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PLANNING COMMISSION

COUNTY OF SAN LUIS OBISPO, STATE OF CALIFORNIA
Thursday, March 13, 2003

PRESENT: = Commissioners Wayne Cooper, Doreen leerto—BIanck, Pat Veesart,
: Chairman Bob Roos

‘ ABSENT:  Commissioner Evgene Mehlschan

 RESOLUTION NO. 2003-17
RESOLUTION RELATIVE TO THE GRANTING
OF A CONDITIONAL USE PERMIT ‘

WHEREAS, the Couaty Planming Commission of the County of San Luis Obispo, State
of California, did: ;)n the 13" day of March, 2003, grant a Conditional Use Permit to TALI_.EY
FARMS, INC. to allow subdivision of an approximately 4,719 acre site into 87 clustered
residential lots in two clusters ranging in size from 1.0 to 2.5 acres, a 1,560 square foot private
Icluﬁhouse and parking area, private equestrian facility including trailer parking, paddoci{s and
arena, entry features including gate and roads, pedestrian/equestrian trail, two water storage tanks
and gvater distribution lines and an open space easement rcstricting'dcvelogment bn 95% of the

'.si_te. In addition, the project includes a road exception request to ,reducc. pavement width, reduce

right-of-way width and reduce design speed criteria on a private road, in the Agriculture and Rural "

'Lands Land Use Categories. The property on the east cluster is located on the east side of Lopez

- Drive, east of the intersection of Lopez Drive and Orcutt Road and the west cluster is lo¢ated west

of Lopez Drive, approximately % mile south of the intérsebtion of Lopez Drive and Orcutt Road,

APN: 047-081-031, in the San Luis Obispo and Huasna-Lopez Pianning Areas. County File

AL

Number: Tract 2408/8990208T/D990392D.
WHEREAS, The Planning Commission, after considering the facts relating to said

application, approves this Permit subject to the Statement of Overriding Considerations listed in




Exhibit A (Scheduie AA).

WHEREAS, The Planning Commission, after considering the facts relating to such
application, approves. this Permit subject to the Findings listed in Exhibit A..

WHEREAS, The Planning Commission, after considering the facts relating to such
application, approves this Permit subject to the Conditions listed in Exhibit B.

NOW, THEREFORE, BEIT RESOLVED that the Piannmg Commission of the County
of San Luis Obispo, State of Cahforma, ina regular meeting assembled on the 13th day of March,
2003, does hereby grant the aforesaid Permit No. Tract 2408/59902981/D990392D.

If the use authorized by this Permit approval has not been established or if substantial work on the
. property towards the establishment of the use is not in progress afier a period of twenty-four (24)
months from the date of this approval or such other time period as may be designated through
conditions of approval of this Permit, this approval shall expire and. become void unless an .

extension of time has been granted pursuant to the provisions of Section 22.02.050 of the Land
Use Ordinance.

If the use authorized by this Permit approval, once established, is or has been unused, abandoned,
discontinued, or has ceased for a period of six months (6) or conditions have not been complied
with, such Permit approval shall become void.

On motion of Commissioner Cooper, seconded by Commissioner Liberto-Blanck, and on

the following roll call vote, to-wit:

AYES: . Commissioners Cooper, Liberto-Blanck, Veesart, Chairman Roos
NOES: None
ABSENT: Commissioper Mehlschau

the foregomg resolution is hereby adopted.

/s/ Chairman Bob Roos
Chairman of the Planning Commission

ATTEST:

/s/ Diane Tingle
Secretary, Planning Commission




EXHIBIT A

TO: "::PLANN]NG COMMISSION

" FROM: . JAMESCARUSO, SENIORPLANNER . - . .-
. DATE: ' MARCH 13, 2003
SUBJECT: Submittal of CEQA Required Findings and Statement of

Overriding Considerations for Ranch Agnmltural Cluster
" Subdivision Project; VIM 2408&990%) .

PROJECI' DES CRIPTION

' : The B1dd1e Ranch Agncultural Cluster Subdwmon Pro;ect isa request by T alley Farms, Inc for
' ‘approval of a Vesting Tentative Tract Map (VIM) to subdividea 4,719-acre propetty into 87
residential’ lots, and Development ] Plan (DP) 6 allow for the development of 86 res;.dences equestnan
- and other Fécreational facilities, and associated impiovements. “Approxithately 4:483 acres’of the' 'Elte '
. would remain as open space or agricultural lands. Proposed residential lots in the western portion of’
- the site would have.average lot sizes of 1.51-acre, while lots i in the eastern portton of the. s1te would. .. ..
have average lot sizes of 2.17 acre. . Proposedxesxdepnmnal Jotdevelopment, would oécuron ;i
apprommately 468 acres; or 3.6 perceént of the totdl site area. The project is proposed to be developed
- intwo. phases, wvith éach phase having mdependent services and infrastructure. : The first phase Would
“be developed oni the west side of Lopez Drive and'is referred to as.the West Biddle Cluster. The
- secondiphase: would be located on: the eastern portion of the ranch and is refsrred to.as the Bast Blddle .
Cluster. This second phase would be mplementeq upon completlon of the Wi]Ilamson Act nom- .
renewalpenodm]ﬂ)eeemberwo i SRR R T SR

T]us pro_]ex:t d’- & -:_p‘uoum the’pm;ect analyzed in the Final Envronmenml Impact Report (E}R)
The foll ng ﬁndmgs are based on: ﬂ:us pro_]ect descnpt:ton

The Coimty of San Tiilis Ob1$pocn'culated copies of the Notice o!f Prepareﬁon (NOP) for the- broposed .-
project in February 2001, to all Responsible/Trustee Agencies and interested groups and individuals
 stating thata Draﬁ Envnonmental Impact Report would be prepared

Subsequent to the pubhc review of the Notlce of Preparatton, the County of San Lms Oblspo mtema]ly |
reviewed “administrative” copies of the Draft EIR. Upon completion of the review, copies of the Drafi
EIR were forwarded to all Responsible/Trustee Agencies and interested groups and individuals, '
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The State-mandated public review of the Draft EIR began on July 12, 2002 and ended on August 26,
2002. The Final EIR includes a Response to Comments package (Section 9.0 of the Final EIR), which
presents all written comments received during the public rewew penod of the Draf’c EIR, and mcludfs
related changes made to the Draft EIR.

"I‘h: Final EIR addressed the followwg dlternativds to the proposed Biddle Ranch Agncultural Cluster
. Subdm.smn Project:

The “No Project” Alternative

R W N

Mitigated Project -
Reconfigured Project A ©

* Reconfiguréd Project B~~~
Reconﬁgured Pro_;ectC

X

g Based upon mformatlon contamed m the EIR and comments from the pubhc and*mvolved _publrg ‘*

; adopuon of a modification of Reconfignred Project C (Pro_}ect Alternative 5), also called the. Rev1sed

Project. Tlus reoommanded pro_]ect is dsscnbecf in more detail in the. B1ddlc R,auch Agncultural Cluster _

o Subdivision Pr03 ect Fmal EIR, and Append:lces thereto, and the staﬁ report. accompanymg these . e

. "ﬁndmgs 'I‘hls recommended p,rOJect a.ltematwe al&o prowdes the bams for the followmg Fmdmgs of '

| THERECORD

For thepurposes of CEQAmd the Fmdmgs
" IV-V, thé recoid of the Pldmning Com:mssmn

relab.ng to. thc apphcatmn mcludes
1 Documentary and oral ewdenne recelved
-and reviewed by the Planning -
- Commission during tie public heanngcn :
~ the project. .

9. -TheBiddle Rau‘c_:hClus-te:r Subdivision .
© . Project Final EIR, circulated in: July 2002

- 3. The Biddle Ranch Cluster Subdivision

i ‘Pro]ect apphcahon and supportmg
4. - " The B1ddle Ranch CIuster SUbleISI.OI! Project Staff Report prepared for the Planmng _ B
Comm.tssmn. R e
5. | Matters ofnommon-knoﬁledge to the 'Commission which it considers, such as:
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.. The County General Plan, including the land use maps and elements thereof;,
. The text of the Land Use Element; - .

" The California Environmental Quality. Act (CEQA) and the CEQA Gmdeh.ues
The County of San Luis Obispo Environmental Quality Act Guzdehn&s
The County Annual Resources Sumimary Report; = - Coe
'~ “The Clean Air Plan, and South County Air Quality Mitigation Program, §
_The SLO County Public Facilities Financing Plan; © - '
'The Countywide Settlement Pattern Stzategy Phase 1 and 2 Reports
" "The ‘Countywide Growth Managerient Ordinance; - '
Other formally adopted County, State and Federal regulations, statutes, p0h01es, and -
ordinances;
Additional documents referenced in the Final EIR for the Biddle Ranch Chister-
Sllble_]SIOﬂ Project.

GhEEGR 0 A D e

o

CERTIFICATION OF THE FINAL ENVIRONMENTAL IMPACT: REPOi{T

. "I‘he Planning Comraission certifies the followmg with raspect to the B1dd3e Ran.ph Cluster
SubdmsmnPro]ectFmalEIR D e e L o

e

Al "I'he Planming Commission has rewewed and comldered the Bzddle Ranch Cluster Subdivision

".:-'s;_.-..Pro_}ectFmalEIR . : P BRI s aamied

B.-r.~The Fmal Envuonmental Impact Report for the B1ddle Ranch CIuster Subchwswu PrOJ ect has
" beencompleted in compliance with the.California Environmental Quality Act. . ..

. Q.74 The Final Buvironmental Impact Report, and all related public.comments and résponses have
" .. been presented to the Planning Commission, and the . Planning Comm:ssmn has reviewed and
considered the information contained in the Final Environmental Impact Report and testimony
- 'presented af the pubhc hearmgs pnor to- approvmg thaB1dd1eRanch Cluster Subdivision

D.. . The Biddle Ranch Claster Subdivision Project Final EIR reﬂects the mdependent Judgmcnt of
the Planning Commission, acting as the lead agency for the project.

-_.-,FINDINGS FOR IMPACTS IDENTIFIED AS INSIGNIFICANT Class III)

~ The ﬁndmgs*be!ow are for CZass ar. un_pacts C?ass IH mpacts are :mpacts ﬂmr are: adverse, but
' _nat szgnyicanr.

.A. : A]RQUALITY (Class IT)

Impact B-1: Development of the project would result in the removal of Annual Grassland and.
'ﬁ--’Coastal Scrub habltai. This is conmdered a Class IE[, Ie.s's tkan .s'zgmﬁcam mpact.

A Mltlgatlon - None determmed needﬂd.

" b. Findings - Insignificant.
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c. Supportive Evidence - The loss of this community does riot constitute a significant fmpact
to biotic resources due to its relative abiindanee locally and regionally, and to the
- degraded natire of much of thls commumty and extenswe presence of non—natlve
species.
B. TRANSPORTATION and CIRCULATION (Class ]]1)

Impact T-1: Development of the pro_] ject would result in the addmon of 832 average dally trips, 65
AM. peak hour trips, and 87 P.M. péak hour tnps to.the smdy-area roadwaysand =~
" intersections. This would not result in exceedances ef roadway or mtersectmn LOS standards
. Class IH, less than significant, l.mpa.cts Would result ;

a,. Mltlganon None determined. needed

b Fmdmgs Inﬂgmﬁeant

S A Supportlve Ewdence Based on the roadway demgn capacltles of suneundmg roads dfes
‘was determiried that the addifion of project traffic to the stady-area readway segmen:ts o
would not generate significant impacts, as the roadway levels of service would nioti s+
ehange w1th pro_]eet-added trafﬁc

Impact T-4 Development of the project would result in the addlt:ton of 823 average da:ly tnps 65
~A.M. peak hour trips, and 87 P.M. peak hour trips to the study-area roadways and
- “intérséctions under cumulative conditions, ‘This would not resulé in exceedances of roadway '
T oor mtersectton LOS. standards : Class I less than significant, fnipacts would Tesult.

i g a Mmgatmn - None détermined needed. Howev’er the fo]lowmg mmgamon is proposed to
offset potent:tal effects to the Clty of Atroyo Grande

~ City of Arroyo Grandé Trafﬁc Fee. “The project apphcant sha]l pay‘the C1ty of
Arroyo Grande Traffic Fee based on the number of project trips that could impact the
City’s madway network

b. Fmdmgs Ins1gmﬁcant,

pIOJ ect's tra:EIic addmens ’oo the smdy-az;ea roadway segments would not gelieta
31gmﬁcant cumulative impacts, as the roadway levels of service would not change ..
with project-added traffic. Mitigation is included to address potentlal effects fo the
B Clty ofAn:oyo Grande _. ‘ [ . Ty

‘ g
Impact AQ-2 Project traﬁc generanon, together with other cumulative traffic associated with
foreseeable development wounld not result in CO “hotspots?”. Therefore, the project’s potential
to-generate CO “hotspots™ is considered to be a Class HI, less than significant impact.

a. Mitigation - None defermined needed.
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D.

_b. Findings - Insignificant. .

¢. Supportive Evidence — Please refer to pages 45-8 and 4529 of the Final EIR.

' DRAINAGE, EROSION, and SEDIMENTATION (Class IIT)

Tmpact D-4: Proposed habitable structures would not be located in a flood zote. Hdwevér,.tﬁé_eﬁmce

. kiosk and a portion of the parking Jot at the West Biddle Cluster entrance area would be located

- “within the flood zone associated with Arroyo Grande Creek. Since these facilities would be -

considered non-habitable, impactstelated to flood hazard exposure are considered Class III, ess

" thansignificant.

medmgs— Iﬂstlgmﬁcant. -. - -

E‘

_c. Supportive Evidence - Based on a review of Federal Emergency Mgn___age_ment Agency
7" Flood Tiufatics Ritte Mg (FIRWS), proposed habitable structures would notbe

' PUBLIC SERVICES (ClassTID) *

- - Jmpact PS-1: The project would increase the number of residents served by the San Luis Obispo

County Sheriff's Department. Due to the project’s location in a sparsely populated area, the
project would increase responise times. However, upon payment of public facility fees as a
_condition of project approval, the project would not substantially affect the personnel,
 equipment or organization of the Sheriff’s Department. This is considered a Class [T, less

" _than significant impact.

a Mitigation -None etruined beeded.

... Findings-nsignificant. . .. . .-,

. 'Snpportivé Evidence -Tiae current department ratlo Qf number of d:epﬁ'_tiés.'.fo population

is currently approximately one deputy per 1,140 citizens, which does not meet the
- department’s goal of one deputy per 750 citizens, Based on a factor 0£2.85 residents ..
., per-unit, the 87 proposed residential ymits:would generate 248 new residents, The
. daytime population jncrease would result in the need for additional police dep artment
. service. However, responding to additional service calls would not significantly
. compromise response time goals, upon payment of public facility fecs. Prior to each
residence being occupied, this fee is paid at the time each building permit is issyed. '

Impact PS-5 The implementation of §7 single-family housing units would generate demand for

- pparkland: The project applicant would be.required to pay parkland dedication fees in the

-_amount established by County Ordinance. - With payment of these fees, the County would

- fetain sufficient parkland and open space to satisfy the County standard of 3.acres of paridand

Biddle Ranch Agricultural-Cluster Subdivision Project - CEQA Findings .~ PageA-5 .




~and open space per 1, 000 residents.. Therefore, the project wonld result in Class HI; foss z‘kan

significant, xmpacts related to park demaud. _

a, Mltigatlon - None determm_ed ne_eded._ _

F‘

~ssxtheyswould be temporary in nattrre, these meaets are conmdered Class ]I[ Ies.s' ﬂzan
‘ __".szgmﬁcant . et Ve -

g, Mmgatlon None detem:uned needed

J ':_‘8'?-umt project would be expected to generate approximately 235 new resxden’fs
" "Based on the County standard of 3 acres of parkland and open space per 1,000
- residents, the project would generate a need for 0.705 additional acres in ordeérto

mainfain an acceptable parkland to population ratio. As project features, the pro;ect o

will provide on-site private open space and the applicant will pay an in-lieu e, -
Payment of in-lien park fees will result in funding equivalent to the provision public
parks in accordance with State Quimby Act standards and as reqlnred by the County.

LAND USE (Class HI)

Imp act LU— 011-31te construction activity would create temporary noisé ans:l air qua]lty impacts due

to the use of construction equipment and generation of fugitive dust. These éffects could
cause nuisances at adjacent properties and disrupt agricultural activity, I-Iowever, because

¢. Supportive Evidence — Due to the distance, topography and vegetation between pmject |

construction activities and surrounding recéptors, temporary land use-compatibility

- conflicts related to construction activity would be less than significant. Most
construction: activity on the project site would be near the middle of the cluster sites. -
The mitigation measures recommended in Section 4.5, Air Quality, of the FmalE]R

i _"Wouid fm-ther reduce the potennal for compahbﬂlty con.ﬂlcts

Impac’t LU-3 The proposed development of 87 smgle—femﬂy units- would resu]t in-anew

" ‘concentration of population and the 10ss of a substantial drea of open land. Since residential
development on'the project site (a5 a clister subdlwsxon) has been anticipated in the County

General Plan, these 1mpacts Would be consldered Class ]I[, less tkan ,s'zgmﬁcant n:opacts

- Mitigation - None determinéd needed

b Findings - Insignificant. T N i
c. ":' Supportwe Evidence — The East Blddle Cluster area’is demgoated s Agnctﬂmre and the

“West Biddle Cluster area is demgnated ag Riiral Lanes in‘the County General Plan,
“With these land use demgnattons, an agricultural claster subdivision in the denisity

c._" Suppomve Evidente - Based on the County s factor of 2.85 persons pet: dwellmg tmit, the"

R IR R
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- .proposed on the site would be allowable under County ordmance The proposed Ievel
. -of development may also be considered consistent with the long-term growth
- projections inherent in the City’s General Plau. :

G AGRiCﬂLTURE(ClassI]I) o
—
Impact AG-2 'I‘he proposed project would permanently conveit areas that prevmusly supported or
. could support crop production. However, this farmiand does not contain prime soils and
L “would not be considered protected farmland. Therefore the pmject Would result in Class I[I,
o ’less tkan szgn;ﬁcant nnpacts related to agncultural convermon '

e

a. Mitigation - None determined needed.
b Findinlgs - Insignificant, '

e Supportlve Evulence Development of Lots 36 through 41 and 45 would occur in an arca
that previously contained orchards, which were recently removed, The project would
.- bephased so that existing Wﬂhamson Act contracts on the East Biddle Cluster arca
""" would expire prior to construction of project mlprovements ‘The porhons of the site
proposed for re31dent1a.1 development dé not support prime soils.”

F]NDINGS FOR IMPAC’I‘ S IDENTIFIED AS SIGNIFICANT BU’I' MITIGABLE

Class: B’ impacrs are those which are szgngﬁcant, but tkey can be mmgated to msxgmﬁcance by
mplemematwn oj' certain mmgarwn measures. . - .

A. BI@LOGICAL RESOURCES (Class Il)

Impact B-2: Proposed project development would reduce the acreage of locally and regionally -
...~ .. significant vegetation | tommunities, including Valley Foothill Riparian, Ephemeral Drainages.
“ ‘aitd Wetlands, which may bé considered jurisdictional by thé California Department of Fish
_ and Game, Regmual Water Quality Control Board, and/or U S. Army Corps of Engineers.
T H M Thisisa Class I, szgmﬁcanr but mitigable nnpact '
@ Mltlgatlon Riparian and Wetland Protection. Implementation of the following
R :_' measures Would mltlgate the loss of npananfwetland habltat.

R Bwldmg envelopes shall be located so that all riparian and wetland habitat is
" buﬂ'ered from development (mcludmg grading) by an average 50-foot setback
with 2 minimum setback of 25 feet.
2. The riparian and wetland habitat area and &verage 50-foot buffer zone
f(rmmmum 25-foot) for preserved npananfweﬂand areas shall be shown on all
 ‘grading plans and shall be démarcated with highly visible constuctlon fencing
~ for the benefit of contractors and cqtupment operatozs .
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#3. The applicant shall prepare and submit for approval to Planning and Building a
+ - sédiment and erosion ¢onirol plan that specifically seeks to protect waters and
riparian/wetland resources downstream of construction activities. Erosion
control measures shall be implemented fo prevent runoff into the onsite creeks
or dramages. Silt fencing, straw bales, and/or sand bags shall be used in
_conjunction with other methods to prevent erosion and siltation of the stream_ S

" “charmel. The plan shall also addréss frequency of sediment removal from
~basing and location of spoil disposal. The plan shall specify’ locations and
types of erosion and sediment control structures and materials would beé used
 onsite during constriiction activities. The plan shall also describe how any and * -
all pollutants originating from construction equipment would be collected and
disposed. :

4, During construction activities, washing of concrete, paint, or equipment shall

occur only in areas where polluted water and materials ean be contained for
... subsequent removal from the, s1te Washmg shall not be a]lowed near sensitive
o biclogical Tesources.

e

y Ifi lmpacts to riparian and wetland habltat are not avmded the followmg shall -
“ha ]mple]ncnted in order to mmgate impacts.

' 5. The appllcant shall obtain a permit from the U.S. Army Corps of Engineers
e e e pursyant to Section 404 of the Clean Water-Act, a water quality certification. - -
y Bl e i o the Regional Watet Quality Control Board (RWQCB) pursuant to Section |
. . A401.0f the Clean Water Act, and a Streambed Alteration Agreement from the... -
~California Department of Fish and Game pursuant to Section 1600 et seq:of -
the California Fish and Game Code for any grading or fill activity within: -+ :+
dramages and wetlands. It is recommended that the applicant contact these
agencies prior to final plan submittal inf order to mcoxporate any. additional
equuements inte’ the prOJect design. o .

- _As part of the permm:lng process the apphcant wﬁl be reqmred to prowde a

L compensatory hab1tat creatlonfrestoratlon program to mitigate m:tpacts t0

" jurisdictional areas. The plau shall be written and implemented by a quahﬁed
b1ologjst, and shall at 2 minimum include the followmg components:

Ca Mugatlon plantings. for the loss of existing wetland and riparian Tiabitat
shall be located in the drainages that are proposed to be modified or
... preserved as part of the proposed project to the fullest extent feasible. The
.. compensatory program must provide 4 minimum 2:1 ratio of habitat values
- and functions to that 1mpacted. I-Iowever, agency penmttmg may require a
... highermatio.

.. "b. Aspar ofthe plan, the applicant ahallprepare and subn:ut for approval a

© - .7  mitigation-phasing plan to ensure that all restoration plantings are in place
T Y with sufficient irrigation prior to final mspection.

¢. Landscaping shall be with native riparian and wetland species from locally
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... - collected stock.
- . 4. Removal of pative spec1es in the creeksfdramages that are to be retamed
..  shallbe prohibited.
€. Prior to commencement of g:admg, the applicant shall file a performance
. . security-with the County to complete restoration and maintain plantings for
. afive (5) year period. '
£ Outlet structures shall minimize dlsturbance to the natural drainage and
. avoid use of hard bank structures. Where erosion of ouflet structuresisa -
- .. concerm and bank stabilization must be utilized, bioengineering fechniques
.. {e.g., fiber mats and rolls, willow wattling, and natural anchors) shall be
“used for baok retaining walls. If concrete must be used, then prefabricated
crib wall construction shall be used rather than pouring concrete. Rock
. .. grouting shall only be.used ifno other feasible alternative is avaxlable as
E determined by Plamming and Building: :
. g. The drainage bottoms shall not be disturbed or altered by mstallatxon of any
. *. _drain or outlet structure,. Undisturbed natural rocks imbedded in the stream ;
. . bank shall be utilized asa base to tie in riprap if available; = ..
"h. A grease trap and/or silt basin shall be installed in all drop inlets closest to
- the creek to prevent oil, silt and other debris from entenng the creck. Such
. traps/basins shall be maintained and cleaned out every spring and-fallto
. prevent overflow situations and potential mosquito habitats from forming.
... The hc)meowuers association shall be responsihle for grease trap and/or silt
. basin maintenance activities; and -
.., i. Construction envelopes shall be restncted to those areas shown on site
e Gradmg Plans in order to avoid impacts to native vegetation and sensitive
.. habitats. Envelope boundaries shall be staked in the field. . Construction
: ..:envelopes shall be shown on all grading and building plans.

N 'I’raﬂflhparlan Separatmn Features The proposed trail ahgnment, where it

~.+..: ;would be adjacent to riparian areas east of Biddle Park, shall incorporate the

o Tollowing desxgn features to minimize potential impacts to the adjacent riparian
; -:--'-.-.31_'994_-_ : : R :

. .. Trail Alignment. The trail shall use emstmg disturbed pathways where
o e ,feaSIble
. e - Fencing. Rlpanan areas shall be separaxedfrom the traﬂ ahgnment by
<. fencing that dzscourages ugers from entering the riparian area.
... v Setback/Buffer. Where possible, landscaping shall be included along
" fencing that discourages trail users from entering the riparian area.
.. -Landscaping shall be compatible with and enhance the adjacent riparian
. . habitat.. Landscapmg shall excluswely use native vegeta.t:{on, as approved
.- .- by aqualified biologist. _
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Natural Drainage Feature Crossings. The proposed trail alignment crosses
- four natural drainage swales on the East Biddle cluster.  For development at
these locations, the applicant shall consult with the Department of Fish and
(Game in designing this stretch of the trail. Where appropriate, and if there is
concurrence with DFG, pre-engineered boardwalk structures can be
constructed to minimize potennal disturbance within the lowest portion of

o --fthese dramages

b : F;.qdmgs Changes or alterations have been reqmred in, or incorporated into, the project
: -+ which mitigate or avoid the mgmﬁcant effects on the enwronment to a level of
i mmgmﬁcance :

e Support:ve Evidence - Please refer to pages 4.6-19 through -24, and the Biological
Resources settmg secnon of the FmalE[R. '

. Impact B-3 'I‘he proposed proj ject would result in the removal -of an unknown number of native coast

llve oak trees within Coastal Oak Woodland and Annual Grassland habitats on the p1'03 ect
s1te 'I‘hzs is conmdered a Class II, szgmﬁcant but mitigable nnpact

M.Itlgatlon Pre—constrnctmn Survey and Tree Protéction Plan A quahﬁed
“arborist/botarist; shall inventory all trees within 100 feet of the limits-of-grading and
" provide'measures to-ensure the required replacement ratios per County Guidelines are

achieved, and that remaining oak trees are adequately protected during construction
" activities. In addition; the project arborist/botanist shall monitor construction activities
“~and énforce an approved tree protection plan. Tree protection guidelines and a root-

i '-"protect:ton zone shall be established for each tree to be preserved. The outer edge of
" the tree root zone is 1.5 times the distance from the trunk to the dripline of the tree.
- The pIOJ ject arbonsb’botamst must approve Work w1thm the root protecnon zone.

_ Replacement plantings shall be from regmna]ly— or locally-coliected seed stock grown
" i vertical tubes or deep one-gallon tree pots. Replacement trees shall be planted in a
nafural setting (not as landscaping) on the north side of and at thé canopy/dripline edge
of existing mature native oak trees; on north-facing slopes; within drainage swales .
*" “.{(except when riparian habitat present); where topsoil is present; and away from
- continuously wet areas (e.g. lawns, leach lines, efc). A seasonally timed maintenance
' -""—program and appropriate browse protection will be developed for all oak free planting
_aréas on the project site. A qualified arborist/botanist shafl be retained to monitor the
 “dcquisition, installation, and maintenance of all oak trees to be replaced on the project
- " ~'sitd. Replacement trees shall be monitored and maintained by a qualified .
" “arborist/botanist for at least three years or until the trees have successfully established
"+ a8 detefmined by the County’s Environmental Coordinator, Annual monitoring
reports will be prepared for the County that evaluates oak tree survivability and vigor.

~ Al trees planted as mitigation shall have a 100% survival rate after five years. If any
trees planted 4s mitigation do not survive five years, the replacement mitigation trees
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..shall also have a survival rate of 100% after five years from date of planting.

o :'I-, _.: . b Fmdmgs - Changes or alterations have been required in, or incori:oraiad into, the project
which mitigate or avoid the significant effects on the environment to a level of
insignificance.

h c Supportave vadence Please refer to page 4. 1-25 and the Blologmal Resouxces setting
- .. . section of the Final EIR. .. . _ o

o Impact B—S. _Cbnstmction' of {:he .prop,osed project Woﬁid impact rare special-status plant species not

formally listed by the Federal or State government occurring within the project site. This
“would be considered a Class I, szgn;ﬁcam‘ but mmgabs’e lmpact.

A, N[ltlg&tlﬂll Strmght-Awned Spmeﬂower and Cahforma Spmeﬂower Momtormg
: . Plan. Prior to the issuance of any grading permits, a mitigation and monitoring plan
. that addresses impacts to all speeial status plant species; including the straight-awned
& . . -, spineflower and California spineflower shall be prepared and approved by the County
... ..of San Luis Obispo, CDFG, and'USFWS. The detailed: mitigation and monitoring
=4 - «plan shall be developed to protect and enhance the remaining occurrences of these
% -species and to increase the overall numbers of special-status plants located within the
.West Biddle Clu‘ster Area. See Impact B-4 above for the mitigation and' momtormg
p1a11 $ minimum reqmrements

o -_P_almer’s _Spiueﬂower:-and,.Califomia Spineflower Seed Collection and
Distribution. Plants in this occurence will be removed during clearing and grading
activities associated with road construction. Both Palmer’s spineflower and California

. spmeﬂower are not Federally or State listed species.” Like many closely-related.” .
species, Palmer’s spineflower and California spineflower are easily grown from seed
' given appropriate environmental factors such as edaphic factors and competition from
;= -other plants. Therefore, mitigation for impacts to this small occurrence shall.consist. of
1.~ collecting seed, from impacted plants, storing the seed during construction activities,
« g~ and distributing the seed into appropriate habitat in the vicinity of ceHectlon once
.z .- - construction of the proposed roadway is complete Ce e

- Follow-Up Speclal-Status Plant Surveys Prior to the unplementatlon of the speclal- '
' status plant species mitigation and monitoring plan and one calendar year prior to
"~ commencerent of ground disturbaiice, thé applicant shall submit to the County an
- updated special-status plant population survey report of the East Biddle Cluster area
¥ conducted by @ County approved botanist. The purpose of the follow-up special-status
"¢ plant surveys is to provide accurate baseline information for the preparation of the
special-status species mitigation and monitoring plan for the project. The follow-up
. special-status plant surveys will ensure a current and accurate assessment of the
" numbers of special-status plant individuals within the Biddle Ranch property that will
- beimpacted by development. The updated special-status plant survey shall determine
""thé exient of the special-status cecurrences within the Biddle Ranch: property and
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i quantify the namber of individuals of each species impacted by the development of the
proposed project using accepted scientific methodologies. The report shall ensure that-
i the extent of the onsite special-status plant occutrences will be accm'ately represented
% on construction site plans, '

Protective Fencing. The applicant shall identify the limits of road construction in the
. “ifield and temporary fencing shall be installed around the remaining coastal scrub
habitat containing the Palmer’s spmeﬂower and California spineflower occurrence
~ prior to any construction activities in the wc'lmty including ground disturbance or site
27 'grading. Protective fencing shall remain m place throughout constructton actlvmes b
= the Bast Biddle Cluster penod_ '

Worker Education Program Before any gradmg or construction activitics

+27 - commence, all persdnnel associated with the project shall atténd a worker'education
L '-'---3'program regarding the Palmer’s spmeﬂower and California: spmeﬂower OCCUITENCES 111' :
. " i°the area. The specifics of this'program shall include identification of both species of

- " gpineflower and their habitat, and careful teview of the limits of construction required

. -0 reduce impacts-to thése spec1es A fact sheet conveying this information shall also

"+ ‘be prepared for distribution to all coritractors, théir employers, and othier personnel
© 7 # . ifivolved with construction of the project. The Department of Planning and Building

=i “shall be notified, of the time that the apphcant intends to hold this meetlng

b. Fmdmgs Changes or alterations have been reqmred in, or meorporated into, the project
- which mitigate or avoid ‘the mgmﬁcant effeets on the envu'onment to'a level of

L " mmgmﬁcance

cr Supportlve Evidence - Please refer to page 4, l-31 and the Aesthetic settmg section of the
Fmal EIR. . :

Impaet B-6 Project unplementatzon could result ina d::ect take of the Federaﬂy Threaiened
-« California red-legged-frog and/or the loss of Federally designated CRLF Critical Habitat
~{livough grading activities for thé proposed development, and could fragment thé amount of
available habitat potentially used for miovement and dispersal. This potential impact is -
considered a Class I, Significant but mitigable, impact.

"_.'_a. I\{ﬁngatlon If feasible, the apphcant could rede31gn the proposed improvements,
' _.»;; including removal/relocation of proposed Lots 34-38 and realignment of the project
.., . .-access road near Arroyo Grande Creek, to avoid potential CRLF breeding sites and
.. movement corridors. However, if project redesign is infeasible, the following
... . mitigation measures are reqmred to reduce the project’s direct and indirect impacts on
. .the CRILF: : - S

e _ FESA Consultatmn, The pro_]ect apphcant shall coordmate With the U.S. Fish and
oy ‘Wildlife Service (USFWS) and U.8. Amy Corps of Engmeers (Corps) and shall
X undertake eonsultatlon pursuant to Sectlon 7 (federal nexus) andfor Section 10 (no
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federal nexus) of the Federal Endangered Species Act (FESA), as applicable. This
consultation may necessitate the issuauce of a USFWS Biological Opinion and/or the
... - preparation of a Habitat Conservation Plan for CRLF and their habitat. The project
-y applicant shall implement measures that minimize the project’s adverse effects on
... . CRLF. Subject to concurrence by and coordination with USFWS, required measures
- may include the following: .

oo Atleast 15 days pxior to the onset-of activities, the applicant or project proponent
shall submit the name(s) and credentials of biologists who would conduct activities
specified in the following measures. No project activities shall begin until

...+ proponents have received written approval ﬁ'om the USFWS that the biologist(s) is
_ a_,__quahﬁedto conduct the work. : : - : _

. A USFWS—a.pproved blologist shall survey the WOJ:k site two weeks before the
~.i.. -, onset of activities, If CRLF, tadpoles, or eggs are found, the approved biologist
... shall contact USFWS to determine if moving any of these liferstages is
.-~ appropriate. Tn making this determination, USFWS shall consider if an appropriate
. _relocation site exists. IFUSEWS approves moving animals, the approved biclogist
_ shall be allowed sufficient time to move CRLF from the work site before work
.. .. activities begin. Only- USFWS-approved biologists shall participate in activities
... associated w1th the capture, handling; and monitoring of CRLF.

... .. Before any constructlon activities begm on the project, a USFWS-approved

. biologist shall conduct a training session for all construction personnel. Ata
minimum, the training shall include a description of the CRLF and its habitat, the
importance of the CRFL and its habitat, the general measures that are being

.- 1, implemented to conserve the CRLF as they relate to the project, and the boundaries

-+= . within which the project may be accomplished. Brochures, books, and briefings

- .. may be used-in the fraining sessmn, pmmded thata quahﬁcd person is on hand to

.-amswer any questmns

o A USFWS approved b1010g15t shall be present aI the work gite unt:l such time as
.+~ all removal of California red- legged frogs, instruction of workers, and habitat
. disturbance have been completed. After this time, the contractor or permittee shall
designate a person to monitor the on-site compliance with all minimization
.+ - . measures. The USFWS-approved biologist shall ensure that this individual
", . yeceives training outlined above and in the identification of CRLF.- The monitor
© - -and the USFWS-approved biologist shall have the authority to halt any action that
v+ might result in.impacts that exceed the levels anticipated by USFWS during review
. - of the proposed action. -} work is stopped, USFWS, and the Corps as applicable,
- - shall be notified meedlately by the USFWS-approved biologist or on—51te
- ‘biological monitor. - ; N , S

- ~ » During pro;ect actxwtles a]l trash thai may affract predai:ors sha]l be properly
- .+ . contained, removed from the work site and disposed of regularly. Following
-+ construction, all frash and construction debris shall be removed from the work
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e Aj_l fueling and mainteriance of velm:les and other equipment and stagmg areas
@30 ghall oceur at least 20 mefers from any ripariad habitat or water body. The
Tt permittes, and Corps as applicable, shall ensure contamination of habitat does not
occur during such operations. Prior to the onset of work, the permittee shall
prepare and comply with 2 plan to allow a prompt and effective response to any
* " raccidental spills. All workers shall be informed of the tmportance of preventing
IR -=~'-'spllls and of the appropriafe measures to take should a splll oceur.

e A USFWS—approved blologzst shall ensure that the spread or introduction of
~ invasive exotic plant specles shall be avoided to the maximum extent possible.
When practtcable, invasive exotic plants m the project aveas shall be removed.

i e 'Pro_]ect sites shall be tevegetated \mth an appropnate assemblage of native riparian
.- wettand and upland vegetation suitable for the area. ' A species st and restoration
¢ . and monitoring plan shall be mcluded with the project proposal for review and
- :zpproval by USFWS; and the Corps as apphcable Such a-plan must include, but
-7 notbe. limited to, Iocation of the restoration, species to be used, restoration
o teehmiques, time of year the work will be done, ideritifiable success criteria for
completion, and remedial actions if the success criteria dre not achieved.

e Stream contours shall be returned 6 their original condition at the end of project

I ftO the Spe(;]_es 01' feasible

R The number of access routes, number and size of stagmg areas, and the total area
et - -of the activity shall be limited to the minimum necessary to achieve the project
- ol igoal “Routes and boundaries shall- be clearly demarcated, and these areas shall be

outside of riparian and wetland areas. Where impacts occur in these staging areas

: a:ad accessg,routes restoratlon shall occur as 1dent1ﬁed in L’ne above measures.

e To minintize the potenhai for du'ect Jmpacts to d13persmg mdlwduals, work
e f-'actlvmes shall bc completed in the dry season, between Apnl 1 and November 1.

g CRLF Habltat Buﬁ‘ers Buﬁ'ers around aquatic sites can reduce the encmachment of
. “thumans and urban uses on breeding habitat, including protecting frogs from visual
. "disturbances from human activities: The project applicant shall establish a 200-foot

. i buffer area around water bodies with confirmed occurrences of CRLE. Construction

;- .= activities, landscaping, and other improvements shall be prohibited within these buffer

. =% ateas! The'buffer areas should contain a conservation easement overlay, or some other
form of protection in perpetuity, for the protection and conservation of the
envuonmentally sensitive CRLF and lts habltaz_

: %?:J.Pestlclde Comphance. Use of pesnmdes shall be in comphance WIth all loca.l, state
“and federal regulations. (This is necessary to prevent primary or secondary poisoning

| activities, vnléss consultation thh USFWS has determmed that 1t is not beneﬁc1al
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... of CRLE).

. Inadvertent Take Procedure. Any pro_}ect contractor or employee thai inadvertently
kills or injures a CRLF or who finds any such animal either dead or mJured shall be
required to report the incident immediately to a super-visor overseeing the project

- ‘_development. In the event that such observations are made of injured or dead CRLF, a
... project representative shall immediately notify the USFWS by telephone. In addition,

.. formal notification shall be provided in writing within three working days of the

. finding of any such animal(s). Notification shall include the date, time, location and
circumstances of the incident. Any threatened or endangered species found dead or
mjured shall be turned over immediately to USFWS for care, analysis, or disposition.

b, 'Fmdings Cha.uges or alteranons have heen reqmre;d in, or. mcorporated into, the project
\.. which mitigate or aveid the significant effects on the environment to a level of
ms1gmﬁcance :

o Suppomve Evidence - Implementauon of this mmganon on-sxtc would resultin the
... -issuance of a Biological Opinion and/or preparation of an approved Habitat
Conservation Plan that would ensure that authorization of incidental take, of the CRLF
pursuant to FESA would not jeopardize the continued existence of CRLF. Since the
ESA incidental take permitting approval process requires implementation of
.. -mcoDnservation strategws to avoid, minimize, or compensate for adverse effects of a
-7, project to.leave a species as good-as or better than it was before the project, this would
" .. be considered a Class II significant but mitigable impact. .As described in Section 6.0,
e :-_Altemauves, implementation of Alternative 2 (Mitigated Project) or Alternative 3
... = (Reconfigured Project A) would minimize impacts related to CRLF and their habitat.
.. +..:Nevertheless, impacts refated to the project as currently designed with the
implementation of the above mitigation measures would result in Class I, Significant
but mitigable, impacts. Refer also to pages 4.1 -35 and «»—36 of the Final EIR.

Impas:t B-'?', Progect lmplemeytatmn Would reduce the populatlons and avaﬂable habltai of wildlife in
‘'general, including special-status species. Because of the size of the site, degres of habitat
.- -diversity, and known or potential presence of a number of sensitive wildlife species on-site,
_;thg 1ess of wildlife habitat is considered a Class II, szgmﬁcant but mmgable Jmpaot.

- _'a. M}tlgatlon Mmmuze Road Wldths RoadWay Wzdths ad]acent to open:
i _.spacelagncuitural areas shall be reduced to the minimum width possible, while
1 - Inaintaining Fire Department Reqmrements for emergency access, with slower speed
 limits introduced. Posted speed limits should be 25 mph or less.

.."... Ground Disturbance Timing. In order to avoid impacts to nesting birds including
..: the ground-nesting northern harrier, or-other birds protected under the Migratory Bird:
-, . Treaty Act, all initial ground disturbing activities and tree removal should be limited to
~  the time period between September 15 to March 31. Ifinitial site disturbance, grading,
and tree removal cannot be conducted during this time period, a pre-construction
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survey for active nests within the limits of grading should be conducted by a qualified -
- biologist at the site two weeks prior to any construction activities. If active nests are
" located, then all construction work must be conducted at least 500 feet from the nest
R unhl the adults and young are fio longer rehant on the n&st site,

R ’Badger Avoidance. The mmgatlon measures below are recommended to determine
© + whether badgers are present in the area and to prevent badgers from becoming trapped
*" " ‘in'burrows during construction activities. Although displaced animals mdy compete
' *'with other badgers in the surrounding area, it is possiblc that there is available habitat
for d;sp laced individuals and that they would survive the displacement.

c 1. A pre-construction survey for active badger dens shall be conducted within one
D monith of initial ground disturbance activities by a County qualified biclogist. In
~1 5 order to avoid the potential direct take of adults and nursing young, no grading
~ shall occur within 50 feet of an active badger den. as determined by a County-
approved b1olo gist between March 1 and June 30

o Constructlon activities durmg IuIy 1 and March 1 shall comply w11:h the followmg
St Pt medsures to avoid direct take of adult and 'weaned juvenile badgers.

70 A County-approved biologist shall conduct a bidlogical survey of the entire project
A site hetween 2 Weeks and 4 weeks of the start of ground clearing or grading
AeENL T activity. The survey shall cover the entire ared proposed for devélopment.
" -Surveys shall foctis on both old and new den sites. Tf dens are too long to see the

" end, a fiber optic scope (or other acceptable method) shall be used to assessthe
-~ presence of badgers. Inactive dens shall be excavated’ by hand w1th a shovel to

o -prevent badgers from re-usmg them dunng conslmcuon o

3. Badgers shall be discouraged from using cm:rently active dens prior to the grading
3 "pfthe site by partially blocking thé entrance of the den with sticks, debtis and 8911 .
-7 for3to S days. Access to the den shall be incrementally blocked toa greater
- " “"degree gver this period: This would cause the badger to abaridon the den site and
% - move elsewhere. After badgers have stopped using active dens within the pidject
boundary, the dens shall be hand-excavated with a shovel to prevent re-use. The
County-approved biclogist shall bie present during the iixitial clearing and grading
" activity. Ifbadger dens are found, all work shall cease until the biologist can
- safely close the badger deu Onze the badger dens have been closed, work on the
site may resume.

" - . Pet Brochure. The applicant shall prepare a brochure that informs prospective

"~ “homebuyers about the impacts dssociated with non-native animals, especially cats and

oo T dogs, and other non-native animals to the project site; similarly, inform potential |
hed homebuyers of the potential for coyotes to prey on domestxc anmlals

Night Lighting Standards. The follomng standards pertmmng to night hghtmg shall
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be added to the project’s design guidelines:

Night lighting of pubhc areas shall be kept to the mms.mum necessary for safety
e -pmposes '

» Exterior hghtmg within 100 feet of open space shall be shielded and aimed as :
needed to avoid splllover into open, space areas. Decoranve hghtmg shall be low S
intensity.

e Use of high-intensity ﬂoodhghts on remdentml lots sha]lbe restricted and all

i “residential lighting shall be shielded. - ' :

_ Natwe Landscaping. In order to ensure that project landscapmg does not introduce
- “invasive non«native plant species into the vicinity of the site, the final landscaping plan
“-shall be reviewed and approved by a County appmved blologlst All invasive plant
species shall be removed from the landscaping plan. ~
b' "‘Findmgs Changes or alterations have been requued in, or mcorporated into, the project
s yhich mitigate o avoid the mgmﬁcant eﬂ'ects on the envronment to a level of
mmgmﬁcance -

C.: Supportwe Ewdence Please refer to pages 4.1-40 and —41 ‘and the Blologlcal Resources
seﬁ;mg section of the Fmal EIR.

CUL‘I‘URALRESOURCES(CIassIl) L o _

Impact CR—1 'I'here is the potential that pro_lect constructmn wﬂ] dlsturb prevmusly unidentified
' bried ‘archieological deposits and/or human remams. 'I'his i consxdered a Class I,
szgn;ﬂcant but mitigable impact.

SRy _Mingatwn Archaeologlcal Resource Constructmn Momtormg ‘At the commencement
S 0f project constrriction, an orienfation mcetmg $hall be conducted by an archaeologist
for constructioh workers assoclated with earth dmturbmg procédures, The orentation
meeting shall describe the possibility of exposmg unexpected archaeological rescurces
and directions as to What steps are to be taken if such a find is encountered.

** " A qualified archaeologist and Native American representative shall monitor all earth
"mowng activities within native soil. o’ the event that archaeologcal and historic
“artifacts are encoumtered during project construction, all work in the vicinity of the

. find will be halted until such time as the find is evaluated by a qualified archaeologist
7 and appropnate mlttgatmn (e. & curanon, preservatmn in place etc ), 1f neCGSSary, is
N :mplemented.

" In the event of the accidental discovery or recoguition of any human remains in any
locatlon other than a dedmated cemetery, the followmg steps wﬂ.l be taken

1. There shall be no further excavation or disturbancé of the site or any_nembjf area
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' reasonably suspected to overlie: ad}acent human remains until:

A 'I'he coroner ¢ of the county in whlch the remains are dlscove;red must be
countacted to determine that no investigation of the cause of death is required,

"B, Ifthe coroner determines the remains air .“to-' be Native Ammcan.

1. ‘The coroner has 24 houss to notify the Native American Heritage
Commission.

PR The Natlve Amencan Hentage Cmsmn shall M the Py

' _' persons-it beheves to be most hkely descended from the deceased Native
American.

. _.3. Themost Ilkely descendent may make recommendations to.the landowner
.+ ... ortheperson responsible for the.excavation work, for meaus of treating or
disposing of, with appropriate dignity, the human remains and any
associated grave goods as prowded in Public resources Code Section
. 509798 C e B

II. Where the foﬂowing conditions occur, the landowner or his authorized
representatives shall repatriate the Native American human remains and associated .
=+« 'grave items withappropriate dignity on the property in a location not subject to
.+, Jurther subsurface disturbance. Howeyer, any such activity will be pursuant to. the
... discretion of a Chumash representative if a descendent is either not identified or ~
" fails to respond to potification.

... .4 The Native American Heritage Commission is unable to identify a most hkely
. scendent or the:most likely despendent failéd to make a recommendaﬁon
. Mthm24 hours aﬁer belng notified by the' commission. R

: The degc_e,ndeh’t ideziﬁﬁed falls to_ make a recommendaﬁon, or |

. .. C.;The landowner or his authorized representative rejects the recommendatxon of
the descendent, and the medmtlon by the Native American. Hentage
Comm.tssxon falls to prowde measures acceptable to the Iandowner

i Halt Work Order Ifhuman remams are unearﬂled, State Health and Safety Code
""Section 7050.5 requires that no further disturbance of the site or any nearby area
reasonably suspected to overlie adjacent human remains shall occur until the County
... Coroner has made the necessary findings as to origin and dlsposmon pursuant to
. ‘ " Public Resources Code Section 5097.98. .
| If the remztins are determined to be of Native American descent, ‘the coroner has 24 hours to nonfy the

. Native Amencan Heritage Commsmon. .
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b. Fiﬁdmgs Changes or alterations have been required in, or incorporated into, the project
 which mitigate or avoid the significant effects on the environment to a level of
. mlgnlﬁcance . .

c. guPporﬁvé Evidence - Please refer to pages 4.2-7 & -8, and the Cultural Resources setting
R : section of the Final EIR. :

Impact CR—Z PI‘OJ ect developmeni wﬂl result in earch d13’€urbance ai' several locauons cons1dered sensmve for
S archaeologxcal resources. This is conmdered a Class II, significant but mmgable Impact

e Mmgatlon Phase I Subsurface Archaeologlcal Testmg Ifavmdance of an. . .
archaeologmal site(s) is not possible, a Phase II subsurface testing program sha]l be
. qompleted prior to issuance. of a Land Use Pernnt. Goals of the Phase I excavation
'.;shallmclude i e e e,

:’,: '.a) Determmataon of ths ﬁud/mte bouudanes mthm the pro; ect's potenual impact area;
b) Assessment of the site’s integrity, (i.e., how intact the site and/or feature is);
¢} Evaluation of the site’s 31gruﬁcauce through a study of its features and artifacts.

o The Phase b1 program shall be ﬁmded by the apphcant sha]l be pclformed by a county
quahﬁed archaeolo gist, and shall include;

e @ ._._.Mappmg the locatmn of the surface remains within the proposed impact. area,
<" Surface collection of artifacts;

.« Excavation of a sample of the cultural deposrc to charactenze the nature of the
- buried portions of the site within the proposed impact area; .

~ 7" Monitoring of excavations containing Native American Tndian 1esOurces, by a o

Native American representative;
. 1% . Repatriation of Native American Indian cultural reseurces at the recommendatlon
of 3 Native American reprasentanve, Lo
;Analyms of all remains, submission of 2 final report detalhng the results ofthe
""" imyestigations, and curation of all artifacts and records detailing the results of the
.. investigations at a county approved curation facility; and . -

area using culturally sterile and chemically neutral fill material and shall
include open space accommodations and interpretive displays for the site to
_ .ensure its protection from development. - An archagolo gist and Chumash
. consultant shall be refained to monitor the placemcnt of fill upon the site and to
. :-make open space and interpretive recommendations. Ifa mgmﬁcant site will
... notbe capped, the results and recommendations of the Phase 1T study shall
~ determine the need for a Phase 111 Data Recovery Excavatlon and or
monitoring. . _ _

. gg ;_!_z_g site is determmed gnzﬁcan a the apphcamt may. choose to cap the resource

., o-df the site is determined insignificant, no capping and or further archaeologlcal
i investigation shall be required. The results and recommendations of the Phase
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1 study shall determmc the nieed for constructlon momtonng

b Fmdmgs Changes or alterauons have been reqmred in, or mcorporatcd mto, the project
which mitigate or avcld the sl gnlﬁcaut eﬁ'ccts on the enwronment to a level of
- insignificance. . : R A

_ | c. Supportlve Evidence - Please refer to page 4 2 -9 through 11 and the Clﬂmral Rescurc&e L _

B settmg section of the Fma.l EIR,

. Impact CR-3: Implementauon of the pmpcsedprojcct could result in indirect impacts to identified archaeologlcal
_ resources T]:us is, consudered a Class II, szgny‘icant but mztIgabIe nnpact Coe

LAy Mﬂgaﬂon Prohibition of Archaeologlcal Slte Tampering Off-road vehicle use, '
unauthorized collecting of artifacts, and other activities that could destioy or damage -
archaeological or cultural sites shall be prohibited. Signs shall be posted on the property

N (3] dxscourage thcsc types of act1v1t1es and wam of h‘espassmg wclauons and imposed
e finas: .

b Fmdmgs Changes or alteranons have been reqmred in, or mcorporaicd irito, the project
“s 1 “which mitigate or avoid the mgmﬁcant eﬁ“ccts on the envrronment to a 1évc1 of
insignificance. L

¢. ‘Supportive Evidence - Please refer to- page 4 2 12 and the Cul‘l:w:a] Resources settmg
' scct:lcn ofthe Fmal EIR. N
Impact CR-4: Impiementat;.on cf the prcposed pro_]ect cotld result in indirect 1mpacts to-historical
- resources.- This is considered a Class 11, szgnry‘icant but mmgable lmpact.

Mmgatmn - ‘Phase T Subsurface Historical Resource Testmg Az Phase I subsurface
. testing program shall be lmplemented to determine the location and nature of any buried
*. 7 historic' features relatéd to the tunnel's constriiction and use [refet to Mitigation CR-2 (b)
““for specific goals, m ethods; and comipbnents ofthe Phase 1T program]. D uweto the
: extensive alluvitun buildugp within the draibage below ke timnél, the subsurface testing
- ‘may utilize a series of monitored backboe trenches. A data recovery program designed
e Yo recard dnd temove mgmﬁcant cultural matenals that could othermse be tampered with,
R shaﬂ follow tlus work .

Site Protection and Caltural Study A quahﬁcd h1$tonc mhaeolcglst and Chumash
“ representative shall be retained to design aplanto protect the tunnel and the adjacent rock
""" face from looting afid vandalism.- If a suitable protection plan is determined infeasible,
" then a qualified historic archaeologist and ‘Chumash’ representative shall be retained to
“record and rémove any cultural materials Wit the tlmnel and record any carved
characters on the adjacent rock face.

Hlstorlcal -Re_s.oﬁljce Construction- M&iiiit'orii_ig'. Ift'rcnc]j_ing,l gradmg or other earth.
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_movement activities are proposed within Aroyo Grande Creek aftuvial deposits, a
... . qualified historic archaeologist shall be retained by the applicant to monitor all such
" activities within areas of site distyrbance. If potentially significant archaeological
.| resources are exposed, the archasological monitor shall have the authority to temporarily
... -balt or redirect construction activity within the vicinity of the find uniil the nature and
- . significance of the find as been evaluated and appropnate n:nttgatson (c £., curatton,

s _preservatlonmplace ete.), if necassaly, is lmplemenied. .

_-_-_'Fmdmgs Changes or alteratlons have been reqmred in, or mcorporated mto the pro;ect
. which mitigate or avoid the significant effects on the environment to a level of
insignificance. - L

e Supportlve Evidence - Please refer to page 4.2-13. and the Cultural Resources setting
- section of the Final EIR. Lo S

C. WATER and WASTEWATER (Class ) _ '
' w
_Impact W—l The conversion of the on-site mgauon system from a spnnkler]ftmow systémto a dnp
~ system would offset the water demand from the proposed residential uses and associated
~ facilities. Nevertheless, the use of on-site wells to provide water may confribute to overdraft
of the groundwater basin if this conversion is uot phased appropnately, which Would be a -
: -'Class I, szgﬂgﬁcant but. imtzgable 1n1pact. T _ R

e Mltlgatl()]l Phasing of Irngatwn System Conversion. The proposed ungat:ton system
" ¢onversion from a furrow/sprinkler system to a drip system shall oceur prior to project
occupancy. The project applicant shall furnish to Planning and Building récords of -
water use for the three months preceding the irrigation system and three momhs
followmg the system convermon. .

| _ b. Iﬁndmgs ‘Changes or alterations have been reqmred m, or mcorporated into, the pro;ect
“which mitigate or avoid the'si gmﬁcant eﬁ'ects on the enwronment toa level of

insignificance,

e Supporﬁve Evidence - Please refer to pages 4, 3—3 & 4 and the Water and Wastewater
seiting section of the Final EIR:

: Impact 'W-2: On-site soils on most proposed lots provide sufficient percolanon to suppox’: effluent
~“didposal by the leach line method. However, due to soils constraints, mproper leach line
" design could result in health hazards or potential ground and surface water contamination.
Therefore, the proposed project would rwult in Class ]I szgmﬁcant but mmgable Jmpacts
o :related to Wastewater dlsposai :

a. Mitigation - Septic System Des:gn “For all lots identified-in prehmmary percola:tlon
~  testing as having percolation rates over 60 minutes per inch, a California registered
Civil Engineer competent in private wastewater system designs would b Tequired to
design septic systems for the proposed lots, pursuant to Coumty of San Luis Obispo
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- standards. For all lots identified in prelimivary percolation testing as having
" percolation rates over 120 minutes per inch; individual leach line System designs shall
© " be submittéd for review to RWQCB and the County Environmental Health
- Department.” The lot developer shall comply with all applicable requirements of the
T~ RWQUCB regarding wastewater disposal. ‘Septic systems proposed for installation in’
* ¢ “areas containing slopes between 20% and 30% shall be engineered by a California
Registered Civil Enginegr. Shallow septic systems shall bé prohibited in areas with
slopes exceeding 30%. For Lots 1 through 27 in the West Biddle Cluster, deep well
 type sewage disposal (e.g., seepage pit disposal systems), in lieu of shallow dJsposal
~ ' fields, shall be'intplemented in accordance with County Department of Ermronmental
Health requirements.

- b Fmdmgs Changes or alterations have béen required in, or ificorporated into, the pro_] ject
which mitigate or avoid the significant effects on the environment to a level of

insignificance. -

ST Iortwe Ewdence Please refer to page 4 3-5, and the Wai:er and Wastewater settmg
O section of the Fmal EIR. '

D. TRANSPORTATION AN]] CIRCULATION (Class II)

-
Impact T-2: The proposed project Would prowde adequate site access-to the West-and East Biddle
~ Clusters. However, the internal roadway system proposed for the West and East Biddle -
. Cluster homes could results in internal circulation conflicts as a result of the 20-foot roadway
sy width and potential on—street parkmg This. would generaxe a Class II, szgng‘icant but
_mztzgable, 1mpact ' y Do .

a. I\*Ithgatmll Parkmg Prohibitions. Given the proposed 20 foot roadway mdths parking
" shall be prohibited along the internal streets, or 8-foot parking pullouts shall be
._' prov1ded in certain areas along the roadways to accommodate on-street parking
and two-way roadway access. .

-.b. Findings - Changes or alteratmns have been required in, oz incorporated into, theproject
which mitigate or avoid the significant effects on the environment to a level of

insignificance.

. .o Supportwe Evidence Please refer to page 4. 3—5 and the Transportatlon and Clrculatlon
settmg section of the Fmal EIR. S _ .

' Impact T-3 Development of the proposed remdentlai units may generate par]o.ng demauds m excess
 of the proposed parking supply. This could result in spillover parking in off-site Jocations.
‘This-would generate a Class 1, .s'zg?zy‘icant but mztzgable impact. _

a. M.ttlgatlon Parkmg Spaces The pro_;ect a.pphcant shaH prov1de a minfmum of two
- private off-street spaces per resldent[al parcel. _
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) -_ '_ b. Fmdings Chaﬁges or alterations have been required in, or- incerp'orated ilito the project
.~ which mitigate or avoid the sngmﬁcant effects on the environment to a level of
- . insignificance. - . . )

'_ . ¢. Supportive Evidence - Please refer to page 4, 4—10 and the Transportatton and Circulation
o sethngsecuoneftheFmalE]R : . _ _

E. AIRQUALITY (Class H) R T L S N T
Impact AQ-I The pmposed pro;ect Would resuit in the emission of levels ef air poIlutants that
- would exceed recommended significance thresholds and are therefore eonmdered tohave a -
Class 11, szgn;ﬁcant but mmgabfe nnpact S ¥ o .

Cooal ,Mit:igatmn Energy Eﬁielency 'I'he pre_; ject appheant shall prcmde easements or land
i . dedications for bikewdys and. pedMan walkways. - In-addition; the following energy-
conserving techniques shall be morporated unless the applicant demonstrates their
infeasibility to the satisfaction of County Department Planning and Building staff:
..« +increase walls and attic insulation beyond Title 24 requirements; orient buildings to
.- yaximize naturalheating and cooling; plant shade trees along southern exposures of
_ buildings to reduce summer cooling needs; use solar water ‘heaters; and use double-
paned wmdews Pro_] ect de31gn shall also:

SENE Use bmlt—m energy eﬁclent apphauces - :

+ Include eutdoor electrical ouﬂets to encourage the use of electnc apphances and
“tools; :
L . e Uselow energystreet lighting;
s« Uselow energy-interior lighting; ~ " -... . :
"« Ensure that new homes are built w1t}1 ﬂemblhty in the mtemal Wmng/cabhng to
7 sallow telecommuting, teleconferencmg, and telelearmng to occur s:multaneousiy at
several locations throughout homes..: : _ : _ .

b Findings - Changes ‘or alterations have been required in, or incorporated into, the project
wlneh mmgate or, avmd ﬂae s1gmﬂcant eﬁ'ects on. the environment.to a level of

c. Supportive Eﬂdence Please refer to pages 4 5 7 & 8, and the A]I Qua.hty settmg section
of the Fmal EIR. :

Imp act AQ—3 The proposed pro_]ect has the potenual o generaie construcuon related emissions as
the site develops. These emissions would not: exceed recommended ozone precursor or PM10
. significance thresholds: However, since San Luis Obispo- County-is currently non-attainment
s - foFogone and PM10, the project would contribute to this existing condition. Therefore,
construction related emissions are considered to be Class I, significant but mitigable.
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a. Mltzgatlon - Because all construction projects can produce nnisance dust emissions, dust
" i mitigation measures are required for all construction activities. The followin -
7 'mitigation measures are tecommended to minimize emissions and to reduce the
: amount of dust that drifts onfo adjacent properties. These measures would apply to
_ both tract gradmg and development of mdlwdual lots.

Appl.lcatlon of CBACT The foHowmg measures shaﬂ be mplemented to rectuce
combustion emissions from construction equipment.

s _' > The pm}ect owner shall require that all construction eqmpment arid portable
T engines shall be properly mamtamed and tlmed aeeordmg to manufacturer‘s
e ;spec:.ﬁcatxons o e

. 'I'he pro;ect owner sha]l require that all oﬁ‘ road and pbrtable dlesel powered
) equipment, including but not limited to bulldozers, graders, cranes, loaders,
;oo iowe e nuscrapers, backhoes, generator sets, compressors, auXiliary:power units, shall be
s o foeled. exclumvely w1th CARB motor vehlcle d1ese1 ﬁlel (non—taxed off-road diesel
T 1saceeptah1e) :

s .The proJ ect owner sha]l mstall a d1ese1 omdatlon ca.talyst on eaeh of the two pieces
~of equipment projected:to generate the greatest emlsmons Installatlons must be
-prepared accord.mgto manufacturefs speCJﬁeatlons Lol

= Use gasoline or altematwely ﬁzeled constmctlon eqmpment, such as compresses
- . natural gas (CNG), liquefied natural gas (LNG) or e]ectnc i plaee of diesel
s s 4 powered equipment, where feasible. :

= - Maximize to the extent feasible, the use ofidiesel construction equipment meeting
. the California Air Resources Board’s 1996 oemﬁcatton standard for offroad
- b heavy-duty diesel engines:. i -
ERREEE Dust Controlz The following measires shall be 1mplemented toreduee PM10
L emissions during project construction:. P

w0400 1 w2 Reduce the amount of the disturbed area where possible.

. i e -TJse water trucks or sprinkler systems in sufficient quantities to prevent a:zbome
dust from leaving the site. Water shall be applied as soon as-possible whenever
wind speeds exceed 15 miles per hour Reelmmed (nonpotable) water should be

. -+ used whenever possible.. - . S
..« All dirt-stock-pile areas shall be sprayed dazly as needed.
"« Permanent dust control measures shall be identified in the approved project
. revegetation and landscape plans and Enplemented as soon as possﬂaie following . :
2% 5o o .completion of any soil disturbing activities. .
- iz e Bxposed ground areas that are planned to-be rewerked at dates greater than one
7o < “month after inifial grading shall be sown with a fast-gennmanng native grass seed
57 and watered until vegetation is established. e
» Al disturbed soil areas not subject to revegetation sha]l be stabmzed usmg
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.approved chemical soil binders, jute net*;mg, or other methods approved in advance
- .. .bythe APCD. :
» All roadways, driveways, s:tdewalks etc to be paved shall ’oe completed as soon
as possible. In addition, building pads shall be laid as soon as posmble after
. - grading unless seeding or soil binders are used.: -_
« Vehicle speed for all construction vehicles shall not exceed 15 mph on any
unpaved surface at the construction site.
_» .. All trucks hauling dirt, sand, soil or other loose materials shall be covered or shall ..
. ‘maintain at least two feet of freeboard (minimum vertical distance between top of
load and top of trailer) in accordance with CVIC Section 23114, -
» Install wheel washers where vehicles enter and exit unpaved roads onto streets or
... . wash off rucks and equipment leaving the site. .
" 'Sweep streets at the end of each day if visible soil maienal is camed ottto adgacent
- paved roads. Water sweepers with reclaimed water shall be used where-feasible.
...« . Constrnction personnel shall wear protective face magks-while grading and
- excavating soils that contain serpentine,
.- =..The apphcanj: shall develop a Asbestos Dust thanon Plan, wmch addresses:
o Tmck-out prevenuon and control measures N
Keeping active storage piles adequately wetted or covered with tarps;
. Control for disturbed or storage areas that Would be inactive for more than
7 days; : : - -
- Control ofOns1te Trafﬁc L
Control of Earthmoving Activities
Control for Offsite Trarsport
: Post—Constructon Stahllzzatlon of the Slte

© 0

booo

=Cover Stockpﬂed Seils. If lmportauon, exportauon, or stockpﬂmg of ﬁ]l material is
involved, soil stockpiled for more than two days shall bé-covered, kept moist, or
treated with soil binders to prevent dust generation, Trucks transporting material shall
-+ betarped fromsthe point of origin.: It is the contractor or builder’s responsibility to
-~control dust at all times. - Stockpiles should be watered or covered to prevent dust
W‘lﬂ]}]l 24 hours of placement unless bemg actwely Worked.” Lo

Dust Control Monitor. The contractor or bwlder shall demgnate a pcrson or pcrsons
to monitor the dust control program and to order increased watering as necessary to
_preveznt transport of dust oft' 31te 'I'hmr duues shall mclude holiday-and weekend

Actwe Grading Areas, Prior to commencement of tract nnprovements a
Constructlon Management Plan shall be submltted for cotinnty approval that shows how
'rhe ‘project will not exceed continious Workmg of more than four acres at any glven
‘time. ‘The Dust Control Monitor shall verify in the field durmg tract mpmvements
that the Constmcnon Management Plan is being fo]lowed
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‘b. Findings - Changes or alterations have been required in, or incorporated into, the project
which mitigate or avoid the szgmﬁcant eﬂ‘ects on the environment to a level of

ms1gmﬁcanoe

c. Supportwe Evidence - PIease refer to; page 4.5-9 and 10 and the Air Qualtty setting
“section of the Final EIPL :

Impact ‘AQ-4: The proposed pro;ect imvolves development of onsite equestnan facﬂmes anda
“private septic system, which Have the potential to generate odor mnsance effects, These
- n:npacts are consxdered to: be Class II, szgny?cant bur mztzgabfe '

o oa M.:tlgatmn Odor Abatement Plan. The. gpplicant shall develop and mplement an Odor
' = Abatement Plan (OAP) The OAP shall mciude the fo]lowuxg e

Name and telephonie number of contact person(s) responsible for loggmg and

responding to odor complaints; = -

" Policy and procedure describing the actions to be taken when an: odor cotaplaint is
received, including the trainfhg prov:tdecl to the respons1ble party on how to
respond to an odor complaint; -

-~ Description of potential odor sources at'the faczhty,

7 - Description of potential methods for reducing odors, mcludmg minimizing potential

add-on air poltution control equlpment and

Contingency measures to curta.ll emJSSlOI]S in the event of a contmuous public

nuisance. . RPN S

Refer also to Mitigation W-4(a) in Section 4.3; Water and Wastewater, of the Final
EIR. This mitigation measure involves preparation of an Equestrian Management Plan
. .+ thatincludes manure management that Would reduce odors assocmted W1th the '
= proposed equestnau facilities. - S o

b Fmdmgs Changes or alteratlons have been reqmred in, or mcorporated mto, the project
" *which mitigate or avoid. the mgmﬁcant effects on the envrronment toa level of
- ‘insignificance. - ..
c. Supportlve Evidence - Please refer to page 4 5 13 and the Alr Quahty settmg section of
e the Fma[ E]IL :

F. AES'I'HETICS(ClassH) co T e RN
Impact AES-1: The clustering of the proposed residential units and preservation of opet: space and
agricultural lands would partially maintain the rural character of the site. However, the
. .proposed development has the potential to alter the aesthetic character of the sife vicinity
o ﬂ:rough alteration of scenic vistas from public viewing locatlons, mtroductlon of community
_demgn elements that may be aesthetlcally mconmsteni with the surroundmg area, introduction
" of new light and glare generators in to the area, a.nd the changmg of the area’s character from a
tural to rural-residential conditior. This is considered Class 10, significant but mitigable,
- tmpact to aesthetic character of the area.
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' a. Mitigation - Prohibition of Structural Silhouetting.. Proposed lots located on on-site
" ridgelines shall be relocated, building heights shall be limited, and/or vegetative
screening shall be provided such that the residential units do not silhoutie against the
.+ o -sky when viewed from off-site viewpoints. If structural setbacks are implemented,
.., structures shall be setback as follows: units on Lots 63, 64, 65, 69, 70, 71 and 72 shall
be sethack to the south from the top of the bluff a sufficient vertical distance to
prechude sithouetting of units on the top of on-site biuffs, This could require the
.xelocation of Lots 66, 67 and 68. = . - . . . _ -

- . .Architectural and Landscape Guidelines. The applicant shall develop and
" implement Architectural and Landscape Guidelines that include the components listed
. below. The Guidelines shall include clear criteria and requirements to guide the _
..+ ... design, layout, and landscaping of individual residential lots. -All future development
-, ;shall comply with the Guidelines. ‘Enforcement of compliance with the Guidelines
. shall be the responsibility of the Planning and Building Department. ..

Tract landscaping. Landscaping guidelines shall describe the following clements:
Landscaping shall emulate and be comp atible with the surrounding natural
- .~ - environment to the extent possible;. . . _ e
- Fuel management techniques shallbeused; ~ _
Fire-resistant vegetation shall be used in as tract landscaping;

Individual House Landscaping, Landscaping Plans for individual houses shall be
prepared by a qualified Landscape Architect, and shall be designed to screen and blend
.. the proposed development info surrounding area while preserving identified _

'viewsheds. The project landscaping plans shafl incorporate plants consistent with the

‘Master Landscaping Plan for the project.

- - Roofing and Feature Color and Material.  Deovelopment plans shall include earth-
. - tone colors on gtructyre reofing and other on-site features to lessen potential visnal
...-contrast between the structures and the hilly terrain that constitutes the visual backdrop
of the area. Natural building materials and colors compatible with surrounding terrain
‘(earthtones and non-reflective paints) shall be used on exterior surfaces of all '
) . structures, inclading fences. : . .

Individual House Lighting. Prior to development of individual lots, proposed
... lighting shall be indicated on site plans that demonstrates that spill-over of lighting
- -would not affect residential arcas located east and west of the project sife. The lighting
' plan shall incorporate lighting that direct light pools downward to prevent glere on
adjacent and surrounding areas. Lights shall have solid sides and reflectors to further
. reduce lighting impacts by controlling light spillage. Light fixtures that shield nearby
" residences from excessive brightness at night shall be included in the Lighting plan.
- Non-glare lighting shall be used. ' '

Avoidance of Visual Prominence. To avoid the visual préminence of structures
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- located at Lots 63-72, no structure shall exceed a height of 22 feet, except for ancﬂla;ry
* " features such as anfénnas or other elements detenmned to be companble by Planning
: and Bmldmg ' :

e Compatzbduy with Adfacent Uses. The design, scale, and character-of the project
~** architecture shall be compatible W1th the scale of emsbng res1dent1a1 uses north,. south,
cast and west of the sit. :

_ Understory and Retammg Wall Treatment. Understones aud retammg walls Ingher
~ than six (6) feet shall be in tones compatible with surrounding terrain using textured
' “:materials or construction methods Wwhich creaté a ‘textured effect Na.twe vegetanon to
screen retammg Walls shall be planted ' .

Bury Water Tanks. 'I'he water tanks shall be placed below grade o reduce their -
“ 3 yisual profile. Thie tanks shall be placed at a depth such that the tanks do not
 silhouette agatnst the sky. If water tanks are placed above ground, natural building
. materials and colors compatible W]th surrounding terrain (earthtones and
e non-reﬂecnve pamts) shall be used on extenor surfaces e

. Entrance Monuments. PI'OJ ect entrance monuwments shafl not be wsua]ly prominent
and shall be consmtem: Wlﬂl the natural character of the area. ¢
\ . "
. nghtmg Limitations. A}I hghtmg of equestnan facilities sha]l be demgned as accent
HEe  features, and provided for safety and Security only. - Walkways and outdoor parking
* " areas-(if any) shall be lighted with bollard-style posts, limited to four feet in height.
“Any secutity lighting shall be screened such that hghtmg giobes are not v1s1ble from a
i distance of 20 féef. -

_ Street Light Limitations. Project streetlights.shall be pedestrian i.t_t.sca.le, not to
-+ exceed a height of 10 fect, and shall'be architectirally compatible with surrounding
“development. ,Streeﬂ1ghts where they are included, shall be prifnarily forpédestrian
. safety (at madway mzersectlons onIy), and shall not prowde mdesptead 1]1ummat10n.

Clear Excess Debris. The developer shall clear the Iiroj'ect site of all exeees,
N constmctlon debns When completed W‘lﬂl individnal developments
-y Fmdmgs Changes or alterations have been requwed in, or mcorporated into, the project |

- which mitigate or avmd the s:gmﬁcant eﬂ'ects on the envuonment ta 2 Ievel of
'mmgmﬁcance T _ :

'Supportlve Evidence - Please refer ’m pages 4: 6—3 through -5, and the Acsl:heucs setnng
i section of the Final BIR. '

' G. GEOLOGICAL RESOURCES (Class m
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O
Impact G-1:Due to the presence of active faults in the vicinity of the site and potentially active faults

located on the project site, the project site and surrounding area is subject to strong ground
shaking.” Ground shaking has the potential to cause fill material to settle, destabilize slopes,
and catse physical damage to structures, property, ut::hues and road access. This is
conmdered a Class II, sxgn;ﬁcant but m;tzgable xmpact -

. a Mmgatlon UBC Compliance. Aboveground structures shall be desz@md and built
T accordmg to UBC SCISDIIC Zone 4 standards

Res1dence Setbacks. All habitable structures to be located in the proposed East
 Biddle Cluster shall have ttie following setbacks as described in the “Fault Location
Investigation” prepared by GeoSquﬁons, Tne. (July 2001) g

7 se 100 feet from the south s1de of the South Traee of the fault in the Monterey
i Formation =
» "% 135 feet from the north side of the South Ttace of the fault in the Monterey
Formation

h - + 25 feet from both gides of ’ché/North Trace of the fault | in the Monterey Formation. _

* Clubhouse Setback The exact location of the T.0s Osos Fault through the area of the
B proposed chibhouse on the East Clisster site is not known, although it is approximated
to bein the immediate vicinity. As a precautionary measure, the clubhousc shall be
' located at least 200 feet from the mferred trace of the fault inthe w.clmty of the
proposed clubhouse locatlon, -

b Fmdmgs Chianges or alierations have been roqued in, or incorporated into, the proj ject
L which mitigate or avoid' the s1gmﬁcant effects on the envuonment to a level of
mmgmﬁcance :

R _"Supportwe Evidence -Please refer fo pages 4 7—10 & 11, and the Geologm Resources
™ etting sectiondf the Final BIR. .

Impact G—-Z Soﬂs at the site have the potentlal 1o present soil-related hazards (expans:tve soils,
erosive soﬂs) to structures and roadways on the proje ject s1te and are consxderod Class I,
) szgmﬁcant but mitigable impacts.
‘4 “Mitigation - Soils/Foundation Preparation, In order to avoid soil-related hazards, the
~ project applicant shall implement the recommendations of the Soil En.gmeenng
" Reports prepared for the project site in Fuly 2001 by GeoSqutlons, In¢. This shall -
- . . include: preparation of building pads; preparation of paved areas; conventional
Lo foundauons, slabs-on-grade construction; retaining walls; and pavement design. One
* ~or more of the following may be considered dnnng des1gn of the project:

“1.  Use continunous deep footmgs (Le., embedment depth of 3 feet ot more) and
concrete slabs on grade with mcreased steel reinforcement together with a pre-
~ wetting and long-term moisture control program within the active zone.
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. Removal of the highly expanswe material and replacement with non—expanswe
... .. .. import fill material. -
- ,.-3. . Theuse of specifically designed drilled pler a.ud grade beam system.. ..
- .. incorporating a structural concrete slab on grade supported approximately 6
inches above the expansive soils. _ .
4.  Chemical treatment with hydrated lime to reduce the expansmn charactenstlcs of
-..\thesoﬂs : : L L

Grading and Erosion Control Plan. A grading and erosion confrol plan that
.+ . minimizes erosion, sedimentation and unstable slopes ghall be prepared and
... ;implemented by the project applicant or representative thereof, prior to issuance of
‘Grading Permits. It must include the following: - - :

. Methods suchas retention basins, drainage diversion structures, spot grading, silt
fencmg/coordmated sediment trapping, straw bales, and send bags shall be used
.-to minimize erosion on slopes and siltation into Arroyo Grande Creek and its”
tributaries during grading and construction activities. .
... Graded areas shall be revegetated within 4 weeks of grading activities with deep-
T rooted, native, drought—tolerant species to minimize slope failure and erosion
...potential. If determined necessary by Planning and Building, irrigation shall be
~provided. Geotextile bmdmg fabrics shall be-used if necessary to hold slope
i -soils until vegetatlon is established.
S 'Aﬁer construction of tract mprovements exposed areas shall be stablhzed to prevent
- wind and water efosion, using methods approved by the Planning and Building
Department Grading Division and APCD. These methods may include
. ... importing of topsoil is to be imported and spread on the ground surface in areas
- having soils that can be transported, by the wind, and/or the mixing of the highly
erosive sand with finer-grained materials (silt or clay) in sufficient quantities to
. prevent its ability to be transported by wind. The topsoil or silt/clay mixture is to
- .- be used to stabilize the ex:shng soil to prevent its ability to be transported by
 'wind. As a minimum, six inches of topsoil or sﬁt/clay/sand mixture is to be used
_ to stabilize the wind-erodable soils.
~.... . Where necessary, site preparation shall include the removal of all or a portlon ofthe
. _expansive soils at the bu]ldmg sites and replacement with compacted fill.
" Where necessary, construction on transitional lots shall include overexcavation to
. expose firm sub-grade, use of post tension slahs in future structures or other
: geologlcally acceptable method. . .
Landscaped areas adjacent to structures shall be graded so that drainage is away from
.. . structures.
o Imgahon shall be controlled S0 that overwatenng does 10t oceur. An irrigation
~ . schedule shall be reviewed aud approved by Planning and Building prior to land
‘ use clearance for grading.
... ..Grading on slopes steeper than 5:1 shall be designed to minimize sarface water ranoff.
N Fills placed on slopes steeper than 5: 1 shall be properly benched prior to plasement of
Brow ditches and/or borms shall be constructed and maintained above all cut and 1l
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-~ slopes, respectively.
. Cut and fill benches shall be constructed at regular mtervals
- Retalmng walls ghall be installed to stabilize slopes where there isa 10—foot or greater
Db ~ difference i in elevation between buxldable lots..
. The applicant shall limit excavation and grading to the dry season of the-year (typically .
- April 15 t0 November 1, .allowing for variations in weather) unless a Planning
. and Bmldmg Deparmlent Bmldmg and Safety approved erosion comtrol planisin
. place and all measures therein are in effect.
The applicant shall post 2 bond with the County and hire a Plaw:ung and Buﬂdmg
-qualified geologlst or soils engineer prior to land.use clearance for grading, and
_ ... -to ensure that grosion is controlled and Ieltlgatlon measures are properly '
o ) Jmplemented o A

b Findings Changes or alterations have been required m, or moorporaied i.nxo. the project
. which mitigate or avoid the. sxgmﬁcant eﬂ'ects on tb.e environment to.a level of
ms1gmﬁoance R

c. Supportwe Evidence - Please refer 16’ pages 4, 7 12 & 13, and the Geolog1c Resources
sethngsectxonoftheFmalEIR I

Impact G~3: Portions of the East Biddle Cluster are underlain by the Franc1scan Formatzon which
. presents moderate slope stability. hazards.  Although proposed structares would not be

. exposed to slopes stability hazards, landsliding could affect pro;ect roadways Th:s is

""'"'"}_éconmde:edaCIassn,szgnzﬁcan: but mitigable, fmpact. .« ..o 3 -

L a Mitlgation - Roadway and Trail Alignment Revxew Dm-mg mte development and
<5, . grading, an Engineering Geologist or.a Soils Engineer shall identify potential surface
. slumpmg areas within and adjacent to. proposed roadway and trail alignments. Roads
._shall be realigned to avoid identified surface slumping areas.or underlying soils shall
- be excavated and reoompacted in accordance with the recommendauons of a qualified

- engmeenng geﬂogast

'.b;_:-__‘;Fmdmgs Changes or alteratlons have. been requn'ed m, or moorporated mto the pro;ect
which mitigate or avoid the.st gmﬁcant effects on the environment to a level of
mmgmﬁcance .

o Snpportwe Ewdence Please refer to pages 4 7—15 & 16 and the Geologlc Resources
settmg section of the Final EIR. S

Impact G-4: The surface materials in. the West Biddie. Cluster allow for percolation of groundwater |
and may result in seepage into building foundations. 'I'h:ls is considered. a Class 1], significant

- But mmgable impact.
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- 2. Mitigation - Subdrains. An Engineering Geologist or a Soils Engineer shall observe
construction activitiés to réview the potential for subsurface water. If necessary,
- " subdrains shall be installed within foundationis; soft areas, of roadways, to alleviate
~ ponding of water. On the West Biddle Cluiter site, subdrains shall be installed in all
. foundations to alleviate upslope ponding of water. In additicn, subdraing shall be
# "+ ingtalled within all lots that maintain swales or topographic depressions where a
’ ! -residenice is proposed.. Surface waIer sha]l not be concentraied onto surface materials

K I___m any Iot

e 7*Aceess Road Calverts. Culverts shall be constructed under Seoondary Access Road
LD the proposéd West Biddle Cluster development ite to divert surface flow to
the main drainage. An Engmeenng Geolog;tst shall assess'the placement of these
culverts dumlg grad.mg .

b Fmdmgs - Changes or alterahons have been reqmred i, or mcoxporated mto, the project
which mitigate or avoid the significant effects on the environtient to alevel of '
mmgmﬁcance L :

c. Supportwe Ewdence Please refer to page 4. 7~I6 anid the Geologm Resournes settmg

o S&CthIl of the Fmal EIR

Impact G—S Sha]low groundwater and sandy riaterial near the entrance klosk and pa.r]s:mg area for
the West Biddle Cluster ¢reate a rodérate to high potential for hquefaotlon in thit immediate
area. Liquefaction could damage structures inthis location. This-is considered a Class I '

szgng‘icant buz mmgable unpact.

ek a Mltlgatlon - Reduetion of: quuefacﬁon Potentisl.’ Appropnate techmques to minimize .
e _ hquefactlon potentlal shall be prescnbed by an engineering-geologist and implemented
by the project applicant. Suitable nicasures to reduce hquefaetxon impacts could
-~ inchude specialized design of foundations’by'a strictural engineer, removal or
treatment of liquefiable soils to reduce the potential for liquefaction, drainage to lower
' the groundwater table to below the level of liquefiable soils, in-situ densification of
+ = soils, or other altefations to the ground | characteristics. All'on=site structures shail
R comply with applicablé methods of the Uniform Building Code e

. b Fmdmgs Changes or alterations have been required in, or meorporated mto, the pIOJeot
s777. s yhich mitigate or avoid the significant effects oti the envmnment to alevel'sf -

msignificance.

Snpportxve Evidence - Please refer to page 4. 7—17 a.ud the Geologlc Resources settmg
i section of the Final BIR, " :
H. DRAINAGE, EROSION, and SEDIMENTATION (Class II)

Impact D-1: During construction, the soil surface would be disrupted and potentially become subject
B o erosion, with potential off-site sedimentation of the creeks. After construction, some
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- erosion may be expected, eSpe(naIly in the existing steep (30%+) slon:d areas,, Thisis
considered a Class I, significant but mitigable impact. .

| a Mltiganon NPDES Permit. Prior to approval of Land Use Permlts for the tract, the
tvon .. -applicant shall obtain a NPDES storm ‘water permit from the California Regional
- Water Quality Control Board. A Storm Water Poliution Prevention Plan (SWPPP) for
the entire site (not individual lots) shall be developed prior to the initiation of grading
. .- -.and implemented for all construction activity on the project site. The SWPPP shall .-
.. include specific BME's to-conirol ’the discharge of material from the site and into the
“creeks and local storm drains; BMP methods may include, but would not be limited
B - to, the use of temporary retention basins, straw bales, sand bagging, mulching, erosion
ez, one gontrol blankets and soil stabilizers. Additional BMPs should be implemented for on-
" w.- - . gite construction activities including fuel storage and handling, concrete waste
- management, material delivery andistorage. A list: of BMPs shall be attached to
pro_}ect plans and posted at the construction site. -

P '_ Temporary Berms and Basms Temporary berms and sed1ment basms shall be
_ constructed to-avoid umnecessary. s:ltauon into local streams during construction
~ activities.

. Permanent Detention Basins. Permanent detention basin(s) and detention traps shall
- . be installed on the project site at locations outside of the stream channel that minimize

' conveyance of debris and eroded soﬂs into the utmamed intermittent drainages and

- An‘oyo Grande Creek. -

; Gradmg and Dramage Plans Gmdmg and dramage plans for both the. iIact and
- individual lots shall be designed to minimize erosion and water quahty impacts. Plans
shall include the fol]ovwng

. Gradmg sb.aJl be prohiblted mthm 100 feet of the top of bank of Arroyo Grande Creek
o and on-site drainages, with the exception of approved trail improvements;
:.Graded areas shall be revegetated within 60 days.of grading activities with deep . .,
- .roated, native, drought-tolerant species to.minimize. slope failure and erosmn
potential.. Geotextile binding fabrics shall be used 1f necessary to hold slope soils
¢ . . until vegetation is-established; . e
) Gradmg shall be avoided on slopes geater than 30% due to thc potenhal for geoiogm
- problems and endangering lands at lower elevations as well as scan'mg of
: hillside landforms;
. Temporary storage of construction equipment shall be limited to a minimum of 100
' feet away from Arroyo Grande Creek and on-site drainages; and
FErosion control structures shall be msw]led

G Gradmg L1m1tat10ns. The tract developers sha]] hrmt excavahon and grading to the
- dry season of the year (i.e. April 15 to November 1) unless a County—approved erasion
control plan is in place and all measures therein are in effect.
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'b. Findings- Changes or alterations have been reqmred in, or incorporated into, the project
which mitigate or avoid the significant effects on 'the environment to g lével of -
mlgw.ﬁcance

c Supportive Ev:dence Please refér to pages 4.8-2 & 3 and the Dramage Erosmn, and
L Sedlmentanon seft:mg sectlon of the Fmal BIR.

: Impact D-Z The pro;ect would mtroduce paved and roofed areas and thus has the potenttal to result
“*jn Tncreased peak stormwater dlscharges and volumes of mnoff Impacts are cons1dered Class
Ls-sgmﬁcant but mmgable T -

N )

i a Mltlgatlon T.he following m1t1gat10n measute is recommended in addmon to Mitigation
: " Measure D-1{c), which-wouid ensure that a permanent sed:ment traps are mstalled on
- "the project site subjeét to the approval of the Coumy ERRE

. Dramage Features. All runoff water from i mlpemous areas shall be conveyed by
©+ - jmpervious conduifs via energy dissipaters to existinig drainage charnels. In addition,
* . ‘drainage shall be consistent with approved drainage plans which include:

Locations of ali proposed p1pe]mes _
v-' - Pipe diameters; |- R
*+ " Locations where e p1pe(s) Would surface in the creek and
“. - Amount of water that would ﬂow frotireach pipeline. -

b Fmdmgs Changes or alteratmns have been required in, or mcorporated into, the project
U which mitigate or avmd tIJe s1gmﬁcant eﬁ"ects o the eﬁwronment to a Ievel of

. insignificance.

- c. Supportlve Evidence - Please refer to page 4.8-5, and the Dramage, Erosmn, and
: Sedimentanon setl:mg sectlon of the Fmal EIR. o
Impact D-3: The project proposes to nnprove and ut111ze one' exmhng on-site culvert ‘crossing and
- “create ariadditional crossing to provide access from Lopez Drive to the East Biddle Cluster
7 “deross Arfoyo Grande Creek. Tn addition; the project would ttilize-otie existing on-site
culvert crossing to provide access from Lopez Driveé t6-the West Biddle Cluster, as well as
s '-crossmgs of unnamed: drainages. - This-creates the potennal for blockage and associated flood
imipacts in'the 100-year drainage course. *This impact is consxdered a Class 11, significant but-
o mmgable 1mpact :

a. Mltlgatmn - Flood Protection Plan. The applicant shall implement a Ficod Frotection
' ‘Plan addressmg debns pluggmg bndge lecatlons :md overland escape Tile Plan shall
" include: : . _

‘Biddle Ranck Agricultural Cluster Subdivision Project - CEQA Findings: - Page A<34 .: »




A 100-foot structural setback from the FCD verified top-of-bank of Arroyo Grande
Creek and the unnamed intermittent on-site drainages;
- A grading and drainage plan to include standard requirements, bank stabilization
methods, sediment basins and erosmn contro] measures. Sediment tcaps shall
- ‘notbe in-channel;
'Culverts shall be designed to convey 100-year storm flows without ponding;
Consideration of alternative crossing methods, such as Anzona (low water) crossings.

o _.'Ifauy of these condmons are not met, the proposed grading and dramage plan must be .
- revised to conform with these specxﬁcauons

"b. Fmdmgs Chauges or alterations have been reqmred in, or mcorporated into, the project
- which mitigate or avoid the significant effects on the environment to a level of
mﬂgmﬁcance

c Support.we Evidence - Please refer to page 4.8-6, and the. Dramage, Erosmn, and
Sedimentation setting section of the Final EIR.

/

-----

Impact 1)-5 Pro;ectremdents and structures could be exposod to ﬂoodmg and mundatlonhazards in the
- unlikely event of fallure of Lopez Dam. Tmpacts are considered Class II, szgmﬁcant but
mmgable L v e
. \
L a Mitlganon Dlsclosure of Potentlal Hazard. Upon the transfer of real property within
.. the West Biddle area; the transferor shall deliver to the prospective transferee a written
" disclosure statement that shall make all prospective homeowners aware that the
... .. entrance to this area is located within a dam failure inundation hazard arga. The same
. stipulation shall be made with respect to Lot 87.

‘b. Findings - Chzmges or alterations have Becn required in, or incorporated into, the project -
- .. - which mitigate or avoid the mgmﬁcant effects on the enviropment to. a level of
:I._:mSlg!JlﬁGaIlOG.g o :

. c. Supportlve Eﬂdence Please refer o page 4. 8 8 and the Dramage Erosmn, and
Sedimentation setting section of the Final EIR.
Iﬁiﬁoct D~6 Due to the mtensﬂicatton of uses proposed on the proJ ect site, there is the potential for
: storm wrater transport of poﬂutants bacteria, and sedmlent mto downstream facilities. Impacts
are cons1dererl Class I, significant but mitigable.

2 M.ltlgat:lon Equestrian Management Plan. The apphcant shall prepare an Equestrian -
Management Plan fo demonstrate sensitivities to storm water transport of bacteria and
" sediment into-downstream facilities. Appropriate best management practices shall be
"~ provided in the management plan, such as on-site manure management, site design
~  characteristics, and citizen awareness and education provisions. On-site manure
- management shall include the provision for cleaning equestrian facilitics and
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.2 The plan shall oUt]ine_i}egetstion mé’.ﬁage:ﬁent standasds' such as

" _Grasses and groundcovers shall be maintained at no more than 18 inches in helght -
.. onslopes that reqmre eros1on conu'ol measures. Grasses shaI.l be mowed
o elsewhere

B . :_I-"_I‘.re_e_s must be limbed up to one third of their height toa maximum of 10 fest.

* Flammable native shrubs shall not be 'plantéd' or allowed to grow in continuous
.., masses. Small clusters will be a.llowed as 1ong as the m:mmum space between
o clusters is observed .

. 'I'he FireJV egetation Management Plan must clearly state exaetly what
_.management practices must be accomplished, date of annual compllanee, and
= ¥ responsibility for cost of comphance _

.. = Theplan must also include i Wlldlasd Emergency Response check list (approved '
S ! by County Flre Department) to be made avallable to a.ﬂ resldents o N R

Structural Safeguards Provide stringent structural safeguards that would reduce the .
. meed for rapid response of first alarm fire resources. This would include the
"~ “installation of fire spriuklers throughout every structure, moludmg garages, attics,
enclosed pa’oos sud overhangmg patlos 'I‘he followmg features Would be required:

E - Fxterior Sprinkier Systems.” IfSO foot vegetation management ZONes are not
employed, the perimeter structures within the fire hazard area must have exterior

exposure sprmkler systems separaJ:er apphed, per NFPA 13

“ 74l *Class A Roofs.” All structurés in the development within the ﬁre hazard area
_ should hawe non-wood Class A roofs, with the ends of tile blocked, spark arresters
visible from the street, proper vent screens, and non-combustible gutters and down
* “spouts. ‘No ‘combustible paper m or o1 attlc msulatlon shall be a]lowed B

»  Design of Accessory Features. Decks, gazebos patio covers, fences, efc. must not_
‘" “gverhang slopes and must be one-hour fire retardant construction. Front doors
~ “should be solid core, memally 1% mch tInok Garage doors should be
noncombustible.

Ca __"_Ydf'd Cﬁar‘dctenmf istics. Vegetaﬁon growmg 61'1 fenees :_s]:'iolild be ﬁrevented.

5 "";",'Power Lines. All new power lines will be. msta]led underground in order to
B -"_'prevent fires caused by aremg wires. o

b. Fmdmgs Changes or alterations have been reqmred in, or meorporated mnto, the project
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- which mitigate or avoid the si gmﬁcant effects on the envirenment to a level of
mmgmﬁcance : _

8. Supportwe Ewdence Please refcr to page 4 9-4 & —5 and the Publzc Services setting
: - section of the Final EIR. : :

' Impact PS-4: The project would generate an estimated total of 32 elementary mlddle and high
school stadents. Students: generated by the project would exacerbate existing overcrowded
+-conditions at Paulding Middle School and Arroyo Grande High School. Impacts to these two

sqhools are considered:significant but mitigable, Class ]1 R R

‘a. Mltlgatlon - Buildont Date Not:ﬁcatmn, The apphcant shall noufy the Lucia Mar
. School District of the expected buildout date of each phase of the project to allow the
' Dlstr.lct time to plan in advance for new students.

Statutory School Fees 'Ihe apphcant sha]l pay the swtutory school fees in effect at
- the time of issuance of buﬂdmg pemuts to the appropnate school dxstncts

b Fmdmgs Changes or- alteraimns have been reqmred m, or mcorporatad mto the project
which mitigate or avoid the significant effects on the environment to.a level of
mS1gm:ﬁcance . -

B Y Supportlve Eﬂdence Mmganon Measure PS—4{b) Would requlre the fu]l development
fees be charged to a developer by the school distticts. -Currently the mitigation fee is

. $2.05 per square foot of residential development. These fees would contribute fanding
- for new school facilities for-the students potentially generated by the project. Pursuant
to Section 65995 (3)(h) of the California Government Code (Senate Bill 50, chaptered
S - August 27, 1998), the payment of statutory fees “..is deemed to be full and complete
- ..ons 1ee mitigation of the itnpacts-of any legislative or adjudicative act, or both, involving, but
' not limited to, the planning, use;or developed of real property, or any changein
: governmental organization or reorganization.” Therefore, subsequent to payment of
- o v -statutory fees, schoel impacts would be considered less than significant. -Please refer
AN f.“also fo page 4, 9 10 and thc Pubhc Semces setlmg sectlon of theFma.l EIR.

Impact PS-7 The proposed proj ect Would gemraie approxunalely 104 tons of sahd waste per year
The solid waste disposal services and landfill that would serve the project have adequate
' capacity to accommodate the-waste generated by the project.: However, the project would
" result in the use part of the limited remaining capacity of the landfill. ‘Therefore; solid waste
' generatwn Would be conmdered a Class I, szgmﬁcant but mmgable mlpact

. Mmgatlon Construction Sohd Waste Mmumzaﬁon Dmmg the constructlon phases of
the project, the following. mltlgat:ton measures will be implemented to reduce solid
' Waste generation to the maximum extent feasiblc

. Pnor o construction, thﬁ confractor Wﬂl arrange for construction recyc:liﬁg service
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" twith a waste collection provider.  Roll-off bins for the collection of recoverable
construction materials will be located onsite. The apphcant, or atithorized agent
thereof, shall arrange for pick-up of recycled materials with a waste collection

“provider or shall transport recycled materials to the appropriate servide cefitet.
Wood, concrete, drywall, metal, cardboard, asphalt; seil; and lahd clearing debns
may all be recyele¢

<ot e The contractor wﬁ.l demgnate a person to momtor recychng efforts and collect
< .receipts for roll<off bins and/or construction waste recycling. All subcontractors
will be informed of the'tecycling plan; inclading which materials are to be source-
separaied and placed in pl‘oper bms

i e -.T’I'he contractor wﬂl use reeyeled matena]s in constmctmn wherever feas1b1e

_ » The above construction waste recychng measures Wlﬂ be meorporated into the
R constmctlen speciﬁcatlons for the con’eraetor e

. The pro;ect’s CC&R’S shall’reqmre eaeh re51dence to subscribe to waste and
- recycling/greenwaste recycling services. Nori-residential proJeet components sha]l
* i alsobe requlred to inchude recyeling services. : ’

Occupancy Solﬁ! Waste Minimization. During the Ieng-term oceui:ancy phase of
2:. - the-project, the following mmgahon measures will bé unplemented to red,uee solid
Waste generatlon to the maximum extent feasible e

T Gard ening Waste: The follomng mltlganon measmee wﬂI be the reepenmblhty of the
app]lcaut ' ' .

: Durmg 1andseape deelgu trees: wﬂl be selected for the appropnate size and scale to
AL reduce pnmmg waste over the long— - I

"-'Slow-gz'owmg, drought-tolerant plants mll be mcluded in: the landseape plan.

T 'Dreught-mlerant plants require Tess pruning and generate less long-term pruning
waste, require Iess water, and reqmre less fert:lllzer than non droughi—tolerant
.'plants ¢TI e T

""" -S1te space wiil be alloeated fer a eompost area to serve the res.:ldentlal
development : T L e e

: b Fmdmgs Changes or alteranons have been requxred in, or meorporated mto, the pm;ect
SRR wi'ueh mltlgate or av01d the 81 gmﬁcant eﬁec’ts on the envxronment toa level of -

.....

C. ‘Suppertwe Evidence - Please refer to page 4 9—16 and the Pubhc Semcee settmg section
6 the Final EIR: . : T :
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' J.  LAND USE (Class ) B e
0
Impact LU-2: Development may result in land use conflicts between the proposed urban uses and
o e}astmg Biddle County Park lands located to the northwest of the East Blddle Cluster ThJs is’

B conmdered a Class II, significant but mitigable impact.

oo Mltlgatlon - Mitigation recommended in Section 4.6, Aesthetics, would reduce the
' ~ yisibility of on-site development from both public and privaté viewing areas, in
" “addition to improving the visual compatibility of the proposed facilities with adjacent-
o agncultural and open space areas. In addition, mitigation recommended in Section
5.5, Air Quality, would reduce pm_}ect impacts related to ‘construction emissions.
L Addluonally, the following mmgatlon measure is mtended to reduce Iongaterm land
L use compatlbmty nnpacts '

. -. - Helght Restriction. New homes that would be developed within the viewshed of
.- Biddle County Park (i.e., Lots 63 64, 65 69, ’?0 7 and 72) shall be h.tmted to one-
o .__'__“;_stOry inheight. . . A :

b Fmdmgs Changes of alterations have been reqmred m, or mcorporated into, the project
which mitigate or avoid the significant effects on the environment to a level of

. fusignificance. \

" '¢. Supportive Evidence - Implementation of mitigation measure LU-2(2), as well as the
... . .mitigation measures recommended in Sections 4.5, Aesthetics, and 4.6, Air Quality,

- would reduce 1mpacts on Biddle County Park to 2 less than mgmﬁcant level. Impacts
related to increased demand for park facilities and use of Biddle County Park are
discussed in Section 4.9, Public Services, of this EIR. Refer to Section 4.11,

... Agricultural Resources; of this EIR for a discussion of project impacts related to
* compatibility between adjacent agricultural and residential land uses. Please refer also
to page 4.10-3, and the Land Use setting section of the Final EIR. ' '

. K AGRICULTURAL RESOURCES (ClassIl) seeeee————

Impact AG-1: The proposed project would alter visual conditions on the project site, and bas the
- potential to create visnal compatibility conflicts with adjacent agricultural uses and grazmg
land. This is considered a Class II, szgmﬁcam‘ but mztzgable 1mpact

.2 Mmgatlon - Mitigation reeommended in Section 4.6, desthetics, would reduce tho y
. visibility of on-site development from both public and private viewing areas,’ii "~ &
. addition'to improving the visual compahbﬂlty of the proposed facilities w1th ad}acent
‘agricultural and apen space areas )

_b. Findings - Changes or alterations have been required in, or incorporated into, the project
_ which mitigate or avoid the significant effects on the envmmment toa level of”

" insignificance.
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c. Supportive Evidence -Please refer to pages 4.11-2 & -3, and the Agncultuxal Resources
' settmg secnon of the Fmal E]ZR. .

Impa_ct AG—3 Development may result in fand use conflicts between existing aglcultural operationis
" on-site as well as off-site on adjacent propemes ‘Thisi is considered 2 ClassTI, s;gmﬁcant but
mitigable, impact. .

a. Mmgatmn Dlsclosure of Potentlal Nuisance, Tn accordance mth the Couniy nght to
... . Famm Ordmance (No, 2050), upon the transfer of real property on the project site, the
. . ‘transferor shall deliver to the prospective transferec a written disclosure statement that
. . shall make all prospect:we homeowners in the proposed project awaré that although
. potenual Jmpacts or dmcomforts between agricultural and non-agricuttural uses may be
" lessened by proper maintenance, some level of mcompatlbﬂlty between the two. uses
would remain. This notification shall include disclosure of potential nitisances
.. . . associated with on-site agricultural uses, including the frequency, type, and technique
. for pesticide spraying, frequéncy of noise-making bird control devices, dust, and any
" other vineyard practices that may,present potential health and safety effects. Should
crop maintenance practices charige substantially (e.g., through the use of new
.- agricultural chenicals or. apphcatlou techniques), nonﬁcanon shall be provxded to
" existing and prospectwe project residents.

1

Maintain 300-Foot Agricultural Buffer. Where feasible, the appECant shall
- ;__mamtam a minimum 300~f00t landscaped buffer between resxdenual lots and orchards

o Trail Secunty Measures. In areas adj acent to irrigated cropland, the trail shaﬁ
. mcorporaie security measures to dlscourage trespassmg onto adjacent agncultural
. lands, These could include, but tiot be limited to, fencing, signage, and landscaping.
... The portions of the trail adjacent to irrigated agriculture should include gates, such that
it can be closed durmg times that spraying or other senmnve agncquaI operations
occur.

Fl_ndmgs Changes or alterations have been requlred in, or mco:porated into, the proj ject .
*which mitigate or avoid the significant effects on'the environment to a level of o
ms1gmﬁcance

e Supportlve Ewdence Please refér to _pages 4. 11—4 and -5, and the Agncultural Resources
setting section of the Final EIR. '

Impact AG—4 Several lots in. the East Biddle Cluster aréa would be located in areas ‘that are cu:renily
... inuse and have b;stonca]ly been used as orchards. Development in these areds could expose -
" ‘people to hazards related to residual quantities of presently-banned agnculﬁn'al chemicals.
This is considered a Class II, significant but mitigable impact.

a. M,ltlgatlon Sampling and Remedlatmn of Soils. Soil samples shall be taken within the
' project site by a qualified hazardous materials specialist to detenmne the presence or
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- absence of banned pesticides. If soil sampling indicates the presence of any

; "~ contaminant in hazardous quantities; the RWQCB and DTSC will be.contacted to
-, . determine the level of any necessary remediation efforts, and these soils shall be

remediated in compliance with applicable laws. The project applicant would be

- .» required to comply with applicable local, state, and federal requirements regarding site
.. assessment, soils evaluation, and remediation in areas where soil contamination is
.- known or suspected to occur. Site assessments that resnlt in the need for soil
... excavation would be required to include: an assessment of air impacts and health
<. impacts associated with excavation activities; identification of‘any applicable local
+ :standards that may be exceeded by the excavation activities, including dust levels and
- noiseé; transportation impacts from the removal or remedial activities; and nsk of upset
L -.-practlces should an accident occur at the site. . o

b Fmdmgs Changes or. alteratlons have been requ:lred m, or mcorporated mto the project

;which mitigate or avoid the mgmﬁcani eﬁ'ects on the environment tp & level of
-,ms:tgmﬁcance : : -

N Supportwe Ewdence Please refer t6 page 4 11-16, and the Agncultuxal Resources

setting section of the Final EIR.

-

_FIND}NGS FOR IMPACTS IDENTIF]ED AS. SIGNIFICANT AND UNAVOIDABLE

- The unavoidable sigmﬁcam impacits of the pmject are found to be accqptable due to overriding
L consxdemaaus (See Section VII). The findings below are for Class 1 impacts, where
zmpl’e h entarion of the pra]ect may resalt m the foﬂowmg szgng‘z‘cam un avmdable environmental

A  BIOLOGICAL RESOURCES (Class 1) -

Impact’B-4 Constraction of the proposed project would. unpact Pismo clarkia, a Federally-listed
o Endangered and State-listed Rare plant species, occurring within the pm_]ect site. This would
be considered a Class I, Significant and Unavozdab!e 1mpact S

a‘ Mihgatmn Plsmo Clarkia Prwervatlon, Salvage, and Relocatmn Developmcnt of an

... open: space preserve consisting of occupied Pismo clarkia habitat on the west site in

concert with the creation of a Pismo clarkia mitigation-and monitoring plan will be

« required to protect this species and its long term survival. The Pismo clarkia open

i space preserve shall be established in the northwest portion of the West Biddle Cluster

* Area. The Pismo clarkia open space preserve shall consist of the currently occupied

areas and the appropriate habitat immediately surrounding each occmrence on the west

- gite; An open space easement shall be placed on the Pismo clarkia open space

preserve by a private land conservation entity that will protect and manage this species
in perpetuity. A setback or buffer zone shall be established around the Pismo clarkia

o “‘open space preserve to-minimize potential edge effects from nearby residential
- development and roadways. The buffer zone shall consist of 25 to 50 feet of

Biddle'Ra:ich-Agricultural'Cluster_ Subdivision Project - CEQA Findings = - .PageA-43 - -




= unoccupied Pismo clarkia habitat surfounding the open space preserve. The buffer
v zone shall be delineated in the field from the closest observed occurrence of individual
vl Pismo clarkia plants as identified during the follow-up special-status plant surveys.

' * 2 If total avoidance of the Pismo clarkia occurrences is not feasible, then the area
- Tcontaining the largest occurrence of Pismo clarkia will be set aside as the Pismo
o clarkia open space preserve, and a mitigation and monitoring plan including a salvage
i Pand relacation program for the-smaller occurrence shall be prepared by a qualified
-~ hotanist. Furthermore, the mitigation and monitoring plan shail be implemented for
. - five years following the development of lots and roads in the occurrence areas to
*. ensure the proposed salvage and relocation program is successful. The salvage and
relocation program shall consist of a seed collection, propagation and reintroduction
program, and shall be initiated and implemented in appropriate habitat within the
2" preserved Pismo clarkia open space area on site. " Salvage and relocation activitiés will
- -include: seed collection, germination of seed by a qualified horticulturist int a nursery
setting, transplanting seedlings and hand broadcasting seed inio the appropriate habitat
‘within the open space preserve, an active non-native plant management program and
-+ -annual monitoring. The miti gaﬁon and momtenng plan shall at'a mlmmum, include
the following: N

'+ The overall goal and measurable objectives of the mitigation and momtonng pian,
7" e . Specific areas proposed for revegetation and their size; -
__»  Specific habitat management and protection concepts to be used to ensure Iong—

“ 7 'term maintériance and protectio of the Pismo clarkia and other speclal-stams
. species to be included (i..: annual population census surveys and habitaf =
) assessments estabhshment of monitoring reference sites; fencmg of P1smo clarkla"
preserves and SIg,uage to identify the enwronmentally sensitive areas; a seasen__
timed weed abatement program; and seasonally-timed seed collection, propagatzon,‘
. and reintroduction of Pismo clarkia into specified receiver sites); = .
-« s Success criteria based on the goals and measurable objéctives to ensure 2 vidble
. " Pismo clarkia populatmn on the West Blddle Ranch Develepment Cluster pro; ject
© in perpetuity;
= An adaptive mauagement program fo. addrees both foreseen and unforeseen
circumstances relating to the preservation and mitigation programs;
~ . oe - Remedial measures to address negative impacts:to Pismo clarkia and its habitat .
~+ ."that may occur during construction activities as well as post-eensimction when
oo - dwellings are occupied; :
x>+ e Bducation Program to mform reeldents of the presence of Pismo clarkia and other
“.. - special-status plants and sensitive biological resources onsite, and to provide
- methods that residents can employ to reduce. lmpacts to Pismo clarkia occurrences
.. 7 inprotected open space areas; -
- -».. Reporting requirements to ensure consmtent data collec’eon and repornng methode
. used by monitoring personnel. ,

= The primary goal of the mitigation and monitoring plan shalt ensure a viablé
population and no-net-loss of Pismo clarkia habitat within the West Biddle Cluster
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... Area. To ensure a no-net-loss of this species, the applicant shall create two acres of
.- »0ccupied Pismo clarkia habitat for every one acre of habitat impacted by project

development. If monitoring data collected over a several year period determine that
gross population numbers are consistently declining within the protected areas from
the baseline population censusing data, then additional measures (i.e.: habitat
- assessments to determine factors influencing low population mambers, erosion control,
addmonal reintroduction efforts, etc.) shall occur to ensure the long-term viability of
. the onsite Pismo clarkia occurrences and to reintroduce genetic material collected from
extant occurences w1thm the Blddle Ranch vmmzty : :

S 'Follow-Up Specml—Status Plant Surveys. Prior to the implementation of the

... mitigation and monitoring plan, the applicant shall submit fo the County an updated
 special-status plant population survey report of the West Biddle Cluster area

" conducted by a County approved botamist. The purpose of the follow-up spec1a1-status

'p'lant surveys is to provide accurate baseline information for the establishment of the

‘Pismo clarkia open space preserve and the preparation of the Pismo clarkia mitigation

.. .and monitoring plan for the project. The follow-up special-status plant surveys will

" ensure a current and accurate asséssment of the numbers of special-status plant
mdwlduals within the Biddle Ranch property that will be m:tpacted by development.
The updated specmi«status plant survey shall determine’ the extent of the special-status

" oceurrences within the Biddle Ranch property and quantify the number of individuals

of each species impacted by the development of the proposed project using accepted

- scientific methodologles The report shall ensure that the extent of the onsite special-

stams plant occm'rences will be accurately repmented on constructxon sn:e plans.

Protecttve t‘encmg Temporary fencmg shall be installed around the Pismo clarkia
open space preserve prior to any construction activities mcludmg, ground disturbance
or site grading. Protective fencing shall remain inplace throughout the West Biddle
Clus_ter constructlo_n penc_;d.

Worker Education Program Before any gradmg or construction activities
commence, all persofinel associated with the project shall attend a worker education
program regarding the sensitive biological resources occurring in the project area (e,
Pismo clarkia, other special-status plant species, and sensitive biological resources).
-:Specifics of this program shall include identification of Pismo clatkia and its habitat, ~
~and careful review of the mitigation measures required to reduce impacts to-this = < oo
species. A fact sheet conveying this information shall also be prepared for distribution
49 all contractors, their employers, and other personnel involved with construction of
“«the project, The Department of Planning and Bmldmg shall be not:lﬁed of the time
R that the apphcant intends to hold thlsmeetmg

_ b Fmdmgs Changes or alterations havebeen requlred in, or cai be mcorporated in to the
e pro; ect Whlch avo1d or substannally 1essen the mgmﬁcant enwronmental effects as
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' “considerations-discussedin Sectionr VI The applicant has revised the project to
. completely avoid the Pismo clarkia. -Impacts of the project are now considered Class

e Supportwe Emdence since mdawduals ofa federally protected specxal—status plast
T spemes Would be removed, Impacts will not be reduced to aless than 51gmﬁcant level,

B AIRQUALITY (Classl) o

w
_ Impact AQ-5: The proposed project is consistent with the land use designations and population
: assumpuons of the San Luis Oblspo County General Plan. However, due to the distance of
- the pro_]ect site from City services, project }:mplementauon would result in 4 substantial .
... increase in vehicle miles traveled. Therefore, the project is considered to be inconsistent with
. .the Clean Air Plan (CAP). This is considered to be a Class I, szgmﬁcanr and unavozdable
o _lmpact

B "a. Mtxgatlon Dlstrlbntton of Altematwe 'I‘ransportatlon Information. The applicant
- ghall prowde an on-site bu]letm board specifically for the posting of bus schedules and
" notices of “availability for car-po olmg and/or shall distribute such information to
" property owners ypon occupancy. The applicant shall be responsible for maintaining
. this board and utadatmg it every two months ' .

b, Fmdmgs Changes or alteratlons have been required in, or can be incorporated in to the
_ project which avoid or substantially lessen the significarit environmental effects as
. identified in the Final EIR; however, these effects have not been lessened to a level of
... insignificance. These impacts are acceptable by reason of the ovemdmg
o considerations discussed in Sectlon VII

c Sup;iortwe Evidence — Since no mitigation measures are feasible to sufficiently reduce
. vehicle miles traveled associated with the project due to the distance between the
pro; ject site and Cxty services, impacts related to conmstency w1th the CAP would

. xemain Class I, significant and unavozdabt’e

D. CUI\TULATIVE ISSUES (Class D

Bloluglcai Resources - Bevelopmcnt of the proposed project would contribute to cumulative
..+ ‘biological impacts in the area. These impacts would include the loss of wildlife
“: +foraging/breeding areas, loss of Pismo clarkia, and restrictions to movement opportunities for
- - the CRLF:.. The camulative effect of these impacts depends on the proximity of other
approved and proposed projects to the project under counsideration. The site is currently
 surrounded by relatively undisturbed or agricultural lands. Due to the loss of foraging habitat,
-, : breeding habitat, Pismo clarkia, and CRLF habitat that would occur as a result of project
. development in combination with other expected development in the area, cumulative impacts
. - to-biological resources are considered Class I, Significant and Unavoidable.

Air Quality - Tn San Luis Obiépo County, impact thresholds have been established to assess a
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project’s effect on the regional air quality, A project that does not exceed SLOAPCD. _
“thresholds and is consistent with the Clean Air Plan and the Clean Air Plan is considered to
have a less than significant cumulative impact on the airshed. Conversely, a project that
_sexceeds the SLOAPCD significance thresholds oris found to be inconsistent with the CAP is
. .- considered to result in significant cumulative. lmpacts Since the project. exceeds the
SLOAPCD Tier II thresholds of significance, is considered to be potentially inconsistent with
long-term regional air qualify planning efforts, the project is expected to have si gmﬁeant and
; Jmavoidable impacts on air quality.
Aesthetlcs -The County General Plan land use desagnatlon of the proposed pro;eet 31te is agnctﬂutre
-c:angd the cluster development of 87 residential units is allowable pursuant to Ceunty General
Plan Agricultural Ordinance #22 (refer to Appendix E of the Final EIR). Development of the
 site for residential use was therefore expected and is consistent ‘with the General Plan.
i+ i Therefore, any.impacts to.the visual character of the site and the surrounding.area were
. anticipated in the General Plan EIR. However, several other residential projects are also
~ -proposed for the surrounding areas (refer to Section 3.3 of the Final BIR). Cumulative
. development of these proposed developments would result in a significant cumulative loss of ;-
- .open-space and would irrevocably alter the character of the area from rural to. semi-rural. The
- proposed-project would incrementally contzibute to-this change in aesthetic character of the
- s1te and the surrounding areas. Cumulative aesthetic impacts are therefore considered
Szgmﬁcant and Unavozdabie {(Class I).- - : -

.. - a. Mitigation - None, short of substantially reducing development to rural le_vels.-

. b._ Findings ~ Changes or alterations have been required in, or can be incorporated in to the
project which avoid or substaniialiy lessen the significant environmental effects as
.- identified in the Final EIR; however, these effects have not been 1essened to a levelof -
-~ +e . insignificance. These impacts are acceptable by reason of the ovemdmg
RETR -eon31derat10ns discussed in Section VIL. | - . .

) --.' [+ Supportwe Evidence - Allowing' development at the proposed densmes could result in
mgmﬁeant cumulathe affects for the. followmg TeSOUICes: :

- Development will contnbute to the dJIect dlsplaeement of pIa.nIs and wildlife,
some of which are considered sensitive;
-~ -+, - Introduction of domestic pets. and Immans will contribute to disruption of any
coo - wildlife corridors;
. o= . suburban density levels of development isnot generally conducwe to reducing
v -single-occupant vehicle trips; :
s« . suburban density levels of development will change the character from rural to
a suburban/urban setting.

. [FIL__STATEMENT OF OVERRIDING CONSIDERATIONS
Findings pursuant to CEQA. Guidelines sections 15093 and 15092.
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A, 'I'he projects s1gn1ﬁcant, unlmtlgable, unavoxdable adverse eﬂ‘ects are as fo]lows

1 " The project would remove Pismo clrkia, 5 federally-listed Endangered and
- " - state-listed Rare plant species, occurring within the project site. However, the
e appﬁcant has revised the project to completely avoid the Plsmo cla.rk}a and the
R m:pacts are now conﬂdered Class n - : -

2 The pro;ect’s densxty is too low to support alternative transportatlon optlons ancl
7 the loeation of proposed lots are away from rather than adjacent o existing ‘
7 rban development, which' would result in inconsistency with: the Clean Axr Plan

"_‘_(CAP), a Class I, szgmﬁcanz amt‘ unavordable rmpact. R

S The proposed development will have sngmﬁcant eumulatwe mlpacts on blologlcal
e resources, air quahty and: change to the rural settlng o

:B. o Fmdmgs +The Planning Commission has weighed the beneﬁts of the proposed pmject
N “*-against its unavoidable envifonmental impacts. Based on the consideration of the
" “record as d whole, the Planning Commission finds that the benefits of the projeet

- -outweigh the unavoidable adverse environmental impacts to-the extent that the
unavoxdable adverse environmental :unpacts become “acceptable”.: .
C.  Supporting vade’nce
O G -'-"Smal and Economic Benefits The pro_]ect would result inthe follomng social and
ot economxc beneﬁts S

a-t Open space- and recreanonal opportummes and pursmts represent a legitimate
and important social need. The project proposes to set'aside over 4,480 acres as
. ‘non-buildable agricultural lands or open space. This non-buildable open space
- “xyill provide unobstructed views to the public of several prominent hifisides.
The projéect will provide a multi-purpose irail alignmient roughly.3 miles in
‘ length to serve bicyclists and/or pedestrians through the site, in accordance
- with the County Traﬂs Master Plan. '

b0 ¢ The constmcnon of the project will result in both short-tenn and long-term
economic benefits to the County of San Luis Qbispo-and its residents. The
-~ project will increase contribution to County property taxes. The project will
indirectly provide for a number of jobs relating to-construction of and
* maintaining approximately 87 new homes and related improvements.

2. . Mitigation Enhancement. The Final EIR contains mitigation measures which will
_. ... substantially lessen the significant effects of the. project The follom.ng are some of
. the more substannal env:ronmental beneﬁts o T

a Protect and enhance the emstmg sensitive hab1tats mcludmg wetland and
riparian habitats, and on-site oak frees;
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‘. b. . Maintain at least a 100-foot wide wildlife corridor along Arroyo Grande Creek,
- and a 200-foot buffer from all on-site drainages identified as potentially

‘containing California red-legged frog; _

- Awoid impacting all known cultural resources;

. Preserve and restore sensitive vegetation found on the subject property;

.-~ . Provide 4,480 acres of permanent agricultural land/open space which will be

. limited to passive uses, which in turn will provide for habitat enhancement and

R .permanent protection. : :

mpe

3. éAltematives. The recommended project is a revision of the original project, and is a
-..modification of Reconfigured Project Altemative C. It is also known as the Revised
.. Project. Tt is recommended because it is environmentally superior to the proposed
" - project examined in the Environmental Impact Report, as well as the alternatives
-, gtidied.in that document. The.following project altematives identifiedinthe
. Environmental fmpact Report; although: feasible from a technical standpomt, are
rejected for the following reasons: _

“oiiio. o @ .o "No Project" alternative. Under the No Project altemative, the pro;ect site
.05 . i would remain as is. This alternative would not provide any permanent open

- .spacefrecreatlona.i benefits and limited economic benefits. - In addition, none of

the proj ect ob]ectwes would be mst.

- - b Lo 'Mmgated iject AItematzve The primary dzﬁ'erences with the proposed
“waire o o0 . Lo project would be the relocation of lots to reduce, or eliminate visual impacts,
o avoid sensitive Pismo Clarkia habitat, and avoid prime breeding habitat for

" California red-legged frog. This alternative would generally meet the project. -

“* “goals and objectives.” It is rejected because it does not prov1de wittigation to- thie
" same extent as the Revised Project, whichis a combination of Reconﬁgu:red
. Pl‘Q}GGt C and the M1t1gat10n Pro;ect Altemanve '

e "Reconﬁgured Project Alternative A. This altemative ma.mly ﬁocused on
* . reducing impacts by relocating all proposed lots to the West Biddle Cluster,
. This would reduce visual impacts, slope stability impacts, fault hazards,
" impacts on California red-legged frogs and their habitat, and conflicts with
© existing agncultural uses, related to development on the Fast Biddle Cluster.
This alternative would generally meet the project goals and objectives.

- However, it would not include the mitigation enhancements- assocuatcd with the_._.

v s v East Biddle Cluster, and it would concentraie development o the West .|
“; - Cluster, where there are more sensitive resources, including Plsmo clark1a
~+ “Related drainage impacts would also likely be worse. It may be difficult to
-+ achieve the required minimum one-acie lot size while avo1dmg such m:pacts
- without substantially removing oak woodland areas.

7. d. " -Reconfigured Project Alternative B. This aliernative mainly focused on
- omen o reducing impacts by relocating all proposed lots to the Bast Biddle Cluster.
This _aitemaﬁve would concentrate units in the Fast Biddle Cluster, which
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« - would increase land use compatibility impacts related to adjacent residential
- - and agricultural uses, but would reduce land use compatibility issues associated
with residential development in the West Biddle Cluster area. The
concentration of units in the East Biddle Clustér would increase the rate of
.+ peak nmoff from the East Biddle Cluster, while reducing the peak runoff from
"+ the West Biddie Cluster, when compared to the proposed project.. This
- alternative could be considered superior due to the avoidance of sensitive
Pismo clarkia and the straight-awned spine flower, but would result in greater
impacts on sensitive CRLF breeding habitat and movement corridors. This
-+ alternative would result in greater impacts related to geclogic stability and
- agriculture, due to the fault lines, steep slopes, and existing agriculhiral
. resources located in the East Biddle Cluster area. This alternative would
- generally meet the project goals and objectives. However, this alternative .
" "would not allow would not provide mitigation to the extent of the Revised .
" * Project, which is a combination of Reconﬁgured Pr03 ect Altcmauve Candthe
Mmgated Project Alternative. - .

* “Subsequent to the publication of the Final E]IR, the applicant has revised the proposed .
" project to include the mitigation measures-and alternatives that reduce significant
euvxronmental impacts to a less than mgmﬁcant level, These changes include:

i - ‘ Relocatm‘g lots 16, 17 and 18 and the water tank access road so that no impacts
= il occur to the colony of Pismo clarkia on the West Biddle Cluster.
W u ReIocaIe lots on the East Blddle Cluster to reduce visual and geologic impacis.

T CEOA GENERAL FINDINGS

. A, .ThePlanning Commission finds that changes or alterations have been incorporated into the
" project to mitigate or avoid sxgmﬁcant impacts to the grea;t&et degree practicable. These

changes or alterations include mitigation measures and project modifications outlined herein _ [
and set fqrth in more detall in the Blddle Ranch Agncultural Chuster Subdstmn Final EIR. :

B "I‘he Pla.nmng Commmsmn finds that the project as approved mcludes an appropnate
- B/ﬁtlgatxonMomtonng Program This mitigation monitoring program ensures that measures
- thatavoid or lessen the significant project impacts, as required by CEQA and the State CEQA
. "’(':hudehnes wﬂl be mplemented as described.

MITIGATION MONITORING PRO GRAM

A, The apphcant, Talley Farms, Inc., will be primarily responmble for ensuring that all project

~* Hittigation measures are comphed with. They will be assisted in this effort by the County

-2 Diepartment of Planning and Building's Planning and Environmental Divisions. Mitigation
measures are programmed to oceur af, or prior to, the following milestones:

‘¢ - Prior to commencement of construction/vegetation removal. These are measures that
" heed to be undertaken before earth moving activities begin. These measures inclade
items such as staking the hmts of environmentally sensitive areas or vegetation to
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‘..

remain, conﬁrmmg biological mitigation plans with resource agencies, and mcludmg
pertment design detaﬂs in the project plans

During project constructzonfvegetatlon removal. These measures are those that need to
occur as the project is being constructed or the vegetation being removed. They -
include monitoring the construction site for the proper implcmentation of dust and

_ emission controls, erosion controls, biological protection, and examining grading areas

for the presence of culmral materials. *

. Prior to completion of construction. These measures apply to project components that

would go into effect at completion of the project construction phase, including items

" such as management or monitoring plans (e.g., revegetation, efc.). In order for the plan
. to be available for use at project completion, it will need to be prepared and

completed before project construction is finished.

At the time of project completion/During operation of the project. These are active
meagures that will commence upon completion of the construction phase and, in most

cases, will continue through thelife of the project.

- Priorto approlval of discretionary or building permit and/or fecopdation of the final

map.

Prior to Occupancy or ﬁnal mspectlon of the development.

_Connectmg each of the mltlgatlon measures to these milestones will integrate mitigation

monitoring into existing County processes, as encouraged by CEQA. In each instance,

implementation of the mitigation measure will be accomphshed in parailel with auother
~ activity associated with the project.

 As leéd agency for the Biddle Ranch Agricultural Cluster Subdivxsioﬁ Final .EIR, the Planning

- Commission hereby certifies that the approved Mitigation Monitoring Program is adequate to
ensure the implementation of the mitigation measures described herein,
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EXHIBIT A .
CONDITIONAL USE PERMIT FINDINGS

As conditioned the proposed project is consistent with the General Plan and the Land Use
Element of the general plan because the proposed project is consistent with the Agand Open
Space:

a. - Theproperty is located within 5 miles of an urban area and is eligible for clustering.

b. . The number of parcels allowed on the site is equal to the maximum number of
dwelling units that could be allowed on a standard subdivision (i.e. two per parcef).

¢. Al resulting open space parcels will be covered by a permanent casement.

a. All resulting residential parcels are limited to one dwelling.

* As conditioned, the projeet or use satisfies all applicable provisions of Title 22 of the San
Luis Obispo County Code because:

1. The proposed project will resitlt in the continuation, enhancement and long-term
preservation of agricultural operations consisting of the production of food and fiber
on the subject site and in the surrounding area because the clustered lots have been
located in an areas not conducive to ag operations, the clustered lots are located in
areas that will not be affected by the external effects of production agriculture such
as noise, odors and chemicals. '

2. Locate proposed development to avoid and buffer all prime agricultural soils on the
site, other agricultural production areas on the site, as well as agricultural operations.
on adjoining properhes because the clustered lots have been located in areas that do
1ot contain prime soils. the prime soils on the site are located in the bottom lands

“ near the creeks and the clustered lots are located either on the slopes above ht creeks
or on the west side of Lopez Drive that is outside of the agriculturally designated
lands. *

3. Minimize to the maximum extent feasible the need for construction of new roads by
clustering new development close to existing roads because roads used to access the
clustered lots are chiefly existing ranch roads that require some amount of widening
but minimize new construction.

4, Avoid placement of roads or structures on any environmentally sensitive habitat areas
. because all road and residential construction is located outside of Sensitive Resource
" Areas, Geologic Study Areas and Flood hazard areas.. -

5. Minimize impacts of non-agricuitural structures and roads on public views from
public roads and public recreation areas because new residential construction will
not be visible from nearby parkland (Biddle Park) due to rearrangement of proposed
lot Iocations as mentioned in the Final EIR.
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6. Cluster proposed residential structures to the maximum extent feasible so as to not
interfere with agricultural production and to also be consistent with the goal of
maintaining the rural character of the area because residential lots are located in areas
well away from the production ag uses located in the bottom lands along the creeks. -

. .The clustered lots are located on the higher slopes or on adjacent Rural lands
designated property west of Lopez Drive and af least % mile from productive ag
lands. -

7. .. Minimize risks to lifc and property due to geologic, flood and fire hazard and soil
etosion because new development is not located within flood zones, water storage
and water delivery systems are adequate for fire protection purposes and any setbacks
from geologic features have been provided for..

C.  The proposed project will not result in significant adverse social impacts affecting on-site

a or off-site agricultural operations, incfuding but not limited to trespass, vandalism, and -
complaints about agriculfural practices becanse the project is subject to Right-To-Farm
ordinance requirements; the new residential development is located well away from existing
productive ag lands and operations and 31 of the 87 residential lots are located in Rural lands
designated areas, not agricultural areas.

D. The water resources and all necessary services are adequate to serve the proposed
_ development, including residential uses as well as existing and proposed agricultural
~ operations on the subject site and in the site vicinity because the owner has completed a
" program to change agricultural irrigation practices from furrow to drip, thereby reducing
‘water usage by approximately 25%. the water usage from new residential development is

minor when compared to water savings from irrigation practice changes

- E. The proposed clustered development and the conditions, covenants and restrictions
governing the Homeowners' Association and/or individual lots are adequate to ensure
permanent maintenance of the lands to remain in agricultural production and/or open space
because perpetual open space easements will be required for both phases of the subdivision
prior to recordation and the productive ag lands will stay in the ownership of the
agriculturalist. '

F. The establishment and subsequent operation or conduct of the use will not, because of the
circumstances and conditions applied in this particular case, be detrimental to the healih,
safety or welfare of the general working 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 ise because the project is subject to Land Use Ordinance and Building Code
requirements designed to address health, safety, and welfare concerns.

G."  The proposed project or use will not be inconsistent with the character of the immediate
neighborhood or contrary toits orderly development because the proposed parcels are located
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in 2 manner that minimizes potential conflicts with neighboring agricultural uses.

H The project will not generate a voiume of traffic beyond the safe capacity of all roads
' providing access to the project, either existing or to be improved Wlth the pro;ect because the
LOS on area roads will remain above LOS C. :

1 Tt is not feasible to extend the multi-use trail any further south than its texminus as shown on
Planning Commission Exhibit “A” dated March 13, 2003 because those lands are in
agricultural production and the county Trails Policy states that trails shall not be located in
active agncultural production areas and shall mstead be w1t}:m1 pubhc lands




EXHIBIT B
CONDITIONAL USE PERMIT CONDITIONS OF APPROVAL
BIDDLE RANCH

‘1, This approval authorizes a cluster subdivision consisting of the following elements:

a. 31 lots as identified in Tract 2408 in the West Biddle cluster
b. 56 lots as identified in Tract 2408 in the East Biddle cluster
¢. - Recordation of the map in two phases: '

i Phase 1 - West cluster

i, Phase 11 - East cluster

Construction of private road system

Construction of entry features at Lopez Drive and east cluster and west clustcr
Construction and operation of an equestrian facility.

Construction of water storage t tanks

© e A

2. Site development shall be consistent with the approved tract map and development plan.

. Traific Fees

30 The project apphcant shall pay the City of Arroyo Grande Traffic Fee based on the
* number of project trips that ¢ould impact the City’s roadway network. Prior to issuance of
- a huilding permit for development of each lot, the applicant shall pay 60% of the City of
Arroyo Grande traffic fee as determined at the time of issuance of the building permit.

Bmlog!cal Resources

4. Building envelopes shall be located so that alt npanan and wetland habitat is buffered
. from development (facluding grading) by a 50-foot setback. Setbacks shall clearly be
shown on building plans. _

5 The riparian and wetland habitat area and average 50-foot buffer zone for preserved

riparian/wetland areas shall be shown on all grading plans and shall be demarcated with
- highly visible constructlon fencing for the benefit of contractors and equipment operators.

6.  The applicant shall prepare and submit for review and approval to Planning and Building

a sediment and erosion control plan that specifically seeks to protect waters and

" riparian/wetland resources downstream of construction activities duzing tract
improvement activities. Erosion control measures shall be implemented to prevent runoff
into the onsite-creeks or drainages. Silt fencing, straw-bales, and/or sand bags shalibe
used in conjunction with other methods to prevent erosion and siltation of the stream
_channel. The plan shall also address frequency of sediment removal from basins and
‘location of spoil disposal. The plan shall specify locations and types of erosion and
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sediment control structures and materials would be used onsite during construction
activities. The plan shall also describe how any and all poliutants originating from
construction equipment would be collected and disposed.

7. During construction of tract improvements, common facilities and residential uses on
individual lots, washing of concrete, paint, or equipment shail occur only in areas where
polluted water and materials can be contained for subsequent removal from the site.
Washing shall not be allowed near sensitive biological resources.

8. Ifit is determined by the County and/or ACOE that impacts to riparian and wefland
. habitat are not avoided, the following shall beimplemmented in order to mitigate impacts:

Toa The applicant shall obtain a permit from the U.S. Army Corps of Engineers

' pursuant to Section 404 of the Clean Water Act, a water quality certification from
the Regional Water Quality Conirol Board (RWQCB) pursnant o Section 401 of
the Clean Water Act, and a Streambed Alteration Agreement from the California

.. Department of Fish and Game pursuant to Section 1600 et seq. of the California

Fish and Game Code for any grading or fill activity within drainages and
wetlands. It is recommended that the applicant contact these agencies prior fo
final plan submittal in order to mcorporate any additional requirements into the
pro_}ect design. :

b. As part of the permitting process, the applicant will be required to provide a
' " compensatory habitat creation/restoration program to mitigate impacts to
jurisdictional areas. The plan shall be written and implemented by a qualified
_ biologist, and shall at a minimum include the following components:

1 Mitigation plantings for the loss of existing wetland and riparian habitat
' shall be located in the drainages that are proposed to be modified or
preserved as part of the proposed project to the fullest extent feasible. The
compensatory program must provide a minimum 2:1 ratio of habitat values
and functions to that impacted. However, agency penmttmg may require a
higher ratio.

ii. = Aspartofthe plan, the apphcant shall prepare and submit for approvai a
mitigation-phasing plan to ensure that afl restoration plantmgs are in place
with sufficient irrigation prior to final inspection.

fii.  Landscaping shall be with native npauan and wetland species from Ioca]ly
collected stock.

iv.  Removal of native species in the crecks/drainages that are to be retained
shall be prohibited.

V. Prior to commencement of grading, the applicant shall file a performance
security with the County to complete restoration and maintain plantings
for a five (5) year period. '
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vi. . Outlet structures shall minimize disturbance to the natural drainage and
avoid use of hard bank structures. Where erosion of outlet structures is a
concern and bank stabilization must be utilized, bioengineering techniques
(e.g., fiber mats and rolls, willow wattling, and natural anchors) shall be

. used for bank retaining walls. If concrete must be used, then prefabricated

" ¢rib wall construction shall be used rather than pouring concrete. Rock
grouting shall only be used if no other feasible alternative is available as
determined by Planning and Building.

vii.  Except for culvert construction, the drainage bottoms shall not be

' disturbed or altered by instatlation of any drain or outlet structure.
- Undisturbed natural rocks imbedded in the stream bank shall be utilized as

. abase to tie In riprap if available;

vili. A grease trap and/or siit basin shall be installed in ali drop inlets closest to

~ the creek to prevent oil, silt and other debris from entering the creck. Such
{raps/basins shall be maintained and cleaned out every spring and fall to
prevent overflow situations and potential mosquito habitats from forming.
The homeowners association or equivalent shall be responsible for grease
trap and/or silt basin maintenance activities; and

ix. Construction envelopes shall be restricted to those areas shown on site

' Grading Plans in order to avoid impacts to native vegetation and sensitive
habitats. Envelope boundaries shall be staked in the field. Construction
envelopes shall be shown on afl grading and building pians.

9. Tra:l!Rnparian Separatm’n Features: The proposed trail alignment, where it would be
adjacent to npanan areas ¢ast of Biddle Park, shall mcoxporate the foilowmg design
features to minimize potential impacts to the adjacent riparian area: '

c.

'Ihe trail shall use emstmg disturbed pathways where feasible.
Fencing: Riparian areas shall be separated from the trail alignment by fencing
that discourages users from entering the riparian area.

- Setback/Buffer: Where possible, landscaping shall be included along fencing that
. discourages trail users from entering the riparian area. Landscaping shall be
‘compatible with and enhance the adjacent riparian habitat. Landscaping shall

exclusively use native vegetation, as approved by a qualified biologist.

‘Natural Drainage Feature Crossings: The proposed trail alignment crosses four
nafural drainage swales on the East Biddle cluster. For development at these
locations, the applicant shall consult with the Department of Fish and Game in
designing this stretch of the trail. Where appropriate, and if there is concurrence:
with DFG, pre-engineered boardwalk structures can be constructed to minimize -

. -potential disturbance within the lowest portion of these drainages.
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10.  Pre-comstruction Survey and Tree Protection Plan. A qualified arborist/botanist shall
inventory all frees within 100 feet of the limits-of-grading and provide measures to ensure
the required replacement ratios per County Guidelines are achieved, and that remaining
oak trees are adequately protected during construction activities. In addition, the project
arborist/botanist shall monitor construction activities and enforce an approved tree
protection plan. Tree protection guidelines and a root protection zone shali be established
for each iree to be preserved. The outer edge of the tree root zoue is 1.5 times the
distance from the trunk to the dripline of the tree. The project arbonstf'botamst rust

approve work within the root protectlon zone.

11. The project CC&Rs shall mclude tree protection and removal requirements for
- development of the following lots. These trees are located in the building envelopes. No
- trees located outside of building envelopes shall not be removed. Lots not menuoned in
the follomng list shall not be sub_]ect to ) any tree removal.

West Cluster N _
Lot # _ Protected frees Removable trees
-

1 204-208 203

2 214-216; 219-224 None

3 ~ 236-240; 254-260 None

4 266-272; 275-280 281

5 283-286; 292-297 295

6 208-300; 304-312 None

7 314317 - None

8 334-336 None -
10 ‘ 426-428 None

1mn . .20 _ None
12 202 ' None
14 339, 340 - . 337,338

18 o 52-59 ' - None

19 - 60-74 None
22 350, 351 . -~ None
23 352; 353; 356 : None
24 : 358; 362-368; 370 None

25 ' - .374-377; 382,383 ' . 373,378-381

East Cluster
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Lot # Protected trees Removable trees
35 ' 197-199, 1002-1004, 1006-1013 1005, 1014 -
47 - 173-174, 819-820, 822-824 176-177; 1000; 101;
: . . 102
48 128,130,134-136, 138-143, 145,147, = 125,127, 129
. 170-171, 158 '
- 49 677, 681, 682, 684, 686, 688-689, 683, 685, 690, 691
' 692-694, 699-701, 704, 705 : '
52 ) 186-196 Nome
61 - - 43-51, 178, 181-183, 1073-1078 179-180, 184-185;
' " 1075

o2,

13

oo

. The fo]}ovndﬁg trees may be removed for purposes of road construction: -

a

Road A - up fo 100 trees -
Road C - up to 30 trees
Road D - up to 100 trees
Road I - up to 50 trees

At the time of application for subdivision improvement plans or grading permits, the
applicant shall submit an Oak tree Protection and Replacement plan to be reviewed and

* approved by the Environmental Coordinator. The plan shall provide for the replacement,

in kind at a 4:1 ratio, all oak trees removed as a result of the development of the project,

-and in addition, shall provide for the planting, in kind at a 2:1 ratio, of oak frees to
- mitigate for trees impacted but not removed]. No more than 300 cak trees having a six
_ inch diameter or larger at four feet from the ground and/or identified on tree removal

surveys shall be removed as a result of the devélopment of the project. The County’s

- Environmental Monjtor may allow minor changes to tree removal due to construction
* ¢onditions. 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 latter, top soil shall be carefully

- removed and stockpiled for spreading over graded areas to be replanted (set aside enough

for 6-12" layer).

‘Location of 'newly planted trees should adhere to the following, whenever possible: on
 the north side of and at the canopy/dripline édge of existing mature native trees; on north-

facing slopes; within drainage swales (except when riparian habitat present); where

topsoil is present; and away from continuously wet areas (e.g. lawns, leach lines).

. These newiy planted trees shall be maintained until successfilly 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 (¢.g., drip-irmigation systent). Watering should be-
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14,

15.

- 16,

17.

18.

+ controlled so only enough is wsed 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: plantlng procedures (e g. plantmg

 tablets, initial deep watering) shall be used.

Replacement plantings shall be from regmnally— or locally-collected seed stock grown in

- vertical tubes or deep one-gallon tree pots. Replacement trees shall be planted in a

natural setting (not as landscaping) on the north side of and at the canopy/dripline edge of
existing mature native oak trees; on north-facing slopes; within drainage swales (cxcept

" when riparian habitat present); where topsoil is present; and away from continuously wet
areas (e.g. lawns, leach fines, etc). A seasonally timed maintenance program and

appropriate browse protection will be developed for all oak iree planting areas on the
project site. A qualified arborist/botanist shall be retained to monitor the acquisition,

- instailation, and maintenance of all oak trees to be replaced on the project site.

Replacement trees shall be monitored dnd maintained by a qualified arborist/botanist for
at least three years or until the trees have successfully established as determined by the’
County’s Environmental Coordinator. Annual monitoring reports will be prepared for the
County that evaluates pak tree survivability and vigor.

“To guarantee the success of the new trees, the applicant shall retain a qualified individual

(e.g., arborist, landscape architect/ contractor, nurseryman) to monitor the new trees’

" survivability and vigor until the trees are successfully established, and prepare

monitoring reports, on an anmual 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(s) to maintain the population

All trees planted as mitigation shall have a 100% survival rate after five years. If any
trees planted as mitigation do not survive five years, the replacement mitigation trees
shall also have a survival rate of 100% after five years from date of planting. :

Straight-Awned Spineflower and California Spineflower Monitoring Plan: Prior to the
issuance of any grading permits, a mitigation and moniforing plan that addresses impacts

to all special status plant species, including the straight-awned spineflower and California

spineflower shall be prepared and approved by the County of San Luis Obispo, CDFG,
and USFWS. The detailed mitigation and monitoring plan shall be developed to protect
and enhance the remaining occurrences of these species and to increase the overall -

" numbers of special-status plants located within the West Biddle Cluster Area. See Impac_t

B-5 of the Final EIR for the mitigation and monitoring plan’s minimum requirements.

'}?almerfs Spineflower and California Spineflower Seed Collection and Distribution:
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20,

21.

- 22,

Plants in this occurrence will be removed during clearing and grading activities
associated with road construction, Both Palmer’s spineflower and California spineflower

 are not Federally or State listed species. Like many closely-related species, Palmer’s

spineflower and California spineflower are easily grown from seed given appropriate
environmental factors such as edaphic factors and competition from other plants.
Therefore, mitigation for impacts to this small occurrence shail consist of collecting seed
from impacted plants, storing the seed during construction activities, and distributing the

. seed into appropriate habitat in the vicinity of collection once construction of the
proposed roadway is complete.

Follow-Up Special-Status Plant Surveys: Prior to the implementation of the special-

' status plant species mitigation and monitoring plan and one calendar year prior to

commencement of ground disturbance, the applicant shall submit to the County an

~ updated special-status plant population survey report of the East Biddle Cluster area

conducted by a County approved botariist. The purpose of the follow-up special-status
plant surveys is to provide accurate baseline information for the preparation of the

* special-status species mitigation and monitoring plan for the project. The follow-up
- special-status plant surveys will ensure a current and accurate assessment of the numbers
- of special-status plant mdividuals within the Biddle Ranch property that will be impacted

by development. The updated special-status plant survey shall determine the extent of the
special-status occurrences within the Biddle Ranch property and quantify the number of

individuals of each species impacted by the development of the proposed project using

accepted scientific methodologies. The report shall ensure that the extent of the onsite

-special-status plant occurrences will be accurately represented on construction site plans.

Protective Fencing: The applicant shall identify the limits of road consiruction in the
. field and temporary fencing shall be instailed around the remaining coastal scrub habitat

containing the Palmer’s spineflower and California spineflower occurrence prior to any

. construction acfivities in the vicinity including ground disturbance or site grading.

Protective fencing shall remain in place throughout construction activities on the East
Biddle Cluster period.

‘Worker Education Program: Before any grading or construction activities commence, all
personne] associated with the project shall attend a worker education program regarding
the Palmer’s spineflower and California spineflower occuirences in the area. The
specifics of this program shall include identification of both species of spineflower and
their habitat, and careful review of the limits of construction required to reduce impacts to

- these species. A fact sheet conveying this information shall also be prepared for

disiribution to all contractors, their employers, and other personnel involved with
construction of the project. The Department of Planning and Building shall be notified of
the time that the applicant intends fo hold this meefing.

- If feasible, and unless conditions have been found to have changed so that impac;[s tothe
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CRLF can be avoided, the applicant could redesign the proposed improvements,
including removal/relocation of proposed Lots 37-42 and realignment of the project
access road near Arroyo Grande Creek, to avoid potential CRLF breeding sites and
movement corridors. However, if project redesign is infeasible, the following mitigation
measures are required fo reduce the project’s direct and indirect impacts on the CRLF:

FESA Consultation: The project applicant shall coordinate with the U.S. Fish and
Wildlife Service (USFWS) and U.S. Army Corps of Engineers (Corps) and shali :
undertake consultation pursnant to Section 7 (federal nexus) and/or Section 10 (no federal

nexus) of the Federal Endangered Species Act (FESA), as applicable. This consultation
may necessitate the issuance of a USFWS Biological Opiniorrand/or the-preparation of a -
* - Habitat Conservation Plan for CRLF and their habitat. The project applicant shall
- implement measures that minimize the project’s adverse effects on CRLF. Subject to
- concurrence by and coordmauon with USFWS, required measures may include the
. following;: .

a, At'ieast 15 days prior to the onset of activities, the applicant or project proponent
shall submit the name(s) and credentials of biologists who would conduct
activities specified in the following measures. No project activities shall begin
until proponents have received written approval from the USFWS that the
bmloglst(s) is quatified to conduct the work.

. b. -"AUSF WS-approved biologist shall survey the work site two weeks before the

onset of activities. If CRLF, tadpoles, or eggs are found, the approved biologist
shall contact USFWS to determine if moving any of these life-stages is
_appropriate. In making this determination, USFWS shall consider if an
appropriate relocation site exists. If USFWS approves moving animals, the
approved biologist shall be allowed sufficient time to move CRLF from the work
site before work activities begin. Only- USFWS-approved biologists shali
participate in activities associated with the capture, hand]mg, and momtonng of
CRLF. :

c. Before any construction activities begin on the project, a USFWS-approved
biologist shall conduct a training session for all construction personnel. Ata
minimum, the training shall include a description of the CRLF and its habitat, the

~ importance of the CRFL and its habitat, the general measures that are being
- implemented to conserve the CRLF as they relate to the project, and the
boundaries within which the project may be accomplished. Brochures, books, and
briefings may be used in the training session, provided that a qualified person is
on hand to answer any questions.

¢ A USFWS-approved biologist shall be present at the work site until such time as

. all removal of California red-legged frogs, instruction of workers, and habitat
disturbance have been completed. After this time, the contractor or permitice
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shall designate a person to monitor the on-site compliance with all minimization
measures. The USFWS-approved bioclogist shall ensure that this individual
‘receives training outlined above and in the identification of CRLF. The monitor
and the USFWS-approved biologist shall have the authority to halt any action that
might result in impacts that exceed the levels anticipated by USFWS during -
review of the proposed actior. If work is stopped, USFWS, and the Corps as
applicable, shall be notified medlaxely by the USFWS-approved biologist or on-
site biological monitor. '

- During project activities, all trash that may attract predators shall be properly -
contained; removed from the work site and disposed of regularly. Following
construction, all trash and construction debris shall be removed from the work

. E -E . . .

All fueling and maintenance of vehicles and other equipment and staging areas
shall occur at Ieast 20 meters from any riparian habitat or water body. The
permittee, and Corps as applicable, shall ensure contamination of habitat does not
. occur during sych operations. Prior to the onset of work, the permittee shall
prepare and comply with a plan to allow 2 prompt and effective response to any
accidental spills. All workers shall be informed of the importance of preventing
spills and of the appropriate measures to take should a spill occur.

A USFWS-approved biologist shall ensure that the spread or introduction of
invasive exotic plant species shall be avoided to the maximum extent possible.
When practicable, invasive exotic plants in the project areas shall be removed.

Project sites shall be revegetated with an appropriate assemblage of native riparian
wetland and ppland vegetation suitable for the area. A species list and restoration
and monitoring plan shall be included with the project proposal for review and
approval by USFWS, and the Corps as applicable. Such a plan must include, but
not be limited to, location of the restoration, species to be used, restoration

~ techniques, time of year the work will be done, identifiable success criteria for
- completion, and remedial actions if the success criteria are not achieved.

Stream contours shall be returned to their original condition at the end of project
. activities, unless consultation with USFWS has determined that it is not beneficial
to the species or feasible.

' The number of access routes, number and size of staging areas, and the total area

of the activity shall be limited to the minimum necessary to achieve the project

goal. Routes and boundaries shall be clearly demarcated, and these areas shall be

outside of riparian and wetland areas. Where impacts occur in these staging arcas
and access Toutes, restoration shall occur as identified in the above measures,
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24.

25.

26.

27

28.

29,

-k To minimize the potential for direct impacts to dispersing individuals, work

activities shall be completed in the dry season, between April 1 and November 1.

CRLF Habitat Buffers. Buffers around aquatic sites can reduce the encroachment 6f
humans and urban uses on breeding habitat, including protecting frogs from visual

 disturbances from human activities. Except for approved subdivision roads, the project

applicant shall establish a 200-foot buffer area around water bodies with confirmed

occurrences of CRLF. Construction activities, landscaping, and other improvements shall -

be prohibited within these buffer areas. The buffer areas should contain an open space
easement overlay, or some other form of protection in perpetuity, for the protection and
conservation of the environmentally sensitive CRLF and its habitat.

Pesticide Compliance. Use of pesticides shall be in compliance with all local, state and
federat regulat:lons (This is nec&ssaty to jprevent primary or secondary poisoning of .

- CRLF).

Inadvertent Take Procedure. Any prdj ect contractor or employee that inadvertently
kills or injures a CRLF or who finds any such animal either dead or injured shall be
required to report the incident immediately to a super-visor overseeing the project

- development. In the event that such observations are made of injured or dead CRLF, a

project representative shall immediately notify the USFWS by telephone. In addition,
formal notification shall be provided in writing within three working days of the finding

" . of any such animali(s). Notification shall include the date, time, location and

circumstances of the incident. Any threatened or endangered species found dead or
injured shall be turned over immediately to USFWS for care, analysis, or disposition.

Minimize Road Widths. Roadway widths adjacent to open space/agricultural areas shall
be reduced to the mipimum width possible, while maintaining Fire Department

" Requirements for emergency access, with slower speed limits introduced. Posted speed

limits should be 25 mph or less.

Ground Disturbance Timing. In order to avoid impacts to nesting birds including the
ground-nesting northern harrier, or other birds protected under the Migratory Bird Treaty

* Act, all initial ground disturbing activities and tree removal should be limited to the time
-period between September 15 to March 31. If initial site disturbance, grading, and tree

removal cannot be conducted during this time period, a pre-construction survey for active
nests within the limits of grading should be conducted by a qualified biologist at the site

two weeks prior to any construction activities. If active nests are located, then all

construction work must be conducted at least 500 feet from the nest until the adults and
young are nio longer reliant on the nest site.

Badger Avoidance, The mitigation measures below are recommended to determine
whether badgers are present in the area and fo prevent badgers from becoming trapped in
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barrows during construction activities. Although displaced animals may compete with

a.

- other badgers in the surrounding area, it i possible that there is available habitat for
displaced individnals and that they would survive the displacement.

A pre-construction survey within the development footprint for active badger dens
shall be conducted within one month of initial ground disturbance activitiesbya -
County qualified biologist. In order to avoid the potential direct take of adults-and
nussing young, no grading shall occur within 50 feet of an active badger den as
determined by a County-approved biologist between March 1 and June 30.

Construction activities during July 1 and March 1 shall comply with the follc)wing_

N

.

- measures to avoid direct take of adult and weaned juvenile badgers.

County-approved biologist shall conduct a bioiogical survey of the entire
project site between 2 weeks and 4 weeks of the start of ground clearing or

- grading activity. The survey shall cover the entire area proposed for

development. Surveys shall focus on both old and new den sites. If dens

. are too Jong to see the end, 2 fiber optic scope (or other acceptable

method) shall be used to assess the presence of badgers. Inactive dens
shall be excavated by hand with a shovel to prevent badgers from re-using
them during construction.

Badgers shall be discouraged from using currently active dens prior to the
grading of the site by partiaily blocking the entrance of the den with sticks,
debris and soil for 3 to 5 days. Access to the den shall be incrementaily
blocked to a greater degree over this period. This would cause the badger
to abandon the den site and move elsewhere. After badgers have stopped
using active dens within the project boundary, the dens shall be hand-
excavated with a shovel to prevent re-use. The County-approved biologist
shall be present during the initial clearing and grading activity. If badger
dens are found, all work shall cease until the biologist can safely close the
badger den. Once the badger dens have been closed, work on the site may
resuime.

Pet Brochure. The applicant shall prepare a brochure that informs prospective

" homebuyers about the impacts associated with non-native animals, especially cats and

dogs, and other non-native animals to the project site; similarly, inform potential
homebuyers of the potential for coyotes to prey on domestic animals.

Night Lighting Standards. The following standards pertaining to night lighting shall be
added to the project’s design guidelines. Night lighting of public areas shall be kept o
the mm:mum necessary for safety purposes: .
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a. Exterior lighting within 160 feet of open space shail be shielded and aimed as
needed to avoid spillover into open spacc areas. Decorative lighting shall be low
intensity.

b. Use of high-intensity floodlights on residential lots shall be restricted and all

_residential lighting shall be shielded.

- Native Landscaping. In order to ensure that project landscaping does not introduce

invasive non-native plant species into the vicinity of the site, the final landscapmg plan
shall be reviewed and approved by a County approved biologist. All invasive plant
species shall be removed ﬁ'om the landscapmg plan.

Cultural Resources

Prior to the commencement of project construction, an orientation meeting shall be
conducted by an archaeologist, approvéd by the County for construction workers
associated with earth disturbing procedures. The orientation meeting shall describe the
possibility of exposing unexpected archaeological resources and directions as to what
steps are to be taken if such a find is encountered. .

Pﬁor to recordation of the final maps or start of subdivision improvements, the project

- archaeologist, approved by the County, shall submit a Cultural Resource Protection and

Monitoring Plan (CRPMP) to the Dept for review and approval. The Plan shall, ay a
minimum include recommendations for monitoring; suggestions for reducing impacts
fom resources.

A qualified archaeologist and Native American representative shall monitor all earth
moving activities within native soil pursuant to the Plan. In the event that archaeological
and historic artifacts are encountered during project construction, all work in the vicinity
of the find will be halted untit such time as the find is evaluated by a qualified
archaeologist and appropriate mitigation (e.g., curation, preservition in place, etc.), if

- pecessary, is implemented.

In the event of the accidental discovery or recognition of any human remains in any

location other than a dedicated cemetery, the following steps will be taken:

a.  There shall be no further excavation or disturhance of the site or any nearby area

reasonably suspected to overlie adjacent human remains until:

i The coroner of the county in which the remains are discovered must be
contacted to determine that no investigation of the cause of death is
required, and

SIS 2 If the coroner determines the remains to be Native American:

L The coroner has 24 hours to notify the Native American ﬁeritage
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- . Commission, _
2. The Native American Heritage Commission shall identify the
person or persons it believes to be most likely descended from the
_ deceased Native American. '
3. The most likely descendent may make recommendations to the
* landowner or the person responsible for the excavation work, for

means of treating or disposing of, with appropriate dignity, the
human remains and any associated grave goods as provided in
Public resources Code Section 5097, 98

b - Wherethe following conditions occur, the landowner or his authorized

representatives shall repatriate the Native American human remains and
associated grave items with appropriate dignity on the property in a location not
subject to further subsurface disturbance. However, any such activity will be
pursuant to the discretion of a Chumash representative if a descendent is either not
identified or fails to respond to notification.

i. The Natlve American Heritage Commission is unable to identify a most
likely descendent or the most likely descendent failed to make a
" recommendation within 24 hours after being notified by the commission.

ii. The descendent identified fails to make a recontmendation; or

iii.  The landowner or his authorized representative rejects the
recommendation of the descendent, and the mediation by the Native
American Heritage Commission falls to provide measures acceptable to
the landowner.

Halt Work Order. If anan remains are unearthed, State Health and Safety Code

Section 7050.5 requires that no further disturbance of the site or any nearby area
reasonably suspected to overlie adjacent human remains shall occur until the County
Coroner has made the necessary findings as to origin and disposition pursuant to Public
Resources Code Section 5097.98. If the remains are determined to be of Native
American descent, the coroner has 24 hours to notify the Native American Heritage
Commission

Phaée II Sabsurface Archaeological Testing, If avoidance of an archaeological site(s). is

not possible, a Phase II subsurface testing program shall be completed prior to issuance of

a Land Use Permit. Goals of the Phase 1T excavation shail include:

a) Determination of the find/site boundaries within the project's potential impact
b) Assessment of the site’s integrity, (i.., how intact the site and/or feature is);
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38,

39,

41,

42,

) Evaluation of the site’s significance through a study of its features and artifacts..

The Phase II program shall be funded by the applicant, shall be performed by a county
qualified archaeologist, and shall include:

a. Mapping the Iocatmn of the surface remains Wlthm the proposed mpact area;
Surface collection of artifacts;

-b.  Excavation of a sample of the cultural deposit to characterize the nature of the

buried portions of the site within the proposed impact area;

e “Monitoring of excavations containing Native American Indian resources by a -

: Native American representative;
d. Repatriation of Native American Indian cultural resources at the recommmdanon
of a Native American representative;’
e. Analysis of all remains, submission of a final report detaﬂmg the results of the
investigations, and curation of il artifacts and records detailing the results of the
investigations at a county approved curation facility; and

- Ifthe site is determined significant, the applicant may choose to cap the resource area
using culturally sterile’and chemically neutral fill material and shall include open space

-accommodations and interpretive displays for the site to ensure its protection from

development. An archaeologist and Chumash consultant shall be retained to monitor the
placement of fill upon the site and to make open space and interpretive recommendations.
If a significant site will not be capped, the results and recommendations of the Phase IT
study shall determine the need for 2 Phase III Data Recovery Excavation and or

' - monitoring,.

Ifthe gz- ite is determined insignificant, no capping and or further archacological
investigation shall be required. The results and recommendations of the Phase II study

shall determine the need for construction monitoring.

- Prohibition of Archaeological Site Tampering. Off-road vehicle use, unauthorized

collecting of artifacts, and other activities that could destroy or damage archaeological or
cultural sites shall be prohibited. Signs shall be posted on the property to discourage

these types of activities and warn of trespassing violations and imposed fines.

PhaSe 1I Subsurface Historical Resource Testing,. A Phase 1 subsurface testing

program shall be implemented to determine the location and nature of any buried historic

features related to the tunnel's construction and use [refer to Mitigation CR-2 (b) for

. specific goals, methods, and components of the Phase IT program]. Due to the extensive

alluvium buildup within the drainage below the tunnel, the subsurface testing may utilize
aseries of monitored backhoe trenches. A data recovery program designed to record and
remove significant cultural materials that could otherwise be tampered Wlth, shall follow
this work., :
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43,

Site Protection and Cultural Study. A qualified historic archaeologist and Chumash
representative shall be retained to design a plan to protect the tumnel and the adjacent rock
face from looting and vandalism. If a suitable protection plan is determined infeasible,
then a qualified historic archaeologist and Chumash representative shall be retained to
record and remove any cultural materials within the tunnel and record any carved
characters on the adjacent rock face. :

Historical Resoarce Construction Monitoring. If trenching, grading or other earth
movement activities are proposed within Arroyo Grande Creek alluvial deposits, a
qualified historic archaeologist shall be retained by the applicant to monitor all such

- activities within areas of site disturbance. If potentially significant archacological - -

Tesoutces are exposed, the archaeological monitor shall hiave the authority to temporarily
halt or redirect construction activity within the vicinity of the find until the nature and
significance of the find as been evaluated and appropriate mitigation (e.g., curation,
preservation in place, etc.), if necessary, is implemented.

4. .

. ) 1 .
. Phasing of Irrigation System Conversion. The proposed irrigation system conversion

from a finTow/sprinkler system to a drip system shall occur prior to project occupancy.

. The project applicant shail furnish to Planning and Building records of water use for the
- three months preceding the imrigation system and three months following the system
“conversion or shall supply other evidence that indicates water savings.

Wastewater

46.

Septic System Design. For all lots identified in preliminary percolation testing as having '
percolation rates over 60 minutes per inch, a California registered Civil Engineer
competent in private wastewater system designs would be required to design septic
systems for the proposed lots, pursuant to County of San Luis Obispo standards. For all

“lots identified in preliminary percolation testing as having percolation rates over 120

minutes per inch, individual leach line system designs shall be submitted for review to
RWQCB and the County Environmental Health Department. The lot developer shall
comply with all applicable requirements of the RWQCB regarding wastewater disposal.

‘Septic systems proposed for instailation in arcas containing slopes between 20% and 30%

shall be engineered by a California Registered Civil Engineer. Shallow septic systems
shall be prohibited in arcas with slopes exceeding 30%. For Lots 1 through 27 in the
West Biddle Cluster, deep well type sewage disposal (e.g., seepage pit. disposal systems),
in lien of shallow disposal fields, shall be implemented in accordance with County
Department of Environmental Health requirements. '

* Iraffic and Circulation
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47.  Parking Prohibitions, Given the proposed 20-foot roadway widths, parking shall be

-48.

prohibited along the internal streets, or 8-foot parking pullouts shall be provided in

© certain areas along the roadways to accommodate on-street parking and two-way roadway

ACCEess.

Parkmg Spaces. The project applicant shall prowde a minimum of two pnvaie off-street
spaces per residential parcel.

Air Quality

- 49,

50.

51

Energy Efficiency. The project applicant shail provide easements or land dedications for
bikeways and pedestrian walkways. In addition, the following energy-conserving
techniques shall be incorporated unless the applicant demonstrates their infeasibility to
the satisfaction of County Department Planning and Building staff: increase walls and -

attic insulation beyond Title 24 requiréments; orient buildings to maximize natural

heating and cooling; plant shade trees along southern exposures of buildings fo reduce
summer cooling needs; use solar water heaters; and use double-paned windows. Project
design _shall also: ;

a. Use built-in energy efficient appliances;

b. Tnclude outdoor electrical outlets to encourage the use of electnc appliances and

tools;
c. Use low energy street lighting;
d.  Use low energy interior lighting;
e Ensure that new homes are built with flexibility in the internal wiring/cabling to
. allow telecommuting, teleconferencing, and teleleammg to occur simuitancously
at several locations throughout homes

w

The following mitigation measures are recommended to minimize emissions and to

. reduce the amount of dust that drifis onto adiacent properties. These measures would

apply to both tract grading and development of individual lots.

Applicaﬁon of CBACT. The following measures shall be implemented during
subdivision improvemnients to reduce combustion emissions from construction equipment.

a. The project owner shall require that all construction equipment and portable
engines shall be properly maintained and tuned accordmg 10 manufacturer's
specifications.

b. The project owner shall require thaf all off-road and portable diesel powered

equipment, including but not limited to bulldozers, graders, cranes, Ioaders,
scrapers, backhoes, generator sets, compressors, auxiliary power units, shali be
fueled exclusively with CARB motor vehicle dlesel firel (non-taxed off- road
diesel is acceptable).

.
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- 32,

C.

The project owner shall require, if feasible, a diesel oxidation catalyst on each of
the two pieces of equipment projected to generate the greatest emissions.
Installations must be prepared according to manufacturer’s specifications.

Use gasoline or altematively fueled construction equipmuent, such as compresses
natural gas (CNG), liquefied natural gas (LNG) or electric in place of diesel
Maximize to the extent feasible, the use of diesel construction equipment meeting
the California Air Resources Board’s 1996 certification standard for off-road
heavy-duty diesel engines.

Dust Control; The following measures shali be 1mplemented to reduce PM10 emissions
during project construction: _

a.

b -

oo

* Reduce the amount of the disturbed area where posmble

Use water trucks or sprinkler systems in sufficient quantities to prevent aitbome

. dust from leaving the site.- Water shall be applied as soon as possible whenever

wind speeds exceed 15 miles per hour. Reclaimed (nonpotable) water should be
used whenever possible. -

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

Permanent dust control measures shall be identified in the approved project

‘revegetation and landscape plans and implemented as soon as possible followmg

completion of any soil disturbing activities.

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

All disturbed soil areas not subject to revegetation shall be stabilized using

. approved chemical soil binders, jute nettmg, or other methods approved in
. advance by the APCD.
All roadways, driveways, sidewalks, ¢tc., to be paved shall be completed as soon

as possible. In addition, building pads shall be laid as soon as possible after
grading unless seeding or soil binders are used."

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

All trucks hauling dirt, sand, soil or other loose materials shall be covered or shall
maintain at least two feet of freeboard (minimum vertical distance between top-of
load and top of trailer) in accordance with CVC Section 23114.

Install wheel washers where vehicles enter and exit unpaved roads onto streets, or.
wash off trucks and equipment Ieaving the siie. _

Sweep streets at the end of each day if visible soil material is carried onto adjacent
paved roads. Water sweepers with reclaimed water shall be used where feasible.
Construction personnel shall wear protective face masks while grading and
excavating soils that contain serpentine.

‘The applicant shall develop an Asbestos Dust Mitigation Plan, which addrésses: _
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53,

54,

'55.

56.

oo

i Track-out prevention and control measures.

il Keeping active storage piles adequately wetted or covered with tarps;

ti.  Control for disturbed or storage areas that would be inactive for more than
7 days; |

iv. Control of Onmte Traffic

V. Control of Barthmoving Activities

vi. Control for Offsite Transport _

vii.  Post-Construction Stabilization of the Site

- Cover Sfockpiled Soils. If importation, exportation, or stockpiling of fill material is

involved, soil stockpiled for more than two days shafl be covered, kept moist, or treated
with soil binders to prevent dust generation. Trucks transporting material shall be tarped

- from the point of origin. It is the contractor or builder’s responsibility to contro! dust at

all times. Stockpiles should be watered or covered to prevent dust within 24 hours of

- placement unless being actively worked.”

Dast Control Monitor. The contractor or builder shall designate a peréon or persons to
monitor the dust control program and to order increased watering as necessary to prevent
transport of dust off-site. Their duties shall include hohday and weekend periods when

“work may not be in progress.

- Active Grading Areas. Pnor to commencement of tract improvéments, a Construction
- Mapagement Plan shall be.submitted for county approval that shows how the project will

not exceed continuous working of more than four acres at any given time, The Dust

. Control Monitor shall verify in the field during tract improvements that the Construction

Management Plan is being followed.

“Odor Abatement Plan. The applicant shall develop and melement an Odor Abatement

Plan (OAP). The OAP shall include the following:

a Name and telephone number of contact person(s) responsible for logging and
responding to odor complaints;

-b. Policy and procedure describing the actions to be taken when an odor oomplamt is

received, including the training provided to the responsible party on how to
respond to an odor complaint;

* Description of potential odor sources at the facility;
Description of potential methods for reducing odors, including mlmmlzmg
potential add-on air pollution control equipment; and .
e. Contingency measures to curtail emissions in the event of a contmuous public

nuisance.

Yisual Resources
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57.  Prohibition of Structural Silhouetting. Proposed lots located on on-site ridgelines shall
have building heights limited, and/or vegetative screening shall be provided such that the
residential units do not significantly silhouette against the sky when viewed from off-site,
public viewpoints. If structural setbacks are implemented, structures shall be setback as
follows: units on Lots 71, 72, 73, 74, 78, 79 (and others as may be required) shall be
setback to the south from the top of the bluff a sufficient vertical distance to preclude

. -gilhouetting of units on the top of on-site bluffs. '

58. Archltectural and Landscape Gmdennes. The apphcant shall develop and implement
- Architectural and Landscape Guidelines that include the components listed below. The
Guidelines shall include clear criteria and requirements to guide the design, layout, and
landscaping of individual residential lots. All future development shall comply with the
Guidelines. Enforcement of compliance with the Guidelines shall be the responsibility of -
the Planning and Building Departnmlt,

/

_- 59.  Tract Iandscaping. Landscapmg guzdelmes shall describe the follomng elements:

‘a. Landscaping shall enntlate and be compatibie with the sulroundmg natural
. environment to'the extent possible;
b. Fuel management techniques shall be used;
c. Fire-resistant vegetation shall be used in as tract landscaping;

60. - Indmdual House Landscaping. Landscaping Plans for mdlwdual houses shall be

' - prepared by a qualified Landscape Architect, and shall be designed to screen and blend
the proposed development into surrounding area while preserving identified viewsheds.
The project landscaping plans shall incorporate plants consistent with the Master
Landscaping Plan for the project.

61.  Roofing and Feann'e Color and Material. Development plans shall include earth-tone
colors on structure roofing and other on-site features to lessen potential visual contrast
between the structures and the hilly terrain that constitutes the visual backdrop of the
area. Natural building materials and colors compatible with surrounding terrain
(earthiones and non-reflective paints) shall be used on exterior surfaces of all structures,
including fences.

 62. - Individual House Lighting. Prior to development of individual lots, proposed lighting

_ shall be indicated on site plans that demonstrates that spill-over of lighting would not
affect residential areas located east and west of the project site. The lighting plan shall
incorporate lighting that direct light pools downward to prevent glare on adjacent and’
surrounding areas. Lights shali have solid sides and reflectors to further reduce lighting
impacts by controlling light spillage. Light fixtures that shield nearby residences from
excessive brightness at night shall be included in the lighting plan. Non-glare lighting
shall be used,

Wy
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66.

68. -
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Avoidanece of Visual Prominence. To avoid the visual prominence of structures ocated
at Lots 71-79, no structure shall exceed a height of 22 feet, except for ancillary features
such as antennas or other elements determined to be oompatible by Planning and

Building.

Compatibility with Adjacent Uses. The design, scale, and character of the project
architecture shall be compatible with the scale of existing resxdenha.l uses north, south,
east and west of the site.

Understory and Retainmg Wall Treatment.— Understories and retammg Walls h1g,her -
than six (6) feet shall be in tones compatible with surrounding terrain using textured
materials or construction methods which create a textured effect. Native vegetation to

" screen retaining walls shall be planted

/

Bury Water Tanks. The water tanks shall be placed to reduce their visual proﬁle The
tanks shall be placed such that the tanks do not silhouette against the sky. If water tasks
are placed above ground, natural building materials and colors compatible with -
surrounding terrain (earthtones and non-reflective paints) shall be used on exterior
surfaces. Entrance Monuinents. Project entrance monuments shall not be visually

prominent and shall be consistent with the natural character of the area.

Lighting Limitations. All lighting of equestrian facilities shall be designed as accent
features, and provided for safety and security only. Walkways and outdoor parking areas
(if any) shall be lighted with bollard-style posts, limited to four feet in height. Any

_ security lighting shall be screened such that lighting globes are not visible from a distance

of 20 feet.

Street Light Limitations. Project streetlights shall be pedestrian in scale, not to exceed a
height of 10 feet, and shall be architecturally compatible with surrounding development.
Streetlights, where they are included, shall be primarily for pedestrian safety (at roadway
intersections only), and shall not provide widespread illumination.

Clear Excess Debris. The developer shall clear the project site of all excess construction
debris when completed with individual developments. :

Genlog}z |

70.

All habitable structures to be located in the proposed East Biddle Cluster shall have the
following setbacks as described in the “Fault Location Investigation” prepared by
GeoSolutions, Inc. (July 2001}:

" a, A m.mlmum of 100 feet from the south side of the South Trace of the fault in the
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Monterey Formation
b. A minimum of 15 feet from the north side of the South Trace of the fault in the
Monterey Formation

71.

-T2

73.

e A minimum of 25 feet from both sides of the North Trace of the faylt in the

Monterey Formation. -
d. Exact fault and landslide setbacks shall be established by a Certified Engineering
' Geologist (CEG) and approved by the County CEG prior to final map recordation.

Clubhouse Setback. The exact location of the Los Osos Fault thmugh the area of the
proposed clubhouse on the East Cluster site is not known, although it is approximated to
be iri the immediate vicinity. As a precautionary measure, the clubhouse shall be located

at least 200 feet from the inferred trace of the fault in the vicinity of the proposed

clubhouse location.

SoilsfFoundaﬂon Preparatlon In order to avoid soil-related hazards, the project
applicant shatl implement the recommendations of the Soil Engineering Reports prepared
for the project site in July 2001 by GeoSolutions, Inc. This shall include: preparation of

~building pads; preparahon of paved areas; conventional foundations; slabs-on-grade
-gonstruction; retaining ‘'walls; and pavement design. One or more of the following may be
' consldered during design of the project: -

a. Use continuous deep footmgs G.e., ebedment depth of 3 feet or more) and
. conerete slabs on grade with increased steel reinforcement fogether with a pre-
wetting and long-term moisture control program within the active zone.

b. Removal of the highly expansive material and replacement with non-expansive

. import £l material.
c. The use of specifically designed drilled pier and grade beam system incorporating -
a structural concrete slab on grade supported approximately 6 inches above the
_ . expansive soils.
d. Chemical treatment with hydrated lime to reduce the expansion characteristics of
the soils.

Gradmg and Erosion Control Plan. A grading and erosion control plan that minimizes
erosion, sedimentation and unstable slopes shall be prepared and implemented by the
project applicant or representative thereof, prior to issuance of Grading Permits. It must
include the following:

a. Methods such as retention basins, drainage diversion stractures, spot grading, silt
fencing/coordinated sediment trapping, straw bales, and sand bags shall be used to
minimize erosion on slopes and siliation into Arroyo Grande Creek and its

tributaries during grading and construction activities.

b. Graded areas shall be revegetated within 4 weeks of grading activities with deep-
rooted, native, drought-tolerant species to minimize slope failure and erosion
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74.

potential. If determined necessary by Planning and Building, irrigation shall be
provided. Geotextile binding fabrics shall be used if necessary to hold slope soils
until vegetation is established.

After construction of tract 1mprovemcnts exposed areas shall be stabilized to
prevent wind and water erosion, using methods approved by the Planning and
Building Department Grading Division and APCD. These methods may include
importing of topsoil is to be imported and spread on the ground surface in areas

" having soils that can be transported by the wind, and/or the mixing of the highly
-erosive sand with finer-grained materials (silt or clay) in sufficient quantities to

prevent its ability to be transported by wind. The topsoil or silt/clay mixture is to

© be used to stabilize the existing soil to prevent its ability to be transported by

wind. -As a minimum, six inches of topsoil or silt/clay/sand mixture is to be used
to stabilize the wind-erodable soils.

‘Where neceesaxy site preparation shall inciude the removal of all or a portlon of

the expansive soils at the bwl_d:mg sites and replacement with compacted fill.
‘Where necessary, construction on transitional lots shall include overexcavation to

-expose firm sub-grade, use of post tension slabs in ﬁlture structures, or other

geologically acceptable method.
Landscaped areas adjacent to structures- shall be graded so that drainage is away -
from structures.

Trrigation shall be controlled so that overwatering does not occur. An irrigation

schedule shall be reviewed and approved by Planning and Bmldmg pnor to land
use clearance for grading.

Grading on slopes steeper than 5:1 shall be designed to minimize surface water
runoff.

. Fills placed on slopes steeper than 5:1 sha]l be properly benched prior to

placement of fill.

Brow ditches and/or berms shall be constructed and maintained above all cut and
fill slopes, respectively.

Cut and fill benches shall be constructed at regular intervals.

Retaining walls shall be installed to stabilize slopes where there is a 10-foot or
greater difference in elevation between buildable lots.

The applicant shall limit excavation and grading to the dry season of the year

(typically April 15 to November 1, allowing for variations in weather) unless a

Planning and Building Department Building and Safety approved erosion control
plan is in place and all measures therein are in effect.

The applicant shall post a bond with the County and hire a Planning and Building
-qualified geologist or soils engineer prior to land use clearance for grading, and
to ensure that erosion is controlled and mitigation measures are properly

~ implemented.

Roadway and Trail Alignment Review. During site development and grading, an
Engineering Geologist or a Soils Engineer shall identify potential surface slumping areas
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‘within and adjacent to proposed roadway and trail alignments. Roads shall be realigned

to avoid identified surface slumping areas or underlying soils shall be excavated and

. recompacted in accordance with the recommendations of a quahﬁed engineering

geologist.

Drainage

75.

76.

77.

78.

79.

Subdrains. An Engineering Geologist.or a Soils Engineer shall observe construction -
activities to review the potential for subsurface water. If necessary, subdrains shall be
installed within foundations, soft areas, or roadways, to alleviate ponding of water. On

-the West Biddle Cluster site; subdrains shall be installed in all foundations to alleviate
- upslope ponding of water. In addition, subdrains shall be installed within all lots that .

maintain swales or topographic depressions where a residence is proposed. Surface water
shall not be concentxated outo surface maiena]s in any fot,

Access Road Cnlverts Culverm sha!l be constructed under Secondary Access Road “D”
on the proposed West Biddle Cluster development site to divert surface flow to the main
drainage. An Engineering Geologist shall assess the placement of these culverts during

Reduction of Liguefaction Potential. Appropriate techniques to minimize liquefaction

- potential shall be prescribed by an engineering geologist and implemented by the project

applicant. Suitable measures to reduce liquefaction impacts could include specialized

- design of foundations by a structural engineer, removal or treatment of liquefiable soils to

reduce the potential for liquefaction, drainage to lower the groundwater table to below the
level of liquefiable soils, in-situ densification of soils, or other alterations to the ground
characteristics. All on-site structures shall comply with applicable methods of the

_ Uniform Building Code.

NPDES Permit. Prior to start of subdivision improvements, the applicant shall obtain a
NPDES storm water permit from the Califomia Regional Water Quality Control Board.
A Storm: Water Pollution Prevention Plan (SWPPP) for the entire site (not individual lots)
shall be developed prior to the initiation of grading and implemented for all construction
activity on the project site. The SWPPP shall include specific BMPs to control the
discharge of material from the site and into the creeks and local storm drains. BMP
methods may include, but would not be limited to, the use of temporary retention basins,
straw bales, sand bagging, mulching, erosion control blankets and soil stabilizers.

- Additional BMPs should be implemented for on-site construction activities including fuel

storage and handling, concrete waste management, material delivery and storage. A list
of BMPs shall be attached to project plans and posted at the construction site.

Temporary Berms and Basins. Temporary berms and sediment basins shall be. *
constructed to avoid unnecessary siltation into local streams during construction
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81, -

82.

83.

84,

activities.

Permanent Detention Basins. Perinanent detention basin(s) and detention traps shail be
installed on the project site at locations outside of the stream channel that minimize
conveyance of debris and eroded soils into the unnamed intermittent drainages and
Arroyo Grande Creek.

Grading and Drainage Plans, Grading and drainage plans for both the tract and
individual lots shall be designed to minimize erosion and watm‘ quahty impacts, Plans
shall mclude the fo]lowmg

a. - Grading shall be prohibited within 100 feet of the top of bank of Arroyo Grande
Creek and on-site drainages, with the exceptlon of approved traJl Improvements
and project roads; '

b, Graded arcas shall be revegetatéd within 60 days of grading activities with deep

rooted, native, drought-tolerant species to minimize slope failure and erosion
potential. Geotextile binding fabrics shall be used if necessary to hold slope soils
' until vegetation is established, .

c. Grading shall be avoided on slopes greater than 30% due to the potential for
geologic problems and endangering lands at lower elevations as well as scarring
of hillside landforms; ' _

d. Temporsary storage of construction equipment: shall be limited to a minimurs of
100 feet away from Arroyo Grande Creek and on-site drainages; and

e. Erosion conirol structures shall be instalied.

Grading Limitations. The tract developers shall limit excavation and grading to the dry
season of the year (i.e. April 15 to November 1) unless a County-approved erosion:
control plan is in place and all measures therein are in eﬁ‘ect.

Drainage Features. All runoff water from impervious areas shall be conveyed by
impervious conduits via energy dissipaters to existing drainage channels. In addition,

drainage shall be consistent with approved drainage plans which include:

Locations of all proposed pipelines;

Pipe diareters;

Locations where the pipe(s) would surface in.the creek; and
Amount of water that would flow from each pipeline.

po e

Flood Protection Pian. The applicant shall implement a Flood Protection Plan
addressing debris plugging bridge locations and overland escape. The Plan shall include:

a. - A 100-foot structural setback from the FCD verified top-of-bank of Arroyo
Grande Creek and the unnamed intermittent on-site drainages;
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85.

86.

- 87.

b. A grading and drainage plan to include standard requirements, bank stebilization
methods, sediment basins and erosion control measures. Sediment traps shall not
be in-chammel;

c. Culverts shall be designed to convey IOO-yem' storm flows without ponding;

d.  Consideration of alternative crossing methods, such as Anzona (low water)

crossings.

If any of these conditions are not met, the proposed gradmg and dramage plan must be
revised to conform w1th these speclﬁcatmns

Disclosure of Potential Hazard. Upon the transfer of real property within the West
Biddle area, the transferor shall deliver to the prospective transferee a written disclosure
statement that shall make all prospective homeowners aware that the entrance to this area
is located within a dam failure inundation hazard area. The same st:pulatlon shall be -
made with respectto Lot 87. - - /"

- Equestrian Management Plan. Prior to issuance of a construction permit for the

equestrian facility, the apphcant shall prepare an Equestrian Management Plan to
demonstrate sensitivities to storm water transport of bacteria and sediment into
downstream facilities. Appropriate best management practices shall be provided in the
management plan, such as on-site manure management, site design characteristics, and

gitizen awareness and education provisions. On-site manure management shall include

the pmvmon for cleaning equestrian facilities and collecting manure in areas that
minimizes the potential for dispersion into creek beds, and possibly establishing a manure
compost system. Deliberate dumping of manure into creekbeds shall be prohibited.
However, equestrians shall not be required to clean streambeds and trails from normal
equestrian fecal production that occurs while trail riding activities take place.

Pollutant Removal Techniqu'es. The applicant shall integrate into the project design
available technologies and techniques to remove pollutants from site runoff prior to

. entering the drainage courses. Such techniques shall include reduced slope grading,

drainage through vegetative zones (e.g., bio-swale) and other options to intercept
pollutants being conveyed toward drainage paths. Technological solutions such as
gravelly filter blankets or particulate filters (e.g. Fossil Filters) may also be installed as
pollutant-removal solutions.

Fire and Pnbhc Safegz

38.

Defensible Space Features. The apphcant shall be required to nnplement defensible
space features, including security lighting, in common areas, subject to the review and
approval of the Sheriff’s Department. In addition, individual lot developers shall be
required to incorporate structural defensible space features, including burglary-resistant
hardware, into individual building plans.
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89.

90. .

Road Widths, Fire Hydrants. Road widths and circulation, as well as the placement of

" fire hydrants shall be designed with the guidance of the Fire Department. A road system
that allows unhindered Fire Department access and maneuvering during emergencies

shall be provided. Specifically, the following measures are required:

a.

Project roads must be an all weather surface at leagt 20 feet in width, unobstructed
by parking. Cul-de-sacs and turnouts must be to Fire Department standards, If
the roads are to be a private system, there must be on-going, legally binding
provisions in effect to maintain the roads to Fire Department approval.

Road grades on all roads shall not exceed 16%, per the Uniform Fire Code.
House numbers and street signs shall be designed to County standards so that
emergency vehicles including police and ambulances can locate residences in the
event of any emergency.

All fire apparatus access roads and driveways shall be designed and maintained to
support the imposed loads of 20 tons at 25 mph, and shall be provided with a
surface so as to provide all-weather driving capabilities and maintain 90%
compaction.

Proposed Road D shall be designed and constructed so as to meet CDF road
requirements for a two-way road.

Fire/Vegetation Management Plan. Prior to recordation of the final map, the applicant

shall prepare and submit a Fire/Vegetation Mavagement Plan to the Fire Department that
will meet the followmg requirements:

a.

b

The plan must set forth requirements to assure ongoing protection of all structures

. and roads, both prior to and after lot sales.

The plan shall require 100 feet of clearance from chaparral brush to structures
throughout the development, and 30 feet of clearance from grasslands to
structures throughout the development.

- Vegetation within the first 30 feet of all structures must be strictly irrigated and
* confrolled, with specific shrub species eliminated. No conifer (except Monterey

pine, single specimen), eucalyptus, juniper, cypress, pampas grass, acacia, or palm
trees should be allowed within the 100-foot zone. Coastal live oak (Quercus sp.),
California sycamore, Toyon and shrubs/trees approved by the County Fire

- Department will be acceptable within the 100-foot zone as well as the 30-foot

zone.

The plan shall outline vegetation manageanent standards such as:

i Grasses and groundcovers shall be maintained at no more than 18 inches
in beight on slopes that require erosion coutrol measures. Grasses shall be
mowed elsewhere.

i Trees must be limbed up to one third of their height to a maximum of 10

feet.
fii.  Flammable native shrubs shall not be planted or allowed to grow in
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continuous masses. Small clusters will be allowed as long as the
 minimum space between clusters is observed.

e The Fire/Vegetation Management Plan must clearly state exactly Whai
management practices must be accomplished, date of annual compliance, and
respongibility for cost of compliance.

f The plan must also include a Wildland Emergency Response check list (approved
by County Fire Department) to be made available to ail residents.

91.  Structural Safeguards. Provide stringent structural safeguards that would reduce the

- .. need for rapid response of first alarm fire resources. This would include the installation
of fire sprinklers throughout every structure, including garages, attics;- enclosed patios and
overhangmg patios. The following features would be required: _

a. Exterior Spnnkler .Sjasterm if 5 0-foot vegetaﬁon management zones are not
- employed, the perimeter structures within the fire hazard area must have exterior
. exposure sprinkler systems separately applied, per NFPA 13.
b. Class A Roofs. All structures in the development within the fire hazard arca
- should have non-wood Class A roofs, with the ends of tile blocked, spark arresters
visible from the street, proper vent screens, and non-combustible gutters and
down spouts. No combustible paper in or on attic insulation shall be allowed.
c. Design of Accessory.Features. Decks, gazebos, patio covers, fences, efc. must not
:  overhang slopes and must be one-hour fire retardant construction. Front doors '
should be solid core, minimally 1 % inch thick. Garage doors should be -
- noncombustible.
d. Yard Characteristics.. Vegetaﬁon growing on fences should be prevented.
- e. . Power Lines. All new power lines will be mstalled underground in order to
prevent fires caused by arcing wires.

¥

Schools

92.  Buildout Date Notification. The applicant shall notify the Lucia Mar School District of
' the expected buildout date of each phase of the project to allow the District time to plan
in advance for new students.

93.  Statutory School Fees. The applicant shall pay the statutory school fees in effect at the
- time of issuance of building permits to the appropriate school districts.

- Solid Waste

94.  Construction Solid Waste Minimization. During the construction phases of the project,
. the following mitigation measures will be implemented to reduce solid waste generahon
to the maximum extent feasibie: ,
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a.

Prior to construction, the contractor will arrange for construction recycling service
with a waste collection provider. Roll-off bins for the coflection of recoverable
construction materials will be located onsite. The applicant, or anthorized agent
thereof, shall arrange for pick-up of recycled materials with a waste collection
provider or shall transport recycled materials to the appropriate service center.
Wood, concrete, metal, cardboard, asphalt, soil, and land clearing debris generated
during all phases of the project shall be recycled.

The contractor will designate a person to monitor recycling efforts and coilact
receipts for roll-off bins and/or construction waste recycling. All subcontractors
will be informed of the recycling plan, including'which materials are to be source-
separated and placed in proper bins.

. The contractor will use recycled-content building materials in construction

wherever feasible. For example: asphalt paving for roads, construction fencing,

 traffic barricades, site and street furnishings, sheathing, msulatlon, ﬂoonng and
- other similar materials. (see witw.ciwmb.ca:gov/rep/) -

The above construction waste recycling measures will be incorporated into the
construction specifications for the contractors and subcontractors.

The project’s CC&R’s shall require each residence to subscribe to waste and
recycling/greenwaste recycling services. Non-residential project components shall
also be required to mcluda recyclmg services.

95.  Occupancy Solid Waste Mimmlzatmn During the long-term occupancy phase of the
*project, the following mmganon measures will be mplemented to reduce solid waste
generation to the maximum extent feasible:

a.

b.
c.

d.

Land Use

- During Iandscape design trees will be selected for the appropnate size and scale fo

reduce prumng waste over the long-term

Slow-growing, drought-tolerant plants wﬂl be included in the landscape plan.
Drought-tolerant plants require less pruning and generate less long-term priuning
waste, require less water, and require less fertilizer than non drought-tolerant
plants.

On-site space will be allocated for a compost area to serve the residential
development.

96, Height Restriction. New homes that would be developed within the viewshed of Biddle
County Park (i.c., Lots 71, 72, 73, 74, 78 and 79) shall be limited to one-story in height.

97.  Disclosure of Potential Nuisance. In accordance with the County Right to Farm
Ordinance (No. 2050), upon the transfer of real property on the project site, the transferor
shall deliver to the prospective transferee a written disclosure statement that shall thake

-~ all prospective homeowners in the proposed project aware that although potential impacts
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or discomforts between agricultural and non-agricultural uses may be lessened by proper
maintenance, some level of incompatibility between the iwo uses would remain. This
notification shall include disclosure of potential nuisances associated with on-site
agricultural uses, including the frequency, type, and technique for pesticide spraying,

R frequency of noise-making bird control devices, dust, and any other vineyard practices

" that may present potential health and safety effects. Should crop. maintenance practices

change substantially (e.g., through the use of new agricultural chemiicals or application
techniques), notification shall be provided to existing and prospective project residents.

Maintain 300-Foot Agricultural Buffer. Where feasible, the applicant shall maintain a
minimum 300-foot landscaped buffer between residential lots and orchards.

Prior to recordation of the final map or’ﬁppmval of the project’s improvement plans

(whichever occurs first) for Phase I, the applicant shall offer for dedication a trail

" easement as shown in Planning Commission Exhibit “A” dated March 13, 2003. All trail

easement widths aré minimums, The final trail alignment shall be subject to review and
approval of the Departinent of General Services, Parks Division in consultation with the
Dept of Planning and Building and shall result in no net loss of agricultural land. In some
cases, the trail may be located on an existing agricultural roads. Within 500 feet of Biddle
Ranch, where any trail corridor goes through an undisturbed riparian area, the applicant

* shall be responsible for obtaining a trail permit for a minimum 10 foot wide trail or shall

100.

101.

102.

relocate this portion of the irail.

Prior to recordation of the final map for Phase Il or approval of the project’s improvement

 plans for Phase II (whichever occurs first), the applicant shall submit a Trail Fencing Plan

to the Dept of Planning and Building and the Dept of General Services - Parks Division

 for review and approval. The trail fencing plan shall include, at a minimum the

following: .

a. Proposed fencing where the trail is adjécent to riparian vegetation and/or
agricultural land.

Prior to recordation of the final map for Phase II, the applicant shall instail fencing and
signage per the approved fencing plan. -

Trail Security Measures. In arcas adjacént to frrigated cropland, the trail shall
incorporate security measures to discourage trespassing onto adjacent agriculteral lands.

“These could include, but not be limited to, fencing, signage, and landscaping. The

portions of the trait adjacent to irrigated agriculture should include gates, such that it can
be closed during times that spraying or other sensitive agricultural operations occur.
Along the northern most segment of the trail easement, on-going damage caused by
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agricultural vehicles shall be repaired by the applicant. |

- Seils Sampling

103,

Sampling and Remediation of Soils. Soil samples shail be taken within the project
site’s former avocado orchard (lots 38-50) by a qualified hazardous materials specialist to
determine the preserice or absence of banned pesticides. If soil sampling indicates the

presence of any contaminant in hazardous quantities, the RWQCB and DTSC will be

contacted to determine the level of any necessary remediation: efforts, and these soils shall
be remediated in compliance with applicable laws. The project applicant would be
required to comply with applicable local, state, and federal requirements regarding site

' assessment, soils evaluation, and remediation in areas where soil contamination is known

or suspected to occur. Site assessments that result in the need for soil excavation would

- be required to include: an assessment of air impacts and health impacts associated with

excavation activities; identification of any applicable local standards that may be
exceeded by the excavation activities, including dust levels and noise; transportation
impacts from the remqval or remedial activities; and risk of upset practices should an
accident occur at the site. '

Paleontology

104.

Prior to recordation of each Phase of the final map or start of road grading, the
applicant shall retain a qualified paleontologist to prepare a report identifying the
existence and extent of paleontological resources on site. During road construction, a
paleontologist shail monitor road cuts in sensitive resource areas to recover and identify
paleontological resources. o : '

»




