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SAN Luls OBISPO COUNTY

' DEPARTMENT OF PLANNING AND BUILDING

MEMORANDUM

To: Planning Commission
From: Murry Wilson, Environmental Rescurce Specialist
Subject: Sheridan Properties (DRG2005-00073)

Date: November 3, 2011

This item was continued from the September 8, 2011 hearing to September 29, 2011 and then to the
November 3, 2011 hearing, to allow for revisions to the environmental document. This hearing will
include continued discussion of the topical areas related {o the Sheridan Properties project as
requested by your commission. This report also includes responses to comments raised by the
public in comment letters submitted on September 7 and 12, 2011 and the revised environmental
document.

Environmental Determination

The environmental determination has been revised based cn comments received prior to and after
the September 8 2011 hearing {(see Aftachment 3 — Letiers dated September 7, 2011 and
September 12, 2011). Revisions io the Mitigated Negative Declaration are shown in a strike-through
underline format, so your Commission can easily ideniify the changes that were made to the
document. Recirculation of the environmental document was not required because no “substantial
revisions” have resulted from the changes made. The determination to not recirculate the
environmental document was made based on the follow:

A “substantial revision” that would require recirculation includes the following:

1. A new, avoidable significant effect is identified and mitigation measures or project revisions
must be added in order to reduce the effect to insignificance.

2. The lead agency determines that the proposed mitigation measures or project revisions will
not reduce potential effects to less than significant and new measures or revisions must be
required.

Recirculation is not required under the following circumstances:
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1. Mitigation measures are replaced with equat or more effective measures.

2. New project revisions are added in response to written or verbal comments on the project’s
effects identified in the proposed negative declaration which are not new avoidable significant
effects.

3. Measures or conditions of project approval are added after circulation of the negative
declaration which are not required by CEQA, which do not create a new significant
environmental effect, and are not necessary to mitigate or avoid significant effects.

4. New information is added to the negative declaration which merely clarifies, amplifies, or
makes insignificant modifications to the negative deciaration.

As revised, the environmental document adequately addresses all impacts that may resuit from
development of the proposed project and an Environmental impact Report (EIR) is hot required.

Issues for Further Discussion

Grading ~ The project is proposed as a phased project and includes grading that will occur in phases.
As shown on the Phasing Plan (see Attachment 1), the project will include rough grading in phase 1
which will achieve approximate grades for a majority of the overall site. Existing structures and uses
will remain during the development of the first three phases. The existing RV storage will be
relocated to the west and south of the property, until the phases that would occupy those areas are
constructed. Temporary drainage improvements wili also be constructed to ensure the project does
not result in drainage impacts during the development of the project. Precise grading will occur
during each phase to achieve final grades necessary to support the development of the structures,
parking, internai streets, and other improvements. Condition of Approval # 4 requires the applicant to
coordinate with Planning, Building, and the Public Werks Department prior to construction of
individual phases to ensure ali concerns are addressed (i.e. drainage, grading, and condition
compliance).

Parking — The applicant is proposing a total of 253 parking spaces for the entire development.
Parking will be constructed with the associated phases along with the internal street improvements for
each phase. Staff supports the reduced parking requirements and has provided your Commission
with a finding in support of the modification request {see Attachment 2 — Revised Findings and
Conditions of Approval, Finding G). Condition of Approval # 1 has been modified to identify the total
number of parking spaces required for the entire development,

Allowable Uses — All uses that are not proposed to be allowed by plot plan approval (i.e. Chemical
Products and Petroleum Extraction) would require approval of a separate Development Plan /
Coastal Development Permit. That use would be subject to a future discretionary action by the
Planning Commissien and potentiaily the Board of Supervisors.

"Eating and Drinking Places” are allowed in the Industrial land use category and could occupy a
space in Units 1-10. Units 11-21 are within the Sheridan Road Heavy Industrial Area and “Eating and
Drinking Places” are not allowed in that portion of the proposed project site.

Water — Concemns associated with water usage quantities, water availability, and seawater intrusion
were raised during the public hearing. The attached environmental document includes revisions and
clarifications associated with project related water impacts. No new impacts were identified based on
the revisions to the water section of the environmentat document. The project’s impacts on water
resources are considered less than significant with the proposed mitigation measures.

Page 2

Page 2 of 79



Attachment 6

4-3

Caretaker Size and Associated Water Calculations — The sizes of the caretaker units {(seven
caretaker units proposed) were incorrectly identified in the staff report and mitigated negative
declaration. The actual sizes of the proposed caretaker units are 1,185 square feet each not
500 square feet. See the revised mitigated negative declaration for the revised water
calculations and revised water discussion. The revised calculations resulted in less than 1
acre-foot per year of additional water usage associated with the proposed project. This
revision did not result in a new significant impact.

Changes to Mitigated Negative Declaration Language — An error was identified in the setting
secticn of the mitigated negative declaration (Pg. 2-45 of the September 8, 2011 staff report),
and staff verbally corrected that error at the September 8, 2011 Planning Commission
hearing. The report stated, “Currently, there is no evidence of seawater intrusion.” While this
staterment was correct in 2003 {when the referenced report was release), the setting section
should have also included the more recent information that indicated evidence of seawater
intrusion in the Oceano area approximately 4 miles to the northwest (see Attachment 4 —
Revised Mitigated Negative Declaration for further clarification on this issue). This revision did
not result in a new significant impact,

Landscaping — The applicant chose to create relatively small units suited for startup
businesses as opposed to large siructures that maximize interior floor area. This project
consequently resulted in larger landscaped areas due to the project design and fayout. The
project will be required (as a condition of approval) to incarporate drought tolerant and low
water using plant materials. While the water savings assbciated with these features are
identified in the water calculation of the environmental document and credited towards the
total water use, this project will realize additional beneficial water resource impacts due to the
soil conditions and landscaping features. Al stormwater generated from this project will
remain on site and percolate back io the groundwater basin through numerous LiD measures
that will be incorporated into the landscaping and the on-site retention basin.

Will Serve Letter — The applicant has provided an updated will serve letter from Woodland
Park Mutual Water Company (dated August 4, 2011). In addition to the preliminary letter from
the water company, the project has been conditioned te provide proof that the water company
meets State Health Department requirements. No permits will be issued until the applicant
can show proof that the water company is in compliance with State Heafth Department
requirements.

Sensitive Species (Nipomo Mesa Lupine) ~ The site contains two small populations of Nipomo Mesa
Lupine, an endangered species. A goal of the project, once the species was discovered on site, was
to avoid all impacts to the species. This resulted in a redesign of the project (avoidance is the
preferred mitigation) and numerous other mitigation measures to ensure the protection of the species.
The proposed open space areas were created based on the recommendations of the biologist. The
County biologist reviewed the proposed easement areas and concurred that the area was adequate
to protect the species with the mitigation measures that are included with the project.

The primary threat to the species is non-native weeds such as veldt grasses. As such, controlling the
weeds within the easement area is critical to the survival of the species. The existing measures
require weed control within the esasement area, based upon recommendations of the consulting
biologist. Weed removal and monitoring of the easement areas will be required throughout the entire
construction periad {up to 12 years) and a minimum of three years beyond construction. Time frames
for weed removal are not dictated, because extensive foot traffic within the easement area has the
potential to disrupt the cryptogrammic crust (a layer or crust that holds the sol down, prevent soil
erosion, and provide a hospitable environment for germinating plants). Weed removal time frames
will be based on the annual monitoring of the easement area, and a recommendation will be made as
to whether weed removal is required for the following season during each monitoring event. This will
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ensure that foot traffic within the easement area does adversely affect the easement area and the
species is adeguately protected.

The long term protection of these areas, both during construction and after construction, has been
addressed through the existing mitigation measures. Staff has provided additional language
associated with the monitoring and reporting pian {see . The additional language will clarify the
performance standard that must be met at the end of the monitering period, and if not met, will
require additional recommendations to ensure the performance standard is met. If the standard has
not been met, additionat protection recommendaticns and monitoring will be required.

With regard to fencing of the easement areas, staff has provided dlarifying fanguage regarding the
fencing requirements. The revised language will ensure the fencing is designed tc be durable and
prevent access to the easement area.

Impacts to Residences — Concerns were raised regarding potential impacts to residences (e.g.
people who occupy the proposed caretaker units). Further discussions with the law office of Babak
Naficy (Counsel for the Sierra Club) clarified their concerns regarding the specifics of this issue.
Their primary concern is that the young and elderly were not subject tc potential future industrial uses
that may occupy the project site. To address this concern, staff has added a condition of approval
that clarifies who may occupy the proposed caretaker units (as defined by the CZLUQ).

Air Quality and Climate Change — Concerns were raised regarding the adequacy of the air quality
modeling due to the unknown future uses of the project site. The project was reviewed using
approved procedures for both construction and cperational phases of the project. The estimates that
were used are considered a reasonable development scenario for the purpose of CEQA. With regard
to climate change impacts, the estimated amounts of greenhouse gas (GHG) emissions resuiting
from the project have been verified by APCD. Staff believes the estimates are reasonable and
appropriate mitigation measures have been provided (see Attachment 4 — Revised Air Quality
Section for further discussion). Staff added a condition of approval that acknowledges the existing
APCD permitting process.

Groundwater Protection — Concerns were raised about contamination of groundwater due to the
industrial nature of the proposed project. To address this concern, staff has included a new condition
of approval that requires pretreatment of waste from businesses that may use harmful compounds.

Revised and New Conditions of Approval

Your Commission identified concerns about various conditions of approval. Staff has provided
revised / modified language based on the comments received at the September 8, 2011 hearing and
letters submitted on the project for your consideration. These changes are summarized below and
the full text in contained in Attachment 2.

« FEmergency Access — Staff has added a new condition of approval to require emergency
access.

» Parking Numbers Codified — The total number of parking spaces for cars and bikes has been
included in Condition of Approval #1.

»  Water Meters Required — Staff has added language to existing condition of approval #26 to
require water meters on individuat units.

» APCD Permits Required — Staff has added a new condition of approval that recognizes the
existing APCD permitting process and requires future tenants to get clearance from the APCD
or a letter stating that a permit is not necessary for the proposed use.

» Caretaker Occupancy Limitations — Staff has added a new condition of approvat clarifying who
can occupy the caretaker units (as defined by the CZLUQ).
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Monitoring Requirements — Staff has added language to existing condition of approval #46
that clarifies the performance standards and requires on-going menitoring and application of
additional measures if the performange standard has not been met at the conclusion of the
menitoring period.

Groundwater Protection — Staff has added a new condition of approval that requires
pretreatment of waste from businesses that may use harmful compounds.

Indemnification Agreement — Staff has added a new condition of approval requiring the
applicant to indemnify the County.
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Attachment 1 — Phasing Plan
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Attachment 2 — Revised Findings and Conditions of Approval

FINDINGS - EXHIBIT A

Environmental Detenmination

A

The Environmental Coordinator, after completion of the initial study, finds that there is no substantial
evidence that the project may have a significant effect on the environment, and the preparation of an
Envirgnmental Impact Report is not necessary. Therefore, a Negative Declaration (pursuant to Public
Resources Code Section 21000 et seq., and CA Code of Regulations Section 15000 et seq.) has been
issued on July 28, 2011 for this project.

Developiment Plan

B

The proposed project is consistent with the San Luis Obispo County General Plan and Local Coastal
Plan because the development meets applicable zoning regulations and future uses that may occupy
the proposed structures will be limited to allowable uses in the Industrial iand use category and the
Sheridan Road Heavy Industrial Area respactively.

As conditioned, the proposed project satisfies all applicable provisions of Title 23 of the County Code.

The establishment and subsegquent operation or conduct of the use wili not, because of the
circumstances and conditions applied in the particular case, be detrimental to the heatth, safety or
weifare of the general public or persons residing or working in the neighborhood of the use, or be
detrimental or injurious to property or improvements in the vicinity of the use because the construction
and future uses on the proposed project do not generate activity that presents a potential threat to the
surrounding property and buildings as conditioned. The project also includes caretaker units for security
purposes and to provide for 24-hour care and supervision of the site.  This project is subject to
Ordinance and Building Code requirements designed to address health, safety and welfare concerns
and operational standards of the CZLUO.

The proposed project will not be inconsistent with the character of the immediate neighborhood or
contrary to its orderly development because the development of an industrial park within an industrial
land use category is similar to, and will not conflict with, the surrounding lands and uses._The inclusion
of caretaker units_as a part of the proisct is secondary and accessory te the primary use of the site.
The caretaker will orovide security and 24-hour_supervision {0 ensure there are not conflicts_with
surrounding uses.

The proposed project or use will not generate a volume of traffic beyond the safe capacity of all roads
providing access to the project, either existing or to be improved with the project because the project is
located on Sheridan Road. a local road which will be improved to handle any additional traffic
associated with the project and the applicant will previde additional funding for improvements at the
Highway 1 (Willow Road) and Sheridan Road intersection.

Adiustments

G.

Modification of parking standards required by Coastal Zone Land Use QOrdinance Section 23.04.166, is
justified because the characteristics of the future uses deo not necessitate the number of parking spaces
for the worst case traffic generating use because it is not likely that the development will include a farge
percentage of high demand parking uses {i.e. Eating and Drinking Places). As proposed, 253 parking
spaces (1 space per 415 sf) is adequate for the types of uses that are anticipated ({i.e. Warehousing,
Manufacturing, etc.) and no traffic safety problems would resuit from the reduction in on-site parking.

Granting of the exception to the sign standards will not result in adverse visual impacts or other adverse
effects because the number of buildings associated with the development will limit the aliowable sign
area on each building to less than 10 square feel.
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Coastal Access

3 The proposed use is in conformity with the public access and recreation policies of Chapter 3 of the
California Coastal Act, because the project is not adjacent to the coast and the project will not inhibit
access to the coastal waters and recreation areas.

Page 10

Page 10 of 79



Attachment 6

4-11

EXHIBIT B - CONDITIONS OF APPROVAL

Approved Development

1.

This approval authorizes the construction of a five (5) phase Industrial Park consisting of twenty one
(21} units on seven {7} underlying legal parcels, as follows:

a.

Phase [ {as shown on the phasing ptan) shall be vested within 2 years of the effective date of
this permit and shall include:
i.  the construction of twe {2) units (Units 1 and 2) with a combined square footage of
9,168 {inciuding grading),
i, street improvements and parking, and
iii. tandscaping.

Phase Il (as shown on the phasing plan) shall be vested within 5 years of the effective date of
this permit and shall include:
i.  The construction of six (&) units {Units 3 thru 8) with a combined square footage of
24,803 (including grading},
ii. street improvements and parking, and
ii. landscaping.

Phase lI {as shown on the phasing plan) shall he vested within 7 years of the effective date of
this permit and shall include:
i. the construction of four {4) units {Units 9 thru 12) with a combined square footage of
18,384 {including grading},
ii. street improvements and parking, and
iii.  landscaping.

Phase [V (as shown on the phasing plan} shall be vested within 10 years of the effective date
of this permit and shall include:
i. the construction of five (5} units {Units 17 thru 21) with a combined square footage of
32,498 {including grading).
I, street improvements and parking, and
#.  landscaping.

Phase V (as shown on the phasing plan) shall be vested within 12 years of the effective date
of this permit and shall include:
i, the construction of four (4) units (Units 13 thru 16) with a combined sguare footage of
16,885 (including grading),
il. street impravements and parking, and
ili.  tandscaping.

The total first floor square footage for the proposed development is 105,718 square feet. Approximately
43,000 square feet of second story floor is possible within the overall development {dependent on
tenant needs), for a total maximum of 148,000 square feet of floor area. Additicnally, each phase will
include the construction of all associated infrastructure (e.g. streets, parking, landscaping, and drainage
facilities) necessary to serve that phase of development. The applicant 15 requesting up to one {1)
caretakers unit to be constructed on each legal lot of recard for a total of seven (7) caretaker units (508
1,185 square feet each) with a maximum square footage of 3.5008.295 square feet for the entire
development._The total number of parking spaces for the development shall not be less 253. A total of
25 bike parking spaces shall be provided for the development and spaced through out,

f.

d.

A maximum height of 45 feet measured from average natural grade.

An exception to the sign ordinance standards to allow a total of 200 sf. of sign area for the
entire 21 unit industriat park. Signage may alse include a 32.5 sf. monument sign.

All potential future uses categorized as atlowable (A), permitted (P), and special (8) industrial
uses are authorized by this Development Plan / Coastal Development Permit and do not
require subsequent use permits for individual tenants of the proposed project. Any use that has
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speciad standards identified in Chapter 8 (Special Uses) must also be ahle to meet the
requirements of that section to be authorized under this approval. These uses would be
authonzed by "Plot Plan® approval at the time future tenants request a business license
approval and / or tenant improvernents.  Any waiver or modification of Chapter 8 - Speciat Use
standards would not be authcrized by a “Plot Plan” approval and would instead require
approval of either a Minor Use Permit or Development Plan as described in the CZLUO.

All allowable, permitted, and special uses within the Industrial land use category would be
allowed without the need for future use permit approvals (as described in Table O and the
South County Coastal Area Plan), except as foliows:

Chemical Products — per CZLUO

Petroteum Refining and Related Industries — per CZLUG
Petroteum Extraction — per CZLUQC

Water Wells and Impoundments — per CZLUG

Conditions required 1o be completed at the time of application for construction permits

Site Development

2.

Fire Sa
5.

At the time of application for construction permits plans submitted shall show all development
consistent with the approved site plan, floor plan, architectural elevations and landscape plan.

At the time of application for construction permits, the applicant shall provide an exterior lighting
plan. The plan shatfl inciude the height, focation, and infensity of all exterior lighting. All fighting fixtures
shall be shielded so that neither the lamp nor the related reflector interior surface is visible from
surrounding properties or public views (Sheridan Road). All lighting poles, fixtures, and hoods shall be
dark colored. This plan shall be implemented prior to final inspection or occupancy of the first
structure in each phase {whichever occurs first).

The height of free standing or security cutdoor lighting fixtures shall be kept as low as is practically
possible and no higher than twelve {12) feet so that they are not visible from surrounding properties or
public views. Security lighting shalt be shielded so as not to create glare when viewed from
surrounding properties or public views.

Prior to application for construction / grading permits for any phase of the project, the applicant
shall contact and schedule a meeting with the building division, project planner, and the public works
department to discuss the phasing plan. The discussion shall address concerns related to drainage
during the phasing of the project and other improvements required by this approval.

fely

At the time of application for construction permits for abl structures, all plans submitted to the
Department of Planning and Building shall meet the fire and life safety requirements of the California
Fire Code. Regquirements shail include, but not be limited to those outiined in the Fire Safety Flan,
prepared by the CDF/County Fire Department for this proposed project and dated December 12, 2005
or as modified due to changes in fire code requirements since the time of letter issuance.

Services

6.

At the time of application for construction permits, the applicant shall provide a leiter from
Woodland Park Mutual Water Company stating they are willing and able to service the property.

At the time of application for construction permits, the applicant shall submit evidence that g septic
systemn, adequate to serve the proposal, can be installed on the site.
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Biological Resources

8.

At the time of application for construction / grading permits, the project grading plan shall ensure
that new contours and slopes do not influence localized hydrology within the preserve areas and do not
direct and stormwater into the preserve.

At the time of application for construction / grading permits, native landscaping shall be required
on any newly disturbed grounds or slopes around the preserve. Otherwise only non-invasive landscape
species shall be allowed adjacent to the preserves and throughout the development. All landscape
areas shall consist of drought tolerant and consistent with the requirements of Section 23.04.178
through 23.04.186.

Geology / Soils and Water

10.

11.

12.

13.

14.

At the time of application for construction permits, iocading dock areas shall be covered or drainage
shall be designed to minimize run-cn or runoff of stormwater. Connections to storm drains or cther
drainage facilities from depressed loading docks (truck wells) and maintenance bays are prohibited. An
approved structural source controt measure and / of treatment control measure shall be used to prevent
stormwater pollution if drainage is not diverted around these areas.

At the time of application for construction permits, the applicant shall reduce impervious land
coverage of parking areas to the maximum extent practicable (g.g. use of impervious pavers where
appropriate). Stormwater runoff from parking areas shall infiltrate and / or be treated prior to be
discharged to storm drains or other drainage facilities. Parking lots shalfl be designed with curb cuts
and drain to vegetated depressions or rain gardens to aliow for stormwater fiitration along the flowline to
the drainage basin. If underground piping is used to transmit flows to the drainage basin, the pipes
shall be perforated to allow groundwater recharge.

At the time of application for construction permits, roof runoff should be directed to landscape
areas {rain gardens) and / or vegetated drainage swales and shall not be directed to impervious
surfaces that have the potential to contain potiutants such as parking areas.

At the time of application for construction / grading permits, vegetated drainage swales shall be
constructed along internal streets (if feasible) to transmit stormwater flows to the drainage basin.
Where direct connection to the drainage basin is not feasible, underground piping may be used fo
transmit flows to the drainage basin. These pipes shall be perforated to aillow groundwater recharge
(see low impact development design manuals for guidance on such measures).

At the time of application for construction permits, trash container areas shall be covered or have
drainage from rcofs and pavement diverted around the enclosure areas. Trash container areas must
be screened or walled to prevent loose debris or trash from being transported outside the enclosure.

Hazards and Hazardous Materials

15.

16.

17.

At the time of application for tenant improvements / business licenses for futures uses of all
buildings and during the life of the project, the project shall not use any hazardous materials not
listed in Appendix A (see attached), or in greater quantities then specified, unless approved in advance
by the County Environrmental Health Division and the Planning Department.

At the time of application for tenant improvements / business licenses for futures uses of all
buildings and during the life of the project, the tenantapplicant shall concurrently provide a
Hazardous Materials Business Plan to CAL FIRE/San Luis Obispoe County Fire Department, the County
Planning and Building Department, and County Environmental Health Division for review and approval.
Copies of the final HMBP shall then be provided fo the above parties for use. as well as a copy kept on-
site at all times.

At the time of application for tenant improvements / business licenses for futures uses of all
buildings and during the life of the project, if any hazardous materials not listed in Appendix A are
used or stored on the project site, the tenant/applicant shall provide evidence that a fully compliant
Hazardous Waste Management Plan has been prepared and subseguently approved by the County's
Environmental Health Division. At a minimum, the Hazardous Waste Management Plan shall address:
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Noise
19.

20.
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waste determination (22 CCR §66262.11};

on-site containerftank management (22 CCR §66265.171 - .181),
proper disposal (22 CCR §66266.3, HSC §25250.4);
accumulation times (22 CCR §66262 .34},

contingency plans (22 CCR §66265.50).

eooTm

At the time of application for construction permits for the first structure, if a potentially operational
or existing awdliary water supply {in the form of an existing well) is located on any of the parcels
associated with the development plan and approved community water is proposed to serve the parcels,
the community water suppiy shall be protecied from real or potential cross-contamination by means of
an approved cross-connection control device installed at the meter or property line service connection
prior to occupancy (Chapter 8.30, San Luis Obispo County Code).

if the Woodland Park Mutual Water Company does not have two (2} operational welis at the time of
permit issuance for the first structure / phase, the applicant shall provide the existing onsite well or
provide a new well for use in the mutuali water system (in order fo meet State Department of
Environmental Health requirements). The applicant shall provide proof that the mutual water system
mests applicable requirements for operations under state law prior to construction / grading permit
ISsUuance.

In order to protect the public safety and prevent possible groundwater pollution, any abandoned wells
on the property shall be destroyed in accordance with the San Luis Obispe County Well Crdinance
Chapter 840, and Envirommental Health Services destruction standards. The applicant shall be
required to obtain a permit from the County Health Department.

At the time of application for construction permits for structures with caretaker units, the
applicant shall show the following on the project plans:

o Al exterior doors within the caretakers units (including doors that open to the industrial work
space) shall be solid core with perimeter weather stripping and threshold seals and shall have
an STC {Sound Transmission Class} rating of 35 or greater,

« All fresh air inlets or exhaust vents on caretakers units shail incorperate sound attenuation and
noise baffling;

+ All internal walls that are located between the industrial use area and the caretakers units shall
have an STC (Sound Transmissian Class) rating of 40 or greater,

Prior to final inspection or occupancy of structures with caretaker units, whichever oceurs first,
the applicant shall provide verification fo the satisfaction of the county that the above measures have
been adhered to.

Transportation and Circulfation

21

At the time of application for construction permits, the applicant’s engineer shall submit to the
Department of Public Works improvement plans prepared in accordance with County Public
Improvement Standards by a Registered Civil Engineer. The submittal package is to include:

1. Street pian and profile.

a. Sheridan Road shail be widened o complete the project side of an A-1 rural road section
fronting the property within a dedicated right-of-way easement of sufficient width to contain all
elements of the roadway prism.

2. Drainage calculations for the road improvements.
3. Tree removal/retention plan for frees to be removed and retained asscciated with the required

improvement for the development plan to be approved jointly with the Department of Planning and
Building.
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Water

24,

23.

26.
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4. A completed Engineering Checking and Inspection Agreement with the county for the cost of
checking the map, the improvement plans if any, and the cost of inspection of any such
improvements by the county or its designated representative.

5 A completed Engineer of Work Agreement retaining & Registered Civit Engineer to furnish
constructiocn phase services, Record Drawings and to certify the final product to the Depariment of
Public Works. '

At the time of application for construction permits, the applicant shall apply to the Depariment of
Planning and Building for approval of new street names. Sireet signs shall be in place prior to the
occupancy of the first structure.

At the time of application for construction permits, the applicant shall submit complete drainage
calculations fo the Department of Public Works for review and approval.

1. if calculations so indicate, drainage must be retained in a shallow drainage basin on the property.
The design of the basin is to be approved by the Department of Public Works, in accordance with
county standards and the measures listed under geology / seils and water. The basin/s isfare to be
maintained in perpetuity.

2. The proiect shall comply with the requirements of the Mational Poliutant Discharge Elimination
System Phase | and ! or Phase |l storm water program and the County's Storm Water Pollution
Control and Discharge Qrdinance, Title 8, Section 8.68 et sec.

At the time of application for a construction permit, applicable construction plans will show the use
of all feasible indoar water conservation measures, including but not necessarily limited to:

a. low water-use toilets {max. 1.28 gpf), showerheads (max. 1.5 gpm), and faucets;

b. automatic shut-off devices for bathroom and kitchen faucets;

¢ point-of-use supplemental water heater systems or circulating hot water systems in bathrooms
and kitchen {when 20 feet or more from water heater).

Landscape plans will be prepared that include, but are not necessarily limited to, the following outdoor
conservation measures:

d. plants grouped infc “hydrozones” with similar water needs,

a. low water-use plant materials;

b. nen-native, invasive, drought fclerant, and twrf grass fandscaping shail be prohibited an the
entire site;

c. soil moisture sensors, and drip irrigation systems.

All measures list above shall be completed prior to final inspection or occupancy, whichever
occurs first.

At the time of application for a construction permit, the applicant shall pay a supplemental water
development fee for dwelling unit equivalent as required by County Ordinance.

At the time of application for a construction permit, if the County's supplemental water fee is not
adopted, the applicant shall either:

1. Pay the Nipome Community Services District supplemental water fee to the District_based on the
current fee schedule at the time of pavment; or

2. Enter into an agreement with the County that the applicant will provide retrofitting within the Nipomo
Water Conservation Area boundary to off-set the additional water usage generated by new
development on the parcels. Evidence of retrofitting and the estimated amount of water saved through
retrofits will be required prior to construction permit issuance:; and

3. Water meters shall be shown on the plans and installed for each individual industrial unit including
separate meters for the individual caretaker units.
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Conditions to be completed prior to issuance of a construction permit

Fees

27. Prior to issuance of a construction permit, the appiicant shall pay all applicable scheol and public
facilities fees.

28. With each phase of development and prior to issuance of construction permit(s} for each
structure, the applicant shall pay the housing impact fee as required by Section 23.04.096.4(1} or may
defer fee payment pursvant to Section 23.04.090.j{4). As an alternative the applicant may provide
housing unit{s) for one or more development phases by recording an inclusionary housing agreement
on the caretaker unit for that phase prior t0 issuance of any consiruction permit(s) for that phase
pursuant to Section 23.04.096.j(4).

29. On-going condition of approval (valid for the life of the project), pricr to issuance of building
permits, the applicant shal pay the current South County Area 2 Road Impact Fees.

Air Quality

30. Fugitive PM10 Mitigation Measures. All required PM10 measures shall be shown on applicable grading
or construction plans. In addition, the developer shall designate personnel to insure compliance and
monitor the effectiveness of the required dust control measures (as conditions dictate, monitor duties
may be necessary on weekends and holidays to insure compliance); the name and telephone numher
of the designated monitor(s) shall be provided to the APCD prior to construction ! grading permit
issiance.

a. Reduce the amount of the disturbed area where possible;

h. Use of water trucks or sprinkier systems in sufficient quantities to prevent airborne dust from
leaving the site. Increased watering frequency would be required whenever wind speeds
excesd 15 mph. Reclaimed (nonpotable) water should be used whenever possible;

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

d. Permanent dust control measures identified in the approved project revegetation and
landscape plans should be implemented as soon as possible following compietion of any soil
disturbing activities,

e Exposed ground areas that are planned o be reworked at dates greater than one month after
initial grading should be sown with a fasi-germinating native grass seed and watered until
vegetation is established;

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

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

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

i All trucks hauling dirt, sang, soil, or other loose materials are to be covered or should maintain
at feast two feet of freeboard (minimum vertical distance between top of load and top of trailer)
in accordance with CVC Section 23114,

i Install whee! washers where vehicles enter and exit unpaved roads onto streets, or wash off
trucks and equipment leaving the site,

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

i All these fugitive dust mitigation measures shall be shown on grading and building plans; and

m. The contractor or builder shall designate a person or persons to monitor the fugitive dust
emissions and enhance the implementation of the measures as necessary to minimize dust
complainis, reduce visible emissions below 20% opacity, and to prevent transport of dust
offsite. Their duties shall include holidays and weekend periods when work may not be in
progress.

31. Prior to commencement of construction / grading activities, the applicant shall notify the APCD, by

letter, that the above air quality mitigation measures have been applied.
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Prior to construction / grading permit issuance, the following measures shall be shown on the
plang; during all construction activities and for the life of the industrial park, these Idling
Restrictions near Sensitve Receptors for On and Off-Road Construction Equipment shall be
implemented:

a. Staging and queuing areas shall be located the maximum feasible distance away from sensitive
receptors,;

b. Digsel idling within 1,000 feet of sensitive receptors shall be minimized and in no case be
allowed for more than five minutes,

c. Use of alternative fugled equipment is recommended whenever possible; and

d. Signs that specify the idling requirements shail be posted and enforced af the construction site.

Prior to constructian / grading permit issuance, a geologic investigation will be prepared and then
submitted to the county to determine the presence of naturally-occurring asbestos.  If naturally
ooCurring ashestos is found at the site, the applicant must comply with all requirements outlined in the
Asbestos ATCM bhefore grading begins. These requirements may include, but are not limited fo, 1}
preparation of an "Asbestos Dust Mitigation Plan®, which must be approved by APCD before grading
begins; 2) an "Asbestos Health and Safety Program’, as determined necessary by APCD. Please refer
to the APCD webpage at hitp./fwww.slocleanair.org/business/asbestes.asp) or for more information or
contact the APCD Enforcement Division at 781-5812.

Proposed demolition activities can result in potentially negative air quality impacts, especially where
material exists containing asbestos material. Prior to Issuance of any construction permit to
remove or demolish any buildings or utility pipes on the subject property, the applicant shall provide
evidence they have contacted APCD to determine: &) what regulatory jurisdictions apply to the
proposed demolition, such as the National Emission Standard for Hazardous Air Pollutants (40CFRE1,
Subpart M ~ Asbestos NESHAP); b) District notification requirements; ¢) the need for an asbestos
survey conducted by Certified Asbestos Inspector; and d) applicable removal and disposal
requirements of the asbestos-containing material.

Prior to construction / grading permit issuance, the appiicant will be required to document the
source of fill for the proposed project. The location shall be from a permitted source and be the closest
locaticn feasible to reduce air emissions.

Pricr to construction / grading permit issuance, any portable equipment, 50 horsepower or greater,
used during construction activities shall require Cafifornia statewide portable equipment registration
{issued by the California Air Resources Control Board) or an APCD permit.  The foliowing list is
provided as a guide to equipment and operations that may have permitting requirements, but should not
be considered exclusive. For a more detailed listing, refer to APCD's 2008 CEQA Air Quatity
Handbook.

Power screens, conveyars, diesel enginas, and or crushers,;

Portable generatars and equipment with engines that are 50 horsepower or greater;
Internal combustion engines;

Concrete batch plants;

Tub grinders; and

Trommel screens.

Prior to construction permit issuance for individual tenant improvement, proven energy efficiency
measures shall be implemented fo mitigate GHG emissions. Refer to the APCD’s 2009 CEQA
Handbook for mitigation measures. The applicant shall consult with APCD to determine appropriate
mitigation for the individual impacts associated with the proposed use. Mitigation shall be provided to
account for said uses fair share of the 4 metric ton per day impact identified for the project and receive
approval of the proposed energy efficiency measures.

Prior to construction permit issuance for individual tenant improvement, proven energy efficiency
measures shall be implemented to mitigate cperational phase emissions associate with equipment and

operations listed in the 2009 CEQA Air Quality Handbook. The applicant shall consult with APCD to
determine approgriate mitigation for the ingividual impagcts associated with the proposed use. Mitigation
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shall be provided to account for said uses fair share of the 4 metric tan per day impact identified for the
project and receive approval of the proposed energy efficiency measures, The following list is provided
as a guide to equipment and cperations that may have permitting requirements, but should not be
viewed as exclusive. For a more detailed listing, refer to APCD’s 2009 CEQA Air Quality Handbook,

Electrical generation plants or the use of standby generators;

Poratble generators and equipment with engines that are 50 horsepower or greater,
Public utifity facililies;

Boilers;

Internal combustion engines; and

Cogeneration facilities.

Bivlogical Resources

39.

40.

41.

42.

43.

44,

Prior to commencement of tree removal associated with construction | grading activities, to
avoid conflicts with nesting raptors, construction activities shall not be allowed during to the nesting
season (March to July), unless a county-approved, qualified biclogist has surveyed the impact zone and
determined that no nesting activities will be adversely impacted. At such time, if any evidence of
nesting activities are found, the biologist will determine if any construction activities can ocour during
the nesting period and to what extent. The results of the surveys will be passed immediately to the
County (Environmental Division), possibly with recommendations for variable buffer zones, as needed,
around individual nests. The applicant agrees to incorporate those recommendations approved by the
county

Prior to construction / grading permit issuance for any phase of the project, the "project limits”
shall be clearly delineated in the field. Highly visible construction fencing shall be used to exclude
activities from the Nipomo Mesa lupine areas. No development {including storage of materials} shall
occur outside of the “project limits.” This fencing shall remain in place during the entire construction
period. Verification shall be provided by means of a site visit from applicable County staff at a pre-
construction meeting.

Prior to construction / grading permit issuance for project phases that include occurrences of
Nipomo Mesa lupine or contain grading that may impact Nipomo Mesa lupine areas, silt fencing
and highly visible construction fences shall be installed. These measures shall be installed arcund the
buffer zones during all construction activities to ensure no disturbance, siitation, or runoff enters the
preserved areas. No straw wattles shall be used as they may introduce undesirable non-native grasses
near the preserves. If watties are to be used, then cocoanut fiber rolls shall be specified.

Prior to construction / grading permit issuance for project phases that include occurrences of
Nipomo Mesa lupine, the final project design shafl include buffer zones around the two occurrences of
Nipomo Masa lupine with non-disturbance puffer zones (see project plans dated December 12, 2008).
The grading plans shall be designed so as to not change the existing drainage patterns that provide
water to the identified Nipomo Mesa lupine locations.

Prior to construction / grading permit issuance for project phases that include occurrences of
Nipomo Mesa lupine, permanent and_highly durable fencing shall be instailed to exciude access and
disturbance from building occupants and construction crews that could create volunteer trails and / ar
other disturbance. The fencing shall be approved by the Environmental Division. The fencing shall be
designed to diseourage-prevent access to the Nipomo Mesa lupine areas. Educational signs shall be
placed to identify the area as protected endangered species habitat preserve. The signs shall include a
brief description of the sensitive species, historic context / range of the species, and restricted access
requirements listed below in Condition of Approval # 45,

Prior to construction / grading permit issuance for any phase of the project, the applicant shat|
enter into a open space easement with the county in perpetuity for the areas specified on attached
Exhibit A and A-1. The intent of the open space agreement is primarily to protect the populations of
Nipomo Mesa lupine and curly-leaved monardella. All allowed activities or uses within this open space
area shall be limited to what is specified in the agreemant/easement. Sturdy fencing sha¥ be installed
to protect sensitive areas. To avoid potential modification or remeval of sensitive vegetation for fire
protection, all applicable structures shall be setback from the edge of the conservation easement area
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the distance recommended by CAL FIRE. This setback shall be shown on all applicable future
construction plans.

Only individuals with jurisdiction, or their designee (e.g., County Planning, county-approved monitor or
non-profit group, Department of Fish & Game, US Fish & Wildlife) shall be periodically allowed access,
on an as-needed basis, to the specified open space areas as shown on Exhibit A and A-1 for the
following reasons: permit compliance, verify habitat restoration / protection, evaluate long-term
effectiveness of required measures. All efforts shall be made between the above-referenced groups to
coordinate their efforts to view the site jointly, and minimize the number of separate visits conducted
any given year. Unless in response o a potential viclation, such individuals witl provide to the property
owner at least a 72-hour prior notice of their intent to visit the premises. This measure shall be placed
on the required signage, and on subsequent applicabie construction plans upon submittal of
individual construction permits.

Prior te construction / grading permit issuance for any phase of the project, to ensure the long
term protection of the Nipomo Mesa lupine, the following measures will be required:

* Non-native Weed Control — Invasive and non-native weeds shall be removed by hand in the
preservation area as determined by a qualified biclogist. Invasive and noxious weed removal
shalf be limited to the extent feasible to ensure that foot traffic and disturbance from plant
removal would be detrimenta! ta the Nipomo Mesa lupine. In particuiar, preservation of the
cryptogrammic crust shall be weighed against the risk of non-native weeds and the need (o
remove undesirable weeds. Table 1 below indicates typical noxicus weeds that shall be the
focus of monitering and removal. Of key concem and most likely to occur and require remaoval
is veldt grass {Ehrharta calycina).

Table 1 — Noxious Weed Species .

Brassica / Hirschefeldia Mustard

Carduus pycnocepalus Italian thistle

Centaurea calcitrapa Purple-star thistle

Centaurea solstitialis Yellow-star thistle

Cirsium vulgare Buli thistie

Conium maculatum Poison hemlock

Ehrharta calycina Veld! grass

Foeniculum vulgare Fennel ]
_Picris echioides Prickly ox-fongue !

Poaceae Non-native grasses ;

Silybum marianum Milk thistle ]

» Monitoring and Reporting Plan — Manitoring shall be conducted by a gualified biologist during
May through July of each year of construction and for at least three years following completion
of the deveiopment plan. Annual reports shall be submitted to the County by August 31 of each
year until the terms above are satisfied. Phote documentation shalt be provided to document
success of the protection measures. Each annual report shali include a description of the
maintenance and monitoring activities conducted for that year. The report shall make
recommendations as needed regarding the original conservation measures_ang  upon
compiation of construction shall provide a habitat condition within fhe conservation areas that is

biologist shall make a recormeandation as o whether additional monitoring is reguired beyond
that fime and if any additiorral measures are needed fo maintain: the current habitat gonditions.

Hazards and Hazardous Materials

47.

Prior to construction / grading permit issuance for any phase of the project, the applicant will be
required to provide a technical report from a Registered Fire Protection Engineer showing that existing
water storage, water mains, fire hydrants, pumps etc. either meet or exceed the requirements of the
California Fire Code. If improvements are reguired to the existing system, the appliicant shall be
required to make these improvements prior to construction of the proposed structures.
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Transpartation and Circulation

48.

Prior to issuance of construction or grading permits, all driveway / strest approaches to be
constructed on County roads by the applicant or project refated roads constructed by the applicant to be
accepted for County maintenance shall require an encroachment permit.  All driveway / sireet
approaches shatl be constructed in accordance with County Public Improvement Standards prior to
final inspection of the structures associated with said phase.

Conditions to be completed during project construction

Building Height

49

The maximum height of each building is 45 feet from average natural grade.

Conditions to be completed prior to occupancy or final building inspection festablishment of the use

50.

51.

52.

53.

54.

55.

56,

Prior to occupancy or final inspection of the first structure in each phase (whichever occurs
first), the applicant shall implement the proposed landscaping plan, as shown on the approved project
plans. In conjunction with the implementation of the landscaping plan, the appficant shall submit a
letter, prepared by a gualified individual (e.g., arborist, landscape architect/contractor, nurseryman), o
the Department of Planning and Building stating that the planting has been completed in accordance
with the approved plans.

To guarantee the success of the landscaping, the applicant shall retain a qualified individual (e.g.,
arborist, landscape architect/ contractor, nurserymany to monitor the new vegetation until successfully
established, on an annual basis, for no less than three years. The first report shall be submitted to the
County Environmental Coordinator one year after the initial planting and thereafter on an annual basis
until the monitor, in consultation with the County, has determined that the newly planted vegetation is
successfully established. The applicant, and successors-in-interest, agrees to complete any necessary
remedial measures identified in the report and approved by the Environmental Coordinator. The
applicant is not responsible for monitoring previcusly completed / approved phases once the manitoring
period has been completed for said phase.

Prior to occupancy or final inspection, the Registered Civil Engineer, upon completion of the
improvements, shall certify o the Department of Public Works that the improvements are made in
accordance with ail conditions of approval, inciuding any related land use permit conditions. Al street
impravements shall be completed prior to occupancy of the first structure assoclated with each
phase.

Prior to occupancy or final inspection, which ever occurs first, the applicant shall obain final
inspection and approval from CDF of all required fire/life safety measures.

Prior to occupancy of any structure associated with this approval, the applicant shall contact the
Department of Planning and Building to have the site inspected for compliance with the conditions of
this approval.

Prior to final inspection / occupancy of each phase, the applicant shall provide at least on bike rack
that wilt accommodate 5 bikes. The bike racks shall be located in an area that will provide convenient
access to the structures in sach phase and shall be spaced to provide adequate access to the overall
development pian. A total of 25 bike spaces shall be provided prior to final inspection / occupancy
of the final phase.

Prior to occupancy or final inspection of each phase that includes tree removal, whichever
occurs first, the applicant shall replace, in kind at a 4:1 ratio, all coast live oak trees removed as a
result of the development of the project. Replanting shail be completed as scon as it is feasible (e.g.
irrigation water is available, grading done in replant area). Replant areas shalt be either in native
topsoil or areas where native topsoil has been reapplied. If the latter, topsoil shall be carefully removed
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and stockphied for spreading over graded areas to be replanted {set aside enough for 6-12" layer). A
total of 20 coastal live oak trees shall be planted based on the removal of five (5) coast live oak trees.

These newly planted trees shali be maintained unti successfully established. This sha! include
protection {e.g. tree shelters, caging) from animals {e.g., deer, rodents), regular weeding (minimum of
once early Fall and once early Spring) of at least a three-foot radius out from plant and adequate
watering (e.g., drip-irfigation system). Watesing should be controlled 5o only enough is used to initially
establish the tree, and reducing to zero over a three-year period. If possible, planting during the
warmest, driest months {June through September) shall be avoided. In addition, standard planting
procedures (e.g., planting tablets, initial deep watering) shall be used. This shall be reflected on the
required landscape plans.

Prior to final Inspection or occupancy of the first structure, al! driveway / street approaches shall
be constructed in accordance with County Public Improvement Standards.  All driveway / street
approaches constructed on County roads or project related roads to be accepted for County
maintenance shall require an encroachment parmit.

On-going conditions of approval (valid for the life of the project)

58.

88.

80.

61.

62.

During the life of the project, noise-making industrial aclivities {manufacturing, use of heavy
machinery, etc.) are prohibited outside of the structures / units.

On-going condition of approval (valid for the life of the project), any gate constructed on the
private access road shall be set back in accordance with current Cal Fire standards. Additional setback
may be required by the County based on the length of the design delivery truck accessing the site.

On-going condition of approval {valid for the life of the project), the property owner shall be
responsible for operation and maintenance of public road frontage sidewalks, landscaping, street
lighting, and pedestrian amenities in a viable condition and on a continuing basis into perpetuity or until
specifically accepted for maintenance by a public agency.

This land use permit is valid for the period described above in 1 &. from its effective date unless time
extensions are granted pursuant to Land Use Ordinance Section 23.02.050 or the land use permit is
considered vested. This land use permit is considered to be vested once a construction permit has
been issued and substantial site work has been completed. Substantial site work is defined by Land
Use Ordinance Section 23.02.042 as site work progressed beyond grading and completion of siructural
foundations; and construction is occurring above grade.

All conditions of this approval shall be strictly adhered to, within the time frames specified, and in an on-
going manner for the life of the project. Failure to comply with these conditions of approval may result
in an immediate enforcement action by the Bepartment of Planning and Building. 1f it is determined that
violation{s} of these conditions of approval have occurred, or are ocourring, this approval may be
revoked pursuant to Section 23.10.160 of the Land Use Ordinance.

At the time of application_for tenant improvements ! busingss licenses for futures uses of all

buildings and during the life of the proiect, the applicant shall obtain permits for operational source
arnissions as requirad by the APCD. If no permit is required, clearance shall be provided by the APCD.

Prior to issuance of any permit associated with Phase 3, the applicant shall revise the grading plan

65.

to provide emergency access (1o the satisfaction of Cal Fire) at the northwestern corer of Private
Streel A & D and the private access road (Calle Bendita), to allow access for emergency vehicles,

On-going condition of approval (valid for the life of the project) the caretaker units shall only be

provided 24 hour care or monitoring of people. piants animals, equipment, or gther condilions on the
site.
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Af the time of application for construction permits, plans shall note that sewadge dispgsal from any

87,

huiiding contzining organic solvents, hydrocarbons and/or _other harmful_compounds shali be pre-
trealed and removed prior 1o entering the seplic system.  Verification of the impiementation of this
condition will be completed with all subseguent individual bulding permits.

The applicant shall as a condition of apgroval of this Development Plan { Coastal Development Permit

defend, at his sole expense. any action brought against the County of San Luis Obispo, its present or
former officers, agents, or employzes, by a third party challenging either its decision to approve this
Development Plan / Ceastal Development Permit or the manner in which the County is interpreting or
enforcing the conditions ¢f this Deveiopment Flan / Coastal Development Permit, or any gther action by
a third party relating to approval or impiemantation_of s Revelopment Plan /| Coastal Development
Permii. The applicant shall reimburse the County_for any cost and aftorney's fees which the County
may be required by a court fo pay as a result of such actien, but such participation shall not refieve the
applicant of his obligation under this condition.
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Babok Nafigy

Seplemsher 7, 200

Plasming Coranmlssion
san Luis Obispo County
Depariment of Planning & Building

O Crsos Street, Roam 500

Re:  Shevidun Properties Project - Applicant Alex Pagl
Coundy File Numbae RO 20G5-0673
Apylicative for Development Plan/Couastal Development Permit
Assessor Parce] Namboers: 091-251-064; BII-36 1002, 093, 085, -2
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Sup Luts Oblspe County Franning Commistion
septeinber 7, 2011
Page 2 of 6

Phe NEYAPCI ferter then poes o 1o eonclude thit “the resuiting emission simualaion indicaed
thol at bubd-oun. the operationai phase tpacts of ezone precursons {reavtive arganic gases and

fiitrogen oxides) and dicse) pariicalate matter witl be fess than the A T OFOA significance

threshold valyes.”

Netther the N3 0ot the APCD comment feier diseiose any of the assumpituns that suppents this
analysis, oreven clearly explain whether non-tratfic related (.o stationaryt emissions from the

ndustrial vaes themselves were ermsiciered

The ACPD and the County's vonclusion that the ampacts of the Project™s operational emissions ¢

=

A Quailiy will be ess then signilicant is povrly enplained and is noy supperted by wobstamiad
evidence. Both the County and the APCD admit that thet x PESeRL I 1S anpessible o predicy
exactdy what fvpe of indiestey would atitize this site Withoui this knowledge. however, 1 iy
dHficudt to see how anyone can prediet the wafiio-refated cminsiung that can be aitributed o this

Project. W have aot moreover, been provided with any informution ahent what basic
HESHPLIONS wete used by the APCE fo run its computer wnadel Withowd thus information, it is
inpussible 1o determing whetlier the ND concloaion regarding the Project’s Loevel of impaer iy

HoCUTRg.

Brven move troubling is the appeacence that seither the Counts Borthe APCD considered HAUGRRIY

ROUTIC erHssions Trom the Project. M appenrs tha SUHBGAREY SOUOS SMISsions were nol considered

because by its letter t the County, the APCD explainz titat “based on the information provided,
weare unsure of the types of equipment that may be preseut at the site. Operational sosnrces
may veguire APCH permits 7 Tt thos appears that the County and the APCD mav have anatyred

e Project’s air guatity impacis sofedy on the basis of predivied traffic related emissions,

I any event. as we expiained abave it iy difficelt w0 see how the County or APCDY could
ceastnably estimate stationary source emissions v thout inaking reasonable assumptions abow the
BRety types of industrics fha may owcupy this space. Becanse these assumptions have not been
e explicit in the NI, it s surpossible for the pubiic to deteriine ay whether the assusptions,
are reasonable and (b} whether the caleulations are acvirie. A warchouse or disteibuiion npe
cunter, for examete, would generate a barge amount of traffie, and thevetfore maore emizsians. On
this reeord, iU is impossilie 1o delernitie whether these potential future emissions Bave bewn
seFlenisiy evaluated,
According 10 the APCDs CEODA Handbook, (o, 111 2y, rurad proects suoh as s mast he
analvied individuafly with the asshnintion that Galy irips are at feast 13 moles in femuth. Chven the
rarid nature of the Project, and its retativels large size it appears unlibely that the Progect’s direct
aid Tndirect {rraffic) emissions wordd ast oxered e APCIY s thresholds fivr orone and PMID. We

Aave bo way of knowing whether this was done here.

The NU i detieiont also ta the extent thag it fails & adeuately cousider the stpnificance of tie

Project’s cumuliative mrpact on abe guatity, There is no diseussion of the wnten o which this

Prawet could exacerbate o oxiating alr guality problem (1.0, vrone and PA 10 nenaltainment),
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San Luis Obispo Couaty Plamming Comimnissiog
Septembiar 7, 201
Fage Jof 6

Accordingly, the Praject’s ozone iprecarsors. ROGs) emission; niay be considered cumuhatively
signtficant in light of the County’s nop-attainment st s, even if the Project doss not exceed the
ATCIYs threshold of significance for direct CTHESIONS,

Fbe ND is inadequane 1o the exient that it doos not safficienty explain and divalge it FEsumpions,
provede B hagis &

CHN conytusions, and Tails e adequately analvee the Project’s direct, indireot
and canulative impacts, An initiz) stidy/hegative declwration thit does not prinvidde adequate
analysis or identify sufticient evidence of the Project’™s emvivonnicotal fmpacts is
madequate,  City of Redlands + Courniol San Bernarding, (20025 96 Cal_ipp At 395
05, tay modificd en Feb, 23, ST

Climste Change

CEOQA mandates 1hat “a lead agensy should make o good-faith effort, hased (o die extent
possible on scientific and factial duta, 1o deseribe, ealoulme or estimiate the amount of
groenbouse gas enissions resulting from a Profeet.” CEOA Guidine 3150644, It docs not
agprear that the Cvanty bas Pl fHied i responsibility uader CEON 1o caloulate the Profect’s Green
Hogse Gas (GHG) emissions, The NUS sobelv relies a0 APCIYS eatimare that the Projest woutd
el approainiatedy < metric toas of U000 Por Fedr 01 s not st i clear how the APCD carme up
with fhig ustinnde.

The County makes no effort to come up with i own estimate of Profect GHG emissions. The KD
fails, moreover, o foclude the APCHY S admission that this (Lo, the APCTY S eatrmate of GHE
emissions) is an “naderestinate since it doss not include thor GEHEGs [aie | asobile source sctivities
sisacisted with non-acadenic acUvities, and the water use and eleirie eicrgy use of the Faeilities.”
Thus, it would appear that the ND does not mehude an gecurate caloutation af 1he Project’s Green
House Cas (GHG) eimissions,

Fhe APCD s analysis is buproper!y foeused exelusively on COZ GHGs include carbon dioxide,
but also inchide methare, nitrous oxide. hydioBuorocarbons, perftuoracarbens and atbfler
hexcflucrtde. # does not apper that the APCL considered pofential emissions of twae oiber
gases trom the Project

The ND makes no effort 1o sssess the sigrificatice of the Project s (G ontissions, Inid.

To address Projuctreluted GHG emissions, the ND proposes the tollowing mitigation imcasirg:
TProven anergy efficiency measures such as windows, insulation, paint of cirealation water heaters
shall be implemenied 1o mtipate GUG emissions.™ NI ot 2226 Thix mitigation i wholly
tadeguare snder CEOQA. Tt conwing no specitic mandaies or regrements and no performanne
criteria, The proposed mensures dppear more suiled 16 2 residential development than an indusirial
park. There is no effet 1o assess the elficacy of theswe proposey wensares, or determine the exiend
o whicls he Project™s climate change inpacts would e reduced throvigh these proposed measures,
I short, the proposd mitgarion is whally adequate. jtcan be firly argued thut the Project's
wpact on uliguite change witl be sigaificant, cven with the fmplementstion of e proposed
HHtigation mensure,
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Septomber T, 2611
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Emnpact on Residenis

The Project includes fotyre pesidential structures (caretaker pnitst and 2 auober of carren)
vesidences. See. NI at 2-25, APCD lottur at 50 Yel the NUY fails 1o assess the Praject’s inspaci
an curtent and Futare vesidents, o 1his rogiid. the INE fgnores the ABCD s wirning that some
mixed ases iy mot Be co rapatible, such oy placoment of 4 residence (swissilive receptorss in an
iwdustrial development nesr protential RE emissson sources the divcel eniission soared) and/or
fuisance problems {ie. odor and/er dust). Pheretore it i ussential that mixed ises e caretidly
cvsluntad prior @ issusnee of the keid wse permit 1o reduce the interface betwoen sesidential I
and e potential exposure 10 toxic sonrces,

Despite thits warning, the ND prapases that with the approvad of the 13 arngd the Development
Flan/Coastal Developniont Permir, - al] atlowable, permitted, and spesisd uses within the industrial
fard oo category would be allewed withow the reed for fuhure use PRI approvals 0 (Sall
Report at 222). The NI thus clearly fails to evaluate the potential tmpact that could ressl? fram the
spprovid of this Project on the health of current and futtre residents of ihis Prosject,

The NIy admits that begause the famre s dre ot knowan, Niture applicants for use Pt must
consull with the County Health Dept. e proper storge, disposal, ere. How can this rerirement

ensie that no significant impact woukl resilr?

Water & upply

The Project 1 within the $anta Maria River Basin Aroundwater basin, as well as the Nipomo Mesa
Bastn Woter Conservation Aren. The HNipono Mesa has been Jestanatsd Level of S erity Hior
Yeuler sumply, moaning it groundwater resourees are zeverely depleted. Ax the NI explaing, the
increased groundwater pumping i Nipoma has resulted i g fowering of groumbaatar tevels, wlich

pulis increasingly larper velumes of water from the Samta Macda Bawin and wilt eventuaiy resuht in

saltwater intrusion of the groundwater supphes oniess it is abated. Purssant 10 a conri urder, the

Miporne CSD s required 10 import at feast 7500 wore feet per year (AFY ) of supplemental water
{ r .

TA6

Aceording i the ND, the propusss Froject w Hire approsimately 48 AFY of waier [respdee
the Levet of Severiy B waler shortage, the NE voncludes thar L pavmeet of suppicniental wmer

fees o providing retrafits i the Nipomo Meaa Consers ation Distrier wonld muligate any Bapact on

water supplies to o less than significant Tevel, A5 we shal! demoisirate, the

potential impact on supphics, s well g3 the sy fficienay of the preposed mitigation medstr
madviuate.

Thie NE does not jnelude ar adeguats anabvsis of (he sgiificancs of the Projegt on water Suppiies,
In faet, the NI does not contain Y discussion o ionn the reader whether adding an additional
4B AFY demand to an atreads deplered basin wonld resil® in o sienificiat im pact under CREOA

¥ aey ' i .

We cumivad that it docs, as the Jevel af shartage ss such thar any substantial increuse in demend

st be considered significant, 1o reach a Comdrary convhis i, the NI miost be redised 1o cxplain
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bow adding voughly 50 APY 1o Hie extsting demand can by cansidered nsign Sean wiven the
cutrn shortage and the mpeading thieat of sez waser intrusion,

The ND makes no effart Lo dssess the adequacy of the proposed mtigaten measures. There i« I
analysis from which 1o deterinine w frefher pz{yz'ncm of supplomental water fees 1o the NCSD or the
County could feasibiy reduce the stgnifivance of tie bupact on gooundwater supphies. Whyle
payment of fogs can someiimes adaquatsly mitizate environmental Irnpacts, there is ne informaiion
w the ND g help the reader deterimine the hkelihaod (hat payvmenr ot supplemental water fees in
thiz instance would sesull in adequate mitigation of the irmpact on water supplics, The NI doos noy
expliuny ilow 1k

Y 1t by for NOSIs varrer plans o resudt in actugl dedivery of supplomental water
sipplics to the Nipome Basin, The NO dows not, morcover, inchude » formada ¢that applies 1o an

industrial projesty v explain how foos wonld be sssessed on this Praject. On this record, it s
pessibile (0 gangs the elfectivencss of supplemenal water foes,

Likewtse, it is impossible w discern w Bether providing retrofics within the Basin 55 an adequae and

feasible mitigation measure. 10 is ne clear, for example, whether thore is any longer y need for

such roro i afler vears of active retroiiting offorts within thw hasin,

Nipomoe Mesa Lupine

The WY adinits that e corstruetion of the Project coold resall in a siailicant adverse apact of
the federally endansered Nipomo Mesa Lupine, which aecurs on a half-acre portion oo the sosh

1

end of the Project site. NI g P- 2-3. To address the lnpact on the upine, the NI requires ¢ 1)
exciusionary foncing: (2) education:d sugnage: (3) an open space casemanty and (1) 3 menitoriag
aud reporting program "o cosyre the ko terns protection of the spocten.” W Witk the

t?i(
implementaiion of the aveidance and mitigation measures, e NI conciudes thal the “the speciey

will nat be impacted by the proposed des elopment.” There is evidence, huwever, tor sugpost that
the adverse Impact on Niporo Lupime will ot be adegtamiely sveided or Mitignted,

o 20ag
fris aut clear whether the 2009 observationg colacide with tHie 2006 und 008

The main proposed *avoidanee™ wrasiw e 1 the redesion of the Project tosed on 2040
| & 1l

observationg 0

lovations, Fven i they de, we note that the Project will iikely have o sigritican adverse inpact on

this federaily protecisd spucies bevause the proposcd Prejece will noce sarily lianit the cange o this
spectes. The luping will never be able to expand on the Profcut site beyend the praposed funce.
The proposed “lonp-term and constrystion profection meavures™ are nog reasonibly cakenbated 1o
ine on the Prosect site. The proposed “permianent

eninre fong-terns survival of the Mesa |
fercing,” for example, wif) he designed w “discourage aveess o the Nigomo Mesg lupine ™

Merely “discovraging” secess & the fapine will not easere it the fupme wif) b adeqeaielv
procected. Likewise, the ND fuifs 1o explain how the exclusionsry foacing will he penmanently
waintaned and kopt in good repaie i perpetuity fir thy protection af the Jupine. O (8. recond, i

caniaf be concluded that the fipare habitar sl by PEIIANGT Y npoleeiog
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Thes NI does not jrelude Ay adequane eonditions o ensure the long-term managesent of the
fupne, Condfiion BR.8 proposes the dedication of an casement in favor of the County w casure
fie preservaiton ol the lasd is peipeiuny (2321 bt otheraise Fails speuifically 1o exclude ali nop-
cunservation relaled activitiey w #hin the epsemonts, i merely provides that “uleawed goriv itios o
uses within the open Fpave area stadl be Hnvited 1o wiiag s spacified in

he sgreementioasenient

: BR-1t does
IIUWC»LE‘, ireraise I{:‘qiij LRV TR TRV li]\-‘{tSl‘w’C weed renoval (S ] I'f*gﬂfrll' basis 1o sy the
preservation of the Jupine; in tact, it is ot clear whether woed remos ad would oceus at 2l afier the
compietion of construction, The i, mitoring requirement s atso inadequaie 1o the extent that 1|
ondy extends to ilres years bevond the complotion of comsy wition. This {mifed moniering wilf
Bot enime long-tern survival of the fupire

'81'{»! I requires nen-native weed removal Yas deteratined by a qualified bie

it

The proposcd conditjon: mitigation measeres ure sloquate ss g maiier of law, The NI fails o

adeguately avabyze the ong-lern adeqts wy of the propused measures. Nor does the NI adop any

meaning il puriormance standarags 10 €nSUre that approptiste corrective or 1o medial aciion is taken

Hihe oBg-terny survival of e cudaustgored bprine s jeapardizod. Oin s recond, i can ke faivly

argusd that the impust un the Niponio Moesi lupiae remains patentialiy significant,

We supgest that unless the ¢ 2ty s prepared o prepare an EIR 1o address 1hiz potentiaty
signiticant | Inpach iU st reguires the appiicani 1o (1 create s norw. asting endowment for the
fusnagerment of the Nipono Mesg lupiig | and {2) enter into an dgreement with 4 gualified lang
s, Department of Fisi: and Gane oF cabur qualitied agesey tor the fong term management of the
fpine o this site,

Adland all, the NI g o0 srestly drafled in togally deguate. As we noted at the o thaet uf these
cormments, this rocord supports a fair argunment that the Projeer &y result in sgailioant adverse
mpacts. Wa therefore respect filly wige the Plareing Commission Nar ke aprrove the Proeet gl
this Ni1.

,-'?

Ser 1&;{ Py,
i/ /j
;'; (.i(/ éﬁ f{/’v 7

Hdb ak Maficy
Cowmsel for STERRA L Lii3
Santa Tania Chaprer

o \’i urry Wilson, F‘n‘;«.ct Manager
sia Lans () mpo .

ANty Planning Departarent

Aradrew Cheistie, Dircetor
Sunta } tiv; izt ( Iupur of Slerra Clalb
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- Law Offices of Babak Naficy

SENT Vid4 FACSIMILE & U.S. MAIL

September 12, 2011

Murry Wilson

- Department of Planning & Building
San Luis Obispe County
County Govermment Center #310
San Luis Obispo, CA 93401
FAX (B0S) 781-i242

Re:  Sheridan Properties Project — Applicant Alex Paul
County File Number DRC2005-6073 _ :
Application for Development Plan/Coastal Development Permit

1504 Marsh Street :
' Assessor Parcel Nombers: 091-351-069; 091-361-002, -003, -005, -012

San Luis Obis_p'o
Califernia 93401

Dedr Mr, Wilson:

ph: 505.593.0926 Although I was unable to attend the Planning Commission hearing. regarding the

fox; §05.593.0946 above-referenced Project on September 8, 2011, I have since watched the.
proceedings online and would like to offer the following additional comments on

pazaknaficy@shoglobol nat behalfof the Sierra ClU.b:

Change in Project Description
Revisions to Negative Declaration and Recirculation

During the hearing it became apparent that, contrary to the Project deseription
contained in the Negative Declaration (“ND™), the onsite “caretaker” units will not
be 500 square feet; they will be 1185 square feet each. As I shall explain below, this
is a significant change in the Project desctiption which we believe requires
substantial revisions to the NI and recircuiation:

{1) Contrary to the information that was provided to the Planning Commission,
’ this change in the Project descriplion significantly afters the water demand
calculations as the larger residences will undoubtedly require substautialty
larger quantities of water. These approximatety 1200-square foot units are
essentially single family homes that will likely be occupied by families with
children with waler demands far exceeding the NID's estimate. Water
demand calculations, therefore must be revised. :

(2) It would appear that the Project’s criteria air and GHG emissions must also
be recalculated as the Project will likely result in grealer traffic-related
emissions (e.g. PM10 and ROGs) normally associated with residential
developments. ’

] . Fiital wn Aflearaiver Foen Puer (SI% Sugar Cane, 39 Rpeycied Poperd
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Murry Wilson

San Luis Obispo County Planning Commission
September 12,2011

Page 2 of 3 ’

(3) The change in the Project deseription also heightens our concern about the potential
health impacts on the eccupants of these proposed “caretaker units”, which could
include the elderly and children. In particular, we believe this impact cannot be
adequately analyzed without performing a health risk assessment for toxic air
contaminants {TACs) which may be penerated on this site. ' ’

The need for adequate analysis and consideration of the potential air quality impacts on
the residents is particularly acute because the County proposes 1o give the applicant a
blank check to accept any industrial tenant regardless of the type of use or the potential
impacts on air quality or any other considerations (traffic, safety, ¢tc.).

We urge the County not to consider approvitg the Project unless the ND is revised and re- |
circulated in light of the change in the Project description.

Air Quality Impacts

It appears that our comments regarding air quality impacts were misundersicod. While
the County’s “attainment status™ is not in itself a threshold of significance, the fact that
the County is in nonattainment for PM10 and ozone suggests that even projects that do
not exceed the applicable threshold of significance may still result in a significant
cumulative impact with respect to Ozone and PM10. The ND does not include an
.adequate analysis of the Projcet’s potential cymulative impact with respect to PM10 and
ozone. Given the open-ended nature of the proposed project approval, we believe the
N1)'s analysis of the potential air quality impacts is inadequate and myst therefore be
revised, : '

In your presentation to the Comrmission, you stated that according to-the APCD’s
modeling, the Praject’s estimated air emissions are 4 metric tons of COz2 per day. Based

_ on my review of the APCD’s May 25, 2010 letter to the County, [ must respectfully
disagree. The APCT letter is actually silexit on the Projéct’s criteria emissions (ROG, PM

- 10, CO), but estimates the Project’s GAG emissions to consist of approximaiely 4 metric
tons of CO2 per day. While I cannot vouch for the APCD’s GHG emissions estimate, the
APCD does not claim that-the Project’s air emissions will consist entirely of 4 metric tons

of COa.
Impact on Water Supplies

The Planning Commission’s discussion made it very clear that at the present time, the
County has not identified a reliable source of water for this Project. The Woodland Water
Co., which the ND claims will serve as the Project’s supply source, may or may not be
able 10 provide water to the Project. Approving the Project without a reliable water
supply would violate CEQA’s mandate that lead agencies identify a reliable water source
before approving the Project. Merely conditioning the Project to show proof of adequate
water supply before issuing building permits does not cure this defect.
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Murry Wilson

San Luis Obispo County Planning Commission
September 12, 2011

Page 3 of 3

ce.

- The Planning Commission’s discussion also underscored the glaring absence of udequate
analysis of the Project’s potential impact on water supplies. The ND does not include any
adequate analysis of the likelihoad that payment of fees to the NCSD would result in
actual transfer of water supplies to the Nipomo Basin in the near future. In order to
support a conclusion that payment of fees to the NCSD would adequately mitigate this
Project’s potential impact on water supplies (on nearby wells, saltwater intrusion, cones of
depression, ete.), the ND must include an adequate discussion of the status of NCSD's
water fransfer plans, including a timeline for the implementation of the proposed pipeline.

Jf the NCSD pipeline and water acquisition plan will not be-completed before the

‘implementation of the Project, the NI must include 2 discussion of the likely interim
impacts of the Project on area wells and waters supplies.

Before even getting to the issue of mitigation, the ND must adequately analyze the
Project’s potential impact.on water supplies and salt water intrusion. .

Nipomo Mesa Lupine

Finally, I regrot that the discussion of the Nipomo Mesa Lupine mitigation missed the
point of the Sierra Club’s concermns in this regard. Merc acceplance of an open space

" easement by the County would not ensure that the lupine population will be appropriately
managed, As you seemed to recognize, the long-ierm survival of this endangered plant
will require a long-term management plan, an adequately sized endowment, and oversight
and implementation of the management plan by a qualified land trust or other entity such-
as the Department of Fish and Game.  As proposed, the Project does not include any of

these essential mitigation measures.

shak Nafiey

Counsel for SJERRA CLUD
Santa Lucia Chapter

cc:  Jim Irvin, San Luis Obispo County Planning Commissioner, District 1
Ken Topping, San Luis Obispo County Planning Commissioner, District 2
Carlyn-Christianson, San Luis Obispo County Planning Commissioner, District 3
Tim Murphy, San Luis Obispo County Planning Commissioner, District 4
Dan O’Grady, San Luis Obispo County Planning Commissioner, District 5
“Jim Orton, San Luis Obispo County Counsel
Tim McNulty, San Luis Obispo County Counsel
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Imtlal Study Summary Enwronmental Checkltst

SAN LU!S OBISF‘O COUNTY DFPARTMENT OF PLANNING AND BUILDING
976 0505 STREET + ROo0OM 200 + San Luis OBiSPo + CALIFORNIA 93408 + {B05) 781-56C0

Promoting the Wise Use of Land + Helping to Build Great Communities

|ver 3.3}

Project Title & No. Sheridan Properties Development Plan ! Coastal Development Permit;
EDO0%-158 {DRC2005-00073)

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a
"Potentially Significant impact” for at least one of the environmental factors checked below. Please
refer to the attached pages for discussion on mitigation measures or praject revisions to either reduce
these impacts to less than significant levels or require further study.

@ Aesthetics i & Geology and Soils D Recreation

D Agricultural Resources ' EI Hazards/Hazardous Materials Transportation/Circutation
% Air Quality . Noise D Wastewater

E Biological Resources ‘ D PopulationfHousing % Water

D Culturai Resources Eﬂ Pub ic Services/Utilities _ El Land Use

DETERMINATION: On the basis of this initial evaluation, the Enwronmental Coordinator ﬁnds that

D The proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

|X| Although the proposed project could have a significant effect on the environment, there will not
be a significant effect in this case because revisions in the project have been made by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be
prepared.

|:| The proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

|:| The proposed project MAY have a "potentially significant impact” or "potentially significant
unless mitigated" impact on the environment, but at least one effect 1) has been adequately
analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as descnbed on attached
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze oniy the
effects that remain to be addressed.

D Although the proposed project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
mitigation measures that are imposed upon the proposed project, nothing further is required.

Murry Wilson bty (A 10/3/204410/5/2011 |

Prepared by (Print) /Signatufe Date
fo TN ~._ Ellen Carroll,

Steve McMastersJdobn-MNall A Environmental Coordinator  10/6/2011 |

Reviewed by (Print) “ “ Y Slg aiure (for} Date

County of San Luis Obispo, Initial Study Page 1
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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 andfor wildlife resources, water
availabitity, 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 {nitial Study. The Environmental Division uses the checklist to summarize the resulis of
the research accomplished during the initial envircnmental review of the project.

Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the Ceounty of San Luis Obispo
Environmental Division, Rm. 200, County Government Center, San Luis Obispo, CA, 93408-2040 or
cail (805) 781-5600.

A. PROJECT

DESCRIPTION: Request by Sheridan Properties for a Development Plan / Coastal Development
Permit to allow for the construction of a five {5) phase Industrial Park consisting of twenty one (21)
units on seven (7) underlying legal parcels. Phase | will include the construction of twe (2} units (Units
1 and 2) with a combined sguare footage* of 9,188, Phase i will include the construction of six (6)
units {(Units 3 thru 8) with a combined square footage of 24,803. Phase 1l will include the construction
of four {4) units (Units 9 thru 12) with a combined square footage of 13,384. Phase IV will include the
construction of five (5) units (Units 17 thru 21) with a combined square footage of 32,498. Phase V
will include the construction of four {(4) units {Units 13 thru 18) with a combined square footage of
19,865. The total first floor square footage for the proposed develepment is 105,718 square feet.
Approximately 43,000 square feet of second story floor is possible within the overall development
(dependent on tenant needs), for a total maximum of 149,000 square feet of floor area. Additionally,
each phase will include the construction of all assoctated infrastructure (e.g. streets, parking,
landscaping, and drainage facilities) necessary to serve that phase of development. The applicant is
requesting up to one (1) caretakers unit to be constructed on each legal lot of record for a total of
seven (7} caretaker units (600-1.185 square feet each) with a maximum square footage of 3;5008,295
square feet for the entire development. The project will result in the phased disturbance of
approximately 13.5 acres (including approximately 38,000 cubic yards of cut and 50,000 cubic yards
of fill) on a 13.75 acre parcel. The proposed project is within the Industrial land use category and is
located at 804 Sheridan Road in the village of Callender-Garrett. The site is in the South County
{coastal) planning area.

The project site currently contains a mix of uses including two legal non-conforming residences, an
industrial building, and RV storage. Development of the project site will include the following
characteristics:

Buildings: ~ 105,000 square feet Landscaping: ~ 200.000 square feet
Paving: ~ 230,000 square feet Retention Basin: ~ 40,000 square feet
Lupine Exclusion Area and Other Open Areas: ~24 000 square feet

ASSESSOR PARCEL NUMBER(S}). 081-351-069, 081-361-002, -003, -005, -012

Latitude: 35 degrees 2' 37" N Longitude: -120 degrees 34' 38"W  SUPERVISORIAL DISTRICT # 4

County of San Luis Obispo, Initial Study Page 2
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When the Mitigated Negative Declaration was released for public review (Auqust 5, 2011}, comments
were received which required revisions o the document.  New information has been added to this
Mitigated Negative Declaration which merely clarifies, amplifies, or makes insignificant modifications
to the Mitigated Negative Declaration. As such, recircutation of the Miligaled Negative Declaration is
not required.

B. EXISTING SETTING

PLANNING AREA:  South County (Ceastal), Callender-Garrett

LAND USE CATEGORY: Industrial

COMBINING DESBIGNATION(S): Local Coastal Plan/Program |, Coastal Appealable Zane
EXISTING USES: Industrial uses and existing single-family residence(s)

TORPOGRAPHY: Nearly level to genily sloping

VEGETATION: Grasses , eucalyptus

PARCEL SIZE: Seven underlying parcels totaling 13.75acres

SURROUNDING LAND USE CATEGORIES AND USES:

. North: Industrial; industrial uses i Fast: Industrial; industrial uses i
i . . e e e T' ___________ . . i e . i i e e ..._.__!
| South: Industrial, heavy commercialllight industrial | West: Industrial; industrial uses,

single-family residence(s)

County of San Luis Obispo, Initlat Study Page 3
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C. ENVIRONMENTAL ANALYSIS

During the Initial Study process, several issues were identified as having potentially significant
environmental effects (see foliowing 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 Impactcan Insignificant Not

Significant & will be Impact Applicable
mitigated
a) Create an aesthetically incompatible [] [ X ]

site open to public view?

b} introduce a use within a scenic view []
open fo public view?

c) Change the visual character of an ]
area?

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

oo oo
[
OX 0O KX K
KOO

e impact unique geological or D
physical features?
f Other: D

Setting. The project will not be visible from any major public roadway or sithouette against any
ridgelines as viewed from public roadways. The northern boundary of the project site is located
approximately 750 feet south of Highway 1 (Willow Road). The project site is located within the
Industrial land use category on Sheridan Road which contains a mixture of industrial uses including
but not limited to automobile salvage yards, construction storage yards, and recreational vehicle
storage yards. The site currently contains a recreational vehicle storage yard and other industriat
uses on the eastern portion of the site and a mixture of grasses, coastal scrub habitat, and eucalyptus
on the vacant western portion of the site. The site is currently fenced along Sheridan Road (viewing
area) with a six to eight foot solid metal fence. The project site does not currently allow for views of
the ocean due to intervening topography.

Impact. No significant visual impacts are expected o occur as a result of the proposed project. The
project has the potential to result in beneficial agsthetic impacts in the vicinity of the project site based
upon the propesed structural and landscaping improvements associated with the project. The existing
character of the area would be improved by project related components.

Potential impacts to the night sky could occur as a result of the lighting associated with the proposed
project. Af this time, no lighting has been proposed as a part of the project but it is anticipated lighting
will be desired by future tenants of the propcsed project. Unshielded light sources or bright-lights
reflected on exterior walls have the potential to resuit in adverse impacts to the night sky. Security
type lights and lights on tall posts jocated along internal roads may also impact the night sky.

Mitigation/Conclusion. To mitigate for potential impacts caused by increased lighting in the vicinity
of the project site, the applicant will be required to shield all proposed lighting to prevent impacts to

the night sky, adjacent properties, and public areas. Appropriate lighting will be required to shown on
a lighting plan prior to issuance of construction permits and future tenant improvement plans. The
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applicant will also incorporate landscaping into the propeosed project to minimize the structural
massing of the proposed buildings. While the proposed structures do not resuliing in significant
aesthetic impacts, the applicant propesed landscaping will minimize potential impacts related to
structural massing. The implementation of the above measures will mitigate visual impacts to less
than significant levels. These mitigation measures are listed in detail in Exhibit B - Mitigation
Summary Table.

2. AGRICULTURAL RESOURCES Potentially Impactcan Insignificant Not

WA PR Significant & wil he impact Applicable
Will the project: mitigated

a}  Convert prime agricultural land fo ] ] B4 ]
non-agricuftural use?

b)  Impair agricultural use of other [] ] X ]
property or result in conversion fo
other uses?

¢}  Conflict with existing zoning or [] [] X []

Williamson Act program?

d) Other: ] ] ] >

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

Land Use Cateqory: |ndustrial Historic/Existing Commercial Crops: None

State Classification. Not prime farmiand, In Agricuitural Preserve? No
Farmland of Statewide Importance Under Wiliamson Act contract? No

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

Oceano sand (0 - 9 % slope). This nearly leve! to gently sloping sandy soit is considered well drained.
The soil has low erodibility and low shrink-swell characteristics, as well as having potential septic
system constraints due to: poor filtering capabilities. The soil is considered Class V1 without
irrigation and Class IV when irrigated.

The project site is located in the Industrial land use category with no historic or present agricultural
use. The property is surrounded on three sides by industrial uses (e.g. avtomobile salvage yards and
construction storage yards) and on the east by both industrial uses and a vacant industrial property
{(approximately 20 acres in size).

Impact. The project is located in a predominantly non-agricultural area with no agricultural activities
oceurring on the property or immediate vicinity. No significant impacts to agricultural resources are
anticipated. The nearest agricuitural uses are 700 feet to the northeast and 1400 feet to the east of
the proposed project site. Water usage associated with the build-out of the proposed project has the
poiential to resuft in drawdown of groundwater rescurces. Further discussion of this issue is
contained in Section 14 (Water) of this document.

Mitigation/Conclusion. The project site does not support existing agricultural operations and will not
interfere with agricuftural production in the vicinity of the project site, therefore no mitigation measures
are necessary.
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3. AIR QUALITY - will the project: Potentially Impactcan Insignificant Not

Significant & will be Impact Applicable
mitigated
a)  Violate any state or federal ambient ] <] [ ]

air quality standard, or exceed air
quality emission thresholds as
established by Couniy Air Pollution
Control District?

b}  Expose any sensitive receptor to
substantial air poliutant
concentrations?

O

c) Creale or subject individuals to
objectionable odors?

d)  Beinconsistent with the District’s
Ciean Air Plan?

e) Other: [:[

]
X
L]

a0 o L

O X O K
L]
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Setting. The Air Poliution Control District (APCD) has developed the 2009 CEQA Air Quality
Handbook 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 qualty levels, a Clean
Air Plan has heen adopted {prepared by APCD)}.

The County is within the South Central Coast Air Basin, which is currently considered by the state as
being in “non-attainment’ (exceeding acceptable thresholds) for PMy, (or fugitive dust) and ozone.
The Air Pollution Controt District (APCD) estimates that automobiles currently generate about 40% of
the pollutants responsible for ozone formation. Nitrous oxides and reactive organic gasses (ROG)
poliutants (vehicle emission components) are common contributors towards this chemical
tfransformation into ozone. Dust, or particutate matter less than ten microns (PM,j}, that becomes
airborne and finds its way into the lower atmosphere, can act as the catalyst in this chemical
transformation to harmful ozone. The proposed project was referred to the County of San Luis
Obispo Air Pollution Control District (APCD) for review and determination of any air quality impacts
potentially resulting during both the project's construction and operational phases.

Impact. The project was reviewed using the APCD Air Quality Handbook and APCD approved
procedures for analyzing projects under California Environmental Quality Act {CEQA). Future uses of
the proposed industrial park are not known at this time therefore the project was modeled as a five
phase industrial park using the proposed sguare footages show on the project plans. This is
representative of the proposed oroject and is considered a reasonable development scenario for the
purpose of CEQA. As proposed, the project will result in the disturbance of approximately 13.5 acres
of the project site. Based on the project description, the project will have short-term construction air
quality impacts as well as long-term operational air quality impacts. These impacts are not
considered significant with the incorporation of the proposed project mitigation measures and
conditions of approval as described below.

As identified by the APCD, air quality impacts during construction include: the creation of fugitive dust
(PM,), the potential release of asbestos during demolition and / or removal of pipelings, the potential
release of naturally occurring asbestos during grading, and unpermitted developmental burning.
These items are summarized as follows:
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CONSTRUCTION PHASE IMPACTS — APCD staff considered the construction impacts of the
development by comparing it against screening models within the APCD's Air Quality Handbook and
by running the URBEMIS 2007 computer model, a too! for estimating vehicle travel, fuel use and the
resulting emission related 1o this project’s fand uses. The project will exceed the APCD’s particulate
matter emission threshold and; therefore, fugitive dust mitigation is applicable_during all ground
disturbance agtivities. The project is also near sensitive receptors; therefore, construction equipment
requirements tc limit diesel emission impacts to these receptors are necessary.

Nearby Residences. The proposed project site is located adjacent to existing scattered residential
development including two on-site residences. Residential areas are sensitive to air pollution,
including both construction and operational emissions, The applicant is proposing to develop the
project site, which would result in approximately 13.5 acres of site disturbance._ The two existing
residences will be demolished, and up to seven caretaker units would be constructed at various
locations throughout the project site. Caretaker units are used for housing a caretaker employed
on ithe site for security purposes or other conditions on the site that warrant 24 hour care or

menitering.

Fugitive Dust (PMo). Implementation of the proposed project would result in the generation of
dust, potentially affecting local residents and businesses in close proximity to the project site.
Dust complaints could result in violation of the APCD’s nuisance rules, a potentially significant air
quality impact.

Material-Containing Asbestos. Asbestos-containing materials couid be encountered during the
demolition, relocation, or remodeling of existing buildings. Asbestos can also be found in utility
pipes / pipelines. If asbestos is present in onsite structures, proposed demolition activities would
result in a release of asbestos, and a potentially significant air quality impact.

Naturally-Occurring Asbestos. According to the APCD, the project site is located in an area
containing potentially naturally ocourring asbestos. The State Air Resources Board considers
asbestos a toxic air contaminant. If asbestos is present within the soll underlying the project site,
future grading and site disturbance activities would release the asbestos into the air, resulting in a
potentially significant air quality impact.

Importation of Fill. The project will require the importation of approximately 12,000 cubic yards of
fill for purposes of an-site grading.

Construction Permit Requirements. Portable construction equipment has the potential to result in
air quality impacts during construction activities.

OPERATIONAL PHASE IMPACTS ~ APCD staff considered the construction impacts of the
development by comparing it against screening models within the APCD's Air Quality Handbook and
by running the URBEMIS 2007 computer model, a tool for estimating vehicle iravel, fuel use and the
resulting emission related to this project’s land uses. The resulting emission simulation indicated that
at build out, the operational phase impacts of ozone precursors (reactive organic gases and nitrogen
oxides) and diesel particulate matter will be less than the APCD’'s CEQA significance threshold
values.

Project Specific GHG. The APCD has evaluated the project’s carbon dioxide (CO;) emissions
using the URBEMIS 2007 mode! and found that at build out, the CO; emissions from the
devetopment will be approximately 4 metric tons per day (Note: URBEMIS medels also calculate
other Green House Gas (GHG) emissions such as methane nitrous oxide, hydro fluorocarbons,
etc. These emissions are considered "CQ. Equivatent’ emissions and are included as part of the
GHG calculations above).

Operational Permit_Requirements. Operational impacts associated with future uses of the
proposed tndustrial Park have the petential to result in air quality impacts_{including stationary and
transportation related impacts). Future uses associated with the proposed project are not known
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at this time because the project is being developed as an industrial park with unknown tenancy.
Impacts associated with future uses that may resuylt in non-traffic related (i.e. stationhary) emissions
are_included in the estimates as part of the URBEMIS modeling for an “industrial park.” Any
aftempt at this time {o determineg the precise uses that would be established, and assign a sguare
footage of each of those uses would be speculative given the range of petential uses and the level
of uncertainty. Specific uses that may occupy the shell buildings will be required to consult with
APCD prior to issuance of a business license_ If Ooperational emission_sources are proposed,
those emission sources would require APCD permits.__The APCD has an existing permitting
process for uses such as dry cleaners, auto body shops, coffee roasters, etc. Once_preliminaty
permit evaluation is complete. APCD staff issues an_Authority to Construct (ATC) permit that
allows construction of a new facility, and installation_or modification of equipment_at an existing
facility. The ATC ensures that the equipment is designed, constructed, and cperated to meet air
quality requirements and describes how the equipment must be operated to minimize air poliution.
The ATC is required before construction begins on projects

Idling Restrictions Near Sensitive Receptors for Operational Phase On-Road Diesel Equipment.
The project has the potential to result in impacts associated with operating on-road diesel engines
in close proximity to sensitive receptors (such as caretaker units proposed as a part of this
project).

Clean Air Plan Consistency. The proposed project would be located within an existing urban area,
and proposes typical uses expected to be within this land use category, and is therefore
considered consistent with the Clean Air Plan.

Mitigation/Conclusion. Based on the above referenced impacts that may result from the proposed
project, numerous mitigation measures have been applied to the project to mitigate for potential
impacts as follows:

Nearby Residences. The project is near sensitive receptors (including the proposed caretaker
residences on site): therefore, censtruction-equipment requirements to limit diesel emission impacts to
these receptors area necessary_during both the construction and operational phases of the project
(see AQ-2). Residential uses that are constructed as pari of this project and other residential uses
within the Industrial category are considered secondary to the primary uses and must be associated
with the Industrial use of the property. These residences will be constructed to current Uniform
Building Gode (UBC) requirements. Current UBC regquirements will minimize the potential for
emissions within the residential struciure and will therefore be less than significant with mitigation.

Fugitive Dust (PMy,). The project will exceed the APCD's particulate matter emission threshold
(grading area greater than 4.0 acres) and; therefore, fugitive dust mitigation is applicable. To
minimize nuisance dust impacts, the applicant is required to implement APCD fugitive dust mitigation
measures including reducing the amount of disturbed area where possible, the use of water trucks or
sprinkler systems to water down airborne dust, daily spraying of dirt stock-pile areas, paving of
applicable surfaces as soon as possible after grading, and laying of building pads as soon as possible
after the completion of grading.

In addition, regulatory mitigation measures to address federal, state, and local air quality requirements
are also required for this project. The fugitive dust, sensitive receptor mitigation for construction
equipment, and regulatory measures area listed in Exhibit B,

Naturally-Oceurring Asbestos. The project site is located in a candidate area for Naturally Qccurring
Asbestos (NOA), which has been identified as a toxic air contaminant by the California Air Resources
Board (ARB). Under the ARB Air Toxic Control Measures (ATCM) for Construction, Grading,
Quarrying, and Surface Mining Operations, the applicant is required to determine if NOA is present. i
NOA is found at the site, the applicant must comply with all restrictions outlined in the Asbestos
ATCM.
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Material-Containing Asbestos. Dempolition activities can have potential negative air quality impacts,
including issues surrounding proper handling, demolition, and disposal of asbestos containing
materials (ACM). Asbestos containing materials could be encountered during demolition of buildings.
Asbestos can also be found in utility pipes / pipelines. The applicant will be required to contact APCD
prior to demolition to ensure issues associated with asbestos are addressed.

Importation of Fill Material. The applicant will be required to document the location of fill for the
proposed project. The location shali be from a permitted source and be the closest location feasible
to reduce air emissions.

Construction Permit Requirements. Portable equipment, 50 horsepower or greater, used during
construction activities will require California statewide portable equipment registration (issued by the
California Air Resources Controt Board) or an APCD permit.

Project Specific GHG. Proven energy efficiency measures such as windows, insulation, and point of
circulation water heaters shall be implemented to mitigate GHG emissions._ The applicant will be
reguired to offset impacts associated with the 4 metric tons per day of carbon that would be emitted
by the proposed project. Implementation of the approved measures will reduce GHG emissions 1o
iess than significant levels.

Operational Permit Requirements. Proven energy efficiency measures shall be implemented 1o
mitigate operaticnal phase emissions associate with equipment and operations listed in the 2009
CEQA Air Quality Handbook.

\diing Restrictions Near Sensitive Receptors for Operational Phase On-Road Diesel Equipment. To
mitigate for potential impacts associated with operational phase emissions for diesel engines,
mitigation measure AQ-2, which limits idie times and locations, shall be implemented for the life of the
project.

The cumulative contribution of the propesed project is considered within the context of other closely
related past_present, and reasonably foreseeable probable future projects. As discussed above,
mitigation measures have been applied to reduce potential project related and cumulative impacts
associated with the nroposed project. Al residential projects in the South County planning area are
subject o the cumulative air guality impact fee which collects a fee for each residential unit, These
fees contribute to improvements that help reduce cumulative air gquality impacts within the area {e.g.
clean-fuel bus replacement. park-and-ride lots). The Scuth County Area Plan also conducted a
cumulative assessment and oprojection of build-out. where air quality impacts were considered.
Individual projects (such as this one) are also required to undergo CEQA review, and_mitigation
measures are appled as appropriate. Furher, projects must comply with all existing APCD rules and
requlaticns that include air emission reduction strategies for the basin.

The implementation of the above measures along with the APCD rules and South Gounty fee program
will mitigate project related and cumulative air quality impacts to less than significant levels. These
mitigation measures are listed in detail in Exhibit B - Mitigation Summary Table.

4. BIOLOGICAL RESOURCES - Potentially Impactcan Insignificant Not

- . Significant & will be Impact Applicable

Will the project: mitigated

a)  Resultin aloss of unique or special [] |E [] ]
status species or their habitals?

b}  Reduce the extent, diversity or [] X ] []
quality of native or other impottant
vegetalion?
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4. BIOLOGICAL RESOURCES -  Potentially Impactcan Insignificant Not

. ] Significant & will be impact Applicabls
Will the project: mitigated
¢) Impact wetland or riparian habitat? [] ] <] ]
d)  Introduce barriers to movement of [] ] 4 f]

resident or migratory fish or wildlife
species, or factors, which could
hinder the normal activities of
wiidlife?

e}  Other: D D D @

Setting. The project site consists of an industrial zone 13.85 acre property currently composed of
ruderal annual grassland habitat, eucalyptus trees, scattered coast live oak tress, and industrial and
residential buildings with small amounts of landscape vegetation. The northern approximately 3 acres
of the site has previously been developed with a recreational vehicle storage yard surface with
decomposed granite. This portion of the site lacks any habitat due to the above referenced
improvements. The southeastern approximately 3 acres of the project site contain the industrial and
residential development. The remainder of the site supports ruderal annual grassland and scattered
eucalyptus and other non-native trees, Two locations on the undeveloped portion of the property
contain the federally endangered Nipomo Mesa Lupine. Immediately adjacent to the property are
industrial development facilities, residences, and autoemobile salvage yards.

There are numerous recorded occurrences of special-status plant and wildlife species within the
vicinity of the project site. The following are existing elements on or near the proposed project site
refating to potential biological concerns:

The project site occurs within the Santa Barbara Vernal Pool Region, as desighated by the California
Department of Fish and Game. Vernal pool habitat consists of seasonal wetlands {i.e. areas that
pond water during the wet season and dry up during the summer months) that may provide habitat for
sensitive aguatic plant and animal species.

On-site Vegetation: Grassland with scattered coast live oaks and a stand of eucalyptus trees

Name and distance from blue line creek(s): Black Lake Canyon (~ 0.8 miles)

The project is within the following combining designation(s), which identifies this general area as
biologicatly sensitive: Coastal Zone Boundary.

Site's tree canopy coverage: Approximately 20%.

The Natural Diversity Database (or other biological references) identified the following species
potentially existing within approximately one mile of the proposed project:

Potential Vegetation:
Cafifornia saw-grass - California saw-grass has been found about 1.0 miles to the northwest.
Central Dune Scrub — Central Dune Scrub has been found about 0.4 miles to the west.
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Crisp monardella (Monardelfa crispa) List 18 — Crisp monardella (Monardefla crispa) has been found
about 0.7 miles to the south, This rhizomatous herb occurs in coastal dune and coastal scrub habitats
(Tibor 2001). The typical flowering period for this species is April through August. The species grows
at 10 m to 120 m (30 ft to 395 ft) elevations. The crisp monardella is federal concern species and the
CNPS considers this plant to be rare (List 1B, RED 2-2-3).

Dune larkspur (Delphinium parryi ssp. blochmaniae) List 1B — Dune larkspur (Delphinium parryi ssp.
biochmaniae) has been found about 0.2 miles to the northeast and 0.4 miles fo the wesf. This
perennial herb is found within maritime chaparral and coastal dune habitats (Tibor 2001). The typical
flowering period is Aprit through May. The species grows from sea level to 200 meters (660 feet}.
The dune larkspur is a federal species of concern and the CNPS considers this plant to be rare,
threatened, or endangered in California and elsewhere (List 1B, RED 3-2-3).

Gambel's watercress (Rorippa gambelii) FE, ST, List 1B — Gambel's watercress (Rorippa gambelii}
has been found about 0.8 to 1.0 miles to the north. This perennial herb is found in marshes, swamps,
and at the borders of lakes at elevations ranging from 5 o 330 meters {15 to 1,085 feet). The typical
flowering period is April through June. The species is known to exist at Osc Flaco Lake, near small
twin lakes south of Arroyo Grande (west of the project site), on the south and north edge of Little Oseo
Flaco Lake, and near Black [.ake Canyon Lake. Gambel's watercress is federally endangered, state
threatened, and rated as rare by CNPS {(List 1B, RED 3-3-2).

Hoover's bentgrass (Agrostis hooveri) List 1B — Hoover's bentgrass (Agrostis hooveri} has been found
about 0.8 miles to the north. This perennial herb prefers sandy soils in open chaparral, cismontane
woodland, and valley and foothill grassland area below the 600-meter (1,970-foot) elevation. The
species blooming period is April-July. Hoovers bentgrass is considered rare by the California Native
Plant Scociety (List 1B, RED 2-2-3).

Kellogg's horkelia (Horkelia cuneata ssp. sericea) List 1B — Kellogg's horkelia (Horkelia cuneata ssp.
sericea) has been found about 0.9 miles to the east. This perennial herb is found on sandy or gravelly
soils in closed cone coniferous forest, chaparral and coastal scrub habitats (Tibor 2001) at elevations
between 10 and 200 meters (30 ft to 660 ft). The typical biooming period is April-September.
Kellogg's horkelia is considered extremely rare by CNPS (List 1B, 3-3-3).

Marsh (swamp) sandwort (Arenaria paludicola) FE, SE, List 1B — Marsh sandwort (Arenaria
paludicofa) has been found about 0.7 to 1.1 miles to the north.  This perennial herb occurs in
freshwater marsh habitats (Tibor 2001) up to the 450-meter elevation (1,480 feet). The typical
flowering period is May through August. Marsh sandwert is considered federally and state
endangered, and extremely rare by CNPS (List 1B, RED 3-3-3).

Nipomo Mesa iupine {Lupinus nipomensis) FE, SE, List 18 — Nipomo mesa lupine (Lupinus
nipomensis) has been found about 0.6 miles to the southeast, 0.4 miles to the southwest, 0.41t01.2
miles to the west, and 1.0 miles to the northwest. This species is an annual herb that occurs in
coastal dune habitat with pockets of bare sand (Tibor 2001). The typica! flowering period for this
species is March through May. The species grows at 10 m to 50 m (30 ft to 165 fi) elevations. The
Nipomo mesa lupine is a federal endangered species and the CNPS considers this plant to be
extremely rare (List 1B, 3-3-3).

Nipomo Mesa lupine occurs along the south central California coast. They are restricled to a narrow
area in northern and western Santa Barbara County, southern San Luis Obispo County, and southern
Monterey County. The plant occurs as 1 extended population made up of 7 colonies with fewer than
700 plants. It requires pockets of bare sand, suggesting a low tolerance for competition. Al known
occurrences of Nipomo Mesa lupine are on private lands and remain unprotected. The primary threat
to the species is the uncontrolied invasion of aggressive nonnative weeds, especially vedt grass, and
the subsequent displacement of the species.

San Luis Obispo Monardella - San Luis Obispo Monardella has been found about 0.5 to 1.1 miles to
the west, and 0.8 miles to the southeast.
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Sand Mesa Manzanita - San Mesa Manzanita has been found about 0.7 miles to the noriheast.

Wells’s manzanita {Arctostaphylos wellsii) List 1B — Wells's manzanita (Arctostaphylos wellsii) has
been found about 0.8 miles to the northeast. This evergreen shrub is found primarily on sandstone
soils in closed cone coniferous forests and chaparra! areas; in addition, individuat shrubs have been
chserved growing in the shade of coast live oak trees on steep north-facing slopes. The typical
flowering period is December through Apri. The species grows at elevations between 30 to 400
meters (100 to 1,315 feet). Wells's manzanita is considered rare by CNPS (List 18, RED 2-3-3).

Wiidlife:

Califomia red-legged frog (Rana aurora draytonii} FT — California red-legged frog (Rana aurora
draytoni) has been found about 1.1 miles to the northeast. California red-legged frog is considered
federally threatened. This species typically inhabits shorelines with extensive vegetation. The frog
requires 11 to 20 weeks of permanent water for larval develepment.

Monarch butterfly (Danaus plexippus) — The Monarch butterfly (Danaus plexippus) has been found on
the project site, and also in every direction outside the site. This species is considered a “threatened
phenomenon” by the State and “rare” under CEQA Guidelines Section 15380 because of declining
availability of winter roosting habitat. Monarchs from west of the Rocky Mountains spend the winter
along the California coast. Overwintering sites typically occur in dense, wind-protected tree groves
with eucalyptus (Eucalyptus spp.), Monterey pine (Pinus radiata), andfor Monterey cypress
(Cupressus macrocarpa) near the coast from northern Mendocine to Baja California (CNDDB, 2004).

Discussion. Biological and botanical surveys were conducted on the project site. These surveys
were conducted during the appropriate flowering season, as required by the County. A field
reconnaissance survey was conducted for Monarch Butterfly during the winter roosting period. All on-
site trees were inspected for monarch butterfly aggregations and patrolling individuals during the site
reconnaissance. In addition, bird species were observed and recorded to assess the potential for rare
hird species use of the site. A know winter roost site (Pismo Beach butterfly reserve) was observed
before and after the on-site survey to verify appropriate timing of the survey. Prior to the survey, large
clusters were observed at the Pismo Beach preserve. Following the survey, the butterflies had
dispersed and were observed flying and mating throughout the preserve. Based on these
observations at the known winter roost site, it would be expected that if present on the project site,
they would be readily noticeable and identifiable at the property.

Bird species observed during the field reconnaissance included the red-shouldered hawk, bushtit,
scrub jay. house finch, Anna’s hummingbird, white-crowned sparrow, Audubon’s warbler, California
towhee, northern mockingbird, chestnut-backed chickadee, Nuttall's woodpecker, northern flicker, and
dark-eyed junco. No rare birds were observed during the site reconnaissance, and rare birds from the
region are typically associated with riparian habitats which are not present on the project site.

Pismo clarkia was not identified on the project site during the June 9 survey of the project site. A
known reference site for Pismo clarkia near Arroyo Grande was also observed prior to conducting the
June 9 field reconnaissance to ensure that the species was identifiable.

Discovery of a small population of the endangered Nipomo Mesa lupine was made on the southern
portion of the property. Approximately 20 individual plants were observed on a cut slope along the
southeastern corner of the property and an additional two plants were observed (2006) then four
plants were observed (2008) in a flat area on the southwestern portion of the property. Additionally,
less than 10 individuals of wavy-leaved monardelia were observed on the cut siope with the Nipomo
Mesa lupine. In 2008, no individuals were observed at the southwestern location on the property. In
the southeastern location 94 plants were observed as compared to 20 plants in 2006 and 16 plants in
2008.

No special-status wildfife species were observed during the two surveys of the project site, No
wetland, streams or riparian habitats were observed on the property. As such, the property is not
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expected to support any special-status aguatic species such as steethead, California red-legged frog,
or southwestern pond turtie,

The project site contains eucalyptus, a few pine trees, and coast live oak trees that will be removed as
a part of the proposed project. The eucalyptus trees have been reviewed for potential winter roost
sites for monarch butterfly and were determined to not be suitable habitat (see the discussion above).

The survey data collected on plant and wildlife species is contained in the reference document in the
project file. The impact and conclusions below are based on the field reconnaissance conducted over
the project site.

Impact / Mitigation / Conclusion. The timing of the on-site survey corresponded to an appropriate
spring / summer floristic inventory for rare plant surveys (as required by the County Department of
Planning and Building). Two special-status species were observed on the project site inciuding one
federally endangered species (Nipomo mesa lupine) and one List 4.2 species (wavy-leaved
monardella). No other special-status plant species were observed on the project site; therefore, no
other special-status species are expected to be impacted as a result of this project.

Monarch butterfly (Danaus plexippus) and migratory bird species: Based on a review of background
information, observations at a known butterfly winter roost site, and a thorough field survey of the
project site, it has been concluded that the property does not support winter roost sites or a
substantial number of wintering monarch butterflies. Only 5 monarch butterflies were observed with
no large aggregations therefore the proposed tree removal and development are not anticipated to
substantially impact the monarch butterfly.

No rare birds were observed during the reconnaissance survey; however, the site could support
nesting resident and / or migratory bird species. Standard nesting bird avoidance measures during
fres removal would alleviate any impacts on nesting resident or migratory bird species. This includes
tree removal outside the typical bird breeding season of March 1 through August 31. If tree removal is
conducted during the breeding season, then breeding bird surveys will be required prior to tree
removal. If nesting birds are observed, then the tree removal shall be postponed untit the nest is no
longer used by the adults or young. I not nesting birds are observed then no further mitigation will be
required.

The eucalyptus trees and pine trees will not require mitigation planting. The coast live oak trees that
are removed for the project will be required to be mitigated at a 4.1 ratio. Five coast live oak trees will
be removed for the proposed project resulting in the replacement of 20 coast live oak trees which will
be required as a part of the proposed landscaping plan.

Nipomo Mesa lupine (Lupinus nipomensis): The project has been redesigned to avoid impacts to the
endangered Nipemo Mesa lupine. This includes maintaining historic drainage patterns to the
populations of Nipomo Mesa lupine_which have been verified by the applicant over four survey
seasons. In the past, attempts to mitigate for rare plant populations have failed, largely due to
inadequate considerations for species’ biological needs and inadequate protection and management
of the mitigation site. Due to these factors, avoidance was preferred over other mitigation options for
this project.

Vedlt grass is one of the key competitors to this species. These grasses prefer sandy soils and have
the potential to persist for long periods of time. This nonnative species has a mass of roots that
captures the majority of the soil moisture, effectively outcompeting the native vegetation and
dominating habitats as a monoculture._Ensuring the preserve area is free from veldt grasses 15 a key
io the long term survival of the species on the projest site.

Significant impacts to Nipomo Mesa lupine are not anticipated based on the avoidance and design
measures proposed by the project applicant, Avcidance of impacts on the two areas of documented
Nipomo Mesa jupine would provide for conservation of the species and also would eliminate the need
for any California Endangered Species Act permit from the department of Fish and Game. The
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following conservation measures would provide adequate protection for the two observed areas of
Nipomo Mesa lupine;

Project Redesign — The project has been redesigned by the applicant {o avoid the two
occurrences based upon the 2006 and 2008 chservations {see project plans dated December
12, 2008).

Buffer Zone — The project redesigned includes a buffer zone around the two occurrences of
Nipomo Mesa lupine with non-disturbance buffer zones (see praject plans dated December
12, 2008). The fellowing criteria were used {o develop the proposed bufter zones:

50-foot Minimum Distance ~ A minimum 50-foot radius beyond the furthest occurrence
was established based on all know oecurrences. The 50-foot buffer zone capiures
sufficient area around each occurrence taking inte account the physical limitations,
existing vegetation, and topography (see Exhibit A of the July 12, 2008 Impact
Avoidance and Conservation Plan).

Physical Limitations — Both occurrences are located near property boundaries and the
eastern occurrence is located within close proximily to existing developed areas. The
buffer zcnes reflect these physical restrictions to property ownership and lack of
suitable habitat.

Topography and Vegetative Cover — The eastern occurrence buffer zone (large
population) reflects conserving the entire slope from the property boundary to the
existing developed area. The buffer in this area ranges from 95 feet to 60 feet. Based
on fopography and vegetation, the non-disturbance buffer zone includes the area most
conductive to allowing for the continued existence of the species including natural
annual fluctuations of the species. The general characteristics of this area include a
tack of veldt grass, minimal shrub and non-native grass cover, and a high percentage
of areas with exposed sandy soils.

The western ocourrence includes a simple 50-foot radius buffer zone whete feasible,
given the close proximity to the property line. The area also includes the general
characteristics that appear conducive to the species including a lack of veldt grass,
minimal shrub and non-native grass cover, and a high percentage of areas with
exposed sandy soils.

The project includes Long-Term and Construction Protection Measures to mitigate for potential
impacts during construction and for the life of the project. The following measures {alsc listed in
Exhibit B — Mitigation Summary Table) would provide for pretection of the buffer zones around the two
occurrences during construction and over the life of the project:

Pre-construction Meeting — A pre-construction meeting shall be required to ensure all
required exclusion fencing is installed around the Nipomo Mesa lupine areas on the
project site.

Fencing and Signage — Permanent fencing shall be provided to exclude access and
disturbance from buitding occupants that could create volunteer trails and / or other
disturbance. The fencing shall be designed to discourage access {o the Nipomo Mesa
lupine areas. Educational signs shall be placed to identify the area as protected
endangered species habitat preserve. The signs shall include a brief description and
historic context / range of the species.

Construction / Development Erosion Contrel BMPs ~ Silt fencing and highly visible
construction fences shall be installed around the buffer zones during all construction
activities to ensure no disturbance, siltation, or runoff enters the preserved areas. No
straw wattles shal! be used as they may introduce undesirable non-native grasses near
the preserves, If watties are to be used, then cocoanut fiber rolls shall be specified.
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» Appropriate Grading — The project grading ptan shall ensure that new contours and

slopes do not influence localized hydrelogy within the preserve areas and do not direct
and stormwater into the preserve.

e« Appropriate Landscaping ~ NMNative landscaping shall be required on any newly
disturbed grounds or slopes around the preserve. Otherwise only non-invasive
landscape species shalfl be allowed adjacent to the preserves and throughout the
development. All landscape areas shall consist of drought tolerant species.

¢ Long-Term Protection — The applicant shall provide an sasement acceptable to the
County, with a suitable instrument to the County over the two areas of Nipomo Mesa
Jupine to insure the conservation and preservation of the land in perpetuity (~24,000
square feet)) The open space easement area shalt include a Restoration and
Revegetation Plan as described in Exhibit B.__In addition, the monitoring provisions
provide for additional recommendations by the monitor (at the conclusion of the 3 year
post construction monitoring) for long term success and protection,

Wavy-leaved monardella (Monardella undulata). This species is not formally listed under either the
State or Federal Endangered Species Act but is recognized by California Native Plant Society (CNPS)
as a List 4.2 species. This designation is a watch list of species with a limited distribution but is
cansidered by CNPS to be fairly endangered in California.

Based on the small number of individuals and the generally isclated nature of the property
(surrounded by industriai development and salvage yards), any impacts to the wavy-leaved
monardella would be considered less than significant. Though these impacts are considered less
than significant, because this species is located in the proposed preserve area for Nipomo Mesa
lupine, these individuals will be protected by default. Removal of this species will be avoided because
they are located within the Nipomo Mesa Lupine preserve area.

Sand almond shrub (Prunus fasciculate var. punctatai}. This species is not formally listed under either
the State or Federal Endangered Species Act but is recognized by California Native Plant Society
(CNPS) as a List 4 species. Impacts to this species are not considered significant aithough
preservation of this shrub is recommended within proposed landscape area. Some of the individual
plants will be removed as a result of development.

Wildlife: Most of the special-status species listed in the CNDDB are iocalized habitat specialist
recorded from the beach, coastal dune, lake, stream, and wetland habitats. The project site does not
support these habitats; therefore, impacts to species that rely on these habitats are not expected. In
addition, the wetland, estuary, and stream species are not expected because these habitats are not
present on the project site. The site is situated among industrial development and salvage yards and
does not represent a substantial corridor or connection {o areas of native species habitat.

The implementation of the above measures will mitigate botanical and biological impacts to less than
significant levels. These mitigation measures are listed in detail in Exhibit B - Mitigation Summary
Table.

§ CULTURAL RESQURCES - Potentially Impactcan Insignificant Not
Will th ioct: Significant & will be Impact Applicable
! e project. mitigated
a)  Disturb pre-historic resources? D D X []
b)  Disturb historic resources? [] [] <] [ ]
¢}  Disturb paleontological resources? |:| |___| < |:]
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5. CULTURAL RESOQURCES - Potentially Impactcan Insignificant Not
i Significant & will be Impact Applicable
Will the project: mitigated

d) Other: [:| |:| D E

Setting. The project is located in an area historically occupied by the Obispeno Chumash. The
Nipomo Mesa area is known to contain many archaeclogical sites along the edge of the mesa and
along Black Lake Canyon (Ford 1974, Gibson 1984, Gibson and Parson 1997). Following an annual
cycle of hunting, fishing, fowling and harvesting, the Chumash people adapted to changing
envircnmental and social conditions and grew into a large complex society. Archaeological siles are
an intergral part of the modern day Native American Chumash community. Their history is contained
in the sites and they believe it is best left in its narural state. No historic structures are present and no
paleontological resources are known 1o exist in the area.

Most of the approximately 13 acre site has been graded and developed many years ago for industriai
uses. The site contains a number of outbuildings including sheds, two heuses, and various cther
industrial shell buildings. Approximately 75% of the site has been previously graded / leveled with
cuts up to 20 feet in height. The southwestern comer contains approximately 3 acres consisting of a
ralling sandy ridge that contains eucalyptus trees and grasses. The soil consists of a tan to light
brown colored loose grained sandy soil with no lithics (except small pieces of imported gravel).

impact. On February 6 and 10, 2005, a Phase | (surface) survey was conducted (Gibson, February
17, 2005). Based on the Phase | survey and the archival records search conducted on the
approximately 13 acre parcel, no significant archaeological or cultural materials were identified
anywhere within the survey area of the parcel. Impacts to historical or palecntological resources are
not expected.

Mitigation/Conclusion.  Development of the approximately 13 acre parcel for an industrial
development will not have an adverse impact on any known cultural resources. Furthermore, as a
result of the Phase | survey, o monitoring is recommended during construction unless undiscovered
cultural materials are unearthed. No significant cuftural resource impacts are expected to occur, and
no mitigation measures are necessary.

6. GEOLOGY AND SOILS - Potentially Impactcan Insignificant Not
Will th iect: Significant & will be Impact Applicable
1 the project: mitigated
a} Result in exposure to or production |___| D < [:l

of unstable earth conditions, such
as landslides, earthquakes,
liguefaction, ground failure, fand
subsidence or other similar

hazards?

b)  Be within a California Geological ] [] L] X
Survey “Alquist-Priofo” Earthquake
Fault Zone”?

¢}  Resuit in soil erosion, topographic [ [ <

changes, loss of topsoil or unstable
soil conditions from project-related
improvements, such as vegetation
removal, grading, excavation, or fill?
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6. GEOLOGY AND SOILS - Potentially Impactcan  Insignificant  Not
. L Significant & will be Impact Applicable

Will the project: mitigated

d)  Change rates of soil absorption, or ] X [] []
amount or direction of surface
runcff?

e) include structures located on [] [ ] X< ]
expansive soils?

f)  Change the drainage patterns where ] X 1l ]

substantial on- or off-site
sedimentation/ erosion or flooding
may occur?

g) Involve activities within the 100-year ] F] [] <]
flcod zone?
h)  Be inconsistent with the goals and D ] X ]

policies of the County’s Safety
Element relating to Geologic and
Seismic Hazards?

i)  Preclude the future extraction of [] ] [] X
valuable mineral resources?
J) Other: Stormwater runoff D E ]:| D

Setting.

GEOLOGY - The following relates to the project's geologic aspects or conditions:

Topography: Nearly level to gently sloping

Within County's Geologic Study Area?: No

Landslide Risk Potential: Low

Liguefaction Potential: Moderate

Nearby potentially active fauits?: Yes Distance? 0.92 miles

Area known to contain serpentine or ultramafic rock or soiis?: No

Shrink/Swell potential of scit: LLow

Other notable geologic features? None
Due to the distance of any known fault {at least % mile away) or serpentine rock outcrop {at least one
mile away), it is unlikely that any naturally occurring asbestos would be encountered during any
earthmoving activities.
DRAINAGE - The following relates to the project’s drainage aspects:

Within the 100-year Flood Hazard designation? No

Closest creek? Black Lake Distance? Approximately 8,500 feet

Soil drainage characteristics: Well drained
For areas where drainage is identified as a potential issue, the Coastal Zone Land Use Ordinance
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(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, amount of disfurbance 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
the project’s soil erodibility is as follows:

Soil erodibility: Low

When highly erosive conditions exist, a sedimentation and erosion control plan is required (CZLUOC
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 conirolling storm water runoff. The Regional Water Quality Control
Board is the local extension who monitors this program.

The topography of the site generally slopes from the southeast to the northwest. The southwest
corner of the approximately 13.75 acre site coniains a sandy knoll (steeper than the rest of the site).
This portion of the site contains a stand of non-native eucalyptus trees. Soil conditions on-site (see
Section 2 ~ Agriculture) are sandy and are considered well drained. The soil has low erodibility and
low shrink-swell characteristics, as well as having potential septic system constraints due to: poor
filtering capabilities.

Impact. As proposed, the project will result in the disturbance of approximately 13.75 acres over the
life of the project. The project will result in the creation of both cut and fill siopes that could be subject
to sedimentation and erosion unless appropriate measures are implemented. Over the life of the
project approximately 38,000 cubic yards of cut will be required and approximately 50,000 cubic yards
of fill will be required. Importation of fill will be required to be from the closest location possible and
will require documentation of appropriate permits prior {o issuance of grading permits for the project
(see Section 2 — Air Quality). As proposed, the project is phased, which will minimize the area of the
site that is subject sedimentation and erosion. Where soils are disturbed from construction / grading
activities, they will be protected by the required sedimentation and erosion contrel plan.

Drainage patterns will be affected by the proposed project. This includes re-contouring of
approximately 13.5 acres of the 13.75 acre site.  This includes impervious ground cover such as
buildings and paved areas. Approximate ground coverage areas associated with the proposed
project include:

Buildings: ~ 105,000 square feet Landscaping: ~ 200,000 square feet
Paving: ~ 230,000 square feet Retention Basin: ~ 40,000 square feet
{ upine Exclusion Area and Other Open Areas: ~24,000 square feet

In order to minimize runoff associated with the proposed project, and on-site retention basin is
proposed. Al surface water / stormwater runcff from the proposed project improvements wil
ultimately be directed to this basin. Due to the large area of impervious surfaces being proposed (see
the figures above), there is a potential for impacts to water quality associated with pollutants from
paved areas {including loading bays, parking lfots, and trash enclosures) which must be mitigated.
Stormwater from roof areas also has the potential to pick up pollutants from parking areas and other
polluted surfaces if the stormwater is directed through areas that contain pollutants. Roof runoff
should be directed to landscape areas (rain gardens) and / or vegetated drainage swales and should
not be allowed 1o cross surfaces that have the potential to contain pollutants such as parking areas.
This will minimize any treatment requirements for clean stormwater from roof areas.
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Mitigation/Conclusicon. Based on the above referenced impacts that may result from the proposed
project, numerous mitigation measures have been applied to the project to mitigate for potential
impacts associated with geology and soils (including stormwater runoff). While this discussion is
included in the geology and soils section of this document, the following mitigation measures primarily
address stormwater quality impacts:

Loading Bays. l.oading dock areas shall be covered or drainage shall be designed to minimize run-on
or runoff of siormwater. Not allowing stormwater to come in contact with polluted surfaces is an
appropriate mitigation measure. If design consideration do not allow for grade breaks or other
diversion options around loading bays and other simifar areas, then these areas shall be designed to
include appropriate structural source control measure and / or treatment control measure shall be
used to prevent stormwater poilution.

Parking Areas. Pervious paving /pavers shall be used in parking areas or runoff shall be directed to
depressed planting areas and / or vegetated drainage swales through curb cuts. This will allow any
contaminants from these areas to be transported through vegetated areas which shall be planted with
vegetation appropriate for such use (see low impact development design manuals for guidance on
such measures).

Vegetaled drainage swales. Vegetated drainage swales shall be used along all infernal streets to
transmit stormwater flows to the drainage basin. Where direct connection to the drainage basin is not
feasible, underground piping may be used to transmit flows to the drainage basin. These pipes shall
be perforated to aliow groundwater recharge (see low impact development design manuals for
guidance on such measures).

Downspouts from structures. Downspouts from buitdings will be required to be directed to appropriate
areas to minimize the potential for pollutants to ¢come in contact with stormwater. This will minimize
potential for impacts to surface / stormwater.

Trash Enclosures. Trash enclosure areas wili be required to be covered on all water must be directed
around the enclosure to prevent contact with garbage. This will minimize potential for impacts to
surface / stormwaler.

The implementation of the above measures will mitigate geology and soil impacts to less than
significant levels. These mitigation measures are listed in detail in Exhibit B - Mitigation Summary
Tabie.

7. HAZARDS & HAZARDOUS Potentially impact can  Insignificant Not

. . Significant & will be Impact Applicable

MATERIALS - will the project: > mitigated P

al Resultin a risk of explosion or U] ] F] ]
release of hazardous substances
(e.g. oll, pesticides, chemicals,
radiation) or exposure of people to
hazardous substances?

b) interfere with an emergency D D E |:|
response or evacuation plan?

¢) Expose people to safety risk ] [] [] X
associated with airport flight
pattern?
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7. HAZARDS & HAZARDOUS Potentially Impact can  insignificant Not

, . Significant & will be { t Applicabl
MATERIALS - will the project: ? mitigated mpae ppicane
d) Increase fire hazard risk or expose ] Rl [] ]
people or structures to high fire
hazard conditions?
e)  Create any other health hazard or ] ] X ]
potential hazard?

f} Other: D D D }X{

Setting. The project is located in an area that has the petential for hazardous material contamination.,
The area surrounding the proposed development contains a mix of industrial uses and scattered
residential development. The site is currently used for a variety of uses including a RV siorage yard,
an industrial building with varicus uses, and two residential dwellings. A Phaze 1 Site Assessment
(Rincon Consultants, 2008} was prepared for the project site. The Public Health Department has
reviewed the site assessment and concluded that a Phase |l Site Assessment would not be required
(letter dated June 14, 2006 in the project file). Vehicle storage yards, wrecking yards, construction
storage areas, a concrete batch plant, and various other industrial uses alt cccur within 1,00C feet of
the project site.

An easement utilized for & high pressure gas line and two ConcceoPhillips petroleum pipelines run east
fo west across the northern half of the site, Review of an environmental records database search
{(EDR) indicated that six sites with environmental listings are located within one-haif mile of the subject
property. None of these listings are for the subject property or immediately adjacent properties.
Additionally, based on the distance from the subject property, the nature of the environmental listings,
and the anticipated groundwater flow direction to the northwest, these specified properties would not
be expected to impact the subject propenrty.

The project is within a high severity risk area for fire (zone 5). With regards to potential fire hazards,
the subject project is within the High Fire Hazard Severity Zone. Based on the County’s fire response
time map, it will take approximately 5 minutes te respend {0 a call regarding fire or life safety from the
fire department on Highway 1 near the intersection of Winterhaven Road. Refer to the Public
Services section for further discussion on Fire Safety impacts.

The project is not within the Airport Review area.

Impact. Future uses that occupy the proposed industrial shell buildings have the potential to use
hazardous materials that could result in a risk of explosion or release of hazardous substances. Since
the future uses of the buildings are unknown at this fime, upon request for tenant improvements for
future uses, applicants will be required to consult with the Public Health Department to ensure zll
appropriate measures regarding storage and use of materials are addressed. This measure is listed
in Exhibit B — Mitigation Summary Table.

The project does not present a significant fire safety risk. Implementation of the requirements listed in
the letter from CAL FIRE dated December 12, 2005 will mitigate these concerns, CAL FIRE is
concerned as to whether or not the existing infrastructure will be able to provide the increased fire flow
necessary to meet the requirements of the California Fire Code for such development. In order ta
address this concern, the applicant will be required to provide a technical report from a Registered
Fire Protection Engineer showing that existing water storage, water mains, fire hydrants, pumps etc.
either meet or exceed the requirements of the California Fire Code. If improvements are required te
the existing system{s), the applicant shall be required to make these improvements prior to
construction of the proposed commercial structures.
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Based on surrounding uses in the vicinity of the project site, there are concerns related to the use of
private wells. There is currently a private well on-site but it is not being used to support the existing
uses. If a private well will be used in the future for the purpose of landscape irrigation, different than
the water that will provide water service to the development, then groundwater pollution prevention
measures such as a backflow devise must be installed as described in Exhibit B — Mitigation
Summary Table.

The proiect is not expected to conflict with any regional evacuation plan.
Mitigation/Conclusion. The implementation of the above measures will mitigate hazard and

hazardous material impacts to less than significant levels. These mitigation measures are listed in
detail in Exhibit B - Mitigation Summary Table.

8. NOISE - will the project: Potentially Impact can  Insignificant Not
Significant & will be impact Applicable
mitigated

a}  Expose people to noise levels that
exceed the Couniy Noise Element D g’ D D
thresholds?

b}  Generate increases in the ambient ] D <] D
noise levels for adjoining areas?

¢) Expose people to severe noise or [] ] D4 (]

vibration?

d}  Other: [] ] ] []

Setting. The project site is located within the Industrial land use category. The project is located in
close proximity of loud noise sources, including uses such as automobile wrecking / salvage yards,
constructicn storage yards, concrete batch plants, and various other industrial uses. The northern
portion of the project site is located approximately 750 feet south of Highway 1 and the railroad is
located approximately 4,500 feet to the west of the project site.

Some land uses are considered more sensitive to ambient noise levels than others, due to the amount
of notse exposure and the types of activities invoived. Noise-sensitive uses that have been identified
by the County include the following:

Residential development, except temporary dwellings,
Schools-preschoo! to secondary, college & university; specialized education & training;
Health care services (hospitals);

MNursing and personal care,

Churches:;

Public assembly and entertainment;

Libraries and museums;

Hotels and motels;

Bed and breakfast facilities;

QOutdoor sports and recreation; and

Offices.

impact. Sources of transportation noise include fraffic on public roadways, railroad lines, and
airports. Control of these noise sources is usually preempted by existing federal or state regulations.
However, the effects of noise from transportation sources may be controlled by regulating the location
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and design of specific land uses affected by these sources. Based on the distance of the property
from these noise making sources, impacts from these sources are not considered significant.

The project includes the development of industrial shell buildings and caretaker units on 7 of the 21
proposed units. The caretaker units associated with the propesed development may be impacted by
existing and proposed noise sources in the viginity of the projsct site. Industrial uses proposed as a
part of this project are not considered sensitive receptors. Due to the location of the proposed
caretaker units, these uses may potentially be affected by typical industrial uses such as
woodworking, concrete manufacturing, or auto salvage.

To reduce potential noise impacts to the caretakers units proposed as a part of the project, standard
construction measures as well as additional measures identified in Exhibit B — Mitigation Summary
Table will be applied to the project. To further mitigate any potential impacts associated with possible
future uses, noise making activities {use of heavy machinery, grinding, sawing, crushing, etc.) will be
prohibited from occurring outside of the buildings. This wili limit the amount of noise that can travel
directly from the project site to the existing and proposed residential uses.

Mitigation/Conclusion. The implementation of the above referenced measures will mitigate noise
impacts fo less than significant levels. These mitigation measures are listed in detail in Exhibit B -
Mitigation Summary Table.

9. POPULATION/HOUSING - Potentially Impact can  Insignificant Not
8 . . Significant & will be Impact Applicahle
Will the project: mitigated
a) Induce substantial growth in an area [] ] X []

either directly or indirectly (e.g.,
through projects in an undeveioped
area or extension of major
infrastructure}?

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

] [
¢) Create the need for substantial new [] [ ]
L] ]

Y

housing in the area?

2
o o

d) {ise substantial amount of fuel or
energy?

e} Other: ] ]

<

]

>4

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. The project will
require the demolition of two on-site single family residences. The project will include the construction
of seven caretaker units therefore the demolition of the existing residences is not considered
significant because housing opportunities will be provided as a part of this project. Commercial and
Industrial development of 5,000 sq. ft. or more of floor are for commercial and industrial uses requires
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the payment of a housing impact fee or construction of inclusionary housing units.

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) either on-site and/or by payment of the in-lieu fee, or housing impact fee (commercial
and industriat projects). The project is consistent with the County’s Housing Element. Prior to
issuance of the Building Permit, the applicant shall pay applicable Inclusionary Housing fees pursuant
to Section 23.04.096.f(1). The implementation of the above referenced measures will mitigate
population and housing impacts to less than significant levels. These mitigation measures are listed
in detail in Exhibit B - Mitigation Summary Table.

10. PUBLIC SERVICES/UTILITIES - Potentially Impactcan  Insignificant Not
Will the project have an effect upon, Significant & Wl“ be impact Applicable
or result in the need for new or mitigated
altered public services in any of the
following areas:

a}  Fire protection?

b}  Police protection (e.g., Sheriff, CHP)?
c¢) Schoois?

d} Roads?

e}  Solid Wastes?

f}  Other public facilities?

g}  Other:

oooogigd
OO KHK KX
KOO0

ARXOOOO

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

Eolice: County Sheriff Location: Qceano , (Approximately 5 miles to the northwest)

Fire: Cal Fire (formerly COF) Hazard Severity: High Response Time: 5-10 minutes
Localion: Approximately 1/2 miles to the east

School District: Lucia Mar Unified School District.

Impact. No significant project-specific impacts to utifities or public services were identified. This
project, along with others in the area, will have a cumulative effect on police, fire protection, schools,
and roads. 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. As discussed in Section 7 — Hazards,
improvements to the water system may be required to provide sufficient flows for emergency fire
events. The measures regarding water availability related to fire suppression are contained under the
Hazards section of the developer's statement. Ne significant public service impacts are anticipated,
and no mitigation measures are necessary.
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11. RECREATION - wiif the project:

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

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

¢} Other

Potentially
Significant

[
L]
L]

Impact can

& will be
mitigated

L]
L]
L]

Insignificant
Impact

X
™
[

Not

Applicable

L]
L]
B

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 wilt 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 rescurces.,

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

measures are necessary.

12. TRANSPORTATION/
CIRCULATION - will the project:

a)  Increase vehicle trips to locaf or
areawide circufation system?

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

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

d}  Provide for adequate emergency

access?

e)  Resultin inadequate parking
capacity?

) Resuit in inadequate internal traffic
circulation?

g) Conflict with adopted policies, plans,
or programs supporting alternative
transportation (e.g., pedestrian
access, bus turnouts, bicycle racks,
etc.)?

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

i} Other:
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Setting. The existing road network in the area including the project's access street, Sheridan Road
and Willow Road (State Route (SR) 1), are operating at acceptable levels. The identified roadways
are gperating at acceptable levels (see traffic report for details}. Referrals were sent to Public Works
and Caltrans.

The project has been evaluated for traffic and circulation related impacts based on a potential to
develop an approximately 150,000 square foot industrial park (including the potential for future second
floor additions reguested by the applicant). The project site is located south of State Route (SR} 1 on
Sheridan Road within the South County Coastal Planning Area. The site currently contains
approximately 4 acres of RV storage area, slightly less than 3 acres of industrial uses {approximately
5,000 square foot metal buiiding), two dwelling units and the remainder of the site is vacant. The
specific land uses and tenants of the industrial buildings are not known at this time. The project will
include seven (7) caretakers units.

There are currently no transit systems operating in the project area. There is currently a commuter
bike route located near the project site on SR 1. A commuter bike route is not necessarily a Ciass il
and does not provide cyclists with increased read privileges. The project is subject to the South
County Road Fee, which addresses cumulative impacts to county roads in the area by funding
areawide improvements.

Impact. The proposed project (at build out) is estimated to generate 1,111 trips per day, based on
the traffic report prepared for this project (TPG, 2006}, This inciudes 1,044 trips associated with the
proposed industrial uses and 67 trips associated with the proposed caretakers units. The proposed
inciustrial use and caretakers units could capture some trips on-site due to the multi-use component of
the project resulting in fewer trips that actually enter and leave the project site.

Left Turn Lane (Willow Road): The project is expected to impact the intersection at SR 1 (Witlow
Raod) and Sheridan Road. The project could resutt in level of service impacts at this intersection
based on the proposed increase in traffic associated with this project. These impacts will require
mitigation as discussed below,

Sight distance: Impacts associated with the proposed entrance location atong Sheridan Road have
been identified by the project traffic report. These impacts can be mitigated as described below.

Mitigation/Conclusion. Project related impacts associated with transportation and circufation have
been identified for this project and applicabie mitigation measures are discussed below.

Left Turn Lane (Willow Road): To mitigate for potential impacts associated with the proposed project
to transportation facilities, the applicant will be required to pay the South County Road Impact Fee.
Payment of this fee would be considered a fair share contribution to construct a left turn lane on west
bound SR 1.

Sight Distance: Sheridan Road shalt be widened to an A-1 road section along the project frontage
within the existing 60’ right-of-way.

Additionally, all driveway / street approaches shall be constructed in accordance with County Public
Improvement Standards. Al driveway / street approaches constructed on County roads or project
related roads to be accepted for County maintenance shall require an encroachment permit.

Contribution to the South County Fee program will mitigate cumulative project impacts to less than
significant levels. All Road Fees shall be paid to the County prior to issuance of building permits.

The implementation of the abeve measures will mitigate fransportation and circulation impacts to fess
than significant levels. These mitigation measures are listed in detail in Exhibit B - Mitigation
Summary Table.
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13. WASTEWATER - Will the Potentially impact can Insignificant Not
roiect: Significant & will be impact Applicable
project. mitigated
a) Violate waste discharge requirements [ ] ] 4 ]

or Central Coast Basin Plan criteria
for wastewater systems?

b)  Change the quality of surface or ] ] 24 ]
ground water (e.g., nilrogen-loading,
day-lighting)?

¢)  Adversely affect community 1l ] [] <

waslewater service provider?

dj Other: D D D E

Setting. Regulations and guideiines on proper wasiewater system design and criteria are found
within the County's Plumbing Code (hereafter CPC; see Chapter 7 of the Building and Construction
Ordinance [Title 19]), the “Water Quality Control Plan, Central Coast Basin® (Regional Water Quality
Control Board [RWQCB] hereafter referred to as the “Basin Plan"}, and the California Piumbing Code.
These regulations include specific requirements for both on-site and community wastewater systems.
These regulations are applied to all new wastewater systems.

For on-site septic systems, there are several key factors to consider for a system to cperate
successfully, including the following:

v Sufficient land area (refer to County's Coastal Zone Land Use Ordinance or Plumbing Code) —
depending on water source, parcel size minimums wilt range from one 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);

v The soil's depth (there needs to be adeguate separation from bottem of jeach line o bedrock
[at least 10 feet] or high groundwater {5 feet to 50 feet depending on perc 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 propesed wells (between 100 and 250 feet depending on
circumstances);

¥ Distance from creeks and water bodies {100-foot minimumj.

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

¥ the ability of the soll 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 altow “daylighting”
of effluent downsiope: or

v the separation between the boitom of the leach line to bedrock or high groundwater is
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inadequate.

Based on Natural Resource Conservation Service (NRCS) Soil Survey map, the soll type(s) for the
project is provided in the listed in the previous Agricultural Resource section. The main limitation of
this soif for wastewater effluent includes:

Poor filtering characteristics;: Due to the very permeable nature of the soil, without special
engineering will require larger separations between the leach lines and the groundwater basin to
provide adequate filtering of the effluent. 1n this case, due to the (limited availability of) information
relating to the poor filtering soil characteristic, the following additional information wili be needed prior
to issuance of a building permit: soil borings at leach line lecation showing that there is adeguate
separation, or plans for an engineered wastewater system that shows how the basin plan criteria can
be met.

The percolation rate for the subject property is very fast, which requires greater soil depth to provide
for adequate filtering. Therefore, prior to issuance of a building permit, provide the county evidence of
adequate soil separation to groundwater per CPC, or ptans prepared by a qualified individual for an
engineered septic system that meets CPC/Basin Plan criteria.

impacts/Mitigation. 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
Coastal Zone Land Use Ordinance to support an on-site system,

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

¥ The soil's slope ig less than 20%;

v The leach lines are outside of the 100-vear flood hazard area;

v There is adequate distance between proposed leach fines and existing or proposed wells;
v The leach lines are at least 100 feet from creeks and water bodies.

Based on the above discussion and information provided, the site appears to be able to design an on-
site system that will meet CPC/Basin Plan reguirements. Prior to building permit issuance and/or final
inspection of the wastewater systermn, 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. Therefore, based on the project being able to comply with these
regulations, potential groundwater quality impacts are considered less than significant.

14, Wi iect: Potentially Impact can Insignificant  Not
WATER - will the project Significant & will be Impact Applicable
mitigated
a}  Violate any water quality standards? ] X ] ]
b)  Discharge into surface waters or C ] ] B4 ]

otherwise alter surface water quality
{e.g., turbidity, temperature,
dissolved oxygen, etc.}?

c) Change the quality of groundwater D B4
{e.g., saltwater intrusion, nilrogen-
loading, efc.)?

d) Change the quantity or movement of (] <] [ L]
available surface or ground water?
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14. WATER - Will the project: Potentially  Impact can Insignificant  Not
Significant & will be impact Applicable
mitigated
e)  Adversely affect community water ] X ] []
service provider?

f)  Other: D |:: D g

Setting. The project proposes to use a community system (Woodland Park Mutual Water Co.} as its
water source. Woodland Park Mutual Water Ca. provided an original will-serve letter dated March 26,
2005 and a revised will-serve letter dated August 4, 2010.

Groundwater Conditions: The project will be using water extracted from the Santa Maria groundwater
basin, which is made up of three interconnected sub areas (Tri-Cities, Nipomo Mesa, Santa Maria).
Approximately 30 percent of the basin’s area lies north of the Santa Maria River in San Luis Obispo
County.

In 1994, the Department of Water Resources {DVWR) began an update of the 1979 study of the Arroyo
Grande Valley — Nipomo Mesa Area groundwater sub area and the northern portion of the Santa
Maria River Valley groundwater sub area. The study, "Water Resources of the Arroyo Grande -
Nipomo Mesa Area”, was completed and published in 2003. The study contains the following findings
and conclusions:

s Observations of groundwater elevations in 1978, 1985 and 1995 revealed the development
and subsequent expansion of a depression in groundwater elevations generally south of
Willow Road and east of Highway 1 - the south central portion of the Nipomo Mesa,

¢ Nipomo Community Services District and Southern California Water Company have many of
their wells in or near the depression. The extractions of these two agencies have increased
from about 940 afy in 1979 to 2,790 afy in 1995 and 3,620 afy in 2000,

+ There have alsc been increases in demand for water to serve rural residences and agricultural
uses.

¢ Since the depression eniarges, the reduced water in storage could result in increased inflow
from Santa Maria Valley and decreased oufflow to the ocean from the mesa and the valley. If
the pumping depression on the mesa pulls in water from the Santa Maria Valley, the possibility
exists for the poorer quality groundwater of the valley, containing high concentrations of
dissolved solids, to locally reduce the quality of the mesa’s groundwater. Also, in the future, if
subsurface outflows to the ocean cease, and the seaward hydraulic gradient is reversed, this
condition could lead to seawater intrusion of the groundwater resources. Gurrenthy—There is
was ho evidence of seawater intrusion_when the above referenced report was prepared.

A major scurce of recharge for the Nipomo Mesa is deep percolation of precipitation. This makes the
groundwater basin vulnerabie to protracted periods of below-average rainfall.__This charagteristic
provides an opportunity for projects that have the ability to provide for water recharge as a component
of the proposed project.

Subsequent monitoring of the Sentry Wells (Oceano} within the nonthern portion of the dround water
basin shows a wide variation in water quality during the past few years. Data from this sentry well
cluster was interpreted to indicate localized seawater intrusion affecting the deep zone and, to a
lesser extent. the middle zone in 2008. The most recent water guality data from this well cluster
{January, April, July and October 2010} show continuing and significant improvement in water guality,
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including a reductiont in the concentrations of seawater indicators and a_signature approaching the
historical signature of groundwater in in the area,

Samples obtained in 2010 show less varigtion and general improvements in the gverall guality
compared to 2009. Todd {(2010) suqgested the chserved variation in water guality data could be due
to_a number of factors including: variable permeability of geologic materials, potential mixing with
seawater, ion exchange in clay-rich units, and variability in surface recharge sources, such as Arroyo
Grande and Meadow Creeks. Changes in ground water demand and abundant rainfall may have
contributed ta the general improvement of ground-water quality in 2010.

In general, no wells showed evidence of sea water intrusion in 2010. Several wells showed continyed
improvement of water quality compared to 2008 and 2009 monitoring_results (Northern Cities
Management Area, 2011).

Political/Legal History: I 1998, a complaint was filed by agricultural pumpers in Santa Barbara
County against the basin's water purveyors, including the City of Santa Matria, the Nipemo community
Services District {(NCSD) and Cal Cities Water Co. Because of inconsistencies in the DWR study, the
County commissioned an additional study by $.S. Papadopulos & Associates (SSPA) to provide
clarification of water issues on the Mesa. SSPA concluded that the data presented in the DWR study
correctly identified overdraft conditions in the Nipomo Mesa area of the groundwater basin.

Concurrently, the judge in the groundwater litigation issued a finding that the basin as a whole was not
being overdrafted and that there was insufficient evidence to support the existence of sub-basins.
The County's Water Resources Advisory Committee (WRAC) reviewed the SSPA study and the
judge’s decision and concluded that overdraft in the Nipomo Mesa area either exists currently or is
imminent. In November 2004 the Board of Supervisors certified Level of Severity il (projected water
demand will equal or exceed estimated dependable supply within 7 years) and approved several
actions intended to strengthen water conservation efforts in the Nipomo Mesa area.

Litigation of the basin has resulted in a settlement in which the stipulating parties have agreed to a
"physical solution establishing a legal and practical means for ensuring the Basin's long-term
sustainability.” The physical solution establishes three management areas, creates a management
entity for each area and directs each management entity o monitor groundwater conditions and
prepare plans for dealing with water shortages. The agenda for the Nipome Mesa Management Area
(NMMA) also includes importation of at least 2,500 acre feet per year of supplemental water by the
NCSD from the City of Santa Maria and an agreement of the major water purveyors in the area tc
purchase some of that water, New urban uses proposed by stipulating parties within the service area
of a major water purveyor or within the Sphere of Influence of the NCSD must obtain water service
from the local supplier. New urban uses proposed by stipulating parties outside these areas and
within one-quarter mile of a service area or NCSD Sphere of Influence must conduct good faith
negotiations with the local supplier before forming a mutual water company to provide water service,

Gounty Actions. The following chronology of action taken by the Board of Supervisors shows the
measures taken to address water usage in the Nipomo area:

1. May, 2006 - Board adopis the following as a part of the annual Growth Management
Ordinance update:

e Reaffirm limiting new residential development in the Nipomo Mesa Area to an annual 1.8%
growth rate,

¢ Change the Level of Severity for Water Supply from Il to I} {existing water demand eguals or
exceeds dependable supply); however, the Board further determined that a building
moratorium would not be necessary based on implementing the following measures, as wel!
as environmenta! determinations for development proposals on the Nipomo Mesa would
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continug to be made on a case-by-case basis, where an EIR would not necessarily be
required if water supply is identified as the only significant issue. The following water
conservation measures were required of all new deveiopment (and added as County LUO
planning area standards} as of August, 2006:

0 Require all sink faucets in bathrooms and kitchens in new residences be equipped with
automatic shut off devices. This also applies when a bathroom is added, or when the floor
area is increased by twenty per cent (20%). Automatic shut off faucets operate by means
of a hands-free electric sensor. This measure will be applied to both residential and
industrial uses proposed as a part of this project.

o Require drip-iine irrigation for all landscaped areas (except turf areas) installed for new
construction. The drip irrigation system must include an automatic rain shut-off device, soil
moisture sensors, a separate meter for outdoor water and an operating manuat to instruct
the building occupant on how to use and maintain the water conservation hardware. This
measure will be applied to both residential and industrial uses proposed as a part of this
project.

o) The maximum amount of turf (lawn) area may not exceed twenty percent of the site's
total irvigated landscape area, and, in ail cases the site’s total irrigated landscape area
shall be limited to 1,500 square feet. The project will not be authorized to plant any turf
(fawn) within the development.

August, 2006 - Board approves new requirements for all land divisions accepted for

processing and General Plan Amendments submitted after June 23, 2006 in the Nipomo and the
Nipomo Mesa areas as follows:

Applications for general plan amendments and land divisions in the Nipomo Mesa Water
Canservation Area shall include documentation regarding estimated existing and proposed
non-agricultural water demand for the land division, or development that could occur with the
General Plan Amendment;

For the land division, if this documentation indicates that the proposed non-agricultural water
demand exceeds the demand without the land division, the project will be subject 10
contributing towards acquiring supplemental water.

June 26, 2007 - Board reaffirms level of Severity !/l and directs staff to prepare additional

water conservation ordinance(s}, as a part of the County's Resource Management System annuat
update. The new ordinance(s) will require the establishment of retrofit program(s) andfor other
new water conservation program(s) where new development will be required to parlicipate to
offset/reduce new impacts 1o water consumption from the Nipomo Mesa groundwater basin.

Other items also in effect relating to Nipomo Water include:

The County Flood Control and Water Conservation District will implement improved well
monitering and water quality monitoring programs for the Nipomo Mesa area; and

Water purveyors in the Nipomo Mesa area are encouraged to strengthen their water
conservation programs, increase their use of reclaimed water and continue their efforts to
secure supplemental water.

In an effort to monitor the effectiveness of these water conservation measures, each annual update of
the Growth Management Ordinance will include data to indicate if the water use rate per dwelling unit
is trending downward. If progress toward water conservation targets is not evident, further growth
limitations may be recommended.

The project site is within Santa Maria River Basin groundwater basin. The project is also within the
Nipomo Mesa Water Conservation Area. Recently there have been concerns raised that the County
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has not adopted a supplemental water fee per Ordinance 3090. The project site is outside the
Nipomo Community Services District (NCSD) boundary but is within the Woodlands Mutual Water
Company boundary. With no fee being adopted by the County, no money is being collected 1o
address additional water usage on the Nipomo Mesa for new development_outside of the NCSD

boundary.

The NCSD has adopted a supplemental water fee and has been assessing users within the NCSD
boundary. The District also has a memorandum of understanding with other water companies serving
the Nipomo Mesa and those water companies will be assessing the NCSD supplemental water fee in
the near future._In this instance, as mitigation for impacts associated with increased pumping from the
ground water basin, the applicant will pay a supplemental water fee {o mitigate cumulative impacts
associated with water usage. This fee, along with fees paid by other projects will go towards
development of a Supplemental Water Project to provide additional water to the Nipomo Mesa as an
offset to additional pumping of groundwater.

At this time, the NCSD Suppiemental Water Project has not_bequn construction, The project is
currently 0% designed, the environmental work is_completed, easements have been obtained, and
agreements with the City of Santa Maria have been signed. The project will go o a vote of the people
in spring of next yvear (2012} and once the election is certified, it will go out for construction bids.

The topography of the project is nearty level The closest creek {unnamed) from the proposed
development is approximately 0.7 miles away. As described in the NRCS Soil Survey, the soil
surface is considered to have low erodibility.

Projects involving more than one acre of disturbance are subject to preparing a Storm Water Pollution
Prevention Plan (SWPPP) to minimize on-site sedimentation and erosion. When work is done in the
rainy season, the County Ordinance requires that temporary sedimentation and erosion control
measures be installed during the rainy season.

Impact. The additional water use generated by this project will contribute to the overall depletion of
the groundwater rescurces on the Nipomo Mesa,

The project proposes a series of “shell” buildings that could be used for a range of uses allowed in the
Industrial land use category. These uses include some that could be water use intensive {e.g. food
and kindred products), as well as a number of uses that would use negligible amounts of water (e.g.
warehousing). No specific uses have_been proposed for the structures. Given this, a reasonable
estimate of types of uses was developed in order to develop a reasonable water demand scenario.

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

Indoor Residential: 6:48- 1.46 acre feetfyear (AFY);
(Nipomo: 8.200 AFY/DU x 7 dwslling unjts = 1.4G ALY}

indoor Industrial; 44.5 acre feet/year (AFY);

Outdoor; 6.18 acre feet/year (AFY);

Total Use: 54147 52.14 acre feet/year (AFY);

Water Conservation: 3.31 acre feet/year (AFY),

Total Use w/ Conservation; 47-86- 48.83 acre feetfyear (AFY).

The project proposes approximately 105,000 square feet of first floor area with an option to include
approximately 43,000 of second fioor area. A reascnable assumption far the proposed project would
include half of the maximum sguare footage (~75,000 square feet) to be used for the highest water
using businesses (food and kindred products). This use would require approximately 40.74 AFY.
Assuming the remaining square footage would likely be used as industrial assembly and
manufacturing (a typical industrial use), this use would require approximately 3.75 AFY.

The project will include the construction of 7 caretaker units to support industrial activities on-site.
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These units are one bedroom and intended to house a caretaker for the industrial use on the
underly:ng parceis and reqwre 8:46- 0.209 AFY each Qe&te*thesnm#aze-ef-the-earet-akewﬂﬁs—ﬂqe
r? - these- units—within--a--coastal
64+maie—Water conservatlon measures listed in Exh|b|t B W||1 be included in the project resulting in
0.22 AFY of water savings for residential uses.

The project will include approximately 200,000 square feet of drought tolerant landscaping. Water
gonservation measures listed in Exhibit B will be applied o the project resulting in 3.09 AFY of water
savings for cutdoor water use.

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).

Regarding surface water quality, as proposed, the project will result in the disturbance of
approximately 13.5 acres. The project is not within close proximity to surface water sources. See
geology and soils (Section 6) for a detailed discussion of water quality impacts.

Mitigation/Conclusion. Typical measures associated with projects in this area include irrigation
system requirements {i.e. smart controllers, drip irrigation, and turf area limitations) and supplemental
water development fees. In order to address the isswe-impact of additionat depletion of the
groundwater resources_from water usage associated with the proposed project, the applicant has
agreed to pay the supplemental water fee at the time of building permit issuance (in the amount then
currently imposed by the county ordinance, not to exceed $13,200 per dwelling unit equivalent}. If the
fee has not been adopted_by the County the applicant will either need to pay the adopted Nipomo
Community Services District (NCSD) supplemental water fee to the District or off-set the new water
use generated by the project by providing retrofits within the Nipomo Water Conservation Area equal
to the water usage._if pavment of the fee to the NCSD is the chosen option to off-set project related
water usage, the fee will be based on the NCSD fee schedule.

The project includes the construction of an on-site retention basin that will capture stormwater runoff
from the proposed project and alse includes numerous Low Impact Development (L!D) _measures,
The retention basin will collect stormwater_atlowing it to recharge the undetlying_aguifer and the LD
measures will provide water quality benefits.  Stormwater_return flows from the proposed retention
basin and LID measures will provide a beneficial water guantity and water guality impact,
Construction of the retention (recharge) basin couid substantially augment the vield of the ground
water basin. _No methodology to evaluate the amount of recharge associated with this project has
been derived but it can be assumed that a portion of the water usage associated with this project will
be returned 1o the ground water basin via the retention basin as well as the septic systems proposed
1o serve ihe proiect.

Standard drainage and erosion control measures will be required for the proposed project along with
the measures listed in Exhibit B — Mitigation Summary Table to adequately protect surface water
quality. The project will also be required to incorporate the following measures to reduce potential
water impacts to less than significant levels:

1. Applicable construction plans will show the use of all feasible indoor water conservation
measures, including but not necessarily limited to:

a. low water-use toilets, showerheads, and faucets;

b. automatic shut-off devices for bathroom and kitchen faucets;

c. point-of-use supplemental water heater systems or circulating hot water systems in
bathrooms and kitchen (when 20 feet or more from water heater).

2. Landscape plans will be prepared that include, but are not necessarily limited to, the following
outdaor conservation measures.
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plants grouped into *hydrozones” with simitar water needs;

low water-use plant materials;

non-native, invasive, (e.g. turf grass) landscaping shalt be prohibited on the entire site;
soil moisture sensors, and drip irrigation systems.

cooo

The implementation of the above measures will mitigate water impacts o less than significant tevels
and is not anticipated to result in sea water intrusion. These mitigation measures are listed in detail in
Exhibit B - Mitigation Summary Table,

15. LAND USE - Wil the project: Inconsistent Potentially Consistent  Not
Inconsistent Applicable
a) Be potentially inconsistent with land [} F] ] []

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 [] ] B4 []
habitat or community conservation
plan?

¢} Be potentially inconsistent with
adopted agency environmental
plans or policies with furisdiction

over the project?

d)  Be potentially incompatible with ] ] X L]
surrounding land uses?

e)  Other: Phasing [] ] L] []

Setting/impact. Surrounding uses are identified on Page 2 of the Initial Study. The proposed project
was reviewed for consistency with policy and/or regulatery documents relating to the environment and
appropriate land use {e.g., County Coastal Zone Land Use Crdinance, Local Coastal Plan, etc.).
Referrals were sent to outside agencies to review for policy consistencies {e.g., CAL FIRE for Fire
Code, APCD for Clean Air Plan, etc.). The project was found to be consistent with these documents
(refer also to Exhikit A on reference documents used),

The project is not within or acdjacent 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.

Mitigation/Conclusion. No inconsistencies were identified and therefore no additional measures
above what will already be required was determined necessary. To address the proposed phasing of
the project, the applicant will be required to contact the planning, building, and public works
department prior to each phase. The meeting will address concerns refated to drainage and other
improvement reguired by this approval.
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MANDATORY FINDINGS OF Potentially Impact can  [nsignificant Not
Significant & witl be Impact Applicable

SIGNIFICANCE - Wil the mitigated
project:

Have the potential to degrade the quality of the environment, substantially reduce the
habitat of a fish or wildfife species, cause a fish or wildlife population to drop below seif-
sustaining levels, threaten to efiminate a plant or animal community, reduce the number
or restrict the range of a rare or endangered plant or animal or efiminate important
examples of the major periods of

California history or prehistory? D lE D D

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

praobable future projects) D X< [:I D
Have environmental effects which will cause substantial adverse effects on
human beings, either directly or indirectly? |:| @ [:] D

For further information on CEQA or the county’s environmenta! review process, please visit the
County's web site at “www sloplanning.org” under “Environmental information”, or the California
Environmental Resources Evaluation System at: hitp/fwww.ceres.ca.govitopic/eny law/cega/guidelines

County of 8an Luis Obispo, Initial Study
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Exhibit A - Initial Study References and Agency Contacts

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

Centacted Agency Response

ﬁ County Public Works Department In File*™
County Environmental Health Division In Fiie**

EE County Agricultural Commissicner's Office in File™

El County Airport Manager Not Applicabie
I:] Airport Land Use Commission Net Applicabie
IX' Air Pollution Controf District In File**

|:| County Sheriff's Department Not Applicable
D Regional Water Quality Control Board Not Applicable
@ CA Coastal Commissicn None

E CA Department of Fish and Game In File**

Eﬂ CA Department of Forestry (Cal Fire) in File**

!X[ CA Department of Transportation In File**

D Community Service District Not Applicable
D Other Not Applicable
D Other Not Applicable

* “No comment” or “No concerns’™-type responses are usually not altached

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

B Project File for the Subject Application B4 South County (Coastal) Area Plan
County documents and Upcate EIR

[1 Airport Land Use Plans Xl South County Circutatior Study

Bd  Annual Resource Summary Report Qther documents

B4 Building and Construction Ordinance D3 Archaeological Resources Map

B Coastal Policies Area of Critical Concerns Map

B4 Framework for Planning (Coastal & tnland) Areas of Special Biological

B General Plan (Inland & Coastal), including all tmportance Map

maps & elements; more periinent elements California Natura! Species Diversity

D4
B
x
considered include: Database
& Agriculture & Open Space Element ] Clean Air Plan
B Energy Element (4 Fire Hazard Severity Map
Environment Plan (Conservation, B Flood Hazard Maps
Historic and Esthetic Elemenis) [<] Natural Resources Conservation
d  Housing Element Service Soil Survey for SLO County
(] Noise Element ] Regional Transportation Plan
[ ] Parks & Recreation Element Uniform Fire Code
0 Safety Element ] Water Quality Control Ptan (Central
[ Land Use Ordinance Coast Basin - Region 3)
[] Real Property Division Ordinance < GIS mapping layers (e.g., habitat,
[} Trails Plan streams, contours, etc.)
"1  Solid Waste Management Plan 1 Other
County of 8an Luis Obispo, Initial Study Page 35
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In addition, the following project specific information andfor reference materials have been considered
as a part of the Initial Study:

Percolation Testing and Permeability, GeoSolutions Inc., November 2, 2004,

Monarch Butterfly Survey and Habitat Assessment, David Wolff Environmental, February 15,
2005.

Phase | Surface Survey for Sheridan Road Industrial Park, Gibson, February 17, 2005,
Percolation Study, GSI Scils In¢., May 26, 2606.

Phase | Site Assessment, Rincon Consultants Inc., June 6, 2006.

Traffic Impact Study, TPG Consulting, August 2006.

Traffic Evaluation for Vawter Industrial Development Access Road A and Sheridan Road, TPG
Consulting, August 23, 2006.

Biological and Botanical Assessment, David Woelff Environmental, August 14, 2006.

Sheridan Properties Nipomo Mesa Lupine Mitigation & Monitoring Plan, David Wolff
Environmental, September 2007,

Sheridan Properties Nipomo Mesa Lupine lmpact Avoidance Conservation Plan, ESA
Biclogical Resources, June 12, 2008.

Sheridan Properties Nipomo Mesa Lupine 2009 Survey and Buffer Zone Analysis, Sage
Institute Inc., June 22, 2009,

2010 Annual Monitoring Report {Northern Cities Management Area), Robert Almy, April 30,
2011.

County of San Luis Ohispo, Initial Study Page 36
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Exhibit B - Mitigation Summary Table

Aesthetic Resources

AS-1 At the time of application for eonstruction permits, the applicant shall provide an exterior
lighting plan. The plan shall include the height, location, and intensity of all exterior lighting.
All lighting fixtures shall be shiglded so that neither the lamp nor the related reflector interior
surface is visible from surrounding properties or public views {Sheridan Road). All lighting
poles, fixtures, and hoods shall be dark colored. This plan shall be implemented prior to final
inspection or occupancy of the first structure in each phase {whichever occurs first).

The height of free standing or security outdoor lighting fixtures shall be kept as low as is
practically possible and no higher than twelve (12) feet so that they are not visible from
surrounding properties or public views. Security lighting shall be shieided so as not to create
glare when viewed from surrounding properties or public views.

AS-2 Prior to occupancy or final inspection of the first structure in each phase (whichever
occurs first), the applicant shall implement the proposed landscaping plan, as shown on the
approved project plans. In conjunction with the impiementation of the landscaping pian, the
applicant shall submit a letter, prepared by a qualified individual {e g., arborist, landscape
architect/contractor, nurseryman), to the Department of Planning and Building stating that the
planting has been completed in accordance with the approved pians.

AS-3 To guarantee the success of the iandscaping, the applicant shall retain a qualified individual
{e.g., arborist, landscape architect/ contractor, nurseryman) to monitor the new vegetation until
successfully established, on an annual basis, for no less than three years. The first report
shall be submitted to the County Environmental Coordinator one year after the initial planting
and thereafter on an anpual basis until the monitor, in consultation with the County, has
determined that the newly planied vegetation is successfully established. The applicant, and
successors-in-interest, agrees to complete any necessary remedial measures identified in the
report and approved by the Environmental Coordinator. The applicant is not responsible for
monitoring previously completed / approved phases once the menitoring period has been
completed for said phase.

Air Quality

AQ-1 Fugitive PM10 Mitigation Measures. All required PM10 measures shall be shown on
applicable grading or construction plans. In addition, the developer shall designate personnel fo
insure compliance and monitor the effectiveness of the required dust control measures (as conditions
dictate, monitor duties may be necessary on weekends and holidays to insure compliance); the name
and telephone number of the designated monitor(s) shall be provided to the APCD prior to
construction / grading permit issuance.

a. Reduce the amount of the disturbed area where passible;

b. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust
from feaving the site. Increased watering frequency would be required whenever wind
speeds exceed 15 mph. Reclaimed (nonpotable} water should be used whenever

possible;
C. All dirt stock-pile areas should be sprayed daily as needed;
d. Permanent dust control measures identified in the approved project revegetation and

landscape plans should be implemented as soon as possible following completion of
any soil disiurbing activities;

e. Exposed ground areas that are planned to be reworked at dates greater than one
month after initial grading should be sown with a fast-germinating native grass seed
and watered until vegetation is established,;
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f. All disturbed soil areas not subject to revegetation shauld be stabilized using approved
chemical soil binders, jute netting, or other methods approved in advance by the
APCD;

g. All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as

possiblte. In addition, building pads should be laid as scon as pessible after grading
unless seeding, scil binders, or cther approved methods are used;

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

i. All trucks hauling dirt, sand, soil, or other tcose materials are to be covered or shouid
maintain at least two feet of freeboard (minimum vertical distance between top of load
and top of trailer} in accordance with CVC Section 23114,

i Install whee! washers where vehicles enter and exit unpaved roads onto streets, or
wash off trucks and equipment leaving the site;
K. Sweep streets at the end of each day if visible soil material is carried onto adjacent

paved roads. Water sweepers with reclaimed water should be used where feasible;

l. All these fugitive dust mitigation measures shall be shown on grading and building
plans; and

. The contractor or builder shall designate a person or persons to monitor the fugitive
dust emissions and enhance the implementation of the measures as necessary to
minimize dust complaints, reduce visible emissions below 20% opacity, and to prevent
transport of dust offsite. Their duties shall include holidays and weekend pericds when
work may not be in progress.

Prior to commencement of construction / grading activities, the applicant shall notify the APCD,
by letter, that the above air quality mitigation measures have been applied.

AQ-2

Prior to construction / grading permit issuance, the following measures shall be shown on

the plans; during ail construction activities and for the life of the industrial park, these Idiing
Restrictions near Sensitive Receptors for On and Off-Read Construction Equipment shall be

implemented:
a. Staging and queuing areas shall be located the maximum feasible distance away from
sensitive receptors;
b. Diesel idling within 1,000 feet of sensitive receptors shall be minimized and in no case
be allowed for more than five minutes;
c. Use of alternative fueled eguipment is recommended whenever possible, and
d. Signs that specify the idling requirements shall be posted and enforced at the

AQ-3

AQ-4

construction site.

Prior to construction / grading permit issuance, a geologic investigation will be prepared
and then submitted 1o the county to determine the presence of naturally-occurring asbestos. If
naturally occurring asbestos is found at the site, the applicant must comply with all
requirements outlined in the Asbestos ATCM before grading begins. These requirements may
include, but are not limited to, 1) preparation of an "Asbestos Dust Mitigation Plan”, which
must be approved by APCD before grading begins; 2) an "Asbestos Health and Safety
Program”, as determined necessary by APCD. Please refer to the APCD webpage at
http://www slocleanair.org/business/asbestos.asp) or for more information or contact the
APCD Enforcement Division at 781-5812.

Proposed demolition activities can result in potentially negative air quality impacts, especially
where material exists containing asbestos material. Prior to issuance of any constiruction
permit o remove or demolish any buildings or utility pipes on the subject property, the
applicant shall provide evidence they have contacted APCD to determine: a) what regulatory
jurisdictions apply to the proposed demolition, such as the National Emission Standard for
Hazardous Air Pollutants (40CFRB1, Subpart M — Asbestos NESHAP); b) District notification
requirements; ) the need for an asbestos survey conducted by Certified Asbestos inspector;
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and d} applicable removal and disposal requirements of the asbestos-containing material.

Prior to construction f grading permit issuance, the applicant wilt be required to document
the source of fill for the proposed project. The location shall be from a permitted source and
be the closest location feasible to reduce air emissions.

Prior to construction / grading permit issuance, any portable equipment, 5C horsepower or
greater, used during construction activities shall require California statewide portable
equipment registration (issued by the California Air Resources Control Board) or an APCD
permit. The following list is provided as a guide to equipment and operations that may have
permitting requirements, but should not be considered exclusive. For a more detailed listing,
refer to APCD's 2009 CEQA Air Quality Handbook.

+ Power screens, conveyors, diesel engines, and or crushers;

Portable generatars and equipment with engines that are 50 horsepower or greater;
internal combustion engines;

Concrete batch plants;

Tub grinders; and

Trommel screens.

» B % & »

Prior to construction permit issuance for individual tenant improvement, proven energy
efficiency measures shall be implemented to mitigate GHG emissions. Refer to the APCD’s
2009 CEQA Handbook for mitigation measures. The applicant shall consult with APCD to
determine appropriate mitigation for the individuat impacts associated with the proposed use.
Mitigation shall be provided to account for said uses fair share of the 4 metric ton per day
impact identified for the project and receive approval of the proposed energy efficiency
measures.

Prior to construction permit issuance for individual tenant improvement, proven energy
efficiency measures shall be implemented to mitigate operational phase emissions associate
with equipment and operations listed in the 2009 CEQA Air Quality Handbook. The applicant
shall censult with APCD to determine appropriate mitigation for the individual impacts
associated with the proposed use. Mitigation shall be provided ta account for said uses fair
share of the 4 metric ton per day impact identified for the project and receive approval of the
proposed energy efficiency measures. The following list is provided as a guide to equipment
and operations that may have permitting requirements, but should not be viewed as exclusive.
For a mere detailed listing, refer to APCD's 2009 CEQA Air Quality Handbook.

Fiectrical generation plants or the use of standby generators;

Poratble generators and equipment with engines that are 50 horsepower or greater;
Public utility facilities,

Boilers;

Internal combustion engines; and

Cegeneration facilities.

Biological Resources

ER-1

Prior to commencement of tree removal associated with construction / grading
activities, 10 avoid conflicts with nesting raptors, construction activities shall not be allowed
during to the nesting season (March to July), unless a county-approved, qualified biclogist has
surveyed the impact zone and determined that no nesting activities will be adversely impacted.
At such time, if any evidence of nesting activities are found, the biciogist will determine if any
construction activities can occur during the nesting period and to what extent. The results of
the surveys will be passed immediately to the County (Environmental Division), possibly with
recommendations for variable buffer zones, as needed, around individual nests. The applicant
agrees to incorporate those recommendations approved by the county.
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Prior to construction / grading permit issuance for any phase of the project, the “project
limits” shall be clearly delineated in the field. Highly visible construction fencing shall be used
to exclude activities from the Nipomo Mesa lupine areas. No development {including storage
of materials) shali occur outside of the “project limits.” This fencing shall remain in place
during the entire construction period. Verification shall be provided by means of a site visit
from applicable County staff at a pre-construction meeting.

Prior to construction / grading permit issuance for project phases that include
occurrences of Nipomo Mesa lupine or contain grading that may impact Nipomo Mesa
lupine areas, silt fencing and highly visible construction fences shall be installed. These
measures shall be installed around the buffer zones during al! construction activities to ensure
no disturbance, siltation, or runoff enters the preserved areas. No straw wattles shall be used
as they may introduce undesirable non-native grasses near the preserves. If wattles are to be
used, then cocoanut fiber rolls shall be specified.

Prior to construction { grading permit issuance for project phases that include
occurrences of Nipomo Mesa lupine, the final project design shali inciude buffer zones
around the two occurrences of Nipomo Mesa lupine with non-disturbance buffer zones (see
project plans dated December 12, 2008). The grading plans shall be designed so as to not
change the existing drainage patterns that provide water to the identified Nipomo Mesa lupine
jocations.

Prior to construction / grading permit issuance for project phases that include
occurrences of Nipomo Mesa lupine, permanent fencing shall be installed to exclude
access and disturbance from building occupants and construction crews that could create
volunteer trails and / or other disturbance. The fencing shall be approved by the
Environmental Division. The fencing shall be designed to discourage access to the Nipomo
Mesa lupine areas. Educational signs shail be placed to identify the area as protected
endangered species habitat preserve. The signs shall include a brief description of the
sensitive species, historic context / range of the species, and restricted access requirements
listed below (BR-9).

At the time of application for construction / grading permits, the project grading plan shall
ensure that new contours and slopes do not influence localized hydrology within the preserve
areas and do not direct and stermwater into the preserve.

At the time of application for construction / grading permits, native landscaping shall be
required on any newly disturbed grounds or slopes around the preserve. Otherwise only non-
invasive landscape species shall be allowed adjacent to the preserves and throughout the
development. All landscape areas shall consist of drought tolerant and consistent with the
requirements of Section 23.04.178 through 23.04.186.

Prior to construction / grading permit issuance for any phase of the project, the
applicant shall enter into a open space easement with the county in perpetuity for the areas
specified on attached Exhibit A and A-1. The intent of the open space agreement is primarily
to protect the populations of Nipomo Mesa lupine and curly-leaved menardella. All allowed
activities or uses within this open space area shall be limited to what is specified in the
agreement/easement. Sturdy fencing shall be instalied to protect sensitive areas. To avoid
potential modification or removal of sensitive vegetation for fire protection, all applicable
structures shall be setback frem the edge of the conservation easement area the distance
recommended by CAL FIRE. This setback shall be shown on all applicable future
construction plans.

Only individuals with jurisdiction, or their designee {e.g., County Planning, county-approved
monitor or non-profit group, Department of Fish & Game, US Fish & Wildlife) shall be
periodically allowed access, on an as-needed basis, to the specified open space areas as
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shown con Exhibit A and A-1 for the following reasons: permit compliance, verfy habitat
restoration / protection, evaluate long-term effectiveness of required measures. All efforts
shali be made between the above-referenced groups to coerdinate their efforts to view the site
jointly, and minimize the number of separate visits conducted any given year. Unless in
respense to a potential violation, such individuals will provide to the property owner at least a
72-hour prior notice of their intent to visit the premises. This measure shall be placed on the
required signage, and on subsequent applicable construction plans upon submittal of
individual construction permits.

BR-10 Prior to occupancy or final inspection of each phase that includes tree removal,
whichever occurs first, the applicant shall replace, in kind at a 4:1 ratio, all coast live cak
trees removed as a result of the development of the project, Replanting shall be completed as
soon as it is feasible (e.g. irrigation water is available, grading done in replant area). Replant
areas shall be either in native topsoil or areas where native topsoil has been reapplied. If the
tatter, topsoil shall be carefully removed and stockpited for spreading over graded areas to be
replanted (set aside enough for 6-12" layer). A total of 20 coastal live oak trees shall be
planted based on the removal of five (5) coast live oak trees.

These newly planted trees shall be maintained until successfully established. This shall
include protection (e.g. tree shelters, caging) from animals {e.g., deer, rodents), regular
weeding (minimum of once early Fall and once early Spring} of at least a three-foot radius out
from plant and adequate watering (e.g., drip-irrigation system). Watering should be controlled
so only enough is used to initially establish the tree, and reducing to zero over a three-year
period. If possible, planting during the warmest, driest months {June through September) shall
be avoided. In addition, standard planting procedures (e.g., planting tablets, initial deep
watering) shall be used. This shall be reflected on the required landscape pians.

BR-11Prior to construction [ grading permit issuance for any phase of the project, to ensure
the long term protection of the Nipomo Mesa lupine, the following measures will be required:

» Non-native Weed Control ~ Invasive and non-native weeds shall be removed by hand
in the preservation area as determined by a qualified biclogist. Invasive and noxious
weed removal shall be limited to the extent feasible to ensure that foot traffic and
disturbance from plant removal would be detrimental to the Nipomo Mesa lupine. In
particular, preservation of the cryptogrammic crust shall be weighed against the risk of
non-native weeds and the need to remove undesirabie weeds. Table 1 below
indicates typical noxious weeds that shall be the focus of monitoring and removal. Of
key concern and most likely to occur and require removal is veldt grass (Ehrharta

calycina).
Table 1 — Noxious Weed Species ]
Brassica / Hirschefeldia Mustard
Carduus pycnocepalus [talian thistle
Centaurea calcitrapa Purple-star thistle
Centaurea solstitialis Yellow-star thistie
Cirsium vulgare Bull thistle
Conium maculatum Poison hemlock
Ehrharta calycina Veidi grass
| Foeniculum vulgare Fennel
Picris echicides Prickly ox-tongue
Poaceae Non-native grasses
Silybum marianum Milk thistle

» Monitoring and Reporting Plan — Manitoring shall be conducted by a qualified bioiogist
during May through July of each year of construction and for at least three years
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following completion of the development plan. Annual reports shall be submitted to the
County by August 31 of each year until the terms above are satisfied. Photo
documentation shall be provided to document success of the protection measures.
Each annual report shall include a description of the maintenance and monitoring
activities conducted for that year. The report shall make recommendations as needed
regarding the original conservation measures_and ypon completion of construction
shall provide a habitat condition within the conservation areas that is equal 1o or better
than the current habitat condition. AL the end of the monitoring peried. the biclogist
shail make a recommendation as to whether additional monitoring is required beyond
that time and if any additional measures are needed to maintain the current habitat
conditions.

Geclogy / Soils and Water

GS/W-1 At the time of application for construction permits, loading dock areas shall be covered
or drainage shall be designed to minimize run-on cr runoff of stormwater. Connections to
storm drains or other drainage facilities from depressed loading docks {iruck weils) and
maintenance bays are prohibited. An approved structural source control measure and / or
treatment control measure shall be used to prevent stormwater potlution if drainage is not
diverted around these areas,

GS/W-2 At the time of application for construction permits, the applicant shall reduce impervious
land coverage of parking areas to the maximum extent practicable (e.g use of impervious
pavers where appropriate). Stormwater runoff from parking areas shall infilirate and / or be
treated prior to be discharged to storm drains or other drainage facilities. Parking lots shall be
designed with curb cuts and drain to vegetated depressions or rain gardens to allow for
stormwater filtration along the flowline to the drainage basin. If underground piping is used to
transmit fiows to the drainage basin, the pipes shall be perforated to allow groundwater
recharge.

GSAN-3 At the time of application for construction permits, roof runoff should be directed to
landscape areas (rain gardens) and / or vegetated drainage swales and shall not be directed
to impervious surfaces that have the potential to contain pollutants such as parking areas.

GS/W-4 At the time of appiication for construction permits, vegetated drainage swales shall be
constructed ajong internal streets to transmit stormwater flows to the drainage basin. Where
direct connection to the drainage basin is not feasible, underground piping may be used to
transmit flows to the drainage basin. These pipes shall be perforated to allow groundwater
recharge (see fow impact development design manuals for guidance on such measures).

GS/W-5 At the time of application for construction permits, trash container areas shall be
covered or have drainage from roofs and pavement diverted around the enclosure areas.
Trash container areas must be screened or walled to prevent loose debris or trash from being
transported outside the enclosure.

Hazards and Hazardous Materials

HAZ-1 At the time of application for construction permits for all structures, all plans submitted
fo the Department of Planning and Building shall meet the fire and life safety requirements of
the California Fire Code. Reguirements shall inciude, but not be limited to those outlined in
the Fire Safety Plan, prepared by the CDF/County Fire Department for this proposed project
and dated December 12, 2005 or as modified due to changes in fire code requirements since
the time of letter issuance.

HAZ-2 At the time of application for tenant improvements / business licenses for futures uses
of all buildings and during the life of the project, the project shall not use any hazardous
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materials not listed in Appendix A (see attached), or in greater quantities then specified,
unless approved in advance by the County Environmental Health Division and the Planning
Depariment.

HAZ-3 At the time of application for tenant improvements / business licenses for futures uses

of all buildings and during the life of the project, the tenant/applicant shall concurrently
provide a Hazardous Materials Business Plan to CAL FIRE/San Luis Obispo County Fire
Department, the County Planning and Building Department, and County Environmental Health
Division for review and approval, Copies of the final HMBP shall then be provided fo the
above parties for use, as well as a copy kept on-site at all times.

HAZ-4 At the time of application for tenant improvements / business licenses for futures uses

of all buildings and during the life of the project, if any hazardous materials not listed in
Appendix A are used or stored on the project site, the tenantfapplicant shall provide evidence
that a fully compliant Hazardous Waste Management Pian has been prepared and
subsequently approved by the County's Envircnmental Health Division. At a minimum, the
Hazardous Waste Management Plan shall address:

a. waste determination (22 CCR §66262.11);

b. on-sife containerftank management {22 CCR §66265.171 - .191);

C. proper disposal (22 CCR §66266.3, HSC §25250.4);

d. accumulation times (22 CCR §66262.34);

a contingency ptans (22 CCR §656265.50).

HAZ-5 Prior to construction / grading permit issuance for any phase of the project, the

applicant will be required to provide a technical report from a Registered Fire Protection
Engineer showing that existing water storage, water mains, fire hydrants, pumps elc. either
meet or exceed the requirements of the California Fire Code. If improvements are required to
the existing system, the applicant shall be required to make these improvements prior to
construction of the proposed commercial structures.

HAZ-6 At the time of application for construction permits for the first structure, if a potentially

Noise

operational or existing auxiliary water supply (in the form of an existing well} is located on any
of the parcels associated with the development plan and approved community water is
proposed to serve the parcels, the community water supply shall be protected from real or
potential cross-contamination by means of an approved cross-connection control device
installed at the meter or property line service connection prior to occupancy (Chapter 8.30,
San tuis Obispe County Code).

If the Woodland Park Mutual Water Company does not have two (2} operational wells at the
time of permit issuance for the first structure / phase, the applicant shall provide the
existing onsite well or provide a new well for use in the mutual water system (in order to meet
State Department of Environmentatl Health requirements). The applicant shall provide proof
that the mutual water system meets applicable requirements for operations under state law
prior to construction / grading permit issuance.

In order to protect the public safety and prevent pessible groundwater pollution, any
abandoned wells on the property shall be destroyed in accordance with the San Luis Obispo
County Well Ordinance Chapter 8.40, and Environmental Health Services destruction
standards. The applicant shail be required to obtain a permit from the County Health
Department.
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At the time of application for construction permits for structures with caretaker units,
the applicant shall show the following cn the project plans:

s Al exterior doors within the caretakers units (including doors that open to the industrial
work space) shall be solid core with perimeter weather stripping and threshold seals
and shall have an STC (Sound Transmission Class) rating of 35 or greater,

s Al fresh air inlets or exhaust venis on caretakers units shall incorporate sound
attenuation and noise baffling;

» All internal walls that are iocated between the industrial use area and the caretakers
units shall have an STC (Sound Transmission Class) rating of 40 or greater;

Prior to final inspection or occupancy of structures with caretaker units, whichever
occurs first, the applicant shall provide verification o the satisfaction of the county that the
above measures have been adhered to.

During the life of the project, noise-making industrial activities {manufacturing. use of heavy
machinery, etc.) are prehibited cutside of the structures / units.

Population and Housing

PH-1

With each phase of development and prior to issuance of construction permit(s) for
each structure, the applicant shall pay the housing impact fee as required by Section
23.04 096.f(1} or may defer fee payment pursuant to Section 23.04.096.j(4). As an alternative
the applicant may provide housing unit(s) for one or more development phases by recording
an inclusionary housing agreement on the caretaker unit for that phase prior to issuance of
any construction permit(s) for that phase pursuant to Section 23.04.096.j(4).

Transportation and Circulation

TC-1

TC-2

At the time of application for construction permits, the applicant's engineer shail submit to
the Department of Public Works and CalTrans improvement plans prepared in accordance
with County Public Improvement Standards and CalTrans by a Registered Civil Engineer. The
submittal package is to include:

LY

Street plan and profile.

a. Sheridan Road shall be widened to complete the project side of an A-1 rural road
section fronting the property within a dedicated right-of-way easement of sufficient
width to contain all elements of the roadway prism.

2. ‘Drainage calculations for the road improvements.

3. Tree removaliretention plan for trees to be removed and retained associated with the
required improvement for the development plan to be approved jointly with the Department
of Planning and Building.

4. A completed Engineering Checking and Inspection Agreement with the county for the cost
of checking the map, the improvement plans if any, and the cost of inspection of any such
improvements by the county or its designated representative.

5. A completed Engineer of Work Agreement retaining a Registered Civil Engineer to furnish
construction phase services, Record Drawings and to certify the final product to the
Department of Public Warks.

At the time of application for construction permits, the applicant shall submit complete
drainage calculations to the Department of Public Works for review and approval.
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TC-3

TC-4

TC-5

TC-8

TC-7

TC-8

TC-9

Water
W-1

Attachment 6

4-78

1. If calculations so indicate, drainage must be retained in a shallow drainage basin on the
property. The design of the basin is to be approved by the Department of Public Works, in
accordance with county standards and the measures listed under geclogy / soils and
water. The basin/s is/are to be maintained in perpetuity.

2. The project shall comply with the requirements of the Nationat Pollutant Discharge
Elimination System Phase | and / or Phase Il storm water program and the County's Storm
Water Pollution Control and Discharge Ordinance, Title 8, Section 8.688 et sec.

At the time of application for construction permits, the applicant shall apply to the
Department of Planning and Building for approval of new street names. Street signs shall be
in place prior to the occupancy of the first structure.

Prior to occupancy or final inspection, the Registered Civil Engineer, upon completion of
the improvements, shall certify to the Department of Public Works that the improvements are
made in accordance with all conditions of approval, including any related land use permit
conditions. Ali street improvements shall be compieted prior to occupancy of the first
structure associated with each phase.

On-going condition of approval (valid for the life of the project), prior to issuance of
building permits, the applicant shall pay the current South County Area 2 Road impact Fees.

On-going condition of approval (valid for the life of the project), any gate constructed on
the private access road shall be set back in accordance with current Cal Fire standards.
Additional setback may be required by the County based on the length of the design delivery
truck accessing the site.

On-going condition of approval {valid for the life of the project), the property owner shali
be responstble for operation and maintenance of public road frontage sidewalks, landscaping,
street lighting, and pedestrian amenities in a viable condition and on a continuing basis into
perpetuity or until specifically accepted for maintenance by a public agency.

Prior to final inspection or occupancy of the first structure, all driveway / street
approaches shall be constructed in accordance with County Public Improvement Standards.
All driveway / street approaches constructed on County roads or project related roads o be
accepted for County maintenance shall require an encroachment permit.

Prior to issuance of construction or grading permits, all driveway / street approaches to
be constructed on County roads by the applicant or project related roads constructed by the
applicant to be accepted for County maintenance shall require an encroachment permit. All
driveway / street approaches shall be constructed in accordance with County Public
Improvement Standards prior to final inspection of the structures associated with said
phase.

At the time of application for a construction permit, applicable construction plans will show
the use of all feasible indoor water conservation measures, including but not necessarily
limited to:

a. low water-use toilets (max. 1.28 gpf). showerheads (max. 1.5 gpm), and faucets;

b. automatic shut-off devices for bathroem and kitchen faucets;

c. point-of-use supplemental water heater systems or circulating hot water systems in
bathrooms and kitchen (when 20 feet or more from water heater).
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4-79

Landscape plans will be prepared that include, but are not necessarily limited to, the following
outdoor conservation measures.

d. plants grouped into *hydrozenes” with similar water needs;

e. Jow water-use plant materials;

f  non-native, invasive, drought tolerant, and turf grass landscaping shalt be prohibited on
the entire site;

g. soil moisture sensers, and drip irrigation systems.

All measures list above shall be completed prior to final inspection or occupancy,
whichever occurs first.

W-2 At the time of application for a construction permit, the applicant shall pay a supplemental
water development fee for dwelling unit equivalent as required by County Ordinance.

W-3 At the time of application for a construction permit, if the County's supplemental water fee
is not adopted, the applicant shali either:

1. Pay the Nipomo Community Services District supplemental water fee to the District_based
on the current fee schedule at the time of payment; of

2. Enter into an agreement with the County that the applicant will provide retrofitting within the
Nipomo Water Conservation Area boundary to off-set the additional water usage generated by new
development on the parcels. Evidence of retrofitting and the estimated amount of water saved
through retrofits will be required prior to construction permit issuance: and

3 \Water meters shall be shown on the plans and_installed for each individual industrial unit
including separate meters for the individual cargtaker units.

Land Use

LU-1 Prior to application for construction / grading permits for any phase of the project, the
applicant shalt contact and schedule a meeting with the building division, project ptanner, and
the public works department to discuss the phasing plan. The discussion shall address
concerns related to drainage during the phasing of the project and other improvements
required by this approval.
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