. 

 

Public Works Comments: 

A. Project access driveway is being proposed across neighboring parcel (Par 3 of 43/PM/80).  A 
condition is being recommended to require evidence of a recorded easement be provided prior to 
permit issuance.  Recommend that evidence be provided prior to accepting this application as 
complete. 

B. Project site may be located within the City of San Luis Obispo Sphere of Influence per Memorandum 
of Agreement (MOA).  The applicant is encouraged with meet with the City to determine what road 
improvement fees would be applicable to this project.   

C. The proposed project is within a drainage review area.  Drainage plan is required to be prepared by 
a registered civil engineer and it will be reviewed at the time of Building Permit submittal by Public 
Works.  The applicant should review Chapter 22.52.110 or 23.05.040 of the Land Use Ordinance 
prior to future submittal of development permits. 

D. This project may be a regulated project as it is located in a Stormwater Management Area and is 
therefore required to submit a Stormwater Control Plan (SWCP) Application. The Stormwater Control 
Plan application, SWCP template, and LID Handbook guidance can be found at: 

https://www.slocounty.ca.gov/Departments/Planning-Building/Stormwater/Services/Stormwater-
Requirements-for-New-Construction.aspx 

E. If the project site disturbs 1.0 acre or more the applicant must enroll for coverage under California’s 
Construction General Permit, which may require preparation of a project Stormwater Control Plan 
even though its located outside a Stormwater Management Area. 

 

Recommended Project Conditions of Approval: 
Access 

1. Prior to issuance of construction permits, the applicant shall provide evidence to the Department 
of Planning and Building that project’s offsite access easement over Parcel 3 of 43/PM/80 have been 
recorded with the County Clerk. 

2. At the time of application for construction permits, the applicant shall provide evidence to the 
Department of Planning and Building that onsite circulation and pavement structural sections have 
been designed and shall be constructed in conformance with Cal Fire, or the regulating fire agency 
standards and specifications back to the nearest public maintained roadway. 
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Fees 

3. Prior to commencing Land Use Permit activities, the project is located within the City of San Luis 
Obispo Sphere of Influence per Memorandum of Agreement approved by the Board on October 18, 
2005.  The applicant shall submit evidence to the County that all City impact fees applicable to this 
project have been paid, or that none are required. 

 

Drainage 

4. At the time of application for construction permits, the applicant shall submit complete drainage 
plans prepared by a licensed civil engineer for review and approval in accordance with Section 
22.52.110 (Drainage) or 23.05.040 (Drainage) of the Land Use Ordinance. 

5. At the time of application for construction permits, the applicant shall submit complete erosion 
and sedimentation control plan for review and approval in accordance with 22.52.120. 

6. At the time of application for construction permits, the applicant shall demonstrate that the project 
construction plans are in conformance with their Stormwater Control Plan. 

 

Stormwater Pollution Prevention Plan (SWPPP) 

7. At the time of application for construction permits, if the project disturbs more than 1.0 acre or is 
part of a common plan of development, the applicant must enroll for coverage under California’s 
Construction General Permit.  Sites that disturb less than 1.0 acre must implement all required 
elements within the site’s erosion and sediment control plan as required by San Luis Obispo County 
Codes.  

 

Stormwater Control Plan (SWCP): 

8. At the time of application for construction permits, the applicant shall demonstrate whether the 
project is subject post-construction stormwater requirements by submitting a Stormwater Control Plan 
application. 

a. The applicant must submit a Stormwater Control Plan (SWCP) prepared by an appropriately 
licensed professional to the County for review and approval.  Applicants must utilize the County’s 
latest SWCP template.   

b. If applicable, the applicant shall submit a draft stormwater operations and maintenance plan for 
review by the County. The operations and maintenance plan may be incorporated into existing or 
proposed CC&Rs or drafted as an Agreement. 

c. If applicable, following approval by the County, the applicant shall record with the County Clerk-
Recorder a Stormwater Operations and Maintenance plan to document on-going and permanent 
storm drainage control, management, treatment, inspection and reporting.  

d. If applicable, the applicant shall submit a draft General Notice to document the location and type 
of control measures that were installed to mitigate Performance Requirement No. 2. Following 
approval by the County, the applicant shall record the General Notice with the County Clerk-
Recorder. The recorded control measures shall remain in good working order in perpetuity. 

9. Prior to approval of the improvement plans or construction permits, if necessary, the applicant 
shall submit a draft Storm Water Operations and Maintenance Plan for all structural post-construction 
storm water treatment or retention facilities and it must be provided for review. 
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10. Prior to acceptance of the improvements, the Stormwater Operations and Maintenance plan and 
General Notice must be updated to reflect as-built changes, approved by the County, and re-recorded 
with the County Clerk-Recorder as amendments to the original document. 

 

G:\Development\_DEVSERV Referrals\Land Use Permits\MUP\DRC2018\DRC2018-00165 Augustine MUP SLO.docx 
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Date: September 20, 2018

CAL FIRE - SAN LUIS OBISPO
FIRE SAFETY PLAN

Project Number: DRC2018-00165 Project Location: Sequoia Dr.! Harmony Dr.
Project City: San Luis Obispo Cross Street:
Owner Name: Jasonl Erin Augustine Owner Address: 1370 Woodside Dr.
City, State, Zip: San Luis Obispo, Ca. 93401 Owner Phone(s): 805-234-5629
Agent Name: Bryan Ridley Agent Address: P.O. Box 1810
City, State, Zip: San Luis Obispo, Ca. 93401 Agent Phone(s): 805-704-0535
Project Description: New 3445sf. SFD. 596sf. accessory dwelling

• The following checked items are required to be completed prior to final inspection of this project.

• Fire department final inspection can be scheduled by calling (805) 543-4244, extension #3490.

• Inspections will be completed on Tuesday for South County areas and Thursday for North County areas.

• Please have your County issued permit card on site and visible.

• Visit our website at www.calfireslo.org for more information.

This project is located approximately 8 minutes from the closest CAL FIRE/San Luis Obispo County Fire Station.
The project is located in State Responsibility Area for wildland fires, and is designated as a Moderate Fire
Hazard Severity Zone. This project is required to comply with all fire safety rules and regulations including the
California Fire Code, the Public Resources Code and any standards referenced therein.

The following CHECKED standards are required:
[8'J SETBACK 30-foot building setback from property line required for parcels 1 acre in size or larger

**Note: All setbacks are subject to S.L.O County Planninq Department approval.
[8'J FIRE SPRINKLERS A fire sprinkler system is required for this project per local Fire Code.

[8'J Fire alarm bell must be installed and working at final inspection (If required by NFPA 13D).

[8'J TANK A water storage tank is required that gravity feeds a residential fire connection
[8'J 7500 gallons of minimum water storage is required for fire protection

DNote: 2500 Gallon minimum. Structures within 50 feet of project are calculated as part of the tank
capacity requirement. C-16 or FPE will calculate capacity of tank if project is sprinklered.

DTanks must be steel or concrete in High and Very High Fire Hazard Severity zones
[8'J Automatic Fill, Siqht Gauge & Venting System required
[8'J Minimum 4-inch plumbinq: Schedule 40 PVC or Iron Pipe
[8'J System must gravity drain to the Fire Department Connection
[8'J Fire connection shall be located on the approach to the structure(s}
[8'J Fire connection must be located not less than 50 feet & no more than 150 feet from

the structure
[8'J Fire connection must be located 10-12 feet from the edge of the driveway/road & 24-36"

above finished grade
[8'J Fire connection outlet valve must be a 2-1/2" brass National Standard male thread with brass or plastic
cap. The outlet must face toward the driveway at a 90° angle.
[8'J If fire connection has less than 20 psi, then the word "DRAFT" will be clearly and permanently marked
on the fire connection
[8'J Must maintain a 3 foot clear space around the circumference of the connection at all times
[8'J Blue dot reflector must be located near fire connection, visible to a_QQroachir1g_vehicles

D HYDRANT A fire hydrant is required that can deliver 750 gallons per minute for 2 hours.
D ****Must submit a completed Community Water System Verification Form
DMust have two 2 1/2" outlets and one 4" outlet with National Standard threads
DMust be located within 8 feet of the roadway
D Place a blue dot road reflector on roadway, just off center, on the side of the hydrant
D Hydrant must be located within 500feet of the residence.
DMust maintain a 3 foot clear space around the hydrant at all times

------------------------------------------------------------------ ---- - - -
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D ACCESS ROAD A 20-foot wide access road is required
D All weather surface capable of supporting 20 tons
D 10 feet of fuel modification is required on both sides of road
D Must provide an unobstructed vertical clearance of not less than 13'6"
DWhere road exceeds a 12% grade, it must be a nonskid surface
D If road exceeds a 16% grade, it must be certified by an engineer
D Road must be named & posted using the County standard signage

~ DRIVEWAY must be 16 feet wide
~ All weather surface capable of supportinq 20 tons
~ Where driveway exceeds a 12% qrade, it must be a paved nonskid surface
~ 10 feet of fuel modification is required on both sides of the driveway
~ Must provide an unobstructed vertical clearance of not less than 13'6"
~ Driveways exceeding 300 feet require a fire engine turnaround within 50 feet of residence/structure
~ Driveways exceeding 800 feet require a turnout(s) at midpoint and no more than 400 feet apart

(Exception: 16' wide driveways)
D BRIDGE is required to support a fire enqine load weioht of 20 tons

D Bridge must have a sign indicating load & vertical clearance limits at entrances
D One-lane bridge: minimum 10', turnouts at both ends, one-way signs, clear visibility

~ GATE entrance shall be 2 feet wider than width of traffic lane & located 30 feet from roadway.
~ Center line of lane turning radius must be at least 25 feet
~ Electric gates shall be maintained operational at all times and shall provide Fire Department
emergency access via a "Knox" switch. A Knox application must be requested from the Prevention
Bureau. Manual gates may be secured by a padlock.
~ Must be setback a minimum of 30 feet from the SLO County maintained road

~ 100' FLAMMABLE VEGETATION MANAGEMENT around structures required.
~ Maintain a fire clearance of 30 feet around all buildings & structures
~ Within the area of 30'-100' from structures, additional fire reduction measures shall be required.
~ Remove limbs located within 10 feet of chimney & trim dead/dying limbs that overhang the roof.
Leaves, needles, or dead growth shall be removed from the roof

~ LPG TANKS Minimum separation from buildings & property lines for LPG above ground tanks is: 10 feet
for 125-500 gallon container; 25 feet for 501-2,000 oallon container

~ Maintain a minimum vegetation clearance of 10 feet around LPG tanks or containers
~ IGNITION RESISTANT CONSTRUCTION REQUIREMENTS This project must meet all requirements of
Chapter 7A of the 2016 California Building Code for Fire-Resistance-Rated Construction. Please contact the
San Luis Obispo County Department of Planninq & Buildinq for more information at (805) 781-5600.

~ A Class A non-combustible roof is required that meets all requirements of Chapter 7A of the 2013
California Building Code.

~ ADDRESS Each residence requires separate address numbers, assigned by the San Luis Obispo County
Department of Planning and Building. Please contact (805) 781-5157 for more information.

~ Highly visible with contrasting background permanent address numbers shall be placed at the
driveway entrance and directional signs at each T or Y intersection (minimum 6" letter/number height, 1/2
inch stroke). Reflective numbers are hiohlv recommended!
~ Highly visible address numbers shall be placed on the residence(s). (Minimum 6" letter/number height
with 1/2 inch stroke).

~ SMOKE & CARBON MONOXIDE DETECTOR Smoke detectors are required in all sleeping areas and in
hallways leading to sleepinq areas.
Comments:

Please note: Any changes made to this project shall cancel the Fire Safety Plan and require new plans to be submitted
to CAL FIRE for review and the issuance of a new fire plan. If this project is not completed within the time allotted by
the Building Permit; it will be required to meet all applicable fire codes in effect at the time a new permit is issued and
before final inspection of the structure. Any future change of occupancy will also require compliance with all codes in
effect at that time.

T~GOJtUW
Inspectol1
Fire Captain
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October 16, 2018 
 
Katie Nall 
County of San Luis Obispo  
976 Osos Street, Room 300 
San Luis Obispo, CA 93408 
 
SUBJECT:  Proposed minor use permit for a new 3,445 sf single family residence 

with attached garage and accessory dwelling unit at Sequoia Drive 
and Harmony Drive  

 
The 2016 City/County Memorandum of Understanding states that the County and City 
should work cooperatively to plan for future uses and public services and facilities to 
improve and maintain area circulation, connections, and to preserve agricultural land and 
open space. Thank you for the opportunity to provide input on the above referenced 
entitlement application.   

Community Development Department Comments 

The project site is located within the City of San Luis Obispo’s Greenbelt area and is in 
an important transition area just outside the City’s urban reserve line in a highly sensitive 
visual resource area as identified in the City’s Conservation and Open Space General 
Plan Element. 

 
The proposed project raises concerns that the proposed construction and associated 
grading for access on the steep slopes of this site above existing City development will 
result in detrimental impacts to City viewsheds and identified General Plan scenic 
corridors and points around the City as identified in the City of San Luis Obispo General 
Plan Conservation and Open Space Element section Figure 11: Scenic Roadways and 
Vistas, and Circulation Element Figure 3, Scenic Roadways.  

 
The submitted Highway Corridor Visual Analysis is inadequate to determine impacts to 
City scenic corridors. The applicant should provide additional visual resource analysis 
which can be peer reviewed and which provides accurate simulation of project impacts 
from multiple vantage points in the City and from several designated scenic corridors from 
which this site would be visible as discussed above. Unless adequate information can be 
shown that the project would clearly not result in adverse impacts to scenic vistas and 
resources, an initial study should be prepared to assess the potential environmental 
effects of the project as required by the California Environmental Quality Act (CEQA).   
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City of San Luis Obispo referral response 
Augustine MUP; initial submittal comments 

 
The City requests to continue to be notified/consulted on further project review 
such as any significant project modifications, environmental review, and upcoming 
hearings.  

Please feel free to contact me if you have any questions or would like any assistance to 
arrange a meeting. I can be contacted by phone at 805-781-7166, or by e-mail: 
bleveille@slocity.org 

 

Thank you for considering City comments on the proposed project.  

 
Sincerely, 
 
 
Brian Leveille, AICP 
Senior Planner 
Long Range Planning 
City of San Luis Obispo, Community Development Department 
 
 
CC:  San Luis Obispo City Council 
 Michael Codron, Community Development Director 

Xzandrea Fowler, Deputy Director of Community Development 
 Tim Bochum, Deputy Director of Public Works 
 Hal Hannula, Supervising Civil Engineer 
 Jake Hudson, Traffic Operations Manager 

Bob Hill, Natural Resources Manager 
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