Attachment 3-C - December 10, 2015 Planning Commission Staff Report

COUNTY OF SAN LUIS OBISPO
DEPARTMENT OF PLANNING AND BUILDING
STAFF REPORT

PLANNING COMMISSION

Promoting the wise use of land
Helping build great communities

[veeTinG DATE CONTACT/PHONE APPLICANT FILE NO.
December 10, 2015 Megan Martin, (805)781-4163 Paul Vanderheyden LRP2010-00006
mamartin@co.slo.ca.us

SUBJECT
A request by Paul Vand erheyden for a General Plan Amendment to the San Luis Obispo North Sub Area o f
the San Luis Obispo Area Plan of the Land Use Element t o change the land use category on a 21.5 acre site
from Agriculture to Residential Rur al. The pr oject is lo cated approximately 500 feet east of the east ern
terminus of Tiburon Way, on the east side of Orcutt Road, located on the eastern boundary of t he City of San
Luis Obispo, in the San Luis Obispo North Sub Area of the San Luis Obispo planning area.

RECOMMENDED ACTION

Recommend to the Board of Supervisors:

Approval of this General Plan Amendment as shown in the attached Exhibits LRP2010-00006 B and C based
on the recommended findings contained in this report.

ENVIRONMENTAL DETERMINATION

The Environmental Coordinator, after completion of the Initial Study, finds that there is no substantial evidence
that the project may have a significant effect on the environment, and the preparation of an Environmental
Impact Report is not necessary. Therefore, a Mitigated Negative Declaration (pursuant to Public Resources
Code Section 21000 et seq., and CA Code of Regulations Section 15000 et seq.) has been issued on October
22, 2015 for this project. Mitigation measures are proposed to address biological resources, geology and
soils, public services/utilities, recreation, transportation/circulation, and land use.

LAND USE CATEGORY COMBINING DESIGNATION ASSESSOR PARCEL NUMBER  |[SUPERVISOR
Agriculture Airport Review Area, Sensitive 076-531-009 DISTRICT(S)
Resource Area 3

PLANNING AREA STANDARDS:
Section 22.96.050.E.1.b (San Luis Obispo Planning Area; Land Use Category Standards; Residential Rural
Standards)

EXISTING USES:
Single family residence; Accessory residential uses

SURROUNDING LAND USE CATEGORIES AND USES:
North: Rural Lands / Single family residences East: Agriculture / Vacant, grazing
South: Rural Residential / Single family residences West: Residential Suburban / Single family residences

——————————————

ADDITIONAL INFORMATION MAY BE OBTAINED BY CONTACTING THE DEPARTMENT OF PLANNING & BUILDING AT:
COUNTY GOVERNMENT CENTER 4 SAN Luis OBISPO 4 CALIFORNIA 93408 4 (805) 781-5600 4 FAX: (805) 781-1242
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OTHER AGENCY / ADVISORY GROUP INVOLVEMENT:

The project was referred to: Agricultural Commissioner, Air Pollution Control District, General Services (San
Luis Obispo Airport), City of San Luis Obispo, Airport Land Use Commission.

TOPOGRAPHY:
Nearly level

VEGETATION:
Grasses, ornamental, oak trees

PROPOSED SERVICES:
Water supply: Community system — Afuerro de Chorro
Sewage Disposal: Individual on-site system

Fire Protection: CAL FIRE

ACCEPTANCE DATE:
N/A

DISCUSSION

The project site is an approximatel y 21.5 acre parcel currently within t he Agriculture land use
category just east of t he City of San Luis Obispo Urba  n Reserve Line. The  property is
developed with a sin  gle family residence,  garage and workshop, swimming pool, and
ornamental landscaping. The property owner, Paul Vanderheyden, is requesting to change the
land use category of th e site from Agriculture to Residential Rural in order to su bdivide the
property into two residential parcels for the development of two primary single family residences
and two secondary residences.

The amendment request was originally submitted in January 2011 at a time when Pl anning staff
was processing the Land Use and Circulation Element Update (LUCE). Applicants for individual
general plan amendments (GPA) h ave the option to be included in the processing of a LUCE

Update to save costs. However, since the portion of the LUCE update dealing with substantive
land use change had been delayed at that time, the applica nt opted to pursue the amendment
request independent of the LUCE.

If the propo sed GPA is approved, the applica ntintends t o subdivide the proper ty into two
parcels. C urrently, the 21.5 acre  Agricultur e site allows two primary residence s and two
guesthouses. The San Luis Obispo Area Plan standards limit the mini mum parcel size to 10
acres (Section 22.108.040(D)) in the Residential Rural (RR) land use category. Therefore, the
proposed amendment would allow the owner to submit an application to subdivide the property
into two parcels, which would allow one primary residence and one secondary residence on
each parcel, yielding the comparable density as is currently allowed on the site.

PROJECT HISTORY

On July 9, 2013, the Board of Supervisors authorized the p rocessing of the applicant’s request
to amend the San Luis Obispo Area Plan by changing the land use categ ory on an
approximately 21.5 acre site from Agriculture to Residential Rural; and change the Agriculture
Element land use designation from Agriculture to Small Lot Rural for the purpose of subdivision
of the property into two parcels.

AUTHORITY

The Land Use Element sets forth the authority by which the General Plan can be amended. The
following fa ctors shou Id be considered byt he Commission and the Board in making their
decision, pursuant to the Land Use Element:

a. Necessity. Relationship to other existing Lan d Use Element policie s, includ ing the
guidelines for land use category a mendments, to determin e if those policie s make the
proposed amendment unnecessary or inappropriate.

Page 2 of 91



Attachment 3-C - December 10, 2015 Planning Commission Staff Report

Planning Commission
General Plan Amendment LRP2010-00006 / Vanderheyden
Page 3

b. Timing. Whether the proposed ch ange is unn ecessary or premature i n relation to the
inventory of similarly designated lan d, the amount and nature of similar requests, a nd
the timing of projected growth.

c. Vicinity. Relationship of the site to the surrounding area to determine if the area of the
proposed change shou Id be expa nded or re duced in or der to con sider surrou nding
physical conditions. These may include resource availability, environme ntal constraints,
and carrying capacity for the area in the evaluation.

d. Cumulative effects of the request. Individual property owner requests for changes are
evaluated in view of existing build-out, current population and resource capa  city
conditions, and other important information developed as part of the update process.

MAJOR QUESTIONS
The proposed General Plan amendment raises the following major questions:

1. Is the requ est consiste nt with applicable Land Use Element policies relatingto  the
purpose an d character statements forther  equested Rural Reside ntial land use
category?

2. Would this be an appropriate conversion of agricultural lan d? Will allowing residential
uses in this area create land use  conflict s with area agricultural u ses and facilit ate
additional agricultural conversion in the immediate vicinity?

3. Is there a need to designate more land in the Residential Rural category in this area?

GENERAL PLAN CONSIDERATIONS AND CONSISTENCY

Guidelines for Land Use Category Amendments

In determining whether to approve a proposed land use category amendment,  the Planning
Commission and Board of Supervisors may consider, but shall not b e limited to, the cr iteria
listed in Exhibit C. These criteria include consistency with existing goals and policies in the
General Plan, consistency with the applicable purpose and character statements, compatibility
with the cha racter of the general are a, convenient access to a road system in the area that is
adequate to accommodate the traff ic generated, and in an area with demonstrated availability
of needed public services and facilities, protection of prime a gricultural soils, and if the change
is needed to provide a sufficient supply of land for the population of the community or area.

Purpose and Character Statements

Each land use category is defined in the Framework for Pla nning, a component of the General
Plan, using purpose and character statements. These statements are to be used a s criteria for
evaluating whether a General Plan amendment is appropriate for a specific site. The statements
identify suitable features or conditions for the lo cation, extent and timing of design ating a land
use category.

Residential Rural
The purpose statements for the Residential Rural (RR) land use category include the following:

a) To provide for residential density at a low density compatible with a rural character
and lifestyle that maintains the character of the open countryside and is compatible
with surrounding agricultural uses.
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b) To allow limited, compatible non- residential uses commensurate with rural par cel
sizes.
c) To emphasize residential uses in areas where agriculture is clearly a secondary use,

or where agriculture is not feasible yet large open areas are maintained as a part of a
residential lifestyle.

d) To encourage agricultu ral and other open space uses as part time or incidental
“hobby” activities, such as horse raising or specialty farming..

Character of Areas Designated as Residential Rural
a) Areas of existing small-acreage parcels no more than three miles from urban reserve
lines that are not commercially viable for agriculture, where the average parcel size
within any contiguous area is below 19 acres.

b) Areas that are outside of urban and village areas and connected to them b y county-
maintained roads, alt hough exceptions may be observed for existing olde r
subdivided areas.

c) Areas with slopes generally less than 30%.
d) Areas with marginal agricultural soils.
e) Areas with a rural landscape high in visual quality (fore = xample, woo dlands, hills,

rock formations, existing agriculture and ag accessory buildings) where clustering of
allowed densities to less sensitive portions of a site is en couraged to be required
through planning area standards.

f) Areas generally free of fragile natural resources.

g) Areas where growth will not be pre mature with respect to utility and p ublic service
capacities, or in conflict with agricultural, co mmercial, o r industrial uses. Ligh t
agricultural uses are to be encouraged.

h) Areas where horses a nd other similar farm animals are allowed accessory to
residential uses.

i) Areas where public ser vices demands are limited, septic t anks and individual wells
can suffice for required water and sewer capability.

Staff Response: The site generally meets the purpose and character statements relating to
providing for low density development compatible with the rural character, particularly where
agriculture is a secondary use or is not feasible. Based on water availability limitations and a
corresponding deed restriction on agricultural uses, the site is suited to low density rural
residential development and not commercially viable for agriculture. The site could be used for
light agricultural uses; however, for lands designated Agriculture within the area extending more
than one (1) mile around the property, the ability to maintain typical agricultural operations is
limited to grazing due to the limited underlying water resources in this area.

Although the proposal is not expanding an existing Residential Rural land use category, the
project site is located directly south of an existing Residential Rural area and is separated from
this land use category by only one single-family residential lot within the City of San Luis
Obispo.
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Combining Designations

Airport Review Area. The proje ct site is within the Airport Review Area for the San Lui s
Obispo County Airport. According to the Airport Land Use Plan (ALUP), the site has a
designation of Aviation Safety Area S-2, which limits residential density to six dwelling units per
acre and a maximum building coverage of 20 percent of the gross land area. The development
allowance o n the subje ctsite is far below these restrictio ns and ther efore appears to be
consistent with the ALUP.

The General Plan Amendment, a s required by ordinance, will be considered a t a regular
meeting held by the Airport Land Use Commission (ALUC) on December 16, 2015.

Sensitive Resource Area. The northwest corner of th e project site is within a Sensit ive
Resource Area (SRA) Combining Designation. The SRA designation line extends along the

600-foot elevation line, and is inten ded to protect hillside visual resources. Siting and design of
future structures could avoid this portion of the site altogether, or would need to be constructed
in accordance with the requirements of the SRA.

General Goals of the Land Use Element
Some applicable general goals of the Land Use Element include the following:

Environment
e Balance the capacity for growth allowed by th e Land Use Element wi th the susta ined
availability of resources.

Distribution of Land Uses

¢ Maintain a distinction between urban and rural development by providing for rural uses
outside of urban and village areas which are predominately agricultu  re, low-intensity
recreation, residential, and open space uses, which will preserve a nd enhance the
pattern of identifiable communities.

e Identify important agricultural, nat ural, and other rural areas bet ween cities and
communities, and work with landowners to maintain their rural character.

Staff Response: Changing the land use category from Agriculture to Residential Rural is
consistent with the general goals of the general plan. The goals promote the protection of
agricultural land while identifying a need to maintain a distinction between urban and rural
development. Although the proposed conversion from Agriculture to Residential Rural will
reduce the amount of agricultural land to a non-agricultural use; the agricultural potential of the
site is limited by water availability.

Agriculture Element Policies

The Agriculture Department reviewed the proposed pr oject for consiste ncy with the agricultural
policies in the Agricult ure Element and pote ntial impact s to agricu ltural resour ces. The
Agriculture Department reviewed and commen ted on the p roject’s consistency with Agriculture
Policy (AGP) 11, AGP 17, and AGP 24 as follows:

AGP11: Agricultural Wa ter Supplies — Although water a  vailability is limited due to legal

restrictions on the use of water, the Ag Department was concerned about the impact of non-
agricultural water use on agricultural users within the watershed and/or groundwater basin.
This entire drainage area, which ultimately be = comes Davenport Creek, is consid ered a
limited water resource area but continues t o include h undreds of acres o f productive
agricultural lands. To t he degree continued u pstream development decreases r echarge
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throughout the basin, development has the potential to adversely impact downstream
agricultural resources.

AGP17: Agricultural B uffers — No agricultur  al buffers were recommended since the
surrounding parcels are of a size that would not support production agriculture.

AGP24: Conversion of Agricultural Lands — This policy is intended to protect agricultural
resources and discourage the conversion of ag ricultural lands to non-agricultural uses. The
policy specifically states to “Avoid land redesignation (rezoning) that wo uld create new rural
residential development outside the urban and village reserve lines.

Several criteria have been developed to esta  blish con sistency with this goal as discussed
below.

* Do not expand existing urban...areas until such areas are largely built-out, or until such
time as additional land is needed to accommodate nece ssary uses or services that
cannot be accommodated within the existing urban...area.

Staff Response: There are currently no plans to incorporate this area of the County into the City
of San Luis Obispo limits and the proposal does not include the expansion of existing urban
areas into agriculturally productive lands. Surrounding properties zoned agriculture won’t
necessatrily pursue a similar conversion to Residential Rural designation due to the 10 acre
minimum parcel size, limited number of homes allowed with the land use category, and the
limitation of agricultural operations on smaller parcel sizes. It is not anticipated that the
conversion of this property to Residential Rural will affect surrounding agricultural properties,
nor will it result in an expansion of urban areas or higher density development into the
neighborhood than what would already be allowed by the current land use category.

+ The land does not meet the criteria for inclusion in the Agriculture land use category as
agriculture production is not feasible due to some physical constraint (such as soil
infertility, lack of water resource, disease), or surrounding incompatible land uses.

Staff Response: The proposal would result in the conversion of a 21.5-acre site consisting of
capable soils restricted to residential uses. These soils can support a limited “hobby” livestock
operation within the existing parcel size. Agricultural uses on small parcels have become an
increasingly common occurrence and county policy (AGP4) supports agricultural uses on
smaller agricultural parcels. However, small hobby livestock operations would still be limited by
water availability, and potentially could still occur within the limited residential development that
would be allowed following rezoning.

+ Conversion to non-agr icultural uses shall not adversely affect existing or pot  ential
agricultural production on surrounding lands that will remain designated Agriculture.

Staff Response: The potential for offsite incompatibilities associated with the proposal is not
anticipated because of the limited agricultural potential (water availability, soil types, and steep
slopes) of surrounding agricultural land. While a hobby livestock operation may be possible,
with this size of a parcel and those surrounding, it isn’t necessarily feasible. It is not anticipated
that further land use conversion from agriculture to Residential Rural or similarly dense land use
categories would have an adverse impact.

Agriculture Element Designation

The applica nt has req uested a General Plan Amendment to re-designate the land u se
designation in the Agriculture Element. T he current designatio n is Agriculture, which
corresponds to a LUE land use cate gory of Agriculture. The applicant has requested to change
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the designation to Small-Lot Rural, which applies within rural areas, outside of urban and village
reserve lines. This designation would also maintain consist ency with the applicant’s request to
change the land use category on the site from Agriculture to Residential Rural.

Conservation and Open Space Element Policies
The followin g Conservation and Open Space Element (COSE) Policies are applica  ble to the
proposed amendment:

Policy OS 4.1 Define urban areas to prevent sprawl
Prevent urban sprawl by maintaining a well-d efined boun dary between urban/village
boundaries and surrounding rural areas.

Policy OS 4.2 Maintain community separators
Maintain permanent separations b etween co mmunities in order to  retain the rural
character of the county.

Policy OS 4.3 Conversion of rural areas to Urban Lands

Limit the conversion of unincorporat ed rural areas to Urban Lands in accordance  with
the conside rations for urban and village expa nsion in Framework fo r Planning of the
Land Use Element.

Policy OS 4.5 Maintain large parcels
Within urba n and villag e reserve lines, maintain large par cels, prefer ably at least 10
acres in size, until such time as full urban services can be provided.

Policy OS 4.6 Conversion to small-lot rural parcels
To maintain a well-defined urban boundary, avoid the creation or expansion of Small-Lot
Rural designations (Residential Rural/Suburban LUE land use categories) in rural areas.

Staff Response: The COSE policies regarding rural development generally discourage
conversion of rural areas to urban land, specifically identifying new Residential Rural areas as a
land use category to be avoided. The intention of these policies is to maintain separations
between communities and prevent urban sprawl. In the subject case, future development on
the site will be essentially the same with the amendment to Residential Rural, as a 10-acre
minimum lot size will be maintained and water use restrictions exist for the property.

Strategic Growth
The Board of Supervisors recently adopted Ordinance 31 76, amending the Fra mework for
Planning to include strategic growth principles:
1. Preserve open space, scenic na tural beaut y, and sen sitive environmental area.
Conserve e nergy resources. Conserve agricultural resources and protect agricult  ural
land.

2. Strengthen and dire ct develop ment towards existing and strat egically pla nned
communities.

3. Foster distinctive, attractive communities with a strong sense of place.
4. Create walkable neighborhoods and towns.
5. Provide a variety of transportation choices.

6. Create a range of housing opportunities and choices.
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7. Encourage mixed land uses.

8. Take advantage of compact building design.

9. Make development decisions predictable, fair, and cost effective.
10. Encourage community and stakeholder collaboration.

11. Strengthen regional cooperation.

The proposal will allow subdivision of a parcel , but will no t affect the residential d ensity. As
such, the project is essentially neutral relative to the strategic growth principles.

One particular strategic growth principle that is in potential conflict with this project is Policy 2.2:
“Avoid establishing or expanding Residential Rural and Residential Su burban areas outside of
urban or village areas.” This proposal would introduce the Residential Rural category to an area
outside of urban and village reserve lines.

This policy intends to  avoid exp anding resi dential development at suburban  densitie s.
Residential development at a lesse r density is gener ally consistent with other sm art growth
principles that promote retaining rural areas in open space.

The Clean Air Plan also includes  strategic gr owth policie s, includ ing one such policy which
discourages the fracturing of rural lands by subdivision. This policy states that rural areas
should be used for agriculture, open space, and very low density residential development (i.e.
parcels of 20 acres or greater). T he proposed project could result in subdivision of the site
down to 2 p arcels of approximately 10 acres each; however the project would not increase the
density because any future subdivision would be limited to two parcels, which qualifies as low
density development; and, any future development of the site would result in the same
residential build-out as what would otherwise be allowed under the existing land use category.

Timing

The proposed category change from Agriculture to Residential Rural is not premature in relation
to the inventory of similarly designated land because the proposed conversion is consistent with
development in the immediate vicinity, and wi Il not impair existing agricultural op erations on
larger agricultural prop erties able to sustain agriculturally productive uses (livestock operations
and grazing.) Development is limited due to water availability and the planning area standards.

Vicinity

The project site is located at 1821 Tiburon Way, San Luis Obispo on the east side of Orcutt at
the dead-end of Tiburon Way. T he land use designation surrounding the property is a
combination of Residen tial Suburban, Residential Rural, Rural Lands and Agriculture. Future
subdivision or development of the project site would be consistent with the surrounding land use
categories as the density of Residential Rural property is similar to surrounding properties
(Residential Suburban, Rural Lands, and Agriculture).

Cumulative Effects of the Request

The Residential Rural land use category provides for a minimum parcel size of 5 acres. In order
to reduce potential impacts from future development, the applican t further proposes the
following restrictions:

(1) Any future subdivision would be limited to two parcels; and
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As indicate d in the following table, the above restriction s would result in no net increase in
residential d evelopment on the sub ject parcel. The site is presently d eveloped with one unit
(one primary) on the pa rcel. Future subdivision would be limited to the creation of two parcels,
each with one primary unit and potential for one secondary unit (no guesthouses).

Land Use Category

Current: . . ,_Drop qsed:
Agriculture Residential Rural Re5|dent_|aI_RuraI
Development Feature + Restrictions
Minimum Parcel Size > 20 acres 5 acres 10 acres
Potential Parcels 2 parcel 3 parcels 2 parcels
Secondary Residences Allowed Allowed 1 per parcel
Potential Residential Units 4 units 6 units 4 units

Therefore, it is not anticipated that this amendm ent would induce further growth th an what is
otherwise allowed in this area.

ENVIRONMENTAL DETERMINATION

Although the proposed project coul d have a significant effect on the environment, there will not
be a significant effect in this case  because revisions in the project have been made by or
agreed to by the project proponent. A Mitigated Negative Declaration was issued for this project
on October 22, 2015.

The General Plan Amendment involves a land use category change; this action will n ot result in
any physical change to the environment. However, the amendment would allow the applicant to
divide the property into two parcels for  individual sale. Future a llowed development (two
primary and two secondary dwellings) allowed by the amendment is not more intense than
existing allowed development on the site. Additionally, to be consistent with County procedures
and the County Open Space Element policies, any future subdivision or proposed development
on the property should require sub mittal of a Biologica | Report to address potentia | impacts to
those species and habitats identified by the environmental document. As such, a planning area
standard is proposed (San Luis Obispo sub-a rea standards of the San Luis Obispo Plannin g
Area) where at the time of application of a land division or development; a Biological report will
be required to be submitted. The r eport would discu ss impacts to tho se species and habitats
discussed in the ‘Settings’ section of the environmental document.

AGENCY INVOLVEMENT

Agricultural Commissioner’s Office:

The proposal is not o pposed by the Agricult ure Department. The Agriculture departmen t
identified concerns; how ever based on the infor mation outlined within t his staff rep ort (water,
agriculture compatibility) staff has determined that the conversion is consistent wit h Agriculture
policies sited in the May 31, 2011 letter from Department of Agriculture.

City of San Luis Obispo
The City of San Luis Obispo commented as follows:

“The project location is subject to t he following City Land Use Eleme nt policies: Policy 1.7.1
Open Space Protection , Policy 1.7. 4 Parcel Sizes & Density, Policy 1.9.1 Basis f or Variation.
The following County Ci rculation and Open Spa ce Element (COSE) policies apply: Policy OS

1.3 Supporting other agencies, Policy OS 1.8 L and Divisions and Development, Pol icy OS 4.6
Conversion to small-lot rural parcels, Policy OS 4.7 Cooperation with cities. City staff finds that
the proposed GPA and map is not consistent with the policies noted ab ove and in accordance
with the MOU, should not be supported as proposed.
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If the Board of Supervisors determines that the proposed GPA is consistent with the policies
noted above and supports the ch  ange to Residential Ru ral, please consider th e following
conditions when reviewing the subsequent request to subdivide this parcel:

e The project will be subject to road i mpact fees for Orcutt Road. A calculation of these
fees can be supplied from the City.

e The subdivision should include identification of limited building envelopes. A site pl an
and tentative grading plan should be evaluated along with any proposed subdivision.

o A viewshed analysis should be re quired to e valuate potential viewshed impacts from
public roads.

o Open space easements should be secured to ensure tha t areas out side of building
envelopes, including significant slopes, vegetation, or viewsheds are preserved.

o Development potential should be limited to one dwelling per lot with out the abil ity to
construct secondary dwellings or guesthouses.”

Afuerro de Chorro Mutual Water Company (the Company)

As of December 18, 2009, the Company has = made a tentative determination that adequate
water is available to serve all the  currently a llowed potential new d wellings units within its
service area.

General Services

If the parcel does not already have an Avigation easement, it may require the establishment of
an easement. Future  construct ion will | ikely require review by the Federal Aviation
Administration.

Responded with No Concerns:

e Air Pollution Control District (APCD)

No Response Received:

e Airport Land Use Commission

Attachments

Exhibit A - Findings

2. Exhibit B - LRP2010-00006:B - Proposed Land Use Category Map Changes
3. Exhibit C - LRP2010-00006:C - Proposed Land Use Ordinance Changes

4. Exhibit D - Graphics

5. Exhibit E - Guidelines for Land Use Category Amendments

6. Exhibit F - General Goals of the Land Use Element
7
8
9

-

Exhibit G - Purpose and Character Statements for Residential Rural
Exhibit H - Referrals
Exhibit | - Mitigated Negative Declaration

Staff report prepared by Megan Martin and reviewed by Brian Pedrotti and Steve McMasters.
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Environmental Determination

A. The Environmental Coordinator, after completion of the initial study, finds that there is no
substantial evidence that the project may have a significant effect on the environment,
and the preparation of an Environmental Impact Report is not necessary. Therefore, a
Mitigated Negative Declaration (pursuant to Public Resources Code Section 21000 et
seq., and CA Code of Regulations Section 15000 et seq.) has been issued on October
22, 2015 for this project.  Mitigation measures are proposed to address biological
resources, geology and soils, public services/utilities, recreation,
transportation/circulation, and land use.

Land Use Ordinance/Land Use Element

A. The proposed amendment is consistent with the Land Use Element and other adopted
elements of the general plan because all proposed uses, as limited by the planning area
standards, are allowed under Table 2-2 for the Residential Rural land use category. In
addition, the proposed amendment is consistent with the Land Use Element because
there will be no net increase in development potential and based on water availability
limitations and a corresponding deed restriction on agricultural uses, the site is suited to
low density rural residential development and not commercially viable for agriculture.

B. The proposed amendment is consistent with the Land Use Element and other adopted
elements of the general plan because the change is consistent with the general goals of
the Land Use Element.

C. The proposed amendment is consistent with the guidelines for amendments to the Land
Use Element as follows:

a. The proposal will not alter the rural character of the area.
b. The proposal is be compatible with the surrounding rural and agricultural uses.

D. The proposed amendment will protect the public health, safety and welfare of the area
residents by allowing for development that is compatible with the existing development
of the surrounding area and the county’s general plan because it will not result in a net
increase in development potential and based on water availability limitations and a
corresponding deed restriction on agricultural uses, the site is suited to low density rural
residential development and not commercially viable for agriculture
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EXHIBIT B

LRP2010-00006:B - PROPOSED LAND USE CATEGORY MAP CHANGES

EXHIBIT LRP2010-00006:B
SITE: APN 076-531-009

INITIATING A PRECISE LAND USE
DESIGHNATION A5 SHOWN  ON
OFFICIAL LAND USE CATEGORY MAP
OM FILE IN THE DEPT. OF PLANNING
AND BUILDING

CHANGE FROM AG TO RR.

VANDERHEYDEN
GENERAL PLAN
AMENDMENT
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EXHIBIT C
LRP2010-00006:C - PROPOSED LAND USE ORDINANCE CHANGES
Chapter 22.96 — San Luis Obispo Planning Area Section 22.96.050 — Land Use Category Standards

E. Residential Rural (RR). The following standards apply within the Residential Rural land use
CALEZOLY.

10. Tiburon Way. 'L'he following standard applies to the site as shown in Figure 96-16.

A i
Figure 96-16: Tiburon Way

a. Land division and Land use applications. Subdivision and/or residental
development shall comply with the following requirements:

@D Biological Report Required. At the time of application of any land
division or development of the project site, the applicant shall asscss the
impact of the proposed land division or development on native species and
habitat diversity, including special-status species (eg. Plsmo  clarkia),
sensitive namiral communities, wetlands, and imporcane wildlife oursery
arcas and movement corridors. A Biolegical Report will be required to be
submitted for a subdivision and/or any development on the property to be
reviewed and approved by the Planning Department. Recommendations
outlined T n the report shall be applied to the proposed project.
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EXHIBIT E

GUIDELINES FOR LAND USE CATEGORY AMENDMENTS
FRAMEWORK FOR PLANNING - PART | OF THE LAND USE ELEMENT

Existing planning policies. Whether the proposed land use category is consistent with
the following:

a. Applicable policies in the various elements of the General Plan (Land Use, Open
Space, Conservation, Circulation, Housing, Safety, Noise);

b. The general goals in Chapter 1 of Framework for Planning (Part | of the Land
Use Element);

C. The purpose and character statements for land use categories in Section B,
description of land use categories;

d. Uses listed in Table 2.2, list of allowable uses; and
e. The text, standards and maps of the area plans (Part Il of the Land Use
Element).

Area character. Whether the proposed land use category is compatible with allowed
land uses in surrounding land use categories. Whether the potential types of
development resulting from a proposed amendment would adversely affect the existing
or planned appearance of the countryside, neighborhood and style of development in the
surrounding area.

Environmental impacts. The proposed amendment should not enable development
that would cause potential significant adverse environmental impacts as determined
through an environmental determination prepared by the Office of the Environmental
Coordinator, unless such impacts can be adequately mitigated or a statement of
overriding considerations can be adopted in accordance with the California
Environmental Quality Act.

Accessibility/circulation. Whether the site of the proposed amendment is located with
convenient access to a road system in the vicinity that is adequate to accommodate the
traffic generated by the type and intensity of development allowed by the amendment.

Soils classification. Whether the proposed amendment gives consideration to
protecting prime agricultural soils (SRR Class | and Il, irrigated) for potential agricultural
use. Proposals in other soil classifications should be reviewed together with other site
features to determine if the proposed amendment could unnecessarily limit, reduce or
eliminate potentially viable agricultural uses.

Slope and other terrain characteristics. Whether site terrain would be predominantly
retained in its existing configuration by development enabled by the proposed
amendment? Whether development resulting from the proposed amendment would
retain the overall contour of a site such that more intensive development occurs on
flatter land and low-density development is accommodated by steeper terrain.
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Vegetation. Whether the proposed amendment enables development that would retain
significant vegetation such as oak woodlands or other mature tree forests and native
plant communities that provide wildlife habitat or include rare and endangered plant or
animal species.

Hazards. Whether the proposed amendment has been evaluated with respect to
potential building limitations due to flood, fire or geologic hazards, so that subsequent
development will be feasible in relation to the uses allowed by the proposed amendment.

Existing parcel size and ownership patterns. Whether the proposed amendment
enables development of a type and scale consistent with surrounding parcel sizes and
ownership patterns.

Availability of public services and facilities. Whether the proposed amendment is
located in an area with demonstrated availability of needed public services and facilities
and, where applicable, whether it is suitable for on-site sewage disposal and has an
adequate groundwater supply. To the extent that proposed amendments will create a
demand for services, amendments in the urban and village areas should demonstrate
that services for water supply, sewerage, streets, public safety, schools and parks are
planned to be available within the horizon year of the applicable area plan, or a capital
improvement program is in effect to provide for any such services that are currently
deficient, or such services and facilities will be provided as a result of approved
development following the amendment.

Land inventory. Whether the amendment, with the uses it would allow, is needed to

provide a sufficient supply of land for the population of the community or area that is
projected within planned resources, services and facilities.
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EXHIBIT F

General Goals of the Land Use Element

A. GENERAL GOALS

The following goals describe the fundamental purposes for the Land Use Element and
Circulation Element. These general goals provide the basis for defining the 13 land use
categories and for determining the land areas to which they are applied. More detailed goals,
objectives and policies that address specific planning issues are presented in the other chapters
of this report and in the area plans. The provisions of the Land Use and Circulation Elements
are designed to carry out these goals. Proposed amendments to specific policies or the land
use category maps should also carry out these goals. The policies and provisions of the Land
Use Element should:

Environment
1. Maintain and protect a living environment that is safe, healthful and pleasant for all
residents by conserving nonrenewable resources and replenishing renewable resources.

2. Balance the capacity for growth allowed by the Land Use Element with the sustained
availability of resources.

Air Quality
3. Preserve and protect the air quality of the county by seeking to attain and maintain state
and federal ambient air quality standards.

4. Determine, and mitigate where feasible, the potential adverse air quality impacts of new
development.

5. Minimize the generation of air pollutants from projected growth by implementing land use
policies and programs that promote and encourage the use of transportation alternatives
to the single-passenger vehicle and minimize travel distance and trip generation.

Population Growth
6. Provide for a sustainable rate of orderly development within the planned capacities of
resources and services and the county's and citizens' financial ability to provide them.

Distribution of Land Uses
7. Encourage an urban environment that is an orderly arrangement of buildings, structures
and open space appropriate to the size and scale of development for each community.

8. Maintain a distinction between urban and rural development by providing for rural uses
outside of urban and village areas which are predominately agriculture, low-intensity
recreation, residential and open space uses, which will preserve and enhance the
pattern of identifiable communities.

9. Identify important agricultural, natural and other rural areas between cities and
communities and work with landowners to maintain their rural character.
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10. Encourage the protection of agricultural land for the production of food, fiber, and other
agricultural commodities.

Phasing of Urban Development

11. Design and maintain a land use pattern and population capacity that is consistent with
the capacities of existing public services and facilities, and their programmed expansion
where funding has been identified.

12. Encourage the phasing of urban development in a compact manner, first using vacant or
underutilized "infill" parcels and lands next to existing development.

Residential Land Uses
13. Locate urban residential densities within urban or village reserve lines near employment
areas, while protecting residential areas from incompatible and undesirable uses.

Commercial and Industrial Land Uses

14. Designate a pattern of strategically located commercial and/or industrial areas
compatible with overall land use that is convenient to patrons, realistically related to
market demand and the needs of the community, and near areas designated for
residential use.

Public Services and Facilities
15. Provide additional public resources, services and facilities to serve existing communities
in sufficient time to avoid overburdening existing resources, services and facilities.

16. Avoid the use of public resources, services and facilities beyond their renewable
capacities, and monitor new development to ensure that its resource demands will not
exceed existing and planned capacities or service levels.

17. Finance the cost of additional services and facilities from those who benefit by providing
for dedications, in-lieu fees or exactions.

18. Locate new and additional public service facilities on existing public lands where
feasible, allowing for sufficient buffers to protect adjacent rural and agricultural areas.

Circulation
19. Integrate land use and transportation planning in coordination with cities to ensure that
traffic and transportation demands can be safely and adequately accommodated.

20. Design a ftransportation system that provides safety within feasible economic and
technical means, preserves important natural resources and features, promotes the
esthetic quality of the region and minimizes adverse environmental changes.

Administration

21. Work toward minimizing administrative delays and costs to fee payers in the
administration of the Land Use Element. Simplify development review procedures and
provide incentives for development to locate where plan policies encourage it to occur.

22. Work closely with cities to provide continuity between city and county land use planning
and to achieve common land use goals through reciprocal agreements.
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EXHIBIT G

PURPOSE AND CHARACTER STATEMENTS
FRAMEWORK FOR PLANNING - PART | OF THE LAND USE ELEMENT
RESIDENTIAL RURAL LAND USE CATEGORY

Purpose

a.

To provide for residential development at a low density compatible with a rural character
and life-style that maintains the character of the open countryside and is compatible with
surrounding agricultural uses.

b. To allow limited, compatible non-residential uses commensurate with rural parcel sizes.

C. To emphasize residential uses in areas where agriculture is clearly a secondary use, or
where agriculture is not feasible yet large open space areas are maintained as part of a
residential life-style.

d. To encourage agricultural and other open space uses as part-time or incidental "hobby"
activities, such as horse raising or specialty farming.

Character

a. Areas of existing small-acreage parcels no more than three miles from urban reserve
lines that are not commercially viable for agriculture, where the average parcel size
within any contiguous area is below 19 acres.

b. Areas that are outside of urban and village areas and connected to them by county-
maintained roads, although exceptions may be observed for existing older subdivided
areas.

C. Areas with slopes generally less than 30%.

d. Areas with marginal agricultural soils.

e. Areas with a rural landscape high in visual quality (for example, woodlands, hills, rock
formations, existing agriculture and ag accessory buildings) where clustering of allowed
densities to less sensitive portions of a site is encouraged to be required through
planning area standards.

f. Areas generally free of fragile natural resources.

g. Areas where growth will not be premature with respect to utility and public service
capacities, or in conflict with agricultural, commercial, or industrial uses. Light agricultural
uses are to be encouraged.

h. Areas where horses and other similar farm animals are allowed accessory to residential

uses.

Areas where public services demands are limited, septic tanks and individual wells can
suffice for required water and sewer capability.
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COUNTY OF SAN LUIS OBISPO
Department of Agriculture/Weights and Measures
2156 STERRA WAY, SUITE A + SAN LUIS OBISPO, CALIFORNIA 93401 - 4556

MARTIN SETTEVENDEMIE (805) 781-5910
AGRICULTURAL COMMISSIONER/SEALER FAX: (805) 781-1035
www.slocounty.ca.gov/agcomm AgCommSLO@co.slo.ca.us

DATE: May 31, 2011

TO: Brian Pedrotti, Planning Department

FROM: Mike Isensee, Agriculture Department

SUBIJECT: Vanderheyden General Plan Amendment Authorization LRP2010-00006
(Ag Dept # 1567)

Summary

Thank you for the opportunity to review and comment on the proposed General Plan Amendment.
Based on existing information, the proposal is not opposed by the Agriculture Department. However,
approval of the conversion of Agriculture-designated land should meet a series of findings outlined in
the County Agriculture Element policy 24. Preliminary evaluation of the Vanderheyden General Plan
Amendment raises questions regarding the feasibility of agricultural production on the project site, and
also raises questions about whether the findings to convert the site to a Rural Residential designation is
supportable based upon county policy.

The following report is in response to your request for comments on the proposed general plan
amendment. The comments and recommendations in our report are based on county’s relevant
agricultural policies, current departmental goals to conserve agriculture resources and to provide for
public health, safety and welfare while mitigating negative impacts of development to agriculture, and
the requirements of the California Environmental Quality Act (CEQA).

If | can be of further assistance, please contact me at 781-5753.
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Project Description

The applicant is requesting to change the land use designation on an approximately 22 acre
property from Agriculture to Residential Rural. The project site is located along the southeast corner
of the City of San Luis Obispo. The area consists of smaller parcels abutting the urban reserve line of
the City. Adjoining City lands to the west-northwest are zoned Residential Single Family (R-1), while
properties in the County’s jurisdiction are designated Agriculture (AG) to the east and south, Rural
Lands (RL) to the north, and Residential Suburban (RS) to the west-southwest. Several parcels in the
vicinity are designated Residential Rural (RR). Immediately adjoining Agriculture designated lands
are sized approximately 20 and 40 acres, while adjoining Rural Lands are 5 and 17 acres in size.

The applicant is requesting the approval of the general plan amendment which would designate the
property Residential Rural (RR) and would allow the property to be divided into two sellable
residential properties.

Agricultural Setting

On lands designated Agriculture within an area extending more than 1 mile around the property,
typical agricultural operations are limited to grazing due to the limited underlying water resources in
this area. It is common for smaller parcels in areas with limited groundwater to be used solely for
the production of livestock. As a small agricultural parcel, any livestock use would essentially
function as a hobby rather than a production agricultural use. The use of parcels in this size would
not be considered sustainable for agricultural production, but such parcels are frequently retained in
the Agriculture category to limit development which could further reduce groundwater levels or
lead to incompatibilities between agricultural and non-agricultural uses.

Similar to other gently sloping properties in this area, the entire project site consists of Important
Agricultural Soils as defined and mapped by the county’s Conservation Element. Specifically, the soil
found on the project site is Coastal soil unit 163, Los Osos-Diablo complex, 9-15% slopes, which is
listed as one of the county’s Other important soils and Highly productive rangeland soils. This soil
has a good California Revised Storie Index Rating and is capability class 3 with or without irrigation,
making it one of the least restricted non-irrigated soils in the county.

B. Evaluation of Policy Consistency and Potential Impacts

The Agriculture Department has reviewed the proposed project for consistency with the agricultural
policies in the Agriculture Element and potential impacts to agricultural resources. Proposals that
are not consistent with Agriculture Element policies or that may result in adverse impacts to
agricultural resources are not supportable.

AGP11: Agricultural Water Supplies — While the property is encumbered with legal restrictions on the
use of water, as a matter of policy the Department is primarily interested in how the use of limited
water by non-agricultural users potentially impacts agricultural users with the watershed and/or
groundwater basin. This entire drainage area, which ultimately becomes Davenport Creek, is
considered a limited water resource area but continues to include hundreds of acres of productive
agricultural lands. To the degree continued upstream development decreases recharge throughout
the basin, development has the potential to adversely impact downstream agricultural resources.

AGP17: Agricultural Buffers — Agricultural buffers are recommended for both existing and potential
production agricultural uses when located near proposed non-agricultural uses. As stated previously,
the surrounding parcels are of a size that would not support production agriculture. Therefore,
buffers are not recommended.
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AGP24: Conversion of Agricultural Lands — The goal of AGP24 is to protect agricultural resources and
discourage the conversion of agricultural lands to non-agricultural uses. The policy specifically states
to “Avoid land redesignation (rezoning) that would create new rural residential development
outside the urban and village reserve lines.

Several criteria have been developed to establish consistency with this goal as discussed below.

e Do not expand existing urban...areas until such areas are largely built-out, or until such time as
additional land is needed to accommodate necessary uses or services that cannot be
accommodated within the existing urban...area.

Should the proposed residential designation be located within the city’s urban area? Will the
proposed conversion increase the pressure to convert adjacent agricultural land to a rural
residential land use pattern or other nonagricultural uses?

e The land does not meet the criteria for inclusion in the Agriculture land use category as
agriculture production is not feasible due to some physical constraint (such as soil infertility, lack
of water resource, disease), or surrounding incompatible land uses.

The proposal would result in the conversion of a 22-acre site consisting of capable soils
restricted to residential uses. These soils can support a limited “hobby” livestock operation
within the existing parcel size. Agricultural uses on small parcels have become an increasingly
common occurrence and county policy (AGP4) supports agricultural uses on smaller agricultural
parcels.

e Conversion to non-agricultural uses shall not adversely affect existing or potential agricultural
production on surrounding lands that will remain designated Agriculture.
The potential for offsite incompatibilities associated with the proposal is not anticipated
because of the limited agricultural potential of surrounding agricultural land. However, the
proposal does raise the question of will this land use change set a precedent for further land use
conversion from agriculture in the area that may have an adverse impact?
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S Crty of san luis OBISPO

Community Development Department = 919 Palm Street, San Luis Obispo, CA 93401-3218

July 8, 2013

Brian Pedrotti, Planner I11
County of San Luis Obispo
Planning and Building

RE:  Vanderheyden GPA (LRP 2010-00006)
San Luis Obispo, CA

Brian Pedrotti:

The purpose of this letter is to provide comments on the County’s consideration of the
Vanderheyden GPA. Pursuant to section 4 of the Memorandum of Understanding, the City
provides comments on GPA’s referred to the City.

The purpose of this hearing is to determine if the County Board of Supervisors will authorize and
initiate a General Plan Amendment from Agriculture to Rural Residential to allow a 2-lot
subdivision on the Vanderheyden property just outside of the City’s Urban Reserve Line. This
property is located within the City’s referral area and Greenbelt and is therefore subject to the
MOU between the City and the County that was completed in October 2005 (Attachment 1).

While not yet formally referred to the City, the application falls under the provisions of the
policies called out in the MOU which indicate that the City and County will work together to
preserve the agricultural and open space resources by using the City’s Greenbelt and Open Space
policies in addition to the County’s Agriculture and Open Space policies. Prior to determining
whether to process the General Plan Amendment, the Board of Supervisors should carefully
evaluate the following policies from the City’s General Plan and those outlined in the County
staff report which may encourage and lead to urban development in existing rural areas:

Policy 1.7.1, Open Space Protection: “Within the City's planning area and outside the urban
reserve line, undeveloped land should be kept opew. Prime agriculiural land, productive
agricultural land, and potentially productive agricultural land should be protected for farming.
Seenic lands, sensitive wildlife habitat, and undeveloped prime agricultural land should be
permanently protected as open space.”

Policy 1.7.4, Parcel Sizes & Density: “The city will encourage the county not to create new
parcels within the greenbelt, with the exception of those permitted under the county's agriculture
cluster incentive. Outside of cluster distriets, allowed parcel sizes within the greenbelt should be
no smaller, and the number of dwellings allowed on a parcel should be no more than as
designated by the 1989 San Luis Obispo County Land Use Element”

E\ The City of San Luis Obispo is committed to include the disabled in all of its services, programs and activities.
L Telecommunications Device for the Deaf (805) 781-7410.
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Vanderheyden GPA LRP 2010-00006 Page 2

Policy 1.9.1, Basis for Variation: “In the greenbelt, the City will allow, and encourage the
County to allow, smaller parcel sizes and more dwellings only when:

1, All new dwellings will be clustered contiguously in accordance with Table 1;

2. The area outside the cluster is permanently protected as open space;

3. Agricultural easements are placed on prime agricultural lands outside the cluster.

If you have any questions about this letter or need additional information, please contact me via
email at kmurrv@slocity.org or by phone at (805) 781-7274.

Sincerely,

Deputy Director
Community Development Department

CC:  County Board of Supervisors
City Council
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T oeny A0

1
/ ‘ . MEMORANDUM OF AGREEMENT
BETWEEN THE CITY OF SAN LUIS OBISPO AND
TYE COUNTY OF SAN LUIS OBISPO
REGARDING THE CITY’S SPHERE OF INFLUENCE

~ This Agreement between the City of San Luis Obispo (hereafter “City”) and the County
San Luis Obispo County (hereafter “County™) is entered i:;%ﬁz the City on this olg) —day of -
L%L\S%‘ , 2005, and by the County on this day of D&h&a 2005
WITNESSETH
"WHEREAS, the Corlese/Knox/Hertzberg Act of 2000 (“the Act”) requires the Local

Agency Formation Commission (LAFCO) to update the Spheres of Inflnence for all applicable
jurisdictions in the County every five vears; and

WHERREAS, a Sphere of Influence is defined by California Government Code 56076 as a
plan for the probable physical boundaries and service area of a ocal agency; and

WHEREAS, pursuant to Government Code 56425 the Sphere of Influence has been
identified by the County of San Luis Obispo and the City of San Luis Obispo as shown in Exhibit

A and

WHEREAS, the Act further requires that a Municipal Service Review be completed prior
to or, in conjunction with, the update of a Sphere of Influence in accordance with Section 56430
of the California Government Code as a means of identifying and evaluating public services
provided by the City of San Luis Obispo and changes to the City’s Sphere of Influence; and

WHEREAS, a Municipal Service Review as described above has been completed and
shall be considered by LARCO when establishing the City’s Sphere of Influence; and

WHEREAS, the City and County have reached agreement regarding the boundaries
(Exhibit A), development review standards and procedures (Exhibit B) of the Sphere of Influence
to ensure the orderly and logical development of these areas; and -

"~ WHEREAS, the City's General Plan provides a clear policy base for growth and
development in the Sphere of Influence areas and defines policies and programs that the City will
implement to ensure the preservation of the agricultural land, open space and the rural character

Memorandum of Agreement 1 City of San Luis Obispo and County of San Luis Obispo
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of San Luis Obispo; and

WIHEREAS, the Cou.nty’s General Plan goals in Framework for Planning and the San

' - Luis Obispo Area Plan call for Community Separators to provide for a community’s distinetive

identity and preserve the rural character of the areas between and on the fringes of communities

and cities; and

WHEREAS, the City and County intend to cooperate regarding growth and development
on the urban fringe of the City and in the referral area shown in Exhibit C; and '

WHEREAS, LAFCO is required by Government Code 56425 (b) to give great weight to
this agreement in making the final determination regarding the City’s Sphere of Influence.

NOW, THEREFORE, be it resolved that the patties agree as follows:

1. The Sphere of Influence boundary contained in Exhibit A provides for the orderly and
logical growth for the City of San Luis Obispo and represents a potential 20-year growth
boundary (2005-2025) based on available information.

2. The development standards and zoning requirements contained in Exhibit B provide a
framework for completing updates to the General Plans of both the City and the County
for the areas in the Sphere of Influence.

3. The development slandards and zoning requirements contained in Bxhibit B are intended
to provide the City and the County with the basis for developing specific land use policies
and standards for the areas in the City of San Luis Obispo Sphere of Influence and do not
supersede or limit the planning or environmental review process of either jurisdiction.

4. The City’s and County’s General Plan policies including those found in Exhibits D and E
shall be used to guide the logical and orderly development of the Sphere areas while
preserving agricultural and open space lands.

Memorandum of Agreement ’ 2 City of San Luis Obispo and County of San Luis Obispa
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APPROVED AS TO FORM AND LEGAL EFFECT:

/.—@2:\ &ﬁim{;&,
Citj%cy

Dated: A& / 2, 2008

ATTEST:

JM&{;’L f?*‘;éwl (I

City Clerk /

Dated: Aﬁ'ﬁ? ~ [ 209 S‘.

Memorandum of Agreement 3 City of San Luis Obispo and County of San Luis Obispo
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//' -7 z P
7,
- z [ ’ L
Chairman, B of Supervisors

County of San Luis Obispo

APPROVED AS TO FORM AND LEGAL EFFECT:

ATTEST:

e ooar
4 S Y 8D
kMZAE.';-‘i foin ST 2 ZEL N Y

County Clerk

Memorandum of Agreement 4
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EXHIBIT A
SPHERE OF INFLUENCE BOUNDARY MAP

Memorandum of Agreement
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_ EXHIBIT B
DEVELOPMENT STANDARDS AND ZONING REQUIREMENTS

The following development standards and zoning requirerhents are agreed to and shall be used by
the City of San Luis Obispo and the County of San Luis Obispo to develop specific land use
policies and standards within the proposed Sphere of Influence as shown in Exhibit A and to
update their General Plans. '

L Intent. It is the intent of the Cdunty and the City to work cooperatively towards the
goal of developing the agreed upon Sphere of Influence (as shown in Exhibit A) in an
orderly and logical manner consistent with the Cortese/Knox/Hertzberg Act, the City
and County General Plans, the California Environmental Quality Act and any other

applicable laws and regulations.

2. Impact Mitigation. In evaluating any development, the agency considering approval
(City or County) should rely solely on its ability to provide the required services 0
that development. The City and the County shall not presume any services will be
‘provided by the other agency without documenting that such services will be

provided.

Development/mitigation fees needed to offset the impacts from projects approved by
either jurisdiction in the Referral Area (Bxhibit C) shall be collected and distributed in
a fair and equitable manner. These fees may be paid to the City and/or the County in
proportion to the Jocation and degree of project impacts; however the total fees paid
shall not exceed the cost to mitigate the specific project impact. Mitigation to offset
significant impacts fo fire, law enforcement, emergency medical services, water and
wastewater treatment services, roads and streets, other public services, and housing,
shall be incorporated into the conditions of approval for projects on a case by case
basis. Documentation shall be provided that identifies the project’s fiscal,
infrastructure, housing, and services impacts to both the City and the County and shall
be considered as part of the development review process. The documentation shall be
used to preparc conditions of approval and to allocate impact fees where allowable

and as appropriate.

3. Fire, Emergency Medical and Law Enforcement Services. Costs associated with
fire, emergency medical and law enforcement services shall be given special attention.

Memorandum of Agreement [ City of San Luis Obispo and Couaty of San Luis Obispo
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The County and City Planning Staff shall meet with the City’s Police and Fire Chief
and the County Sheriff and Fire Department Chief regarding development in the
unincorporated areas that would impact the emergency response service levels. The
purpose of this meeting is to identify and discuss fiscal impacts of development
related to emergency services, service delivery impacts of development on the fringe,

and appropriate mitigation measures,

Interagency Cooperation. The City and the County shall work cooperatively to plan
for future land uses and public services and facilities to improve and maintain arca
circulation connections, and to preserve agricultural land and open space, The County
and City will consider the creation and implementation of varfous assessment and
financing mechanisms for the construction and maintenance of public improvements,
such as roads, utilities, recreation and trail improvements, parks and open space, and
similar finprovernents that could serve visitors and residents of the City and the
County. Discretionary develapment projects and General Plan Amendments within
each agency’s jurisdiction shall be referred to the other for review and comiment prior
to action on a development proposal. The County shall seek the City’s comments
regarding these projects in the referral area map found in the County’s San Luis
Obispo Area Plan (Tixhibit C). The City shall seek the County’s comments regarding
projects that affect the unincorporated area found in Exhibit C. When a discretionary
project application is accepted for processing, it shall be referred to the following

corntact person(s) for early review and comment:

Division Manager, Long Range Planning Community Development Director
County of San Luis Obispo City of San Luis Obispo

Department of Planning and Building Community Development Department
County Government Center 990 Palm Street

San Luis Obispo, CA 93408 San Luis Obispo, CA 93401-3249

“ This provision shall not supersede other methods of cbmrﬁeming or providing

feedback regarding a proposal or project.

L]

Sphere of Influence. The County shall, to the extent legally possible, limit
development within the City’s Sphere of Influence (SOI) to those uses allowed by the
County General Plan. The County shall give the great weight to the City’s General
Plan policies when reviewing development in the City's Sphere of Influence.

a, City Review, For projects submitted to the County for consideration, as part of
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the pre-application meetings and as pait of processing the application, the County
shall request written documentation that indicates the City Council’s position
regarding annexation into the City. This documentation shall be provided by the
City in a timely manner that does not delay the County’s processing of the land
use application, During this time, the County shall continue to process the land

_usc application as required under the Jaw.

b. Development Review Coordination. Projects proposed within the referral area
shown in Exhibit C, and subject to an Initial Study under.CEQA, shall cause the
City and County represenlatives to request a meeting prior to completion of the
Tnitial Study. The purposc would be to discuss the City’s and County's General
Plan policies with regard to the project and to identify any key issues that may
need special attention during the CEQA process.

Agriculture and Open Space. The City and the County shall work together to
preserve the agricultural and open space resources in the SOI area using the City’s
Greenbelt and Open Space policies and the County’s Agriculture and Open Space
Policies, including the transfer development credit program as appropriate. The
criteria contained in the County’s Agriculture and Open Space Element, particularly
Agricultural Policies 17 and 24 (Exhibit D), and the pertinent policics in the City's
General Plan shall be addressed in the preparation of any land use entitlements and

Environmental Impact Reports.

General Plan Amendment. The City intends to complete environmental review, pre-
zoning, pre-annexation, and any necessary pre-general plan amendment activities
prior to or concuirent with an annexation proposal being processed by LAFCO. The
County intends to complete any necessary amendments to its General Plan in the San
Luis Obispo Area Plan to reflect the annexation of tersitory to the City of San Luis

Obispo.

Zoning RequireméntsfSpecific Plan. Prior to annexation, the City shall complete
pre-zoning and environmental review consistent with its General Plan. CEQA review
shall include analysis of issues, including but not limited to the following: a reliable
and adequate water supply, sewer capacity, public services, cumulative traffic
circulation, agricultural buffers, jobs-housing, use of transfer development credits,
and affordable housing opportunities.
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AU crty of san luis oBISpO

Community Development Department » 919 Palm Street, San Luis Obispo, CA 93401-3218

August 16, 2013

Brian Pedrotti, Planner 111
County of San Luis Obispo
Planning and Building

RE:  Vanderheyden GPA (LRP 2010-00006)
San Luis Obispo, CA

Brian Pedrotti;

The purpose of this letter is to provide comments on the County’s consideration of the
Vanderheyden GPA in response to the project referral to the City. This property is
located within the City’s Greenbelt and is therefore subject to the MOU between the City
and the County that was completed in October 2005 (Attachment 1). The MOU indicates
that the City and County will work together to preserve the agricultural and open space
resources by using the City’s Greenbelt and Open Space policies in addition to the
County’s Agriculture and Open Space policies.

The project location is subject to the following City Land Use Element policies:

Policy 1.7.1, Open Space Protection: “Within the City's planning area and outside the
urban reserve line, undeveloped land should be kept open. Prime agricultural land,
productive agricultural land, and potentially productive agricultural land should be
protected for farming. Scenic lands, sensitive wildlife habitat, and undeveloped prime
agricultural land should be permanently protected as open space.”

Policy 1.7.4, Parcel Sizes & Density: “The city will encourage the county not to create
new parcels within the greenbelt, with the exception of those permitted under the county's
agriculture cluster incentive. Outside of cluster districts, allowed parcel sizes within the
greenbelt should be no smaller, and the number of dwellings allowed on a parcel should
be no more than as designated by the 1989 San Luis Obispo County Land Use Element”

Policy 1.9.1, Basis for Variation: “In the greenbelt, the City will allow, and encourage
the County to allow, smaller parcel sizes and more dwellings only when:

1. All new dwellings will be clustered contiguously in accordance with

Table 1;

2. The area outside the cluster is permanently protected as open space;

3. Agricultural easements are placed on prime agricultural lands outside the cluster.

The following County COSE policies also apply to the property:

E\ The City of San Luis Obispo is committed to include the disabled in all of its services, programs and activities,
L.- Telecommunications Device for the Deaf (805) 781-7410.
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Policy OS 1.3 Supporting other agencies:

Encourage and support efforts by state and federal agencies, cities, special districts, and
nonprofit and conservation organizations to protect lands containing open space
resources.

Policy OS 1.8 Land Divisions and Development
Encourage the use of cluster land divisions and cluster development that will locate
residential clusters on the least environmentally sensitive portions of properties.

Policy OS 4.6 Conversion to small-lot rural parcels
To maintain a well-defined urban boundary, avoid the creation or expansion of Small-Lot
Rural designations (Residential Rural/Suburban LUE land use categories) in rural areas.

Policy OS 4.7 Cooperation with cities.

The County shall cooperate with cities that have established “greenbelt’ or similar
programs, such as the City of San Luis Obispo s greenbelt program and the City of Paso
Robles’ “purple belt” program

[n summary, City staff finds that the proposed GPA and map is not consistent with the
policies noted above and in accordance with the MOU, should not be supported as
proposed.

If the Board of Supervisors determines that the proposed GPA is consistent with the
policies noted above and supports the change to Residential Rural, please consider the
following conditions when reviewing the subsequent request to subdivide this parcel:

. The project will be subject to road impact fees for Orcutt Road. A calculation of
these fees can be supplied from the City.

2. The subdivision should include identification of limited building envelopes. A
site plan and tentative grading plan should be evaluated along with any proposed
subdivision map.

* 3. A viewshed analysis should be required to evaluate potential viewshed impacts
from public roads.

4. Open space ecasements should be secured to ensure that areas outside of building
envelopes, including significant slopes, vegetation, or viewsheds are preserved.

5. Development potential should be limited to one dwelling per lot without the
ability to construct secondary dwellings or guesthouses.

If you have any questions about this letter or need additional information, please contact
me via email a pdunsmore(@slocity.org or by phone at (805) 781-7522.

Sincerely,
Phil W o
Phil Dunsmaore

Senior Planner
Community Development Department
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Afuera de Chorro Water Company
1810 Tiburon Way
San Luis Obispo, CA 93401

December 18, 2009

1821 Tiburon Way
San Luis Obispo, CA 93401

Re: Letter of Intent to Provide Water Services
Assessor’s Parcel Number: 076-531-009

Dear Applicant:

Afuera de Chorro Mutual Water Company (the “Company”) provides water for
domestic use to parcels within its service area. You have applied for water service for a new
parcel to be created within the Company’s service area. The Company is required to meet a
number of requirements before it can issue new memberships. The Company Board of Directors
is aware that a number of new parcels are in the process of being created and additional requests
for lot splits may be submitted based on the new zoning applicable in the service area. The
Board is committed to proceeding diligently and promptly to meet all the requirements to
provide water service to the new parcels. No new parcels have been created in the service area
for many years; thus bringing the Company into compliance the applicable requirements
described as items 2 and 3 below will take time.

As of the date of this letter the Company has made a tentative determination that adequate water
is available to serve all of the currently allowed potential new dwelling units within its service
area. In addition, the Company has obtained a detailed report of the condition and capacity of
the system from the Company engineer. The Company is in the process of addressing required
storage needs as addressed in the engineer’s report. The Company has submitted an application
for a permit to the Department of Corporations and is currently preparing a response to the
DOC’s comments and request for additional information,

The Company is committed to providing water service to all new parcels within its service area
that meet applicable requirements. Therefore, the Company shall issue a new membership to
Owner, as that term is defined in the Second Amended and Restated Bylaws of the Company and
provide water for domestic use to the parcel described above (the “Parcel) when each and every
one of the following terms and conditions has been met:

(€)) the Company has determined that its water supply is sufficient to serve the
Parcel without detrimentally affecting its service to existing members;
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@)

(€))

@

©)

()

the Company has determined that its water system and related
infrastructure has the capacity to serve the Parcel following the
improvements deemed by the Company engineer to be necessary to extend
service to the Parcel and the Company engineer has provided an estimated
cost for providing those improvements, (the “System Extension
Estimate™);

the Company has a current, effective permit to issue the membership to
Owner from the California Department of Corporations;

the Owner of the Parcel agrees to maintain the Parcel in compliance with
the Amended and Restated Declaration of Restrictions affecting Tract 681,
County of San Luis Obispo, State of California as restated and amended
from time to time (the “Declaration”);

the Owner has paid the required connection fee to obtain service from the
Company and all special and regular assessments; and

the Owner, as that term is defined in the Second Amended and Restated
Bylaws of the Company, has paid all costs of expanding and/or altering
the water system as necessary to extend service to the Parcel as set forth in
the System Extension Estimate provided by the Company engineer.

Please be advised that when the conditions are satisfied delivery of water to the
Parcel will be pursuant to rights and obligations of all Company members set out in the
provisions of the Company’s rates schedules, rules, procedures, articles and bylaws, as amended
or restated from time to time. Further, in no event shall this will-serve letter obligate the
Company to deliver water to the Parcel where any circumstances outside the control of the
Company render such delivery impossible, unlawful, unnecessary, or otherwise inappropriate.

DMS: 549732_1

Sincerely,
"
) >
President &
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f‘/éf' Fw: LRP2010-00006 VANDERHEYDEN, South County E-Referral, (GPA/

_ SLO)

-~ Craig Piper to: Brian Pedrotti 07/16/2013 02:32 PM
Cc: Richard Howell

From: Craig Piper/GenSrves/COSLO

To: Brian Pedrotti/Planning/COSLO@Wings

Ce: Richard Howell/GenSrves/COSLO@Wings

Hi Brian,

We don't much in the way of comments regarding the GPA. If this parcel doesn't already have an
Avigation easement, since it's in the airport review area, it may require the establishment of an easement.
Also, as you are aware, any future construction on the parcel(s) will likely require review by the FAA.

Thanks,

Craig Piper

Assistant General Manager
Airport Services

County of San Luis Obispo

805-781-4376
----- Forwarded by Craig Piper/GenSrves/COSLO on 07/16/2013 02:29 PM -—--

From: Richard Howell/GenSrvcs/COSLO

To: Craig Piper/GenSrves/COSLO@Wings

Date: 07/16/2013 10:41 AM

Subject: Fw; LRP2010-00006 VANDERHEYDEN, South County E-Referral, (GPA/ SLO)

Please handle...thanks.

Richard

From: Mail for PL_Referrals Group

Ta: Lynda Auchinachie/AgComm/COSLO@Wings, Mike |sensee/AgComm/COSLO@Wings,
"Dunsmore, Phil" <pdunsmor@slocity.org>, Brian Pedrotti/Planning/COSLO@Wings,
tiamison@co. slo.ca.us, Bill Robeson/Planning/COSLO@Wings, Carolyn
Huber/GenSrvcs/COSLO@Wings, Janette Pell/GenSrves/COSLO@Wings, Richard
Howell/GenSrves/COSLO@Wings

Cc: Brian Pedrotti/Planning/COSLO@Wings

Date: 07/16/2013 10:36 AM

Subject: LRP2010-00006 VANDERHEYDEN, South County E-Referral, (GPA/ SLO)
Sent by: Taryn Jamison

San Luis Obispo County
Planning and Building Department

LRP2010-00006 VANDERHEYDEN, South County E-Refe:
SLO
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Negative Declaration & Notice (_)f De}grmiqation_r

T S R ARSI T A R S I R T | TR T I SR

SAN LUIS OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 OS0OS STREET + ROOM 200 + SAN Luis OBISPO + CALIFORNIA 93408 ¢+ (805) 781-5600

ENVIRONMENTAL DETERMINATION NO. ED13-227 DATE: 10/22/2015

PROJECT/ENTITLEMENT: Vanderheyden General Plan Amendment; LRP2010-00006

APPLICANT NAME:  Paul Vanderheyden
ADDRESS: 1821 Tiburon Way, San Luis Obispo, CA, 93401
CONTACT PERSON: Rachel Kovesdi Telephone: (805)471-2948

PROPOSED USES/INTENT: Request by Paul Vanderheyden for a General Plan Amendment to the San
Luis Obispo North Sub Area of the San Luis Obispo Area Plan of the Land Use Element to change the land
use category on a 21.5 acre site from Agricultural to Residential Rural. The project is located approximately
500 feet east of the eastern terminus of Tiburon Way, on the east side of Orcutt Road, located on the eastern
boundary of the City of San Luis Obispo, in the San Luis Obispo North Sub Area of the San Luis Obispo
planning area.

LOCATION: County San Luis Obispo

LEAD AGENCY: County of San Luis Obispo
Dept of Planning & Building
976 Osos Street, Rm. 200
San Luis Obispo, CA 93408-2040
Website: http://www.sloplanning.org

STATE CLEARINGHOUSE REVIEW: YES [X] NO [ ]
OTHER POTENTIAL PERMITTING AGENCIES:

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

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

Notice of Determination State Clearinghouse No.
This is to advise that the San Luis Obispo County as [ ] Lead Agency
[[] Responsible Agency approved/denied the above described project on , and

has made the following determinations regarding the above described project:

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

This is to certify that the Negative Declaration with comments and responses and record of project approval is
available to the General Public at the ‘Lead Agency' address above.

Megan Martin County of San Luis Obispo

Signature Project Manager Name Date . Public Agency

Page 40 of 91




Attachment 3-C - December 10, 2015 Planning Commission Staff Report

Inltlal Study Summary Enwronmental Checkllst

TR T TP R TR, T ——

SAN Luis OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 0S0S STREET + ROOM 200 + SAN Luis OBISPO ¢+ CALIFORNIA 93408 ¢ (805) 781-5600

(ver 5.2)ysing Form

Project Title & No. Vanderheyden General Plan Amendment ED13-227 (LRP2010-00006)

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

|:| Aesthetics Geology and Soils Recreation

D Agricultural Resources D Hazards/Hazardous Materials @ Transportation/Circulation
D Air Quality D Noise D Wastewater

Biological Resources |:| Population/Housing D Water /Hydrology

|:| Cultural Resources E] Public Services/Utilities Land Use

DETERMINATION: (To be completed by the Lead Agency)

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

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

@ Although the proposed project could have a significant effect on the environment, there will not
be a significant effect in this case because revisions in the project have been made by or

agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be
prepared.

[]

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

]

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

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

Megan Martin Ve pun Y Yar A /O/ [ /20/ T

Prepared by (Print) " Signature’ 7 Date
Q). ' ~ Ellen Carroll,
\ >’]L€ \(t % US ” LAY %ﬂ% (5 {" Environmental Coordinator /ﬁ/’(«? // b
Reviewed by (Print) Signature (for) Date
@ County of San Luis Obispo, Initial Study Page 1
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Project Envircnmental Analysis

The County's environmental review process incorporates all of the requirements for
completing the Initial Study as required by the California Environmental Quality Act (CEQA) and the
CEQA Guidelines. The Initial Study includes staff's on-site inspection of the project site and
surroundings and a detailed review of the information in the file for the project. In addition, available
background information is reviewed for each project. Relevant informaticn regarding soil types and
characteristics, geologic information, significant vegetation andfor wildlife resources, water
availability, wastewater disposal services, existing land uses and surrounding land use categories
and other information relevant to the environmental review process are evaluated for each project.
Exhibit A includes the references used, as well as the agencies or groups that were contacted as a
part of the Initial Study. The County Planning Department uses the checklist to summarize the
results of the research accomplished during the initial environmental review of the project.

Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo Planning
Department, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408-2040 or call (805) 781-5600.

A. PROJECT

DESCRIPTION: Request by Paul Vanderheyden for a General Plan Amendment to the San Luis
Obispo North Sub Area of the San Luis Obispo Area Plan of the Land Use Element to change
the land use category on a 21.5 acre site from Agricultural to Residential Rural. The project is
located approximately 500 feet east of the eastern terminus of Tiburon Way, on the east side
of Orcutt Road, located on the eastern boundary of the City of San Luis Obispo, in the San
Luis Obispo North Sub Area of the San Luis Obispo planning area.

BACKGROUND: The project site is Parcel A of Lot Line Adjustment COAL 00-0048 (originally part of
Tract 681). The parcel is served by the Afuera de Chorro Mutual Water Company, which as a
general rule for all served lots, restricts development and use of the property to two primary
residences, two secondary residences, and prohibits agricultural use on the property.

The amendment request was originally submitted in January 2011 at a time when Planning
staff was processing the Land Use and Circulation Element Update (LUCE), and was to be
included in this process. Since the portion of the LUCE update dealing with substantive land
use change had been delayed at that time, the applicant opted to pursue the amendment
request independent of the LUCE.

The Board of Supervisors authorized the General Plan Amendment request on July 9, 2013 to:
1) amend the San Luis Obispo Area Plan by changing the land use category on an
approximately 21.5 acre site from Agriculture to Residential Rural; and 2) change the
Agricuiture Element land use designation from Agriculture to Small Lot Rural for the purpose of
subdivision of the property into two parcels.

PROPOSED FUTURE DEVELOPMENT:  Following the land use change, the applicant intends to
subdivide the property into two parcels. Currently, the 21.5 acre Agriculture site allows two
primary residences and two guesthouses. If rezoned to Residential Rural, the San Luis
Obispo Area Plan standards would limit minimum parcel size to 10 acres (Section
22.108.040(D)). Therefore, the proposed amendment would aliow the owner to submit an
application to subdivide the property into two parcels, which would allow one primary
residence and one secondary residence on each parcel, yielding the comparable density as is
currently allowed on the site. Future development would require the processing of a
subdivision (parcel map), possibly use permits, and building permits. The subdivision, use
permits, and some construction permits will be subject to CEQA, and will provide an
opportunity to evaluate impact based on project specific details.

@ County of San Luis Obispo, Initial Study Page 2
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ASSESSOR PARCEL NUMBER(S): 076-531-009

Latitude: 35 degrees 15 47" N Longitude: 120 degrees 37' 44" W SUPERVISORIAL DISTRICT # 3

B. EXISTING SETTING

PLANNING AREA: San Luis Obispo, San Luis Obispo TOPOGRAPHY: Nearly level
LAND USE CATEGORY: Agriculture VEGETATION: Urban-built up Grasses

COMBINING DESIGNATION(S): Airport Review PARCEL SIZE: 21.5 acres
Sensitive Resource Area

EXISTING USES: Single-family residence(s)

SURROUNDING LAND USE CATEGORIES AND USES:

North: Rural Lands; single-family residence(s) East: Residential Suburban:
single-family residence(s)

South: Agricuiture; single-family residence(s) West: Residential Suburban;
single-family residence(s)

C. ENVIRONMENTAL ANALYSIS

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

@ County of San Luis Obispo, Initial Study Page 3
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COUNTY OF SAN LUIS OBISPO
INITIAL STUDY CHECKLIST

1. AESTHETICS Potentially Impact can Insignificant Not
i . Significant & will be Impact Applicable
Will the project: mitigated
a) Create an aesthetically incompatible D [:) }X{ D

site open to public view?

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

X

c) Change the visual character of an area?

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

O OO O
O O O
X X
1 O O

e) Impact unique geological or physical
features?

f) Other: [] []

X

[]

[]

Setting. The project site is located adjacent to the southeastern city limits of San Luis Obispo within
the City’s greenbelt. It is located on Tiburon Way, a local road, east of Orcutt Road. The project site
and surrounding parcels are part of Tract 681, a residential subdivision of parcels. Land Use
Ordinance standards limit development on parcels within this subdivision to one primary dwelling, a
guesthouse and residential accessory structures. No secondary dwellings are allowed.

The site is bordered by undeveloped Agriculture property to the north, Rural Lands to the east,
Residential Rural with large lot homes to the southwest, and Residential Single Family development
to the northwest. The site and existing residential development is located on a higher elevation than
most of the homes in the southwestern tract, and future development may be visible from Orcutt Road
to as far away south as Tank Farm Road (0.7 miles southeast.) Future development would not
silhouette against any ridgelines as viewed from public roadways. A portion of the site is within and
adjacent to “The Morros”, considered a visually sensitive resource area. The site is also within a
Highway Design Corridor combining designation.

San Luis Obispo Highway Corridor Area

Section 22.10.095(C) discusses the San Luis Obispo Highway Corridor design standards. The
standards are intended to protect views of scenic backdrops and background vistas and foreground
views from scenic roads and highways, and other environmental resources that provide habitat and
watershed drainage.

These standards are also intended to expedite the permit process through a ministerial Zoning
Clearance for proposals meeting the specific design criteria, while also enabling alternative design
solutions through a discretionary (Minor Use Permit or Conditional Use Permit) land use permit.
Residential structures, residential accessory structures (including water tanks), residential access
roads, specified agricultural accessory structures (including water tanks) and signs are governed by
these standards. All other uses and structures are not subject to these standards, such as production
agriculture, agricultural roads and nursery specialties.

Impact. The applicant is requesting the approval of a General Plan Amendment which would change

@ County of San Luis Obispo, Initial Study Page 4
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the land use designation from Agriculture to Residential Rural and allow the proper.ty to be divided into
two equally sized lots. Future development potential or residential density will not increase as a result
of the amendment and would be consistent with development in the immediate vicinity. Several
parcels in the vicinity are designated Residential Rural and immediately adjoining Agriculture-
designated lands are sized approximately 20 to 40 acres. The adjoining Rural Lands are 5 and 17
acres in size. Any future residential development would be consistent with existing development in
the surrounding area to the west-southwest and subject to the standards outlined in Title 22 for San
Luis Obispo Highway Corridor Area combining designation.

Mitigation/Conclusion. No measures above what is already required by ordinance is necessary,
therefore, no significant visual impacts are expected to occur.

2. AGRICULTURAL RESOURCES Potentially Impactcan Insignificant Not

" . Significant & will be Impact Applicable
Will the project: 9 mitigated P PP

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

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

¢} Impair agricultural use of other property D D <] |:|
or result in conversion to other uses?

d} Conflict with existing zoning for ] [] g D
agricultural use, or Williamson Act
program?

e) Other: [] [] [] []

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

Land Use Category: Agriculture Historic/Existing Commercial Crops: None
State Classification: Not prime farmland In Agricultural Preserve? Yes, Edna Valley

Under Williamson Act contract? No

The soil type(s} and characteristics on the subject property inciude:
Los Osos-Diablo complex (9 - 15% slope).

Los Osos. This moderately sloping loamy claypan soil is considered not well drained. The soil has
moderate erodibility and moderate shrink-swell characteristics, as well as having potential septic
system constraints due to: depth to bedrock, slow percolation. The soil is considered Class ||
without irrigation and Class Il when irrigated.

Diablo. This moderately sloping loamy claypan soil is considered very poorly drained. The soil has
moderate erodibility and high shrink-swell characteristics, as well as having potential septic system
constraints due to: slow percolation. The soil is considered Class Il without irrigation and Class ill

@ County of San Luis Obispo, Initial Study Page 5
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when irrigated.

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

Similar to other gently sloping properties in this area, the entire project site consist of Important
Agricultural Soils as defined and mapped by the county’s Conservation Element. Specifically, the soil
found on the project site is Coastal soil unit 163, Los Osos Diablo complex, 9-15%, which is listed as
one of the county’s “Other” important soils and “Highly productive rangeland soils.”

Agricultural Element Polices:

AGP11: Agricultural Water Supplies —This entire drainage area, which ultimately becomes Davenport
Creek, is considered a limited water resource area but continues to include hundreds of acres of
productive agricultural lands. To the degree continued upstream development decreases recharge
throughout the basin, development has the potential to adversely impact downstream agricultural
resources.

AGP17: Agricultural Buffers — Agricultural buffers are recommended for both existing and potential
production agricultural uses when located near proposed non-agricultural uses. As stated previously,
the surrounding parceis are of a size that would not support production agriculture. Therefore, buffers
are not recommended.

AGP24: Conversion of Agricultural Lands — The goal of AGP24 is to protect agricultural resources and
discourage the conversion of agricultural lands to non-agricultural uses. The policy specifically states
to “Avoid land redesignation (rezoning) that would create new rural residential development outside
the urban and village reserve lings.”

Impact. The proposal would result in the conversion of a 21.5-acre site consisting of capable soils to
residential uses. On lands designated Agriculture within an area extending more than one (1) mile
around the property, typical agricultural operations are limited to grazing due to the limited underlying
water resources in this area. It is common for smaller parcels in areas with limited groundwater to be
used solely for the production of livestock. Even so, as a smaller agricultural parcel (approximately
21.5 acres), any livestock use would essentially function as a hobby rather than a production of
agricultural use. The use of parcels in this size would not be considered sustainable for agricultural
production, but such parcels are frequently retained in the Agriculture land use category to limit
development which could further reduce groundwater levels or lead to incompatibilities between
agricultural and non-agricultural uses.

Changing the site from Agriculture to Residential Rural may conflict with the Agriculture Element
Policies listed above, specifically AGP24. These goals promote the protection of agricultural land
while identifying a need to maintain a distinction between urban and rural development. The
proposed amendment may conflict with these goals in that it requests the conversion of agricultural
land to a non-agricultural use; however, the agricultural potential of the site is limited by water
availability, it is adjacent to typical agricultural operations that have been limited to grazing due to the
underlying water resources in the area where the area currently used for grazing is already bordered
by low-density residential development similar to what is being proposed. Lastly, the General Plan
Amendment would not further constrain any existing agricultural uses.

The potential for offsite incompatibilities associated with the proposed project is not anticipated
because of the limited agricultural potential of surrounding agricultural land. The amendment would
allow for future land division with a 10 acre minimum parcel size. As stated above, the production of a
small agricultural parcel is not considered sustainable.

The Agriculture Department reviewed the proposed project for consistency with the agricuitural
palicies in the Agriculture Element and potential impacts to agricultural resources. The Agriculture
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Department, in a letter dated May 31, 2011, is not opposed to the land use change.

Mitigation/Conclusion. The proposed project is consistent with existing development patterns and
is not anticipated to conflict with surrounding existing agricultural uses. No mitigation measures are
necessary.

Potentially Impactcan Insignificant Not
3. AIR. QUAL".-Y . Significant & will be Impact Applicable
Will the project: mitigated
a) Violate any state or federal ambient air (] [] ] ]

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

b) Expose any sensitive receptor to 24
substantial air pollutant
concentrations?

¢) Creafe or subject individuals to 24

objectionable odors?

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

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

GREENHOUSE GASES

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

g) Conflict with an applicable plan, policy >
or regulation adopted for the purpose D D = D

of reducing the emissions of
greenhouse gases?

h} Other: D D D D

OO0 0O
O oo O
X X

OO0 O

Setting. The Air Pollution Control District (APCD) has developed the CEQA Air Quality Handbook to
evaluate project specific impacts and help determine if air quality mitigation measures are needed, or
if potentially significant impacts could result. To evaluate long-term emissions, cumulative effects,
and establish countywide programs to reach acceptable air quality levels, a Clean Air Plan has been
adopted (prepared by APCD),
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Greenhouse Gas (GHG) Emissions are said to result in an increase in the earth’s average surface
temperature. This is commonly referred to as global warming. The rise in global temperature is
associated with long-term changes in precipitation, temperature, wind patterns, and other elements of
the earth's climate system. This is also known as climate change. These changes are now thought to

be broadly attributed to GHG emissions, particularly those emissions that result from the human
production and use of fossil fuels.

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

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

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

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

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

For most projects the Bright-Line Threshold of 1,150 Metric Tons CO2/year (MT CO2e/yr) will be the
most applicable threshold. In addition to the residential/commercial thresheld options proposed
above, a bright-line numerical value threshold of 10,000 MT COZ2e/yr was adopted for stationary
source (industrial} projects.

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

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

Impact. The General Plan Amendment will not result in the disturbance of soil or change in the
physical environment. The project is not in close proximity to sensitive receptors that might otherwise
result in nuisance complaints or subject to limited dust and/or emission control measures during
construction.

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

This project is a General Plan Amendment. Using the GHG threshold information described in the
Setting section, the project is expected to generate less than the Bright-Line Threshold of 1,150 metric
tons of GHG emissions. Therefore, the project’s potential direct and cumulaiive GHG emissions are
found to be less significant and less than a cumulatively considerable contribution to GHG emissions.
Section 15084(h)(2) of the CEQA Guidelines provide guidance on how to evaluate cumulative
impacts. If it is shown that an incremental contribution to a cumulative impact, such as global climate
change, is not ‘cumulatively considerable’, no mitigation is required. Because this project's emissions
fall under the threshold, no mitigation is required.

The proposed project is within close proximity (0.28 miles to the North) to serpentine rock and/or soil
formation, which has the potential to contain naturally oceurring asbestos. At the time of application
for building permits, the applicant will be required to submit a soils report that provides information
related to naturally occurring asbestos.

Mitigation/Conclusion. The General Plan Amendment will not result in any potentially significant
impacts to air quality; therefore, no mitigation measures are necessary.

4. BIOLOGICAL RESOURCES Potentially Impactcan Insignificant Not

Will the project: Significant ﬁ; i‘:ligla?:d Impact Applicable
a) Result in a loss of unique or special |:| ' D |:|
status species* or their habitats?
b) Reduce the extent, diversity or quality [] L] ] []
of native or other important vegetation?
¢) Impact wetland or riparian habitat? : [] ] ]
d) Interfere with the movement of resident |:| D DX D

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

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

f) Other: D |:| |:| D

* Species — as defined in Sectiont5380 of the CEQA Guidelines, which includes ail plant and wildlife species that
fall under the category of rare, threatened or endangered, as described in this section.

0
[]

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

On-site Vegetation: The site is dominated by ornamental landscaping associated with existing
development and annual grassland. Two minor stream courses cross the subject site and
support very limited scattered riparian vegetation.
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Name and distance from blue line creek(s): Orcutt Creek approximately 0.60 miles to the West;
Two unnamed creeks are within the boundaries of the proposed project.

Habitat(s): Potential Pismo clarkia habitat
Site's tree cancpy coverage: Approximately <5%.

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

Vegetation

Chorro Creek bog thistle (Cirsium fontinale var. obispoense) FE, SE, List 1B, a San Luis Obispo
County endemic, has been found about 0.34 miles to the Northeast. This species occurs primarily in
association with serpentine seeps located in chaparral and cismontane woodland communities at
elevations between 35 and 365 meters (115 to 1,200 feet). This fairly tall (to 6.5 feet) perennial herb
blooms primarily from February to July. The CNPS considers this species as rare {List 1B, RED 3-2-
3). It is listed as both state and federally endangered.

Dune larkspur (Delphinium parryi ssp. blochmaniae) List 1B has been found about 0.34 miles to the
Northwest. This perennial herb is found within maritime chaparral and coastal dune habitats (Tibor
2001). The typical flowering period is April through May. The species grows from sea level to 200
meters (660 feet). The dune larkspur is a federal species of concern and the CNPS considers this
plant to be rare, threatened, or endangered in California and elsewhere (List 1B, RED 3-2-3).

San Luis Obispo dudleya (Dudleya abramsii ssp. murina), List 1B has been found about 0.68 mile to
the Northeast. This succulent shrub is generally found on serpentinite soils in chaparral and foothill
woodland habitats between the 90 and 300-meter elevations (295 to 985 feet). It blooms from May to
June. The CNPS considers this species to be rare (List 1B, RED 2-1-3).

San Luis Obispo sedge (Carex obispoensis) List 1B has been found about 0.87 mile to the Northeast.
This perennial herb is generally found on serpentinite seeps in closed-cone coniferous forest,
chaparral, coastal scrub, coastal prairie, and valley and foothill grassland areas between the 10 and
790-meter elevations (30 to 2,600 feet). The typica!l blooming period is April-June. San Luis Obispo
sedge is considered rare by CNPS (List 18, RED 2-2-3).

Wildlife
Atascadero june beetle (Polyphyila nubile) has been found about 0.73 miles to the Northwest.

Western or California mastiff bat (Eumpos perotis califomicus) has been found about 0.73 mile to the
Northwest. The bat is a California Species of Special Concern. Mastiff Bats occur from central
California, southward to central Mexico. Mastiff Bats are resident at low elevations in the coastal
basins of southern California. They appear to favor rugged, rocky areas where suitable crevices are
available for day roosts. Characteristically, day roosts are located in large cracks in exfoliating slabs of
granite or sandstone. The crevices must open downward, be at least 5 cm wide and 30 cm deep, and
narrow to at least 2.5 cm at their upper end (Vaughan, 1959). The crevices typically open high on a
cliff and are at least 2 m above the substrate (Kruizsch, 1955; Vaughan, 1959). Mastiff Bats have
great difficulty taking flight, and must drop at least 2 to 3 m for launching. They also frequently roost
in buildings, provided these have sheltering spaces with conditions similar to those described above.

Western yellow-billed cuckoo (Coccyzus americanus occidentalis) FC, SE has been found about 0.73
mile to the Northwest. Western yellow-billed cuckoo is a federal candidate for listing and considered
endangered by the state. The species is a riparian forest nester, along the broad, lower flood-bottoms
of larger river systems. Nests are in willow riparian areas often mixed with cottonwoods, with an
understory of blackberry, nettles, or wild grape. The western yellow-billed cuckoo is threatened by
loss and degradation of its habitat due to land clearing, fire, flood control projects, surface water
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diversions and groundwater pumping, and overgrazing by livestock. Such disturbances often foster
the establishment of invasive non-native plants such as tamarisk and Arundo. The resulting
fragmentation reduces the size and quality of habitat for the cuckoo, potentially leading to local
extinctions. Migration routes can also be lost or fragmented, thus affecting the ability of the cuckoo to
recolonize habitat areas. One study showed that cuckoos were excluded from suitable habitat when
the riparian stand was less than seven acres in size.

Habitat

Pismo clarkia (Clarkia speciosa ssp. immaculate) FE, SR, List 1B potential habitat has been found
within the project boundaries. This annual herb occurs on low, sandy hills {up to the 185 meter (600-
foot) elevation) from Pismo to Edna Valley. Pismo clarkia populations are found in valley and foothill
grasslands, and in the margins between chaparral and oak woodland communities near the coast.
This species is listed as Federally endangered, State rare, and extremely rare by CNPS (List 1B, RED
3-3-3). The principal threat to the Pismo clarkia is habitat destruction and degradation due to
development.

Conservation and Open Space Element (COSE) Policies:

BRP1.1: Protect Sensitive Biological Resources. Proposed development applications shall require
environmental review to include consideration of cumulative impacts.

BR1.2: Limit Development Impacts. The intent of this policy is to regulate and minimize proposed
development in areas that contain essential habitat for special-status species and their communities.

BR1.3: Environmental Review. This policy requires environmental review of development applications
pursuant to CEQA and County procedures to assess the impacts of proposed development on the
environment.

Impact. The General Plan Amendment invoives a land use category change, but this action will not
result in any physical change to the environment. The amendment would only allow the applicant to
divide the property into two parcels for individual sale, Future allowed development (two primary
residences and two secondary dwellings) allowed by the amendment is not more intense than existing
allowed development on the site. Additionally, to be consistent with County procedures and the
COSE policies, any future subdivision or proposed development on the property should require
submittal of a Biological Report to address potential impacts to those species and habitats identified
above.

Mitigation/Conclusion. No significant biological impacts are expected to occur as a result of the
General Plan Amendment. At the time of application of a land division or development, a Biological
report will be required to be submitted. The report would discuss impacts to those species and
habitats discussed in the ‘Seftings’ section above. A Biological report would be required as a
Planning Area Standard in the San Luis Obispo sub-area standards of the San Luis Obispo Planning
Area of the Land Use Ordinance.

5. CULTURAL RESOURCES Potentially Impact can Insignificant Not

Will the project: Significant f‘n iv:;:;:n:d impact Applicable
a} Disturb archaeological resources? [] [] 24 |:|
b)  Disturb historical resources? [] [] |Z| ]
¢) Disturb paleontological resources? [] [] X []
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5. CULTURAL RESOURCES gotel}?ially Impactcan Insignificant Not
i i igni & will b i
Will the project: ignificant mtignted Impact Applicable
d) Cause a substantial adverse change [] [] 4 ]

to a Tribal Cultural Resource?

e Other: D |:| D |:|

Setting. The project is located in an area historically occupied by the Obispeno Chumash. No
historic structures are present and no paleontological resources are known to exist in the area. The
property consists of open fields with some parts of the property having previously developed areas
with imported fill materials, driveways, homes and past grading. The nearest fresh water sources are
small drainages that run through the northwestern corner and central portion of the project site. A
Phase | Archaeological Survey was completed for the project site on April 25, 2000 by Thor Conway.
No evidence of cultural materials was noted on the property.

The project is subject to Senate Bill 18 (SB18). SB18 requires local (city and county) governments to
consult with California Native American tribes to aid in the protection of traditional tribal cultural places
through local land use planning. The intent is to provide California Native American tribes an
opportunity to participate in local land use decisions at an early planning stage, for the purpose of
protecting, or mitigating impacts to, cultural places.

Prior to the adoption or any amendment of a general plan or specific plan, a local government must
notify the appropriate tribes (on a contact list maintained by the Native American Heritage
Commission (NAHC)) of the opportunity to conduct consultations for the purpose of preserving, or
mitigating impacts to, cultural places located on land within the local government's jurisdication that is
affected by the proposed plan adoption or amendment. Tribes have 90 days from the date on which
they receive notification to request consultation unless a shorter timeframe has been agreed to by the
tribe.

Prior to the adoption or substantial amendment of a general plan or specific plan, a local government
must refer the proposed action to those tribes that are on the NAHC contact list and have traditional
lands located within the city or county’s jurisdiction. The referral must allow a 45 day comment period
(Government Code §65352). Notice must be sent regardless of whether prior consultation has taken
place. Such notice does not initiate a new consultation process.

Impact. The archaeological surface survey made across the property did not reveal the presence of
archaeological materials. Impacts to historical or paleontological resources are not expected.

In compliance with SB18, the project was referred to the Native American Heritage Commission
(NAHC). The NAHC provided a contact list of appropriate California Native American tribes for the
county to notice and seek consultation. Following notice to those tribes listed, there were no requests
for consultation for the proposed project.

Mitigation/Conclusion. No significant cultural resource impacis are expected to occur, and no
mitigation measures are necessary.
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GEOLOGY AND SOILS
Will the project:

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

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

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

Include structures located on expansive
soils?

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

Preciude the future extraction of
valuable mineral resources?

Potentially
Significant

[

0O o

[
[

* Per Division of Mines and Geology Special Publication #42

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

Topography: Moderately sloping to steeply sloping

Within County's Geologic Study Area?. No
Landslide Risk Potential: High
Liquefaction Potential: Low

Impact can
& will be
mitigated

X

D

L]
[J

Nearby potentially active faults?: No  Distance? Not applicable

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

Shrink/Swell potential of soil: Moderate to high

Other notable geologic features? None

Insignificant
Impact

[

Not
Applicable

[

L

[

The topography of the project is moderately to steeply sloping (5 to 20%). The project is not within a

Geologic Study Area designation and the landslide risk is considered high.

Impact. The proposed General Plan Amendment would apply a Residential Rural land use category
over the approximately 21.5 acre site with slopes ranging from 5 to 20%. A land use category change
would not have a direct physical effect on the environment that would result in geology or soils
impacts. The land use category change would allow for the division of the lot into two 10 acre parcels
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for the purpose of sale or development. Development on the new parcel would result in some level of
site disturbance and based on the risk of high landslides on the site, development would need to

implement specific design measures to accommodate the high landslide risk.

Mitigation/Conclusion. No significant geolegic impacts are anticipated to occur as a result of the
General Plan Amendment; however, future development will need to consider the potential risk of
landslides on the site. Future development will be required to reduce potential impacts by
incorporating design measures (e.g. avoid construction on or adjacent to a potentially unstable slope,)
to accommodate the high landslides and reduce geology and soils impacts to less than significant
levels. No measures above what is already required by ordinance are necessary.

7. HAZARDS & HAZARDOUS g;ﬂe:}_ﬁa"&;
MATERIALS - Wil the project: " o
a) Create a hazard to the public or the ]

environment through the routine
transport, use, or disposal of hazardous
materials?

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

¢) Emit hazardous emissions or handle []
hazardous or acutely hazardous
materials, substances, or waste within
Y-mile of an existing or proposed
school?

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

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

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

g) Increase fire hazard risk or expose I:’
people or structures to high wildland
fire hazard conditions?
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AZA Potentially Impact can Insignificant Not
7. H RDS & HAZA,RDOUS_ Significant & will be Impact Applicable
MATERIALS - Will the project: mitigated

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

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

j) Other: ] L] ] []

Setting. The 21.5-acre project area is not located in an area of known hazardous material
contamination. It is not within a ‘high’ or ‘very high' severity risk area for fire. The project is within the
Airport Review area. With regards to potential fire hazards, the project area is within the Moderate
Fire Hazard Severity Zone(s). Based on the County's fire response time map, it will take
approximately 0-5 minutes to respond to a call regarding fire or life safety. Refer to the Public
Services section for further discussion on Fire Safety impacts.

Impact. The proposed General Plan Amendment would not have a direct physical effect on the
environment that would result in new impacts related to hazards or hazardous materials.

The project site is within an Airport Review Area as defined in the adopted Airport Land Use Plan
(ALUP). The ALUP Ilimits residential density in this area to six dwelling units per acre, with a
maximum building coverage of 20% of the gross land area. That would allow for a maximum density
of up to 129 dwelling units on the 21.5-acre parcel, with building coverage of 4.31 acres. The change
in land use designation of the 21.5-acres would allow for the property owner to split the lot into two
equally sized parcels; however, the density of those lots are further limited by Title 22 where lots
within the Residential Rural Jand use category may be approved with one primary and one secondary
unit. This density requirement is more restrictive than the ALUP requirement.

The project does not propose the use of hazardous materials, nor the generation of hazardous
wastes. The proposed project is not found on the '‘Cortese List’ (which is a list of hazardous materials
sites compiled pursuant to Government Code Section 65862.5). The project does not present a
significant fire safety risk. The project is not expected to conflict with any regional emergency
response or evacuation plan.

Mitigation/Conclusion. No significant impacts as a result of hazards or hazardous materials are
anticipated, and no mitigation measures are necessary.

Potentially impact can  Insignificant Not
8. NOISE Significant & will be Impact Applicable
Will the project: mitigated
a) Expose people to noise levels that ]
exceed the County Noise Element I:I I:I = D
thresholds?
b) Generate permanent increases in the |:| D X |:|
ambient noise levels in the project
vicinity?
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8. NOISE Potentially  Impactcan Insignificant Not
) . Significant & will be Impact Applicable
Will the project: mitigated

¢) Cause a temporary or periodic increase

in ambient noise in the project vicinity? D D IZ D
d) Expose people to severe noise or

vibration? D D IZ D
e) If located within the Airport Review D D |Z| D

designation or adjacent to a private
airstrip, expose people residing or
working in the project area to severe
noise levels?

f) Other: |:| D |:| D

Setting. The project is not within close proximity of loud noise sources, and will not conflict with any
sensitive noise receptors (e.g., residences). Based on the Noise Element's projected future noise
generation from known stationary and vehicle-generated noise sources, the project is within an
acceptable threshold area.

The project is within the Airport Review designation (Airport Review Area — SLO) and the area is
subject to relatively low aircraft flyovers.

Impact. The proposed land use category change would not result in direct physical changes to the
environment resulting in noise impacts. Future development of the site may introduce additional
residential dweliings to the area which are identified in the San Luis Obispo County Regional ALUP as
an extremely noise sensitive land use. The ALUP identifies the maximum allowable interior noise
exposure from aviation related noise sources as 50dB. According to the ALUP, extremely noise
sensitive uses are allowable outside of the 55dB contour. The project site is well outside of the 55dB
contour.

The project is not expected to generate long-term loud noises, nor introduce sensitive noise receptors
in a known noisy area.

Mitigation/Conclusion. There is no evidence that the land use category change or future
development, such as a single family residence, would require measures above what will already be
required by ordinance or building codes as needed. No significant noise impacts are anticipated, and
no mitigation measures are necessary.

Potentially Impact can  Insignificant Not
9. POPULATlO‘NIH'OUS|NG Significant & will be Impact Applicable
Will the project: mitigated
a) Induce substantial growth in an area ] ] X []

either directly (e.g., construct new
homes or businesses) or indirectly
(e.q., extension of major
infrastructure)?
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Potentially Impact can  Insignificant Not
9. POP.U LATIONIHOUSlNG Significant & will be Impact Applicable
Will the project: mitigated
b) Displace existing housing or people, ] (] ] (]

requiring construction of replacement
housing elsewhere?

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

d) Other: ] [l [] []

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

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

Mitigation/Conclusion. No significant population and housing impacts are anticipated. The project
will mitigate its cumulative impact to the shortage of affordable housing stock by providing affordable
housing unit(s) either on-site and/or by payment of the in-lieu fee (residential projects), or housing
impact fee (commercial projects). Prior to map recordation, the applicant will pay an affordabie
housing in-lieu fee consistent with the applicable fee ordinance. No mitigation measures are
necessary.

10. PUBLIC SERVICES/UTILITIES Potentially Impact can Insignificant Not

Will the project have an effect upon, or Significant & will be Impact Applicable
result in the need for new or altered public mitigated
services in any of the following areas:

a)  Fire protection?

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

d} Roads?

e) Solid Wastes?

) Other public facilities?

Oooodon
ODOO0O0OXKXKX

ODO0OXXOOO
OXOOoDoOo

g) Other:

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

Police: County Sheriff Location: City of San Luis Obispo (Approximately 2.2 miles to the West)
Fire: Cal Fire (formerly COF) ~~ Hazard Severity: High ) Response Time: 0-5 minutes
@ County of San Luis Obispo, Initial Study Page 17

Page 57 of 91



Attachment 3-C - December 10, 2015 Planning Commission Staff Report

Location: Approximately 0.65 miles to the West

School District: San Luis Coastal Unified School District.

For additional information regarding fire hazard impacts, go to the 'Hazards and Hazardous Materials'
section

Impact. The proposed General Plan Amendment would not substantially increase development
potential in the project area compared to the existing land use category (agriculture) and therefore will
not substantially increase demands on public services. However, future development of this site,
along with others in the area, will have a cumulative effect on police/sheriff and fire protection, and
schools. The project’s direct and cumulative impacts are within the general assumptions of allowed
use for the subject property that was used to estimate the fees in place.

Mitigation/Conclusion. The proposed land use category change would not directly impact public
services and utilities. Regarding cumulative effects, public facility (County) and school (State
Government Code 65995 et seq.) fee programs have been adopted to address this impact, and will
reduce the cumulative impacts to less than significant levels.

Potentially  Impact can Insignificant Not
11. RECREATION Significant & will be Impact Applicable
Will the project: mitigated
a) Increase the use or demand for parks [] 4 [] ]
or other recreation opportunities?
b)  Affect the access to trails, parks or [] [] 4 []

other recreation opportunities?

c)  Other ] [] (] []

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

Impact. The proposed project will not create a project specific significant need for additional park,
Natural Area, and/or recreational resources. The general plan designation change will allow a future
subdivision of the project site. Subdivisions are subject to “Quimby” fees which are fees that provide
for parks and recreation resource development.

Mitigation/Conclusion. No significant recreation impacts are anticipated, and no mitigation
measures are necessary. Future subdivision of the site will be subject to Quimby Fees which
constitute the project’s “fair share” towards mitigating its cumulative demand for recreation resources.

12. TRANSPORTATION/CIRCULATION Potentially Impactcan Insignificant Not

Significant & will be Impact Applicable
Will the project: mitigated
a) Increase vehicle trips to local or areawide [] 4 ] (]

circulation system?

@ County of San Luis Obispo, Initial Study Page 18
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12. TRANSPORTATION/CIRCULATION Potentially Impactcan Insignificant Not

Significant & wili be Impact Appficable
Will the project: mitigated
b) Reduce existing “Level of Service” on [] ] X D

public roadway(s}?

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

d) Provide for adequate emmergency access?

Od O
o O
XX X
oo O

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

f) Conflict with an applicable congestion
management program?

[
[
X
[

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

h) Result in a change in air traffic patterns
that may resuit in substantial safely risks? D D D lZl

i) Other: D D D D

[
[]
X
L]

Setting. The County has established the acceptable Level of Service (LOS) on roads for this urban
area as "D" or better. The existing road network in the area including the project's access streets
(Orcutt Road and Tiburon Way) are operating at acceptable levels. Based on existing road speeds
and configuration (vertical and horizontal road curves), sight distance is considered acceptable.

Referrals were sent to County Public Works and the City of San Luis Obispo. The project is subject to
the City of San Luis Obispo Orcutt Road Specific Plan and citywide traffic impact fees, which address
cumulative impacts to City roads in the area which the property accesses. No significant project
specific traffic-related concerns were identified.

Airport Review Combining Designation. The project is within the County’s Airport Review combining
designation {(AR). The AR is used to recognize and minimize the potential conflict between new
development around the San Luis Obispo County airport and the ability of aircraft to safely and
efficiently maneuver to and from this airport. This includes additional standards relating to limiting
structure/vegetation heights as well as avoiding airport operation conflicts (e.g., exterior lighting,
radio/electronic interference, etc.). The Airport Land Use Plan (ALUP) provides guidance for and
limitations to the type of development allowed within the AR designation. Per the ALUP, the proposed
use is considered “compatible”. The project was referred to the County Airport Manager, no
comments were received. All projects within the AR designation are required to obtain an avigation
easement to secure avigable airspace.

Impact. When future development is proposed, or when subdivided, the proposed project is
@ County of San Luis Obispo, Initial Study Page 19
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estimated to generate about 29 trips per day, based on the Institute of Traffic Engineer's manual of
9.57 frips/unit (3 potential additional homes}. This small amount of additional traffic will not result in a
significant change to the existing road service or traffic safety levels. The project does not conflict with
adopted policies, plans and programs on transportation.

Mitigation/Conclusion. No significant traffic impacts were identified, and ne mitigation measures

above what are already required by ordinance and the San Luis Obispo Orcutt Road Specific Plan
and citywide traffic fees are necessary.

13. WASTEWATER Potentially Impact can Insignificant Not
Significant & will be Impact Applicable
Will the project: mitigated

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

b) Change the quality of surface or ground [] [] [] X
water {e.g., nitrogen-loading, day-
fighting)?

c) Adversely affect community wastewater [] D |:| X,
service provider?

d) Other: D ] [] ]

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

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

v Sufficient land area (refer to County’s Land Use Ordinance or Plumbing Code} — depending on
water source, parcel size minimums will range from one acre to 2.5 acres;

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

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

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

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

v Distance from existing or proposed wells (between 100 and 250 feet depending on
circumstances); and

v Distance from creeks and water bodies (100-foot minimum).
To assure a successful system can meet existing regulation criteria, proper conditions are critical.
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Above-ground conditions are typically straight-forward and most easily addressgd. Below ground
criteria may require additional analysis or engineering when one or more factors exist:

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

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

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

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

--shallow depth to bedrock, which is an indication that there may not be sufficient soil depth to
provide adequate soil filtering of effluent before reaching bedrock. Once effluent reaches
bedrock, the chances increase for the effluent to infiltrate cracks that could lead directly to
groundwater source or surrounding wells without adequate filtering, or allow for daylighting of
effluent where bedrock is exposed to the earth's surface.

--slow percolation, where fluids will percolate too slowly through the soil for the natural processes to
effectively break down the effluent into harmless components. The Basin Plan identifies the
percolation rate should be greater than 30 and less than 120 minutes per inch.

There is an existing septic system serving the existing single family residence on the site. There has
been no documentation of maintenance or other problems with this system.

Impacts/Mitigation. Based on the following project conditions or design features, wastewater
impacts are considered less than significant:

v The project has sufficient land area per the County's Land Use Ordinance to support an on-
site system,

v The soil's slope is less than 20%;,

v" Future leach lines can be located outside of the 100-year flood hazard area;

v There is adequate distance for any future proposed leach lines and existing or proposed wells;
v Leach lines can be located at least 100 feet from creeks and water bodies.

No significant impacts to wastewater are anticipated as a result of the General Plan Amendment.
Based on the above discussion and information provided, for future subdivision and/or development,
the site appears to be able to design an on-site system that will meet CPC/Basin Plan requirements.
Prior to building permit issuance and/or final inspection of the wastewater system, the applicant will
need to show to the county compliance with the County Plumbing Code/ Central Coast Basin Plan,
including any above-discussed information relating to potential constraints. Therefore, based on the

project being able to comply with these regulations, potential groundwater quality impacts are
considered less than significant.
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14. WATER & HYDROLOGY Potentially Impact can Insignificant Not

) . Significant & will be Impact Applicabie
Will the project: mitigated
QUALITY
[ [] < U

a) Violate any water quality standards?

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

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

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

X

e) Change rates of soil absorption, or
amount or direction of surface runoff?

O
[
X

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

O]
]
%
C]

occur?

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

QUANTITY

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

X

i) Adversely affect community water
service provider?

O o 4d O
OO O O
X
OO0 0O O

X

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

k) Other: [1 ] [] []

Setting. Future development will be required to obtain its water needs from Afuera de Chorro Water
Company, a community system. Based on available information, the proposed water source is not
known to have any significant availability or quality problems.

The topography of the project is nearly level to moderately sloping The closest creek from the
proposed development runs through the parcel boudnaries. As described in the NRCS Soil Survey,
the soil surface is considered to have moderate erodibility.

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

DRAINAGE - The following relates to the project’s drainage aspects:
Within the 100-year Floed Hazard designation? No
Closest creek? Unnamed Creek Distance? Within project boundaries
Soil drainage characteristics: Not well drained to very poorly drained

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

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

Soil erodibility: Moderate

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

impact — Water Quality/Hydrology
With regards to project impacts on water quality the following conditions apply:

v" Future development will be subject fo standard County requirements for drainage,
sedimentation and erosion control for construction and permanent use;

v If future development will be disturbing over an acre and will be required to prepare a SWPPP, -
which will be implemented during construction;

The project is not on highly erodible soils, nor on moderate to steep slopes;
The project is not within a 100-year Flood Hazard designation;
The project is more than 100 feet from the closest creek or surface water body;

NN NN

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

Water Quantity

Based on the project description for future development {(single family residence and secondary
dwelling), as calculated on the County's water usage worksheet, the project's future water usage is
estimated as follows:

Indoor: 0.17 acre feet/year (AFYY;

@ County of San Luis Obispo, Initial Study Page 23

Page 63 of 91



Attachment 3-C - December 10, 2015 Planning Commission Staff Report

Outdoor: 0.51 AFY
Total Use: 0.83 AFY

Sources used for this estimate include one or more of the following references: County’s Land Use Ordinance, 2000
Census data, Pacific Institute studies (2003), City of Santa Barbara Water Demand Factor & Conservation Study *‘User
Guide' (1989).
Afuera de Chorro Mutual Water Company provides water for domestic use to parcels in this area. As
of December 18, 2009, Afuero de Chorro Mutual Water Company has made a tentative determination
that adequate water is available to serve all of the currently allowed potential new dwelling units within
its service area and that it will issue a new membership for the proposed amendment and future lot
split for domestic water use.

Based on available water information, there are no known constraints to prevent the project from
obtaining its water demands.

Mitigation/Conclusion. As specified above for water quality, existing regulations and/or required
plans will adequately address surface water quality impacts during construction and permanent use of
the project. No additional measures above what are required or proposed are needed to protect water
quality.

Based on the proposed amount of water to be use and the water source, no significant impacts from
water use are anticipated.

15. LAND USE Inconsistent Potentially Consistent Not
' 3 Inconsistent Applicable
Will the project:
a) Be potentially inconsistent with land [] 24 ] []

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

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

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

project?
d) Be potentially incompatible with [] [] ] ]
surrounding land uses?

e) Other: [] [] [] []

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

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

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

1. Chapter 22.10 — General Property Development and Operating Standards
2. Chapter 22.14 — Combining Designation Standards
3. Chapter 22.16 — Landscaping Standards
4. Chapter 22.96 — San Luis Obispo Planning Area
s Chapter 22.96.020 — Combining Designation Standards
e Chapter 22.96.040 — San Luis Obispo Sub-Area Standards
¢ Chapter 22.96.050 - Land Use Category Standards
e Chapter 22.96.060 — San Luis Obispo Urban Area Standards

Airport Review Area

The project site is within the Airport Review Area combining designation. The designation is used to
recognize area around airports where certain land uses and site development characteristics may
conflict with aircraft maneuvers or with the safe and functional use of the airport. Development within
areas covered by the designation is limited to those identified in the Airport Land Use Plan as
“compatible” and “conditionally approvable.” Approvable development must be in compliance with the
height standards and avigation easement requirements of the Land Use Ordinance and Airport Land
Use Plan. Future development will likely require review by the FAA.

Highway Corridor Design Area & Sensitive Resource Area

The Sensitive Resource Area combining designation is applied to areas of the county with special
environmental qualities, or areas containing unique or endangered vegetation or habitat resources.

The project site is located within The San Luis Obispo Highway Corridor and is subject to the
provisions set forth in County Land Use Ordinance section 22.10.095. The highway corridor design
area supplements the Sensitive Resource Area combining designation that is applied to the most
critical scenic resources, the Morros. The Highway Corridor Design Standards are intended to protect
views of scenic backdrops and background vistas and foreground views from scenic roads and
highways, and other environmental resources that provide habitat and watershed drainage.

The applicant is requesting the approval of a General Plan Amendment which would change the land
use designation from Agriculture to Residential Rural. Future development potential or residential
density will not increase as a result of the amendment. Several parcels in the vicinity are designated
Residential Rural and immediately adjoining Agriculture designated lands are sized approximately 20
to 40 acres. The adjoining Rural Lands are 5 and 17 acres in size and developed with existing single
family residences. Any future residential development on the project site would be consistent with
existing development in the surrounding area to the west-southwest as well as subject to the
provisions in 22.10.095. No significant visual impacts are expected to occur and will be evaluated at
the time of application for building permits.

Agricultural Resources

The proposed project has the potential to be inconsistent with applicable County plans and policies
established to preserve and protect agricultural resources. The Agriculture Element Rules of
Procedure to Implement the California Land Act of 1965, Coastal and Inland Framework for Planning
and various Area Plans are examples of County documents containing various policies intended to
reduce the impacts to agricultural lands and uses. Potential impacts include but are not limited to
discouraging conversion of agricultural lands, minimizing conflicts between agricultural and urban
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uses, and the protection of prime agricultural soils.

The proposed amendment may conflict with these goals in that it requests the conversion of
agricultural land to a non-agricultural use; however, the agricultural potential of the site is limited by
water availability, it is adjacent to typical agricultural operations that have been limited to grazing due
to the underlying water resources in the area, the area currently used for grazing is already bordered
by low-density residential development, and the proposal would not further constrain the existing
agricultural uses. The change in land use designation appears to be supportable in consideration of
all the policies and the specifics of the site and location.

Mitigation/Conclusion. The proposed project includes a General Plan Amendment to change the
land use category of the site from Agriculture to Residential Rural. The General Plan Amendment will
not result in any land use inconsistencies; however, future residential development on the site will
need to consider impacts to the San Luis Obispo Highway Corridor and adjacent sensitive resource
area, the Morros. Development will be reviewed for consistency with LUO Section 22.10.095
specifically relating to whether the proposed development may be approved with a Zoning Clearance
or whether a Minor Use Permit is required.

When Tract 681 was recorded in 1982, the site was within the City of San Luis Obispo Urban Reserve
Line and was anticipated to be annexed into the City. The original map showed offers of dedication
for proposed street alignments that would connect to existing City streets to the north of the
subdivision. County policies were adopted specific to Tract 681 that limited any new parcel size to
two acres and limited residential density to one primary residence and a guesthouse, with no
secondary dwellings allowed. These County policies will only allow each parcel to be subdivided once
and will limit the development potential as described above. These limits on future development will
keep large areas of the subdivision in open space. No mitigation measures requiring open space
easements are being recommended because the project is consistent with adopted County policies.

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

Potentiall | t Insignificant  Not
16. MANDATORY FINDINGS OF (ol ll  giiue™  impact  Applicable

SIGNIFICANCE mitigated
Will the project:

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

periods of California history or prehistory? |:| I:l & D

b) Have impacts that are individually limited, but cumulatively considerable?
(“Cumulatively considerable” means that the incremental effects of a project
are considerable when viewed in connection with the effects of past projects,
the effects of other current projects, and the effects of

probable future projects) D X D D
c) Have environmental effects which will cause substantial adverse effects on

human beings, either directly or indirectly? D |:| & ‘:|
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For further information on CEQA or the county's environmental review process, please visit the

County's web site at “www.slopianning.org” under “Environmental Information”, or the California
Environmental Resources Evaluation System at: http://www.ceres.ca.gov/topiclenv law/ceqa/guidelines
for information about the California Environmental Quality Act.

@ County of San Luis Obispo, Initial Study Page 27

Page 67 of 91



Attachment 3-C - December 10, 2015 Planning Commission Staff Report

Exhibit A - Initial Study References and Agency Contacts

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

Contacted

DI OO0

Agency
County Public Works Department

County Environmental Health Division

County Agricultural Commissioner's Office

County Airport Manager

Airport Land Use Commission

Air Pollution Controt District

County Sheriffs Department

Regional Water Quality Control Board

CA Coastal Commission

CA Department of Fish and Wildlife

CA Department of Forestry (Cal Fire)

CA Department of Transportation
Community Services District

Other City of San Luis Obispo

Response
Not Applicable

Not Applicable
Attached
Attached
Attached
Attached
Not Applicable
Not Applicable
Not Applicable
Not Applicable
Not Applicable
Not Applicable
Not Applicable
Attached

Other Afuera de Chorro Mutual Water Company Attached
* “No comment” or “No concemns’™type responses are usually not attached

The following checked (‘0<)") reference materials have been used in the environmental review for the
proposed project and are hereby incorporated by reference into the Initial Study. The following
information is available at the County Planning and Building Department.

Project File for the Subject Application

County documents

U
X
X

ROOXOXOX

Coastal Plan Policies
Framework for Planning (Coastal/inland)
General Plan (Inland/Coastal), includes all
maps/elements; more pertinent elements:
X Agriculture Element
[X] Conservation & Open Space Element
] Economic Element
X Housing Element
<] Noise Element .
[JParks & Recreation Element/Project List
X Safety Element
Land Use Ordinance (Inland/Coastal)
Building and Construction Ordinance
Public Facilities Fee Ordinance
Real Property Division Ordinance
Affordable Housing Fund

Airport Land Use Plan
Energy Wise Plan
San Luis Obispo Area Plan

and Update EIR
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X

O

Design Plan
Specific Plan

Annual Resource Summary Report
Circulation Study

Other documents

RIKINXX

XIRKRKXXXE

O X

Clean Air Plan/APCD Handbook

Regional Transportation Plan

Uniform Fire Code

Water Quality Control Plan {Central Coast
Basin — Region 3)

Archaeological Resources Map

Area of Critical Concerns Map

Special Biological Importance Map

CA Natural Species Diversity Database
Fire Hazard Severity Map

Flood Hazard Maps

Natural Resources Conservation Service Soil
Survey for SLO County

GIS mapping layers (e.g., habitat, streams,
contours, etc.)

Qther
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Exhibit B - Mitigation Summary Table

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

Biological Resources

BR-1 At the time of application of any land division or development of the project site, the applicant
shall assess the impact of the proposed land division or development on native species and
habitat diversity, including special-status species (e.g. Pismo clarkia), sensitive natural
communities, wetlands, and important wildlife nursery areas and movement corridors. A
Biological Report will be required to be submitted for a subdivision and/or any development on
the property to be reviewed and approved by the Planning Department. Recommendations
outlined in the report shall be applied to the proposed project.
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DEVELOPER'S STATEMENT & MITIGATION MONITORING/REPORTING PROGRAM
FOR VANDERHEYDEN GENERAL PLAN AMENDMENT
ED13-227 (LRP2010-00006)

The applicant agrees to incorporate the following measures into the project. These measures
become a part of the project description and therefore become a part of the record of action
upon which the environmental determination is based. All development activity must occur in
strict compliance with the following mitigation measures. These measures shall be perpetual
and run with the land. These measures are binding on all successors in interest of the subject
property.

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

Project Description: Request by Paul Vanderheyden for a General Plan Amendment to the
San Luis Obispo North Sub Area of the San Luis Obispo Area Plan of the Land Use Element to
change the land use category on a 21.5 acre site from Agricultural o Residential Rural. The
project is located approximately 500 feet east of the eastern terminus of Tiburon Way, on the
east side of Orcutt Road, located on the eastern boundary of the City of San Luis Obispo, in the
San Luis Obispo North Sub Area of the San Luis Obispo planning area.

Note: The items contained in the boxes labeled "Monitoring" describe the County
procedures to be used to ensure compliance with the mitigation measures.

Biological Resources

BR-1 At the time of application of any land division or development of the project site, the
applicant shall assess the impact of the proposed land division or development on native
species and habitat diversity, including special-status species (e.g. Pismo clarkia),
sensitive natural communities, wetlands, and important wildiife nursery areas and
movement corridors. A Biological Report will be required to be submitted for a
subdivision and/or any development on the property to be reviewed and approved by the
Planning Department. Recommendations outlined in the report shall be applied to the
proposed project.

Monitoring: Department of Planning and Building shall verify compliance in consultation with
the Environmental Coordinator.

The applicant understands that any changes made to the project description subsequent to this
environmental determination must be reviewed by the Environmental Coordinator and may
require a new environmental determination for the project. By signing this agreement, the
owner(s) agrees to and accepts the incorporation of the above measures into the proposed

project description.
(’W ?O\W\ \)Ov\ A%'\\Q\/ Ao (5/‘ S/
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COUNTY OF SAN LUIS OBISPO
Department of Agriculture/Weights and Measures
2156 SIERRA WAY, SUITE A » SAN LUIS OBISPO, CALIFORNIA 93401 - 4556

MARTIN SETTEVENDEMIE (805) 781-5910
AGRICULTURAL COMMISSIONER/SEALER FAX: (805) 781-1035
www.slocounty.ca.gov/agcomm AgCommSLO@co.slo.ca.us
DATE: May 31, 2011
TO;: Brian Pedrotti, Planning Department
FROM: Mike Isensee, Agriculture Department
SUBJECT: Vanderheyden General Plan Amendment Authorization LRP2010-00006
(Ag Dept # 1567)

Summary

Thank you for the opportunity to review and comment on the proposed General Plan Amendment.
Based on existing information, the proposal is not opposed by the Agriculture Department. However,
approval of the conversion of Agriculture-designated land should meet a series of findings outlined in
the County Agriculture Element policy 24. Preliminary evaluation of the Vanderheyden General Plan
Amendment raises questions regarding the feasibility of agricultural production on the project site, and
also raises questions about whether the findings to convert the site to a Rural Residential designation is
supportable based upon county policy.

The following report is in response to your request for comments on the proposed general plan
amendment. The comments and recommendations in our report are based on county’s relevant
agricultural policies, current departmental goals to conserve agriculture resources and to provide for
public health, safety and welfare while mitigating negative impacts of development to agriculture, and
the requirements of the California Environmental Quality Act (CEQA).

If I can be of further assistance, please contact me at 781-5753.
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Project Description

The applicant is requesting to change the land use designaticn on an approximately 22 acre
property from Agriculture to Residential Rural. The project site is located along the southeast corner
of the City of San Luis Obispo. The area consists of smaller parcels abutting the urban reserve line of
the City, Adjoining City lands to the west-northwest are zoned Residential Single Family (R-1}, while
properties in the County’s jurisdiction are designated Agriculture (AG) to the east and south, Rural
Lands {RL) to the north, and Residential Suburban (RS} to the west-southwest. Several parcels in the
vicinity are designated Residential Rural {RR). Immediately adjoining Agriculture designated lands
are sized approximately 20 and 40 acres, while adjoining Rural Lands are 5 and 17 acres in size.

The applicant Is requesting the approval of the general plan amendment which would designate the
property Residential Rural (RR) and would allow the property to be divided into two sellable
residential properties.

Agricultural Setting

On lands désignated Agriculture within an area extending more than 1 mile around the property,
typical agricultural operations are limited to grazing due to the limited underlying water resources in
this area. It is common for smaller parcels in areas with limited groundwater to be used solely for
the production of livestock. As a small agricultural parcel, any livestock use would essentially
function as a hobby rather than a production agricultural use. The use of parcels in this size would
not be considered sustainable for agricultural production, but such parcels are frequently retained in
the Agriculture category to limit development which could further reduce groundwater levels or
lead to incompatibilities between agricultural and non-agricultural uses.

Similar to other gently sloping properties in this area, the entire project site consists of Important
Agricultural Soils as defined and mapped by the county’s Conservation Element. Specifically, the soil
found on the project site is Coastal soil unit 163, Los Osos-Diablo complex, 9-15% slopes, which is
listed as one of the county's Other important soils and Highly productive rangeland soils. This soil
has a good California Revised Storie Index Rating and is capability class 3 with or without irrigation,
making it one of the least restricted non-irrigated soils in the county.

B. Evaluation of Policy Consistency and Potential Impacts

The Agriculture Department has reviewed the proposed project for consistency with the agricultural
policies in the Agriculture Element and potential impacts to agricultural resources. Proposals that
are not consistent with Agriculture Element policies or that may result in adverse impacts to
agricultural resources are not supportable.

AGP11: Agricultural Water Supplies -~ While the property is encumbered with legal restrictions on the
use of water, as a matter of policy the Department is primarily interested in how the use of limited
water by non-agricultural users potentially impacts agricultural users with the watershed and/or
groundwater basin. This entire drainage area, which ultimately becomes Davenport Creek, is
considered a limited water resource area but continues to include hundreds of acres of productive
agricultural lands. To the degree continued upstream development decreases recharge throughout
the basin, development has the potential to adversely impact downstream agricultural resources.

AGP17: Agricultural Buffers — Agricultural buffers are recommended for both existing and potential
production agricultural uses when located near proposed non-agricultural uses. As stated previously,
the surrounding parcels are of a size that would not support production agriculture. Therefore,
buffers are not recommended.
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AGP24: Conversion of Agricultural Lands — The goal of AGP24 is to protect agricultural resources and

discourage the conversion of agricultural lands to non-agricultural uses. The policy specifically states
to “Avoid land redesignation (rezoning) that would create new rural residential development
outside the urban and village reserve lines.

Several criteria have been developed to establish consistency with this goal as discussed below.

Do not expand existing urban...areas until such areas are largely built-out, or until such time as
additional land is needed to accommodate necessary uses or services that cannot be
accommodated within the existing urban...orea.

Should the proposed residential designation be located within the city’s urban area? Will the
proposed conversion increase the pressure to convert adjacent agricultural land to a rural
residential [and use pattern or other nonagricultural uses?

The land does not meet the criteria for inclusion in the Agriculture land use category as
agriculture production is not feasible due to some physical constraint (such as soil infertility, lack
of water resource, disease), or surrounding incompatible land uses.

The proposal would result in the conversion of a 22-acre site consisting of capable soils
restricted to residential uses. These soils can support a limited “hobby” livestock operation
within the existing parcel size. Agricultural uses on small parcels have become an increasingly
common occurrence and county policy {AGP4) supports agricultural uses on smaller agricultural
parcels.

Conversion to non-agricultural uses shall not adversely affect existing or potential agricultural
production on surrounding lands that will remain designated Agriculture.

The potential for offsite incompatibilities associated with the proposal is not anticipated
because of the limited agricultural potential of surrounding agricultural land. However, the
proposal does raise the question of will this land use change set a precedent for further land use
conversion from agriculture in the area that may have an adverse impact?
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S ity Of san s OBISPO

Community Development Department ¢ 919 Palm Street, San Luis Obispo, CA 93401-3218

Tuly 8, 2013

Brian Pedrotti, Planner III
County of San Luis Obispo
Planning and Building

RE: Vanderhcyden GPA (LRP 2010-00006)
San Luis Obispo, CA

Brian Pedrotti:

The purpose of this letter is to provide comments on the County’s consideration of the
Vanderheyden GPA. Pursuant to section 4 of the Memorandum of Understanding, the City
provides comments on GPA’s referred to the City.

The purpose of this hearing is to determine if the County Board of Supervisors will authorize and
initiate a General Plan Amendment from Agriculture to Rural Residential to allow a 2-lot
subdivision on the Vanderheyden property just outside of the City’s Urban Reserve Line. This
property is located within the City’s referral area and Greenbelt and is therefore subject to the
MOU between the City and the County that was completed in October 2005 (Attachment 1).

While not yet formally referred to the City, the application falls under the provisions of the
policies called out in the MOU which indicate that the City and County will work together to
preserve the agricultural and open space resources by using the City’s Greenbelt and Open Space
policies in addition to the County’s Agriculture and Open Space policies. Prior to determining
whether to process the General Plan Amendment, the Board of Supervisors should carefully
evaluate the following policies from the City’s General Plan and those outlined in the County
staff report which may encourage and lead to urban development in existing rural areas:

Policy 1.7.1, Open Space Protection: “Within the City's planning area and oultside the urban
reserve line, undeveloped land should be kept open. Prime agricultural land, productive
agricultural land, and potentially productive agricultural land should be protected for farming.
Scenic lands, sensitive wildlife habitat, and undeveloped prime agricultural land should be
permanently protected as open space. "

Policy 1.7.4, Parcel Sizes & Density: “The city will encourage the county not to create new
parcels within the greenbelt, with the exception of those permitied under the county's agriculture
cluster incentive. Outside of cluster districts, allowed parcel sizes within the greenbelt should be
no smaller, and the number of dwellings allowed on a parcel should be no more than as
designated by the 1989 San Luis Obispo County Land Use Element”

E\ The City of San Luis Obispo is committed to include the disabled in all of its services, programs and activities.
(\_; Telecommunications Device for the Deaf (805) 781-7410.
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Vanderheyden GPA LRP 2010-00006 Page 2

Policy 1.9.1, Basis for Variation: “In the greenbell, the City will allow, and encourage the
County to allow, smaller parcel sizes and more dwellings only when:

1. All new dwellings will be clustered contiguously in accordance with Table 1;

2. The area outside the cluster is permanently protected as open space;

3. Agricultural easements are placed on prime agricultural lands outside the cluster.

If you have any questions about this letter or need additional information, please contact me via
email at kmurry@slocity.org or by phone at (805) 781-7274.

Sincerely,
Kim Murry

Deputy Director
Community Development Department

CC: County Board of Supervisors
City Council
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! LY
> ' , MEMORANDUM OF AGREEMENT

BETWEEN THE.CITY OF SAN LUIS OBISPO AND
THE COUNTY OF SAN LUIS OBISPO
REGARDING THE CITY’S SPHERE OF INFLUENCE

_ This Agreement between the City of San Luis Obispo (hereafter “City”") anid the County
San Luis Obispo County (hereafter “County™) is entered ir,%l{y the City on gis o}.g’ ~day of -
mﬁ) L\S_ {T . 2005, and by the County on this day of [0 2005.
' WITNESSETH
‘'WHEREAS, the Cortese/Knox/Hertzberg Act of 2000 (“the Act”) requires the Laocal

Agency Formation Commission (LAFCO) to update the Spheres of Influence for all applicable
jurisdictions in the County every five years; and :

WHEREAS, a Sphere of Influence is defined by California Government Code 56076 as a
plan for the probable physical boundaries and service area of a local agency; and

WHEREAS, pursuant 1o Government Code 56425 the Sphere of Influence has been
identified by the County of San Luis Obispo and the City of San Luis Obispo as shown in Exhibit
A: and '

‘WHEREAS, the Act further requires that a Municipal Service Review be completed prior
to or, in conjunction witk, the update of a Sphere of Influence in accordance with Section 56430
of the California Government Code as a means of identifying and evaluating public services
provided by the City of San Luis Obispo and changes to the City’s Sphere of Influence; and ‘

WHEREAS, a Municipal Service Review as described above has been completed and
shall be considered by LAFCO when establishing the City’s Sphere of Influence; and

WHEREAS, the City and County have reached agreement regarding the boundaries
(Exhibit A), development review standards and procedures (Exhibit B) of the Sphere of Infiuence
to ensure the orderly and logical development of these areas; and

" WHEREAS, the City's General Plan provides a clear policy base for growth and
development in the Sphere of Influence areas and defines policies and programs that the City will
implement to ensure the preservation of the agricultural land, open space and the rural character

Memorandum of Agreement 1 City of San Luis Obispo and County of San Luis Obispo
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of San Luis Obispo; and

WHEREAS, the County’s General Plan goals in Framework for Planning and the San
Luis Obispo Area Plan call' for Community Separators to provide for a community’s distinctive
identity and preserve the rural character of the areas between and on the fringes of communities

and cities; and

WHEREAS, the City and County intend to cooperate regarding growth and development

on the urban fringe of the City and in the referral area shown in Exhibit C; and

WHEREAS, LAFCQ is required by Government Code 56425 (b) to give great weight to
this agreement in making the final determination regarding the City’s Sphere of Influence.

NOW, THER.EFORE, be it resolved that the parties agree as follows:

1. The Sphere of Influernice boundary contained in Exhibit A provides for the orderly and
logical growth for the City of San Luis Obispo and represents a potential 20-year growth
boundary (2005-2025) based on available information.

2. The development standards and zoning requirements contained in Exhibit B provide a
framework for completing updates to the General Plans of both the City and the County
for the areas in the Sphere of Influence.

3. The development standards and zoning requirements contained in Bxhibit B are intended
to provide the City and the County with the basis for developing specific land use policies
and standards for the areas in the City of San Luis Obispo Sphere of Influence and do not
supersede or limit the planning or environmental teview process of either jurisdiction.

" 4. The City's and County's General Plan policies including those found in Bxhibits D and E
shall be used to guide the logical and orderly development of the Sphere areas while
preserving agricultural and open space lands, '

Memorandum of Agreoment ' 2 City of San Luis Obispo ard County of San Luis Obispa
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Y 7

Mayor, City of San Luis Obispo

z

oaae

APPROVED AS TO FORM AND LEGAL EFFECT: ' S

T e

Cit ormney

Dated: MG—- / 2-') 2o 5’

ATTRST:

Dated:_ Ao -/ F20e S

Memorandum of Agresment 3 Cily of San Luis Obispo and County of San Luis Obispo

iF
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County of San Luis Obispo

APPROVED AS TO FORM AND LEGAL EFFECT:

ATTEST:

VLA e st 2 AIRY D

County Clerk
By _ﬁ!_ el
Oguty §

Dated: | 024 )D”')‘

Memorandum of Agreement 4 City of San Luis Obispo and County of San L@ Obispo
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Memorandum of Agreement 5 City of San Luis Obispo and County of San Luis Obispo
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, EXHIBIT B
DEVELOPMENT STANDARDS AND ZONING REQUIREMENTS

The following development standards and zoning requirerhents are agreed to and shall be used by
the City of San Luis Obispo and the County of San Luis Obispo to develop specific land use
policies and standards within the proposed Sphere of Influence as shown in Exhibit A and to

update their General Plans.

1 Intent. It is the intent of the Cdunty and the City to work cooperatively towards the
goal of developing the agreed upon Sphere of Influence (as shown in Exhibit A)inan
orderly and logical manner consistent with the Cortese/Knox/Hertzberg Act, the City
and County General Plans, the California Environmental Quality Act and any other
applicable laws and regulations.

2. Impact Mitigation. In evaluating any development, the agency considering approval
’ (City or County) should rely solely on its ability to provide the required services to
that development. The City and the County shall not presume any services will be
‘provided by the other agency without documeating that such services will be
provided.

Development/mitigation fees needed to offset the impacts from projects approved by
either jurisdiction in the Referral Area (Bxhibit C) shall be collected and distributed in
a fair and equitable manner. These fees may be paid to the City and/or the County in
proportion to' the location and degree of project impacts; however the total fees paid
shall not exceed the cost to mitigate the specific project impact. Mitigation to offset
significant impacls to fire, law enforcement, emergency medical services, water and
wastewater treatment services, roads and streets, other public services, and housing,
shall be incorporated into the conditions of approval for projects an a case by case
basis. Documentation shall be provided that identifies the project’s fiscal,
infrastructure, housing, and services impacts to both the City and the County and shall
be considered as part of the development review process. The documentation shall be
used to prepare conditions of approval and to allocate impact fees where allowable
and as appropriate.

3. Fire, Emergency Medical and Law Enforcement Services. Costs associated with
fire, emergency medical and Jaw enforcement services shall be given special attention.

Memorandum of Agreement 6 City of Szu Luis Obispo and County of San Luis Obispo
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The County and City Planning Staff shall meet with the City’s Police and Fire Chief
and the County Sheriff and Fire Department Chief regarding development in the
unincorporated areas that would impact the emergency response service levels. The
purpose of this meeting is to identify and discuss fiscal impacts of development
related to emergency services, service delivery impacts of development on the fringe,
and appropriate mitigation measures.

Interagency Cooperation. The City and the County shall work cooperatively to plan
for future land uses and public services and facilities to improve and maintain area
circulation connections, and to preserve agricultural land and open space, The County
and City will consider the creation and implementation of varions assessment and
financing mechanisms for the construction and maintenance of public improvements,
such as roads, utilities, recreation and trail improvements, parks and open space, and
similar improvernents that could serve visitors and residents of the City and the
County. Discretionary development projects and General Plan Amendments within
each agency’s jurisdiction shall be referred to the other for review and comment prior
to action on a development proposal. The County shall seek the City’s comments
regarding these projects in the referral area map found in the County’s San Luis
‘Obispo Area Plan (Exhibit C). The City shall seek the County's comments regarding
projects that affect the unincorporated area found in Exhibit C. When a discretionary
project application is accepted for processing, it shall be referred (o the following

contact person(s) for early review and comment:

Diviston Manager, Long Range Planning Community Development Director
County of San Luis Obispo City of San Luls Obispo

Department of Planning and Building Community Development Department
County Government Center 990 Paim Street

San Luis Obispo, CA 93408 San Luis Obispo, CA 93401-3249

" This provision shall not supersede other methods of commenting or providing

feedback regarding a proposal or project.

¥

Sphere of Influence. The County shall, to the extent legally possible, limit
development within the City’s Sphere of Influence (SOI) to those uses allowed by the
County General Plan. The County shall give the great weight to the City's General
Plan policies when reviewing development in the City's Sphere of Influence. '

a. City Review. For projects submitted to the County for consideration, as part of
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& .

the pre-application meetings and as part of processing the application, the County
shall request written documentation that indicates the City Council’s position
regarding annexation into the City. This documentation shall be provided by the
City in a timely manner that does not delay the County’s pracessing of the land
use application. During this time, the County shall continue to process the land

use application as required under the Jaw.

b. Development Review Coordination, Projects proposed within the referral area
shown in Exhibit C, and subject to an Initial Study under CEQA, shall cause the
City and County representatives to request a meeling prior to completion of the
Initial Study. The parpose would be to discuss the City’s and County's General
Plan policies with regard to the project and to identify any key issues that may
need special attention during the CEQA process.

Agriculture and Open Space. The City and the County shall work together to
preserve the agricultural and open space resources in the SOI area using the City's

Greenbelt and Open Space policies and the County’s Agriculture and Open Space

Policies, including the. transfer development credit program as appropriate. The
criteria contained in the County’s Agricultuﬁs_ and Open Space Element, particularly
Agricultural Policies 17 and 24 (Bxhibit D), and the pertinent policies in the City's
General Plan shall be addressed in the preparation of any land use entitlements and
Environmenta! Impact Reports.

General Plan Amendment. The City intends to complete environmental review, pre-
zoning, pre-annexation, and any necessary pre-general plan amendment activities
prior to or concurrent with an annexation proposal being processed by LAFCO. The
County intends to complete any necessary amendments to its General Plan in the San
Luis Obispo Area Plan to reflect the annexation of teritory to the City of San Luis
Obispo.

Zoning Requirements/Specific Plan. Prior to annexation, the City shall complete
pre-zoning and environmental review consistent with its General Plan. CEQA review
shall include aﬁalysis of issues, including but not limited to the following: a reliable
and adequate water supply, sewer capacity, 'public services, cumulative traffic
circulation, agricultural buffers, jobs-housing, use of transfer development credits,
and affordable housing opporiunities. '
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gl crty of san s OBISPO

Community Development Department « 919 Palm Street, San Luis Obispo, CA 93401-3218

August 16, 2013

Brian Pedrotti, Planner I1I
County of San Luis Obispo
Planning and Building

RE:  Vanderheyden GPA (LRP 2010-00006)
San Luis Obispo, CA

Brian Pedrotti:

The purpose of this letter is to provide comments on the County’s consideration of the
Vanderheyden GPA in response to the project referral to the City. This property is
located within the City’s Greenbelt and is therefore subject to the MOU between the City
and the County that was completed in October 2005 (Attachment 1). The MOU indicates
that the City and County will work together to preserve the agricultural and open space
resources by using the City’s Greenbelt and Open Space policies in addition to the
County’s Agriculture and Open Space policies.

The project location is subject to the following City Land Use Element policies:

Policy 1.7.1, Open Space Protection: “Within the City's planning area and outside the
urban reserve line, undeveloped land should be kept open. Prime agricultural land,
productive agricultural land, and potentially productive agricultural land should be
protected for farming. Scenic lands, sensitive wildlife habitat, and undeveloped prime
agricultural land should be permanently protected as open space.”

Policy 1.7.4, Parcel Sizes & Density: “The city will encourage the county not to create
new parcels within the greenbelt, with the exception of those permitted under the county's
agriculture cluster incentive. Outside of cluster districts, allowed parcel sizes within the
greenbelt should be no smaller, and the number of dwellings allowed on a parcel should
be no more than as designated by the 1989 San Luis Obispo County Land Use Element”

Policy 1.9.1, Basis for Variation: “In the greenbelt, the City will allow, and encourage
the County to allow, smaller parcel sizes and more dwellings only when.:

1. All new dwellings will be clustered contiguously in accordance with

Table 1;

2. The area outside the cluster is permanently protected as open space;

3. Agricultural easements are placed on prime agricultural lands outside the cluster.

The following County COSE policies also apply to the property:

E\ The City of San Luis Obispo is committed to include the disabled in all of its services, programs and activities.
L Telecommunications Device for the Deaf (805) 781-7410.
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Policy OS 1.3 Supporting other agencies:

Encourage and support efforts by state and federal agencies, cities, special districts, and
nonprofit and conservation organizations to protect lands containing open space
resources.

Policy OS 1.8 Land Divisions and Development
Encourage the use of cluster land divisions and cluster development that will locate
residential clusters on the least environmentally sensitive portions of properties.

Policy OS 4.6 Conversion to small-lot rural parcels .
To maintain a well-defined urban boundary, avoid the creation or expansion of Small-Lot
Rural designations (Residential Rural/Suburban LUE land use categories) in rural areas.

Policy OS 4.7 Cooperation with cities.

The County shall cooperate with cities that have established “greenbelt” or similar
programs, such as the City of San Luis Obispo’s greenbelt program and the City of Paso
Robles’ “purple belt” program

In summary, City staff finds that the proposed GPA and map is not consistent with the
policies noted above and in accordance with the MOU, should not be supported as
proposed.

If the Board of Supervisors determines that the proposed GPA is consistent with the
policies noted above and supports the change to Residential Rural, please consider the
following conditions when reviewing the subsequent request to subdivide this parcel:

1. The project will be subject to road impact fees for Orcutt Road. A calculation of
these fees can be supplied from the City.

2. The subdivision should include identification of limited building envelopes. A
site plan and tentative grading plan should be evaluated along with any proposed
subdivision map.

" 3. A viewshed analysis should be required to evaluate potential viewshed impacts
from public roads.

4. Open space easements should be secured to ensure that areas outside of building
envelopes, including significant slopes, vegetation, or viewsheds are preserved.

5. Development potential should be limited to one dwelling per lot without the
ability to construct secondary dwellings or guesthouses.

If you have any questions about this letter or need additional information, please contact
me via email a pdunsmore@slocity.org or by phone at (805) 781-7522.

Sincerely,
Phil Dunsmore

Senior Planner
Community Development Department
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Afuera de Chorro Water Company
1810 Tiburon Way
San Luis Obispo, CA 93401

December 18, 2009

1821 Tiburon Way
San Luis Obispo, CA 93401

Re: Letter of Intent to Provide Water Services
Assessor’s Parcel Number: 076-531-009

Dear Applicant:

Afuera de Chorro Mutual Water Company (the “Company”) provides water for
domestic use to parcels within its service area. You have applied for water service for a new
parcel to be created within the Company’s service area. The Company is required to meet a
number of requirements before it can issue new memberships. The Company Board of Directors
is aware that a number of new parcels are in the process of being created and additional requests
for lot splits may be submitted based on the new zoning applicable in the service area. The
Board is committed to proceeding diligently and promptly to meet all the requirements to
provide water service to the new parcels. No new parcels have been created in the service area
for many years; thus bringing the Company into compliance the applicable requirements
described as items 2 and 3 below will take time.

As of the date of this lefter the Company has made a tentative determination that adequate water
is available to serve all of the currently allowed potential new dwelling units within its service
area. In addition, the Company has obtained a detailed report of the condition and capacity of
the system from the Company engineer. The Company is in the process of addressing required
storage needs as addressed in the engineer’s report. The Company has submitted an application
for a permit to the Department of Corporations and is currently preparing a response to the
DOC’s comments and request for additional information.

The Company is committed to providing water service to all new parcels within its service area
that meet applicable requirements. Therefore, the Company shall issue a new membership to
Owner, as that term is defined in the Second Amended and Restated Bylaws of the Company and
provide water for domestic use to the parcel described above (the “Parcel””) when each and every
one of the following terms and conditions has been met:

(1)  the Company has determined that its water supply is sufficient to serve the
Parcel without detrimentally affecting its service to existing members;
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the Company has determined that its water system and related
infrastructure has the capacity to serve the Parcel following the
improvements deemed by the Company engineer to be necessary to extend
service to the Parcel and the Company engineer has provided an estimated
cost for providing those improvements, (the “System Extension
Estimate™);

the Company has a current, effective permit to issue the membership to
Owner from the California Department of Corporations;

the Owner of the Parcel agrees to maintain the Parcel in compliance with
the Amended and Restated Declaration of Restrictions affecting Tract 681,
County of San Luis Obispo, State of California as restated and amended
from time to time (the “Declaration™);

the Owner has paid the required connection fee to obtain service from the
Company and all special and regular assessments; and

the Owner, as that term is defined in the Second Amended and Restated
Bylaws of the Company, has paid all costs of expanding and/or altering
the water system as necessary to extend service to the Parcel as set forth in
the System Extension Estimate provided by the Company engineer.

Please be advised that when the conditions are satisfied delivery of water to the
Parcel will be pursuant to rights and obligations of all Company members set out in the
provisions of the Company’s rates schedules, rules, procedures, articles and bylaws, as amended
or restated from time to time. Further, in no event shall this will-serve letter obligate the
Company to deliver water to the Parcel where any circumstances outside the control of the
Company render such delivery impossible, unlawful, unnecessary, or otherwise inappropriate.

DMS: 549732_1

Sincerely,
bk ot
President 4
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Fw: LRP2010-00006 VANDERHEYDEN, South County E-Referral, (GPA/

SLO)
Craig Piper to: Brian Pedrotti 07/16/2013 02:32 PM
Cc: Richard Howell
From:; Craig Piper/GenSrves/COSLO
To: Brian Pedrotti/Planning/COSLO@Wings
Cc: Richard Howell/{GenSrvecs/COSLO@Wings
Hi Brian,

We don't much in the way of comments regarding the GPA. If this parcel doesn't aiready have an
Avigation easement, since it's in the airport review area, it may require the establishment of an easement.
Also, as you are aware, any future construction on the parcel(s) will likely require review by the FAA,

Thanks,

Craig Piper

Assistant General Manager

Airport Services

County of San Luis Obispo

805-781-4376

—— Forwarded by Craig Piper/GenSrvcs/COSLO on 07/16/2013 02:29 PM -—-

From: Richard HowellGenSrves/COSLO

To: Craig Piper/GenSrves/COSLO@Wings

Date: 07/16/2013 10:41 AM

Subject: Fw: LRP2010-00006 VANDERHEYDEN, South County E-Referral, (GPA/ SLO)

Please handle...thanks.
Richard
-—- Forwarded by Richard Howell/GenSrvcs/COSLO on 07/16/2013 10:40 AM --—-

From: Mail for PL_Referrals Group

To: Lynda Auchinachie/AgComm/COSLO@Wings, Mike Isensee/AgComm/COSLO@Wings,
*Dunsmore, Phil" <pdunsmor@slocity.org>, Brian Pedrotti/Planning/COSLO@Wings,
tjamison@co. slo.ca.us, Bill Robeson/Planning/COSLO@Wings, Carolyn
Huber/GenSves/COSLO@Wings, Janette Pell/GenSrves/COSLO@Wings, Richard
Howell/GenSrves/COSLO@Wings

Ce: Brian Pedrotti/Planning/COSLO@Wings

Date: 07/16/2013 10:36 AM

Subject: LRP2010-00006 VANDERHMEYDEN, South County E-Referral, (GPA/ SLO)
Sent by: Taryn Jamison

San Luis Obispo County
Planning and Building Department

LRP2010-00006 VANDERHEYDEN, South County E-Refe
SLO
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