Attachment 5 - Mitigated Negative Declaration

Negative Declaration & Notice Of Determination

SaAN LUIs OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 0808 STREET + ROOM 200 + SAN LuI5 ORISPO + CALIFORNIA 93408 + (805} 781-5600

ENVIRONMENTAL DETERMINATION NO. ED15-150 DATE: April 28, 2016

PROJECT/ENTITLEMENT: Dowden Parcel Map; SUB2015-00037

APPLICANT NAME: John and Tia Dowden (tiadowden@yahoo.com)
ADDRESS: 480 West Grand Avenue, Suite B, Grover Beach, CA 93433
CONTACT PERSON:  William R. Dyer Telephone: 805-481-
1223

PROPOSED USES/INTENT: Request by John and Tia Dowden for a Vesting Tentative Parce! Map (CO
15-0057) to subdivide an existing ten acre parcel into two parcels of five acres each for the purpose of sale
and/or development. The project includes off-site road improvements to Aloma Way. The project will result in
the disturbance of approximately 10,000 square feet of a ten acre rarcel for road improvements with up to an
additional two acres as the parcels are developed. The propoesed project is within the Residential Rural land
use category.

LOCATION: The project is located at 400 Aloma Way, approximately 1,000 feet northeast of the
Halcyon Road/Aloma Way intersection. The site is in the South County Inland sub area of the South
County planning area.

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

STATE CLEARINGHOUSE REVIEW: YES [ | 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 ....ccnmicmmmansancssninns 4:30 p.m,, May 12, 2016

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

1 of 48




Attachment 5 - Mitigated Negative Declaration

Initial Study Summary - Environmental Checklist

SAN LUIS OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 0S0S STREET + RO0OM 200 + SAN Luis OBISPO + CALIFORNIA 93408 + (805) 781-5600

{ver 5.8)usico Form

Project Title & No. Dowden Vesting Tentative Parcel Map;  ED15-150 (SUB2015-00037)

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 fo either reduce
these impacts to less than significant levels or require further study.

|E Aesthetics
|:| Agricultural Resources

D Geology and Soils |Z Recreation
Hazards/Hazardous Materials & Transportation/Circulation

Air Quality D Noise |:| Wastewater
|X| Biolcgical Resources D Population/Housing @ Water /Hydrology
|Z| Cuitural Resources 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.

4 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.

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

D The proposed project MAY have a "potentially significant impact”" or "potentially significant
urless 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 [MPACT REPORT is required, but it must analyze only the
effects that remain to be addressed.

|:| 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 tmpos

] upo the pmposw‘:t nothing further is reqmr /

Stephanie Fuhs §

Prepared by {Print) ighature Date
Eilen Carroli,

Steve McMasters Aqu . A%@“ Environmental Coordinator 4’/ 20 l A

Reviewed by (Print) LAl Signature {for) " Date

@ County of San Luis Obispo, Initial Study Page 1
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Attachment 5 - Mitigated Negative Declaration

Project Environmental Analysis

The County's environmental review process incorporates all of the requirements for
completing the Initial Study as required by the California Environmental Quality Act (CEQA) and the
CEQA Guidelines. The Initial Study includes staff's on-site inspection of the project site and
surroundings and a detailed review of the information in the file for the project. In addition, available
background information is reviewed for each project. Relevant information regarding soil types and
characteristics, geologic information, significant vegetation and/or wildlife resources, water
availability, wastewater disposal services, existing land uses and surrounding land use categoriss
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 obfaining 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 John and Tia Dowden for a Vesting Tentative Parcel Map (CO 15-0037) to
subdivide an existing ten acre parcel into fwo parcels of five acres each for the purpose of sale and/for
development. The project includes off-site road improvements to Aloma Way. The project will result in the
disturbance of approximately 10,000 square feet of a ten acre parce! for road improvements with up to an
additional two acres as the parcels are developed. The proposed project is within the Residential Rural
land use category, and is located at 400 Aloma Way, approximately 1,000 feet northeast of the

Halcyon Road/Aloma Way intersection. The site is in the South County Infand sub area of the South

County planning area.

The project site is currently undeveloped. With the current proposal, two primary residences, two
secondary dwellings and accessory structures allowed in the Residential Rural land use category
could be developed.

ASSESSOR PARCEL NUMBER(S): 075-232-003

Latitude: 35 degrees 4' 44.8248 " N Longitude: -120 degrees 33' 57.081  SUPERVISORIAL DISTRICT # 4
Y,

B. EXISTING SETTING

PLAN AREA: South County SUB: South County Intand COMM:
LAND USE CATEGORY Residential Rural
COMB. DESIGNATION: Renewable Energy
PARCEL SIZE: 10 acres
TOPOGRAPHY: Gently roliing to moderately sloping
VEGETATION: Ozk woodland, Grasses
EXISTING USES: Undeveloped
SURROUNDING LAND USE CATEGORIES AND USES:
North: Residential Rural; single-family residence(s) | Easf: Resldential Rural; single-family residence(s)

@ County of San Luis Obispo, Initial Study Page 2
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Attachment 5 - Mitigated Negative Declaration

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

Potentially Impactcan Insignificant Not

1. AESTHETICS Significant & will be Impact Applicable
Will the project: mitigated
a) Create an aesthetically incompatible ] [] & [:|

site open to public view?

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

¢} Change the visual character of an area?

OX X

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

O 0O 00 O
XO O
O 0O 000

e} Impact unique geological or physical |___|
features?

f) Other: ] ]

Aesthetics

Setting. The project site is located on the northern side of Aloma Way. The average slope of the site
is less than fifteen percent. The site is in the Residential Rural land use category and is surrounded
by Residential Rural parcels of five to ten acres in size. Both parcels are currently undeveloped.

The site is mostly level {o gently sloping with oak woodland and grassland.

The proposal is for two, 5-acre parcels. Each parcel can be developed with a primary and secondary
residence and accessory structures allowed in the Residential Rural land use category.

Impact. While the project site will be visible from Aloma Way, existing vegetation and topography will
screen development on proposed Parcel 1 and partially screen development on proposed Parcel 2
depending on where future structures will be placed. The proposal is considered compatible with rural
residential development on surrounding parcels. The project will not silhouette against any ridgelines
as viewed from public roadways. The project is considered compatible with the surrounding uses.

Future residentiat development would result in night lighting and glare impacts to the surrounding rural
areas.

@ County of San Luis Obispo, Initial Study Page 3
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Attachment 5 - Mitigated Negative Declaration

Mitigation/Gonclusion. To minimize night lighting and glare impacts, the applicant shall provide a
lighting plan to ensure all proposed lighting is directed downward and will not extend beyond the site.
No significant visual impacts are expected to occur, and no additional mitigation measures are
necessary.

2. AGRICULTURAL RESQURCES Potentially Impactean Insignificant Not

. . Significant & will be I t Applicabl
Will the project: 9 mitigated pplicable
a) Convert prime agricultural land, per |___| ] ] ]

NRCS soil classification, to non-
agricultural use?

b} Convert Prime Farmiand, Unique
Farmiand, or Farmiland of Statewide
Importance to non-agricultural use?

M

¢) Impalir agricultural use of other property
or result in conversion fo other uses?

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

e) Other:

L OO0 O

DDD.D
X X [

O O O

L]

Agricultural Resources

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

Land Use Category: Residential Rurat Historic/Existing Commercial Crops: None
State Classification: Not prime farmland, Farmland of  In Agricultural Preserve? No
Statewide Importance Under Williamson Act contract? No

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

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

Oceano sand, (9 - 30 % slope). This moderately sloping sandy soil is considered well drained. The
soil has low erodibility and low shrink-swell characteristics, as well as having potential septic
system constraints due to: poor filtering capabilities, steep slopes. The soil is considered Class
Vi without irrigation and Class is not rated when irrigated.

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

Mitigation/Conclusion. No mitigation measures are necessary.

@ County of San Luis Obispo, Initial Study Page 4
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Attachment 5 - Mitigated Negative Declaration

3. AIR QUALITY Potentially Impact can  Insignificant Not
Will th iact: Significant & will be Impact Applicable
g e project: mitigated
a) Violate any state or federal amblent air ] (] 5 ]

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

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

¢} Create or subject individuals to
objectionable odors?

0O U

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

N A I R I
0 X X X
OO 0o

e} Result in a cumulatively 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, D D |Z|
either directly or indirectly, that may have
a significant impact on the environment?

g} Conflict with an applicable plan, policy or ] |:| @ D
regulation adopted for the purpose of

reducing the emissions of greenhouse
gases?

h} Other: [ |:| [] D

B4

[

Air Quality

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

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.

@ County of San Luis Obispo, Inifial Study Page 5
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Attachment 5 - Mitigated Negative Declaration

The passage of AB32, the California Global Warming Solutions Act (2008), 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 fegislation (e.g., SB87-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 Thresheold: 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 CO2elyr) will be the
most applicable threshold. In addition to the residentiallcommercial threshold 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, large and small appliances will be
subject to more strict emissions standards, and energy delivered to consumers will increasingly come
fram 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 sighificant
impacts. This is because the climate change issue is global in nature. However, an individual project
could he 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.

tmpact. As propoesed, the project will result in the disturbance of approximately 10,000 square feet for
road improvements with up to an additional two acres as the parcels are developed in the future. This
will result in the creation of construction dust, as welt as short- and long-term vehicle emissions. The
project will be moving less than 1,200 cubic yards/day of material and will disturb less than four acres
of area, and therefore will be below the general thresholds triggering construction-related mitigation.
The project is also not in close proximity to sensitive receptors that might otherwise result in nuisance
complaints and be subject to limited dust and/or emission control measures during construction.

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

& County of San Luis Obispo, Initial Study Page &
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Attachment 5 - Mitigated Negative Declaration

This project is a parcel map to subdivide an existing ten acre parcel into two parcels of five acres
each. Using the GHG threshold information described in the Setting section, the project is expected
to generate less than the Bright-Line Threshold of 1,150 metric tons of GHG emissions. Therefore,
the project's potential direct and cumulative GHG emissions are found to be less significant and less
than a cumulatively considerable contribution to GHG emissions. Section 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 ‘cumutatively
considerable’, no mitigation is required. Because this project’s emissions fall under the threshold, no
mitigation is required.

The applicant is required to contact the APCD to identify requirements associated with the potential
for presence of asbestos in the soil. Also, to ensure that naturally- occurring asbestos is nof released
into the air during grading and site disturbance activities associated with the proposed project, the
applicant is required to conduct a geologic investigation to determine if asbestos is present, or provide
a waiver of these requirements from the APCD. If asbestos is present, the applicant would comply
with Asbestos Air Toxin Contrel Measures for Construction, Grading, Quartying, and Surface Mining
Operations. These requirements include, but are not limited to implementation of an Asbestos Dust
Mitigation Plan and an Asbestos Health and Safety Program.

The project proposes to disturb soils that have been given a wind erodibility rating of _#1_, which is
considered “low”.

Mitigation/Conclusion. The project will be subject to standard dust control measures. These
measures include, but are not limited to, the following:

. Reducing the amount of disturbed area when possible.

. Using water trucks and sprinkler systems to prevent dust from ieaving the site.
. Dirt stockpiles sprayed daily and as needed.

. Driveways and sidewalks paved as soon as possible.

In addition, each new residence will be subject to the South County Air Quality Mitigation fee, which is
intended to partially mitigate the cumulative effects of new residential development within the South
County planning area. This program funds several strategies within the South County to improve air
quality and reduce single-ocoupant vehicles, by: attracting transit ridership through regional bus stop
improvements; encouraging carpooling through park-and-ride lof improvements and ridesharing
advertising; promoting the use of bicycles through bike lane installation; reducing dust through limited
road paving of several unpaved roads; and by providing electronic information/services lecally to
reduce vehicle trip lengths. Also, the project will be subject to residential wood combustion standards
as recommended by the APCD. Please refer to Exhibit B — Mitigation Summary Table for a detailed
list of required mitigation measures. incorporation of these measures will reduce impacts to less than
significant levels. :

4. BIOLOGICAL RESOURCES Potentially Impactcan Insignificant Not

. - Signifi will | £ Applicabl
Will the project: ignificant z Ivt\:; a:’:d mpac pplicable

a) Result in a loss of unigue or special ] X

status species® or their habitats? D |:|
b) Reduce the extent, diversity or quality [] B [] L]

of native or other important vegetation?
¢} Impact wetland or riparian habitat? [] [] [] <]
@ County of San Luis Obispo, Initial Study Page 7
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4. BIOLOGICAL RESOURCES Potentially Impactcan Insignificant Not

Will the project: Significant i i‘:‘irglaz):d Impact Applicable
d) Interfere with the movement of resident 1 [] I ]

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

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

f Other: ] ] 1 ]

* Species - as defined in Section15380 of the CEQA Guidelines, which includes all plant and wildlife species that
fall under the category of rare, threatened or endangered, as described in this section.

Biological Resources

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

On-gite Vegetation: California Coastal Live Cak Woodland
Name and distance from blue line ¢reek(s): There are no blue line creeks within a %2 mile radius.
Habitat(s): Oak Woodland

Site's tree cangpy coverage: Approximately 30%.
The Natural Diversity Database {or other biclogical references) identified the following species
potentially existing within approximately one mile of the proposed project:
Blochman's leafy daisy (Erigeron blochmaniae} List 1B

Blochman’s leafy daisy (Erigeron blochmaniae) has been found about .88 miles to the
northwest. Blochman’s leafy daisy is considered rare by the CNPS (List 18, RED 2-2-3).

Dune larkspur {Delphinium parryi ssp. blochmaniae) List 1B

Dune larkspur (Defphinium parryi ssp. blochmaniae} has been found about .42 miles to the
east. The dune larkspur is a federal species of concern and the CNPS considers this plant to
be rare, threatenad, or endangerad in California and elsewhere {List 1B, RED 3-2-3).

Sand Mesa manzanita (Arctostaphylos rudis) List 1B

Sand mesa manzanita (Arctostaphylos rudlis) has been found about .80 miles to the southeast.
The sand mesa manzanita is considered rare by CNPS (List 1B, RED 2-2.3).

Santa Margarita manzanita (Arctostaphylos pilosula ssp. pilosula) List 1B

" Santa Margarita manzanita (Arctostaphylos pilosula ssp. pilosula) has been found about 0.10
miles to the southeast. Santa Margarita manzanita is considered rare by CNPS (List 1B, RED
3-2-3).
The project site accurs within the Santa Barbara Vernal Pool Region, as designated by the California
Department of Fish and Wildiife. Vernal pool habitat consists of seasonal wetlands (i.e. areas that
pond water during the wet season and dry up during the summer months) that may provide habitat for
sensitive aquatic plant and animal species.

@ County of San Luis Obispo, Initial Study Page 8
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A botanical report was prepared for the project (V.L.'Holland, Ph.D. and David Keil, Ph.D, June 10,
2015). The report did not find any special status plant species on the project site.

Impact. The project site confains oak woodland. It appears from the site visit on March 10, 2016,
that an access road and potential building areas have been cleared. Removal of up to six oaks may
be required for road improvements along Aloma Way, but future development on both parcels can
avoid tree removal due to the existing cleared areas. Depending on where structures will be sited and
clearance required for fire hazards, several oak trees could be impacted with future development.

Nesting birds may be disturbed by vegetation removal, disruptive construction equipment noise, and
increased human activity near nesting areas. Fish and Game Code 3503 protects birds, their eggs
and nests from disturbance or destruction from construction activities.

A site visit of the project site was made on March 10, 2016 by the project manager to inspect the
project site's topography for the potential to support vernal pool habitat (e.g., low-elevation areas,
depressions, natural or man-made ponded areas, etc.). At this time, no evidence of vernal pools or
potential areas for ponded water was observed. The soil on the project site (Oceano sand), is very
permeable and does not provide an opportunity for water to pool for any significant length of time.
Therefore, there was no indication of habitat suitable for supporting fairy shrimp, or sensitive aquatic
animal or plant species associated with vernal pools.

Mitigation/Conclusion. To minimize impacts to the existing oak woodland, measures have been
added to locate future development within existing cleared areas to avoid tree removal. Tree removal
for road improvements will require replanting at a 4:1 ratio. For trees impacted by future development
and fire suppression requirements will be replaced at a 2:1 ratio.

To avoid impacts to nesting birds, the applicant has agreed to avoid removal of vegetation or any
other ground disturbance between February and September 15 to avoid impacts to native breeding
and nesting birds. If construction activities during this period cannot be avoided, a county-approved
biologist shall survey all breeding and nesting habitat on the site and adjacent sites for breeding
andfor nesting birds no more than two weeks prior to construction or site disturbance activities.
Results of the surveys shall be submitted to the Department of Fish and Wildlife (CDFW) for
concurrence with the report. If nesting andfor breeding birds are found, appropriate mitigation
measures shall be developed in consultation with the CDFW and the applicant shall adhere to these
measures during all construction activities on the site. These measures may include postponing
disturbance untif nesting activities have stopped. No additional mitigation measures are considered
necessary.

Potentially Impactcan Insignificant Not
5. CUL.T URAL BE$OURCES Significant & will be Impact Applicable
Will the project: mitigated

a)  Disturb archaeological resources?
b)  Disturb historical resources?
¢) Disturb paleontological resources?

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

e) Other:

O 0o
0 OO0
L ML
O o
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Attachment 5 - Mitigated Negative Declaration

Cultural Resources

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.

impact. A Phase | surface survey was conducted (Thor Conway, Heritage Discoveries Inc.,, May 19,
2015). No evidence of cultural materials was noted on the property, however due to the clase
proximity to a known archaeological site, there is a possibility for resources to be encountered during
future construction activities. Per AB52, tribal consultation was performed and no comments were
received from any local tribal contacts that were sent a referral. Impacts to historical or paleontological
resources are hot expected.

Mitigation/Conclusion. Based on the recommendation of the consuiting archaeologist, monitoring of
initial site disturbing activities is recommended. This recommendation has been included as a
mitigation measure and will become a condition of approval for the project.

. Potentially Impactcan Insignificant Not
6. GEVBL%GY AND SOILS Significant & will be Impact Applicable
ill the project: mitigated
a) Resultin exposure to or production of ] 1 B []

unstable earth conditions, such as
landslides, earthquakes, liquefaction,
ground failure, land subsidence or
other simifar hazards?

b) Be within a California Geological ] ] ] - B
Survey “Alquist-Priolo” Earthquake
Fault Zone”, or other known faulit
zones™?

¢} Result in soil erosion, topographic [] ] ] ]
changes, loss of topsoil or unstable soil
conditions from profect-related
improvements, such as vegetation
removal, grading, excavation, or fili?

d) Include structures located on expansive [] il ] ]
soils?
e) Be inconsistent with the goals and D [] D P

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

f) Preclude the future extraction of
valuable mineral resources?

g) Other:

1 O
OO O
I X
0

* Per Division of Mines and Geology Special Publication #42

Gealogy and Soils '

Setting. The following relates to the project's geologic aspects or conditions:
Topography: Gently sloping
Within County’s Geologic Study Area?. No

@ GCounty of San Luis Obispo, Initial Study Page 10
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Landslide Risk Potential: Low

Liquefaction Potential: Moderate

Nearby potentially active faults?: No  Distance? Not applicable
Area known to contain serpentine or ultramafic rock or scils?: Yes
Shrink/Swell potentiat of soil: Low

Other notable geologic features? None

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

Impact. As proposed, the project will result in the disturbance of approximately 10,000 square feet for
road improvements with up to an additional two acres for disturbance as the parcels are developed.
Because the project is located on sandy soils, on mostly gently sloping terrain, no significant impacts
are expected to occur.

Mitigation/Conclusion. There is no evidence that measures above what will already be required by
ordinance or codes are needed.

7. HAZARDS & HAZARDOUS Pf)te?tiaily lmp-act can Insignificant Not .
MATERIALS - Wil the project: Significant ﬁ; i‘:‘.‘;la?:d Impact Applicable
a} Create a hazard to the public or the [] [] = ]

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

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

¢} Emit hazardous emissions or handie ] [] ] ¢
hazardous or acutely hazardous
malterials, substances, or waste within
¥4-mile of an existing or proposed
school?

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

e) Impair implementation or physically [:] [] [ D
interfere with an adopted emergency
response or evacuation plan?
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7. HAZARDS & HAZARDOUS Potentially  Impactcan Insignificant Not
Signifi & will b i
MATERIALS - Will the project: """ mitgstea o Applicable
f) If within the Airport Review designation, |:| D |:| &

or near a private airstrip, result in a
safety hazard for people residing or
working in the project area?

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

X X

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

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

i) Other:

I O T T I S

0 OO O
X

I N I B

[

Hazards and Hazardous Materials

Setting. The project is not located in an area of known hazardous material contamination. The
project is not within a ‘high' or ‘very high' severity risk area for fire. The project is not within the Airport
Review area.

With regards fo potential fire hazards, the subject project is within the high Fire Hazard Severity
Zone(s). Based on the County's fire response time map, it will take approximately 5-10 minutes to
respond to a call regarding fire or life safety. Refer to the Public Services section-for further
discussion on Fire Safety impacis. .

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

Mitigation/Conclusion. 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 |:| ]:l @
exceed the County Noise Element D
thresholds?
b) Generate permanent increases in the D D X D
ambient noise levels in the project
vicinity?
c) Cause a temporary or periodic increase D |:| }Z( |:|

in ambient noise in the profect vicinity?
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8. NOISE
Will the project:

d) Expose people to severe noise ar
vibration?

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

f} Other:

Noise

Potentially
Significant

O
[

[

Impact can
& wilt be
mitigated

[
[

]

Insignificant
Impact

B
[

[

Not
Applicable

[l

X

[

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.

Impact. The project is not expected to generate joud noises, nor-conflict with the surrounding uses.

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

necessary.

9. POPULATION/HOUSING
Will the project:

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

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

¢} Create the need for substantial new
housing in the area?

d) Other:

Population/Housing

Potentially
Significant

[

[]
L]

Impact can
& will be
mitigated

[

[]
[

Insignificant
Impact

X

X

L X

Not
Applicable

[

l
O

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.

. @ County of San Luis Obispo, Initial Study
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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). No mitigation measures are necessary. Prior to map recordation,
the applicant wilt pay an affordable housing in-fieu fee consistent with the applicable fee ordinance.

10. PUBLIC SERVICES/UTILITIES  potentially impactcan 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?

f} Other public facilities?

g} Other:

odoodn
OOHKKKK
XX OO0
odoodn

Public Services
Setting. The project area is served by the following public services/facilities:
Police: County Sheriff Location: Oceana (Approximately 3 miles fo the northwest)

Fire; Cal Fire (formerly CDF) Hazard Severity: High Response Time: 5-10 minutes
Location: (Approximately 2.5 miles to the southwest) located in Nipomo at 2391 Willow Road.

School District: ELucia Mar Unified School District.

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

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

Mitigation/Conclusion. Regarding cumulative effects, public facility (County) and school (State
Government Code 85995 et seq.) fee programs have been adopted to address this impact, and will
reduce the cumulative impacts to less than significant levels.

@ County of San Luis Obispo, Initial Study Page 14
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Potentially  Impact can Insignificant Not
11. RECREATION Significant & will be Impact Applicable
Will the project: mitigated
a)  Increase the use or demand for parks [] Y ] ]
or other recreation opportunifies?
b)  Affect the access to trails, parks or ] [ X ]

other recreation opportunities?

c) Other D |:| D |:|

Recreation

Setting. The County's Parks and Recreation Element shows that a potential trail goes through the
proposed project along Aloma Way. The project is not proposed in a location that will affect any trai,
park, recreational resource, coastal access, and/or Natural Area. Prior to map recordation, county
ordinance requires the payment of a fee (Quimby) for the improvement or development of
neighborhood or community parks.

Impact. The proposed project will not create a project specific significant need for additional park,
Natural Area, and/for recreational resources but will contribute to a cumulative demand for these
resources,

Mitigation/Conclusion. The “Quimby” fee will adequately mitigate the project’s cumulative impact on
recreational facilities. No significant recreation impacts are anticipated, and no additional mitigation
measures are considered necessary.

12. TRANSPORTATION/CIRCULATION Potentially Impactcan Insignificant Not

Significant & will be Impact Applicable
Will the project: mitigated
a} Increase vehicie trips to local or areawide [] X E:] |:|

circulation system?

X

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

X
[

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

d) Provide for adequate emergency access?

X< [

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,

R I O I B
oo 0o
X

efc.)?

fi Conflict with an applicable congestion D D |:| <
management program?
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12. TRANSPORTATION/CIRCULATION Potentially impactcan Insignificant Not

Significant & will be Impact Applicable
Wiil the project: mitigated
g) Conflict with adopted policies, plans, or [] T ] 'l

programs regarding public transit,
bicycle, or pedestrian facilities, or
otherwise decrease the performance or
safety of such facilifies?

h) Resuitin a change in air traffic patterns
that may result in substantial safety risks? D D I__—l 'E

i) Other: L] 1 ] ]

Transportation

Setting. The County has established the acceptable Level of Service {LOS) on roads for this [rural
area as “C" or better. The existing road network in the area {including the project's access street(s}
(Aloma Way) is operating at an acceptable level of service. Based on existing road speeds and
configuration (vertical and horizontal road curves), sight distance is considered [acceptable].

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

Circulation Study Area. The project is within the South County Area 2 Circulation Fee area. This fee
provides the means to collect “fair share” monies from new development to help fund certain regional
road improvements that will be needed once the area reaches “buildout”. The project will be subject
to this fee.

Impact. The proposed project is estimated to generate about 38 trips per day, based on the Institute
of Traffic Engineer's manual of 9.57 trips/unit (based on a reasenable “worst case” of four total units —
2 primary and 2 secondary units). This small amount of additional traffic will not result in a significant
change to the existing road service or traffic safety levels, however the project will contribute to an
areawide cumulative impact to circutation. The project does not conflict with adopted policies, plans
and programs on transportation.

Mitigation/Conclusion. No significant traffic impacts were identified, and no mitigation measures
above what are already required by ordinance are necessary. Payment of circulation fees and
resulting development of improvements anticipated by the Circulation Study will mitigate the project’s
fair share confribution to areawide circulation impacts.

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

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

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

c} Adversely affect community wastewater |:| ] ] (]
service provider?
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Potentially Impact can insignificant Not
13. WASTEWATER ' Significant & will be Impact Applicable
Will the project: mitigated

d) Other: D l'_—l D D

Wastewater

Setting. The proposed parcels will be served by on-site wastewater systems. Reguiations 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 12]), the
“Water Quality Contral Plan, Central Coast Basin” (Regional Water Quality Control Board [RWQCB]
hereafter referred to as the “Basin Plan™), and the California 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
420 minutes per inch is ideal);

v The soil's depth (thare needs to be adequate separation from bottorn of leach line to bedrock
[at least 10 feet] or high groundwater [5 feet to 50 fest 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.
Above-ground conditions are typically straight-forward and most easily addressed. Beiow ground
griteria 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 iine 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:

-poor filtering characteristics due to the very permeable nature of the soil, without special
engineering will require larger separations between the leach lines and the groundwater basin
to provide adequate filtering of the effluent. In this case, based on general knowledge of the
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area, the response received from the Environmental Health Services, and the size of the
proposed parcels, it is expected that there will be adequate separation for filtering of effluent
before reaching any groundwater source.

- seepage in bottom layer, where effluent seeps quickly through (rather than be absorbed by) the
soil horizon(s) to a soil layer just above bedrock that is typicafly in a saturated condition. The
on-site system needs at least five feet between the bottorn of the leach line to the saturated
soil (e.g. high groundwater} with possible treatment of the soil to insure effluent movement rate
through the soil meets basin plan requirements. Special engineering may be required fo
provide this acceptable percolation rate.

- cemented pan, where there is thin in an upper soil horizon that may interfere with or intercept
effluent percolation and create saturated soil conditions above the impervious layer which may
be near the soil surface. When such conditions exist, one of the following is necessary to
resolve the potential problem: leach lines must either penetrate or be below the cemented
pan, if leach lines above the cemented pan layer, this layer must be removed or permanently
modified to allow effluent to percolate through this layer.

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;

hY

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

hY

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

The soil’s slope is less than 20%;
The leach lines are outside of the 100-year flood hazard area;

ANEENEN

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

Based on the above discussion and information provided, the site appears to be able to design an on-
sita system that will meet CPC/Basin Flan requirements. Prior to building permit issuance andfor final
inspection of the wastewater system, the applicant will need fo show to the county compliance with
the County Plumbing Cade/ Central Coast Basin Plan, including any above-discussed information
relating to potential constraints. Therefore, based on the project being able fo comply with these
regulations, potential groundwater quality impacts are considered less than significant.

14. WATER & HYDROLOGY Potentially Impactcan Insignificant Not
' Significant & will be Impact Applicable
Will the project: mitigated

QUALITY D I:I 4 I:l

a) Violate any water quality standards?

b) Discharge into surface waters or otherwise |:| |:| X< |:|

alter surface water quality {e.g., turbidity,
sediment, temperature, dissolved oxygen,
efc.)?

¢) Change the quality of groundwater (e.g., J [] [] 4 [

saltwater intrusion, nitrogen-foading, eic.)?
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14. WATER & HYDROLOGY Potentially Impactcan Insignificant Not
) Significant & wilt be Impact Applicable
Will the project: mitigated
d) Create or contribute runoff water which would L] D 24 []

exceed the capacity of existing or planned
stormwater drainage systems or provide
additional sources of polluted runoff?

@} Change rates of soil absorption, or amount or
direction of surface runoff?

X
0 g

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

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

X O OO0

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

i) Adversely affect community water service
provider?

oo o o
X
OO0 o0 O K
1 O

>

i) Expose people to a risk of loss, injury or

- death involving flooding (e.g., dam
failure,etc.), or inundation by seiche, tsunami
or mudfiow?

k) Other: ] ] ]

[]

O

Water

Setting. The project proposes to obtair its water needs from an on-site well. The Environmental
Health Division has reviewed the project for water availability and has determined that there is
preliminary evidence that there will be sufficient water available to serve the proposed project. Based
on available information, the proposed water source is at a Level of Setvice 11l (LOS Ill) which means
that there is not enough water available to serve potential future water demand.

Groundwater

General. The water containing sediments underlying Nipomo Mesa are part of the northern extension
of the Santa Maria Groundwater Basin known as the Nipomo Hydrologic sub-area. The entire Santa
Maria Groundwater basin includes an area of over 280 square miles, extending from the Pacific
QOcean over 20 miles inland. The Santa Maria Groundwater Basin is managed by the Santa Maria
Valley Water Conservation District and occupies approximately 36,000 acres most of which is in
Santa Barbara County. A portion of the District extends north of the Santa Maria River inte San Luis
Obispo County, west of U.S. Highway 101. Twitchell Reservoir on the Cuyama River (a fributary of the
Santa Maria River) is a major groundwater recharge facility within the basin, and there are other
starmwater retention and recharge basins in the Santa Maria area.

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

. Observations of groundwater elevations in 1975, 1985 and 1995 revealed the development
and subsequent expansion of a depression in groundwater elevations generally south of Willow Road
and east of Highway 1 - the south central portion of the Nipomo Mesa.

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

. There have also been increases in demand for water to serve rural residences and agricultural
uses.
. Since the depression enlarges, the reduced water in storage could resulf in increased inflow

from Santa Maria Valley and decreased ouifiow to the ocean from the mesa and the valley. If the
pumping depression on the mesa pulls in water from the Santa Maria Valley, the possibility exists for
the poorer quality groundwater of the valley, containing high concentrations of dissolved solids, to
locally reduce the quality of the mesa's groundwater. Also, in the future, if subsurface outflows to the
ocean cease, and the seaward hydraulic gradient is reversed, this condition could lead to seawater
intrusion of the groundwater resources. Currently, there is no evidence of seawater intrusion.

A major source of recharge for the Nipomo Mesa is deep percolation of precipitation. This makes the
groundwater basin vulnerable to profracted periods of below-average rainfall.

Section 22.98.070F of the Land Use Ordinance provides standards for the Nipomo Mesa Water
Conservation Area. These standards are applicable to subdivisions were the estimated non-
agricultural water demand resulting from a land division exceeds the existing non-agricultural water
demand. In this case, since the property is currently undeveloped and not used for agricultural
purposes, all of the water use from the proposal will be non-agricultural. The ordinance reqguires
payment of a supplemental water fee at the time of building permit issuance. A supplemental water
fee was never established, so mitigation measures have been incorporated on a case by case basis.

Title 19 {the Building and Construction Ordinance) was amended in October 2015 to include water
neutral development for those water basins that are at a Level of Severity lll. Standards for the
Nipomo Mesa Water Conservation Area include offsetting new water use at a 1:1 basis by purchasing
offset credits through the County run water conservation program or hiring a licensed plumber to
perform retrofits within the Nipomo Mesa Water Conservation Area. Offset clearance must be
completed prior to issuance of building permits.

The topography of the project is gently rolling to moderately sloping The closest cresk from the
proposed development is approximately .69 miles away. As described in the NRCS Soil Survey, the
soil surface is considered to have low  erodibility.

Projects involving more than one acre of disturbance are subject to preparing a Storm Water Pollution
Prevention Plan (SWPFPP) 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 Flood Hazard designation? No
Closest creek? Los Berros Creek Distance? Over 1/4 mile
Soil drainage characteristics: Well drained
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For areas where drainage is identified as a potential issue, the Land Use Ordinance (LUO Sec.
22.52.110) includes a provision to prepare a drainage plan to minimize potential drainage impacts.
When required, this plan would need to address measures such as: constructing on-site retention or
detention basins, or installing surface water flow dissipaters. This plan would also need to-show-that
the increased surface runoff would have no more impacts than that caused by historic flows.

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

Soil erodibility: Low

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

Impact - Water Quality/Hydrology
With regards to project impacts on water quality the following conditions apply:
v Approximately 10,000 square feet of site disturbance is proposed for road improvements;

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

~

{if disturbance over an acre) The project 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;

All disturbed areas will be permanently stabilized with impermeable surfaces and landscaping;
Parking area drainage inlets will be fitted with hydrocarbon filters;

Bioswales will be installed as a part of the drainage plan;

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

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

A N N T N N N

v All hazardous materials and/or wastes will be properly stored on-site, which include secondary
containment should spills or leaks oceur, :

Water Quantity

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

Indoor: Q.81 acre feet/year (AFY);
Qutdoor: 1.68 AFY
Total Use: 2 40AFY

@ County of San Luis Obispo, Initial Study Page 21

22 of 48




Attachment 5 - Mitigated Negative Declaration

Sources used for this estimate include one or more of the following references: County's Land Use Ordinarce, 2000
Census data, Pacific Institute studies (2003), City of Santa Barbara Water Demand Factor & Conservation Study ‘User
Guide' (1989).
Based on a peer review conducted for a water demand report submitted for a previous 4ot
subdivision on the Nipomo Mesa, the total septic system return flow is estimated to be 80% of the
indoor water use. The total irrigation return flow is approximately 30%. In this case, this would
equate to a gross return flow of 1.15 afy. Subtracting the return flow from the gross water demand
results in the net water use of 1.34 afy.

Mitigation/Conclusion. Because there has been no supplemental water fee adopted, by the County
and the proposed project will be increasing the non-agricultural water demand, providing adequate
mitigation measures to ensure that there will be adequate water supplies for both this project and
future projects on the Nipomo Mesa is challenging on a case by case basis.

The County’s recently adopted water ordinance (October 2015) requires 1:1 offsetting for new
development within the Nipomo Mesa Water Conservation Area as well. Miigation measures
included correspond with the recently adopted ordinance.

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.

15. LAND USE Inconsistent  Potentially Consistent Not

- - H A -
Will the project: inconsistent pplicable
a) Be potentially inconsistent with land use, D |‘_‘| lz D

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

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

L

¢) 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:

O o
O O O O

1 X

X
Ood oOX

Land Use

Setting/impact. Surrounding uses are identified on Page 2 of the Initial Study. The proposed project
was reviewed for consistency with policy and/for 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
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.
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PROJECT MANAGER: PLANNING AREA STANDARDS APPLY

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

1. LUO Section 22.98.070 — South County Area Standards
2. LUO Section 22.98.070(B) — Edge of the Nipomo Mesa
3. LUO Section 22.98.070(F) - Nipomo Mesa Water Conservation Area

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

16. MANDATORY FINDINGS OF Potentially Impact can Insignificant Not
Significant & will be impact

SIGNIFICANCE mitigated Applicable
Wil 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 seif-
sustaining levels, threaten to eliminate a plant or animal community, reduce the number
or restrict the range of a rare or endangered plant or animal or eliminate important
examples of the major periods of

California history or pre-history? D |:| X 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

¢}  Have environmental effects which will cause substantial adverse effects on human
beings, either directly or indirectiy?l ] [ X []

For further information on CEQA or the County’s environmental review process, please visit the
County's web site at “www.sloplanning.org” under “Environmental Information®, or the California
Environmental Resources Evaluation System at:  hitp:/www.ceres.ca.qov/topic/env law/cega/guidelines
for information about the California Environmental Quality Act.
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Exhibit A - Initial Study References and Agency Contacts

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

Contacted Agency

County Public Works Department

XX

County Airport Manager

Airport Land Use Commission

Air Pollution Control 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 Dspartment of Transportation
Community Services Disfrict

Other Parks Division

County Environmental Health Services
County Agricultural Commissioner's Office

Response
Attached

Attached

Not Applicable
Not Applicable
Not Applicable
Not Applicable
Not Applicable
Not Applicable
Not Applicable
None

Attached

Not Applicable
Not Applicable
Attached

X R

Other

Not Applicable

** “No comment” or "No cancerns™ype responses are usually not aftached

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

Project File for the Subject Application
County documents
Coastal Plan Policies
Framewaork for Planning (Coastal/Inland)
General Plan {Inland/Coastal), includes all
maps/elements; more pertinent elements:
X Agriculture Element
Conservation & Open Space Element
["JEconomic Element
P Housing Element
DX Noise Element
[ Parks & Recreation Element/Project List
Safety Element .
Land Use Ordinance (Infand/Coastal}
Building and Construction Ordinance
Public Fagcilities Fee Ordinance
Real Property Division Ordinance
Affordable Housing Fund
Airport Land Use Plan
Energy Wise Plan
South County Area Plan/South County sub area
and Update EIR

KK

HOOXKRKIX

@ County of San Luis Obispe, Initial Study

'l Design Plan

O Specific Plan

< Annual Resource Summary Report
X South County Circulation Study

Other documents

Clean Alr Plan/APCD Handbook

Regional Transportation Plan

Uniform Fire Code

Water Quality Control Plan (Central Coast
Basin ~ Region 3)

Archaeological Resources Map

Area of Critical Concerns Map

Special Biological Importance Map

CA Natural Species Diversity Database
Fire Hazard Severity Map

Flood Hazard Maps

Natural Resources Conservation Service Soil
Survey for SLO County

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

Other

BT =

O X
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In addition, the following project specific information and/or reference materials have been considered

as a part of the initiaf Study:

7 Botanical Report, V.L. Holland, PhD., and David Keii, Ph.D, June 10, 2015

Phase I Archaeological Surface Survey, Thor Conway, Heritage Discoveries, Inc., May 19, 2015

@ County of 8an Luis Obispo, Initial Study
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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 l.ead Agency (County) or other Respansible Agencies, as specified in the following
measures, are responsible fo verify compliance with these COAs.

Aesthetics

AS-1.

At the time of application for construction permits, the applicant shall submit an Exterior
Lighting Plan for County review and approval. The Plan shall define the height, location, and
intensity of all exterior lighting. All lighting fixtures shall be positioned “down and into” the
development, and shielded so that neither the lamp nor the related reflector interior surface is
visible from surrounding properties. All lighting poles, fixtures, and hoods shall be dark
colored. These measures shall be shown on applicable construction drawings prier to
issuance of construction permits and permanent lighting shall be installed prior to final
inspection.

Air Quality

AQ-1.

AQ-2.

AQ-3.

As of February 25, 2000, the APCD prohibits developmental burning of vegetative material
within San Luis Obispo County. However, under certain circumstances where no technically
feasible alternatives are available, limited developmental burning under restrictions may be
allowed. Any such exception must complete the following prior to any burning: APCD
approval; payment of fee to APCD based on the size of the project; and issuance of a burn
permit by the APCD and the local fire department authority. As a part of APCD approval, the
applicant shall furnish them with the study of technical feasibility (which includes costs and
other constraints) at the time of application. For any questions regarding these requirements,
the APCD's Enforcement Division may he contacted (805/781-5912).

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

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

b. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust
fram leaving the site. Increased watering frequency would be required whenever wind
speeds exceed 15 mph. Reclaimed {nonpotable) water should be used whenever
possible;

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

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

Oniy the following types of wood burning devices shall be allowed {(based on District Rule
504): a) EPA-Certified Phase If wood burning devices; b) catalytic wood burning devices
emitting less than or equal to 4.1 grams per hour of particulate matter, as verified by a
nationally-recognized testing lab; ¢) non catalytic wood burning devices which emit less than
or equal to 7.5 grams per hour of particulate matter, as verified by a nationally-recognized
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testing lab: d) peliet-fueled woodheaters; or &) dedicated gas-fired fireplaces. Prior fo
construction permit issuance, such devices shall be shown on all applicable plans, and
installed as approved by the County.

Biological Resources

BR-1. Prior to issuance of subdivision improvement plans and construction permits, the
applicant shall clearly show on the project plans the type, size, and location of all trees to be
removed as part of the project and all remaining trees within 50 feet of construction activities
{including grading). The project plans shall alse show the type and location of tree pratection
measures to be employed. All trees to remain on-site that are within fifty feet of construction
or grading activities shall be marked for protection (e.g., with flagging) and their root zone
protected with orange construction fencing prior to any grading. Grading, utility trenching,
compaction of soil, or placement of fill shall be avoided within these fenced areas. Care shall
be taken to avoid surface roots within the top 18 inches of soil. If any roots must be removed
or exposed, they shall be cleanly cut and not left exposed above the ground surface.

BR-2. Prior to final inspection of subdivision improvement plans and construction permits,
the applicant shall replace all removed trees at a 4.1 ratio and impacted trees at a two-to-one
ratio. Replanting shall be completed as soon as it is feasible while avoiding the summer
months (e.g. irrigation water is available, grading done in replant area). Replanting may not
oceur in the open space area. Replant areas shall be either in native topsoil or areas where
native topsoil has been reapplied. If the latter, topscil shall be carefully removed and
stockpiled for spreading over graded areas to be replanted (set aside enough for 6-12" [ayer).
Replacement oak trees shall be from one-gallon container sizes. All newly planted oak trees
shall be maintained untif successfully established and living. This shall include ¢aging from
animals {e.g., deer and rodents), periodic weeding and adequate watering (e.g., drip-irrigation
system). If possible, planting during the warmest, driest months (June through September)
shall be avoided. In addition, standard planting procedures {(e.g., planting tablets, initial deep
watering) shall be used.

BR-3. Prior to issuance of subdivision improvement plans, and at the time of application for
construction permits, fo avoid potential impacts to nesfing birds, tree removal associated
with project activities shall be limited outside the bird nesting season, which is February 15th
to September 15th. However, if tree removal is required during the bird nesting season, a
survey for nesting birds shall be conducted within two weeks prior to ground disturbing
activities by a gualified biologist, retained by the applicant, in and adjacent to the project area.
If nesting birds are found to be located within or adjacent to the project area, an appropriate
buffer area shall be established by a qualified biologist to ensure protection of the nesting
birds. The biclogist shall determine the appropriate buffer distance based on the bird species,
topography, vegetation, and type of disturbance and in consultation with CDFW and/or
USFWS. At a minimum, the buffer area shall be delineated with brightly colored construction
fencing. No construction, grading, or equipment staging activities shall occur within the buffer
area, which shall remain-in place until the biologist has determined that the young have
fledged from the nest.

Cultural Resources

CR-1. Prior to issuance of construction permitsisubdivision public improvement plans, the
applicant shall submit a monitoring plan, prepared by a subsurface-qualified archaeologist, for
the review and approval by the Environmental Coordinator. The menitoring pfan shall include
at a minimum:

a. List of personnel! invelved in the monitoring activities;
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CR-3.

Water

W-1.
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Description of how the monitoring shall oceur;
Description of frequency of monitoring {e.g. full-time, part time, spot checking);
Descripticn of what resources are expected to be encountered,

Description of circumstances that would result in the halting of work at the project site
{e.g. What is considered “significant” archaeological resources?);

Description of proceduras for halting work on the site and notification procedures;
g. Description of monitoring reporting procedures.

LIRS

h

During initial ground disturbing construction activities, the applicant shall retain a
qualified archaeologist approved by the Environmental Coordinator to monitor all earth
disturbing activities, per the approved monitoring plan. If any significant archaeoclogical
resources of human remains are found during monitoring, work shall stop within the immediate
vicinity {precise area to be determined by the archaeologist in the field) of the resource until
such time as the resource can be evaluated by an archaeologist and any other appropriate
individuals. The applicant shall implement the mitigation as required by the Environmental
Coordinator.

Upon completion of all monitoring/mitigation activities, and prior to final acceptance of
subdivision public improvements or prior to occupancy or final inspection (whichever
occurs first) (as applicable), the consulting archaeclogist shall submit a report to the
Environmental Coordinator summarizing all menitoring/mitigation activities and confirming that
all recommended mitigation measures have been met.

At the time of application for construction permits, the applicant shall off-set water use as
required by Section 19.07.042 of the Building and Construction Ordinance to meet the
supplemental water development reguired by County Ordinance for properties located within
the Nipomo Mesa Water Conservation Area. Off-set Clearance from the Department of
Pianning and Building will verify that new water use has been offset at a 1:1 ratio, prior to
permit issuance.

In order to decrease water demand, at the time of application for construction permits, the

applicant shall provide the following on the project pians:

a. Plans shall incorporate all feasible low impact design {LID) features.

b. The maximum amount of turf {lawn) area shall not exceed 20% of the site’s total irrigated
landscape area.

¢. Landscaping plans shall inciude low water using, drought tolerant plant species, preferably
plants native to the region.

d. Each parcel's total landscaped area shall not exceed 1,500 square feet.

For the life of the project, as long as a Level of Severity |l exists for water resources within the
Nipomo Mesa Water Conservation Area, the applicant shall adhere fo the following water
waste prevention activifies:

a. Application of water to outdoor landscapes in a manner that results in runoff into non-
irrigated areas, public and private walkways, roadways, parking lots, structures or other
hard surface areas.

b. Use of a hose to wash an automaobile or other vehicle except where the hose is fitted with
an automatic shut off nozzle or device attached to it that causes it to cease dispensing
water when not in use.

@ County of San Luis Obispo, Initial Study B-3
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c. Application of water to hard surfaces, including but not limited to, driveways, sidewalks,
unpaved walkways and any other hard surface areas.

d. Use of potable water in a fountain or other decorative water feature unless such water
flows through a recircutating system

e. Application of water to outdoor landscape more than 3 times per week.

@ County of San Luis Obispo, Initial Study ExB-4
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aize AN LUIS OBISPO COUNTY
7% & ™ DEPARTMENT OF PUBLIC WORKS

Wade Horton, Director

County Government Center, Room 206 + San Luis Obispo CA 93408 » (805) 781-5252

Fax (805} 781-1229 email address: pwd@co.sko.ca.us

' Date: December 8, 2015
To: Megan Martin, Project Planner
From: GEenﬂ Marshall, Development Services Engineer

Sub_;ect. Public Works Project Referral for Parcel Map CO 15-0057 (SUB2015-00037) Dowden;
Aloma Way, Arroyc Grande, APN—B'.’S 232003

' Thauk you for the opportumty to prowde mfon'natlon on the proposed subject prOJect Ithas been

reviewed by several divisions of Public Works, and this represents our consolidated response. -

PUBLIC WORKS REQUESTS THAT AN INFORMATION HOLD BE PLACED ON THIS
PROJECT UNTIL THE APPLICANT PROVIDES THE FOLLOWING DOCUMENTS FOR:
PUBLIC WORKS REVIEW AND COMMENT:

I. : 'Pl_casc have the applicant™s dgent miake the following ¢hanges and résubmit:
a. - Clearly show and label all required information, see attached checklist
b. Title Report is over 6 months old, a currenit report must be submitted.
" ¢. Jennifer Way was not offered to the public so no abandonment is necessary. The
easement must be quitclaimed in order to remove. Update the map accordmgly See also '
recommended COA #7

Public Works Comments:
A. At the time the project referral was received by Public Works on Decembcr 3, 2015 the
application acceptance date had not been established. The attached recommended conditions of ~
~ approval are subject to change based on Ordinances and Policies in affect at the date of -
* application acceptance ' '

B. Recommend the. fo!lowmg ﬁndmg {pcr 21 050 045 (a-c)] be mcorporatcd into Fmdmgs to ensure
" public improvements are constructed prior to recordation (or bonded for): -
. “In the interest.of the public health and safety, and as a necessary pre—reqws;te to the orderly
. development of the surrounding area, the construction of any road improvements shall occur
prior ta recordation of the parcel map or, if bonded for; within the time frame approved in the
Subdivision Agreement and priov to_issuance of a permit or other grant of approval for
development on a parcel.” .

C. In accordance with Resolution 2008-152 Aloma Way shall be 1mproved to-an A-1 standards -
along the project frontage (projected ADT>100). Recommernded road improvements along
Aloma Way may impact or require removal of existing trees. The Planner should address this - .
issue in the environmental determination.
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D. The project meets the applicability criteria for Storm Water Management and is required to

submit a Storm Water Control Plan Application and Coversheet. The Storm Water Control *

Plan application and template can be found at:
http:/fwww.slocounty.ca. gev/Assets/PL/Eorms+and+lnfom1atlon+Lrblary/Construetion+
Permit+Documents/Gradingtand+Drainage+Documents/SWCP+Application+Pkg pdf

The Post Construction Requirement (PCR) Handbook can be found  at:

http://www.slocounty.ca.gov/Assets/PL/ Gradlng+and+Stonnwater+Mgmt/new stormwat
‘er/PCR+Handbook+1.1.pdf

Recommended Public Works Conditions of Approval

v Access and Improvements; . : T ST Sn
1.” Road and/or streets to be constructed to the followmg standards unless desngn exoepnons aré

approved by the Public Works Department in accordance with Section 1.2 of . the Public
Improvement Standards

a. Aloma Way shall be w1dened to complete the: prOJect frontage of an A I rura] road

section fronting the property within a minimum 25 foot dedicated right- of—way easement
.of sufficient width to contain all elements of the roadway- pr:sm

CbooA prrvate access road serving ParceIs 2 shall be constructed to Cal Fite: Standards Wlthln._ L

a minimum Z4-foot private access and ut1hty easement with additional easement width as
. necessary to contain all elements of the roadway prism. The access road shall termmate
111 a Cal Flre standard cul-de-sac or other approved termmus :

ce. All d‘nveway approaches along Aloma Way shall be constructed in accordance with

County Public Improvement Standard B-1a drawing for rural roadways.

2. The applicant shall enter into an agreement and post a deposit with the county for the cost of
checking the map, the improvement plans if any, and the cost of inspection - of any such
. 1mprovements by the county orits designated representative,

3. The applicant shall provide the county with an Engineer of Work Agreement retaining a
registered civil engineer to furnish construction phase services, Record Drawings ‘and to certify
the final product to the Department of Public Works. The civil engineer, upon eompletron of the
improvements, shall certify to the Department of Public Works that the improvements are made
in accordance. with all conditions of approval, Including any reiated land use perrmt conditions

~and the approved improvement plans. :

40 All public improvements shatl be completed prior to occupancy of 'any new structure.

Offers, Easements and Restrictions:

5. The appircant shall offer for dedication to the public the followmg eagements by ceruﬁcate on

the map or by separate document:

A
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For future road ymprovement 25-foot wide road right-ot-way along Aloma Way to be
described as 25-feet from the recorded centerline, with additional width as necessary to
contain all elements of the roadway prism. - :

A public utility, easement along Aloma Way to be described as 10-feet beyond the right-
of-way, plus those additional easements as required by the utility company, shall be
shown on the final map.

6. The applscant shall reserve. the following private easements by certificate on the map or by
separate document:

Ca

A minimum 24-foot shared private access and utility easement in favor of Parcels 1 with
additional width as necessary to include all elements of the roadway prism and the cul-
-de-sac or other Cal Fire approved road termmus

7 Easements shown w0 be qultclanned on the tentatlve map shall be done g0 pnor to ﬁlmg the ﬁnal

-map.

. ImnrovementPlans _ : - e

8 Improvement plans shall be prepared in aecordance Wlth County Publlc Improvement Standa.rds
" by a Registered Civil Engineer and submitted to the Department of Public Works and the county
- Health Department for approval The plans are 1o mclude as appllcable

a.

b.

Stteet plan and proﬁle

Drainage ditches, eulverts and other struetures (if dra.mage calculatlons requlre)

Water plan to be approved Jomtly with County Env:ronmental Health

S'ewer plan to be approved jointly with County Environrnental Health.

‘Sedimentation and erosion control plan for subdmsmn related merovements

Stormwater controi plan for subdivision related 1mprovements (if subject to MS-4
requirements).

“Traffic control plan for construction in accordance with the California Manual on "

Uniform Traffic Control Devices (CA—MUTCD)

Public ut:l:ty plan showmg ‘all existing. utilities and mstallatmn of all new utilities to-
serve cach lot. :

Tree removal/retention plan for trees to be removed and retained associated with the
required improvement for the land division to be approved jointly with the Department of
Piannmg and Building. :

9. All new electric power, telephone and cable television services shall be completed to each new
parcel and ready for service. Applicant responsibilities for electric service and distribution line
extensions (facilities and. eqmpment) are detailed in PG&E Eleetnc Rule No.15 and Rule No. 16,
respectively.
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p
wl

10. Prior to final map recordation, electric, telephone, and cable television services shail be

completed, and shall meet the wutilities® installation requirements, unless (in-lien) financial

arrangements with the utility for the installation of these systems have been made.

11. New gas distribution mains shall be installed aleng the entire project fronﬁage(s) and gas service
laterals shall be stubbed to each new parcel unless otherwise directed by the gas purveyor,

" Drainage:

- 12. Submit complete drainage calculations to the Department of Public Works for review and
approval. If calculations so indicate, drainage must be retained in a shallow drainage basin on
the property [21.03.010(e)(2)]. The design of the basin is to be approved by the Department of
Public Works, In accordance w1th county standards ‘The basin/s is/are {0 be maintained in

perpetulty
Storm Water

13. At the time of application for constructlon permlts the. apphcant shall demonstrate whether
the project (including both public-and. private imprevements) is subject to the LUO Section: for
Storm Water Management by subrmttmg a Storm Water Control Plan (SWCP) to show what 1s
required to satisfy post construction requn'ements for storin water treatment. It shall be prepared

© by an appropriately licensed professional to the County for review ard approval. The SWCP
shail incorporate appropriate BMP’s, shall démonstrate ~compliance with Sterm Water Control

- Standsirds and shall include a preliminary drainage plam, a preliminary erosion and sedimentation
control plan. The applicant shall submit complete drainage calculations for review and approval,

" a. Fstorm water treatment facilities are to be constructed with subsequent individual lot
development, each lot will be required to perform its own storm water treatment on site
but based on the performance requirements determined by the total new or replaced
1mperv1ous square footage of the subdivision.

b. If storm water treatment fa_cthtles are to be constracted with subsequent individual lot

development, each lot will be required to perform its own storm water treatment on site

(and as if it were not a detached single family residence) regardless of its own impervious

. footprint. Tt will be required to treat its storm water per the performance reguirements
determined by the total assumed impervious square foot_age,of the tract.

¢ Storm Water (reatment facilities for public or common area  improvements
(inchuding those for fronting and interior roadways) shall be constructed with
-those 1mprovem€:nts o :

d. An impervious area ce111ng must be determined for each lot and notmg that as a
building restriction on an Additional Map S'Eeet is requlred

e. Retention of alk sxte and 1rnpr0vement storm water run—off may exempt thls project’ from
storm, water control requxrcments

14. At the time of submlttal of the improvement plans or construction permits, if necessary, the
applicant shall submit a draft “Private Storm Water Conveyance Management and Mainteriance
System" exhibit for any proposed post construction structural treatment device for review and
approval by the County.
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15. Prior to approval of the improvement plans or construction permits if necessary, the
applicant shall record with the County Clerk the “Private Storm Water Conveyance Management
and Maintenance System" to document on-going and permanent storm drainage control,
manageinent, treatment, disposal and repoiting.

Miscellaneous:

16. The project shall comply with the requ1rements of the National Pollutant Dlscharge Ehmmatlon
System Phasé I and / or Phase IL storm water program and the County’s- Storm’ Water Pollution
Control and Dlscharge Ordmance Title 8 Section 8.68 et sec.

17. This subdivision is also subject to the standard conditions of approval for all subdivisions using
~individual wells and septic tanks a copy:of which is attached hereto and mcorporated by
reference hereln as though set forth in. full

' '1.8 All umeframes on approved tontative maps for fifing of parcel or final tract maps are measured

from the date the Review Authorlty approves the tentative map as required by the Subdiwslon
Map Act. .

) - G\Development_| DEVSERV Referrals\Land Dlwsmns\Paroel Maps\CO ZG1 5«0057 Dyer Aloma Rd, AG\CO 2015-0057 Dyer Alorna Rd,
AG.doc .
UPDATED: December 8, 2015 .
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S1.0 County Public Works Dept.
21.02.048(n) TENTATIVE MAP Check List
{Parcel !viap or Tract Map) Map No. ;202 [S-sies

tem

1) Ragord Dats. The howdary lnes of the origingl parcel, with dimensions shown i fest, based cm
survey data or information ot recurcl and sres of the pfoperty shown in square feet or acres o the
nearast tenth.

{2} Property Descr criptian. A deseription of the property as well as the assessurs pamei number(s; far
the propelty.

{3} Legend and Qwner Information. A north arrow and scale, the name and address of the record
ewngr(s}, and the name and address of the subdivider.

(4} Vicinity Map A vicisity map on which shall be shown the gsnerai area including ad;scent '
prapetty, subdivisions and roads

(8 Existing Structuras. All existing siructures, wells, ssptic tenks, driveways and ather
improvements iecaled bn the criginal parcel shall be acourately ivcated, identified 2nd drawn iy

| geater The distance between sthuciures, the distance from existing structuras 10/ the'boundary lines
1 of the rew parcel on which the structures are 1o be located, and the hetght of each structurs shall bs

shown. Such distances shail be established by a registered civil enginear's or liceénsed tand
surveyor's survey whan desmed necessary by the planning department.

{6 Contger Lines. Contour fines of the property shall be shown at intervals st forth: >40 As, 4Gﬁ
20-40:AC: 201 1020 AC, T0f <10 AC wi B-12% slope, 2 ; 12% slope Gt : :

{¥} Dralngge The apprnxamate Icncatlon of aff wakeicourses, drainage channels and'exashng
drainage struchres.

(81 Landforms. The appmxamate mcanc-n of other mpagraphlc ar manmade feawes. suoh a8 bfuff
tons and ponds.

{9) Lakes and Ocaan. Apprcxamaie high-water lines in lakes ar *eservo;rs and the mear hlgh Hoe

+line of the oosan. -

{10) Flogd Hazard. The tocation of all arass sub_;gct 15 inungation o stormualer overﬂnw

{111 Proposed Parcel Lines. [T proposed division lings with dimensions in feet and the gross and

-net ares of gach parcel crealer by such division in square feet or acres to ihe nearest tenth. Also,

aach parcel created shall be designated on the tentative map by number.

{12y Deslonated Buiiding Sites. Any designated building sites proposed by the app%maﬂt to minimize
grading, bee removal, and other potential adverse impacts, or any 2reas proposed for exclusion
from consiruction activities. shati e showr on the wntative map for progosed parcels greater than
ten thousand square faet. Also, any details on proposed bulid) mg setback lines and wiciths of side
yards shall be shown on the tentative map

(13) Streets. The focations, @ﬂg@, cpﬁ‘Ty road numbers and widths-of afl adjening and cnmagunus
highways, strects and ways. -

(14) Easemants. The lotations, purpose and width of all existing and prapased easemerits streats.
fwith proposed rames) and appurienant utiliies.

{45) Constat Zone. For lentative maps for properties locates within the coaskal zone between tha

- soa and the first public road paralieling the sea. show the location of the pubfic atcess ways nearest

i the subject site

21.02.048 ta3(2)

Prafiménary Title Reporl. P{e#smlna{y tiie 1&p0rt concamirng lhe properly W?"ftﬁ* is no% more ihan six
months oid showing current propefly owners !

¥, = Noi Appdicable. O = Requires Compliance v = Comp“eﬁ

For Tract Map Applications only:. § deposif rec’™d ¥ (N C& I Agreemientrec'd Y /N’
COMIBENTS:
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i

SAN Luis OBISPO COUNTY

DEPARTMENT OF PLANNING AND BUILDING

Promoting the wise use of land - Heiping to buiiﬁ great communities

THES IS A NEW PROJECT REFERRAL

DATE: 12122015 ~ L DEC 3 255

TO: Eavicia mendal  Hea W) UL\

FROM:  MEGAN MARTIN, 805-781-4163, MAMartin@co.sidSamysi
SOUTH COUNTY Team / Development Review ironm crital Heg Ith

PROJECT DESCRIPTION:  SUB2015-00037 CO15-0057 DYER, PROPOSED DIVISION OF
ONE 10 ACRE PARCEL TO TWO PARCELS OF 5 ACRES EACH, LOCATED AT 400 ALOMA
WAY, ARROYO GRANDE APN: 075-232-003

Return this letter with. yvour comments aftached no later than 14 days from receipt of this referral.
CACs please respond within 60 days. Thank you.

PART 1- IS THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW?

O YES (Please go on to PART I}
L1 NO (Call me ASAP to discuss what else you need. We have only 10 days in
which we must obtain comments from cutside agencies.)

PART Il - ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR iIMPACTS IN YOUR AREA
OF REVIEW?

J YES (Please describe impacts, along with recommended mitigation measures to
reduce the impacts to less-than-significant levels, and attach to this lgtter.)
U NO  (Please go on to PART HHl.)

PART Il - INDICATE YOUR RECOMMENDATION FOR FINAL ACTION.

Please attach any conditions of approval you recommend to be incorporated into the
project's approval, or state reasons for recommending denial,

IE YOU HAVE "NO COMMENT.," PLEASE SO INDICATE, OR ‘CALL.\

Date MName ~/ Phone

G676 0505 STREET, ROOM 30C » San LUIS OBISPG » CALIFORNIA 93408  (805) 781-5600« TTY,/TDD RELAY - 711
planning@co.slo.ca.us s Fax: (805} 781-5624 « htip:/ fwww.slocounty.ca.gov/planning.htm
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COUNTY OF SAN LUIS OBISPO HEALTH AGENCY

Public Health Department

Jeff Hamm Permy Borensicin, M.D., MJPH.

November 24, 2015

Dyer Engineering & Land Surveying
153 North 8th Street, Suite B
Grover Beach CA 93433

ATTN:  BILL DYER
RE: TENTATIVE MAP CO 15-0057 DOWDEN
APN 075.232-003

Water Supply

This office is in recsipt of satisfactory preliminary evidence of water in the form of a Wel!
Completion Report (No. 0952118). Please be advised that additionat water well
documentation will be required for each lot prior to approving the map for recordaticn.
Adequate documentation will include, the well completion report, current well capacily (pump
test) and current water quality testing ("current” is information not more than 5 years oid).
Please cortact this office for details regarding required testing before initiating work. Any
propesal io share a domestic water well will require consultation with Division staff prior to

hearing.

Wastewater Disposal

Individual wastewater disposal systems are considered an accepiable method of disposal,
provided County and State installation requirements can be met. This cffice is responsible
for certifying that field investigations show that ground slopes and soil conditions will allow for
satisfactory disposal by on-site seplic systerns. Be advised that all septic system leach fields
{and expansion areas) shall be installed a a minimum of 100 feet away from any domestic
water wells or watercourse, 200 feet away from reservoir, shall be located in areas free from
bedrock, and shall not be placed on natural siopes that exceed 30%. Should a wastewatler
disposal system be installed in an area with greater than 20% slope it must be designed and
the installation certified by a registered civil engineer.

£

CO 1057 gs.approved for Environmental Health subdivision map processing.

LESLIE A. TERRY, R.EH.S.
Environmental Health Specialist
Land Use Section

(X South County Team, County Planning

2191 Johnsea Avcaue, San Lais Obispo, Californin 93401

{8052 781-5500  FAX (803) 783-5543  www.S].Cpublichealth.ory
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PR THYt

Stz T
SAN Luis OBIsPO COUNTY

DEPARTMENT OF PLANNING AND BUILDING

Promoting the wise use of land - Helping to build great communities

THIS IS A NEW PROJECT REFERRAL

DATE  12/2/2015 ' - RECEIVED L0 05
TO: Col— Bivg ’

FROM: MEGAN MARTIN, 805-781-4163, MAMartin@co.slo.ca.us
SOUTH COUNTY Team / Development Review .

PROJECT DESCRIPTION: SUB2015-00037 CO15-0057 DYER, PROPOSED DIVISION OF
ONE 10 ACRE PARCEL TO TWQ PARCELS OF 5 ACRES EACH, LOCATED AT 400 ALOMA
WAY, ARROYO GRANDE AFN: 075-232-003

Return this letter with your comments aftached no later than 14 days from receipt of this referral,
CACs please respond within 60 days. Thank you.

PART 1 - IS THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW?

X YES ({(Please go onto PART L)
A NO ({Call me ASAP to discuss what else you need. We have only 10 days in
which we must obtain comments from outside agencies.)

PART Il - ARE THERE SIGNIFICANT CONCERNS PROBLEMS CR IMPACTS IN YOUR AREA
OF REVIEW?

0 YES (Please describe impacts, along with recommended mitigation measures to
reduce the impacts to less-than-significant levels, and attach to this letter.)
B NO (Please go onto PART IlL)
PART Il - INDICATE YOUR RECOMMENDATION FOR FINAL ACTION.
Please attach any conditions of approval you recommend to be incorporated into the
project’s approval, or state reasons for recommending denial.
IF YOU HAVE "NO COMMENT," PLEASE SO INDICATE, OR CALL.
la FRE [Sto CountY FIRE HAS DETERMINED THERE /s Ao
S4MEANT__FiRE ArD LIFE SAFETY (onceBN fog. Jie f2ofoseD
Daeeer sput, furure Bucows on THESE PARCELS wir REQURE A F5F,

7 /2’/20:3’ Tenus (baig  Bos-513-3427

Date / Name Phone

976 0Oses STREET, Roowm 300 « San Luis ORisPO » CAUFORNIA 93408 « (805) 7831~5600« TTY/TDD RELAY - 711

planning@co.slo.ca.us « rax:{805) 781-5624 « http://www.slocounty.ca.gov/planning.htm
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6, &
)| CAL FIRE
E‘ San Lu,s .Ob,sp o 635 N. Santa Rosa * 5an Luis Obispo, CA 93405
| County Fire Department Phone: 805-543-9244 * Fax: 805-543-4248
i _ www.calfireslo.org

December 8, 2015

County of San Luis Obispo
Department of Planning and Building
County Government Center

San Luis Obispo, CA 93408

Subject: Parcel Map Project # SUB2015-00037
Dear Ms. Martin,

I have reviewed the referral for the parcel map plans for the proposed 10 acre parcel subdivision project
located at 400 Aloma Way, Arroyo Grande. This project is located approximately 7 minutes from the closest
CDF/San Luis Obispo County Fire Station. The project is located in State Respensibility Area for wildiand
fires. This project is required to comply with all fire safety rules and regulations including the Califomia Fire
Code, the Public Resources Code and any standards referenced therein.

The following conditions shall apply to this project:

Access Road
An access road must be constructed to CAL FIRE/County Fire standards when it serves more than one parcei;
access to any industrial or commercial occupancy, or vehicular access to a single parcel with more than two
buiidings or four or more dwelling units.
+ The maximum length of 2 dead end road, including all dead-end roads accessed from that dead-
end road, shall not exceed the following cumulative lengths, regardiess of the number of parcels

served:
o Parcels less than 1 acres 800 feet
o Parcels 1 acre to 4.99 acres 1320 feet
o Parcels 5 acres {0 19.99 acres 2640 feet
o Parcels 20 acres or larger 5280 feet

The road must be 20 feet in width and an all weather surface.

If the road exceeds 12% it must have a non-skid paved surface.

Roads may not exceed 16% without special mitigation and shall not exceed 20%.
All roads must be able to support a 20 ton fire engine.

Road must be named and addressed including existing buildings.

A turnaround must be provided if the road exceeds 150 feet.

Vertical clearance of 13'6” is required.
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Driveway : =
A driveway is permitted when it serves no more than two buildings, with no more than 3 dwelling units or a
single parcel, and any number of accessory buildings.
Driveway standards required:
» Driveway width for high and very high fire severity zones:

o 0-49 feet, 10 feet is required

o 50-199 feet, 12 feet is required

o Greater than 200 feet, 16 feet is required
Tumarounds must be provided if driveway exceeds 300 feet.
The driveway must be an all weather surface.
If the driveway exceeds 12% it must have a non-skid paved surface.
Roads may not exceed 16% without special mitigation and shall not exceed 20%.
All access driveways must be able to support a 20 ton fire engine.
Vertical clearance of 13'6” is required.

Water Supply

The checked water supply is required:
mThis project will require & community water system which meets the minimum requirements of the
Appendix 1A and IB of the California Fire Code.

& A water storage tank with a capacity determined by a factor of the cubic footage of the structure will be
required to serve each existing and proposed structure. A residential fire connection must be located within
50 to 150 feet of the buildings.

Building Set Back
All parcels over 1 acre in size requires a 30 foot set back.

Fuel Modification
« Vegetation must be cleared 10 feet on each side of the driveways and access road.
¢ Maintain around all structures a 30 feet firebreak. An additional 70 feet of fuel reduction is required.
This will provide a total of 100 feet of defensible space. This does not include fire resistive landscaping.
+ Remove any part of a tree that is within 10 feet of a chimney.
+ Maintain any tree adjacent to or overhanging any building free of deadwood.
¢ Maintain the roof of any structure free of leaves, needles or other flammable material.

m The project application as prepared appears to meet the conditions above. Any changes to the project
should be resubmitted for review. Additional conditions may be added fo the project in the future.

Final inspection

This project shall require a final inspection by CAL FIRE/San Luis Obispc County Fire to ensure conditions are
met. When the conditions have been met contact fire prevention at 543-4244 ext. 3429 and ask for a final
inspection.

Sincerely,

Travis Craig
Fire Captain/ Inspector
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SAN Luts OBISPO COUNTY

DEPARTMENT OF PLANNING AND BUILDING

Promoting the wise use of land - Helping to build great communities

THIS IS A NEW PROJECT REFERﬁ;\L

DATE: 121212015 }

TO! A tneral &g.cmc.s | Paslks f

FROM:  MEGAN MARTIN, 805-781-4163, MAMartin@co.slo. cau& P
SOUTH COUNTY Team / Development Review j“ i

ONE 10 ACRE PARCEL Tb TWQ PARCELS OF 5§ ACRES EACH, LOCATED AT 400 ALOMA
WAY, ARROYO GRANDE APN: 075-232-003

Return this letter with your comments attached no later than 14 days from receipt of this referral.
CACs piease respond within 60 days. Thank you.

TFoE C

PART 1- IS THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW?

Q YES (Please go onto PART L)
U NO (Call me ASAP to discuss what eise you need. We have only 10 days in
which we must obtain comments from outside agencies.)

PART Il - ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR IMPACTS IN YOUR AREA
OF REVIEW?

O YES (Please describe impacts, along with recommended mitigation measures to
reduce the impacts to less-than-significant levels, and attach to this letter.}
Q@ NO  (Please go onto PART HI.)

PART tl} - INDICATE YOUR RECOMMENDATION FOR FINAL ACTION. o

Please attach any conditions of approval you recommend to be incorporated inte the
project's approval, or state reasons for recommending denial.

5, YOU HAVE ™NO COUMENT." PLEASE SO NDICATE OE CALL.
Q,J\ acent to AMlowvna Way., Locagtion Sub wf;(- 10

-

/2/ zc// /5 g;éu A AL GH -0 &9

Datd Name Phorie

976 0505 STREET, ROOM 300 » SAN Luis O8isPo e CALIFORNIA 93408 » (805) 781-5600 « TTY/TDD RELAY - 711 O
planning@co.slo.ca.us » Fax: (805} 781-5624 « http://www.siocounty.ca.gov/planning.htm
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10U% Post Consurner Recycled Paper

SLO COUNTY Air Pollution Control District

apC San Luis Obispo County

December 22, 2015

Megan Martin

SLO County Planning & Building
County Government Center
San Luis Ohispo, CA 93408

SUBJECT: APCD Comments Regarding Project Referral SUB2015-00037: Parcel Split at
400 Aloma Way, Arrayo Grande, California

Dear Ms. Martir:

Thank you for including the San Luis Obispo County Alr Poliution Cantrol District (APCD) in
the environmental review process. We have completed our review of the proposed
project located at 400 Aloma Way in Arroyo Grande, involving the subdivision of one 10
acre parcel into two parcels of 5 acres each.

The following are APCD comments that are pertinent to this project.

Inconsistent with the Clean Air Plan

This project, like so many others, falls below our emissions significance threshoids and is,
therefore, unlikely to trigger a finding of significance for air quality impacts requiring
mitigation. However, we are very concerned with the cumulative effects resulting from the
ongoing fracturing of rural land and increasing residential development in areas far
removed from commercial services and employment centers. Such development fosters
cantinued dependency of private auto use as the only viable means of access to essential
services and other destinations. This is inconsistent with the land use planning strategies
recommended in the Clean Air Plan (CAP), which promeote the concept of compact
development by directing growth to areas within existing urban and village reserve lines.
The CAP recommends that areas outside the urban/village reserve lines be retained
as open space, agriculture and very low-density residential development: therefore,

the APCD does not support this project or this type of development.

Should this project continue to move forward against our recommendation, the following
APCD comments will be appropriate. Please address the action items contained in this
letter that are highlighted by bold and underlined text.

GENERAL COMMENTS

As a commenting agency in the California Environmental Quality Act (CEQA) review process
for a project, the APCD assesses air poliution impacts from both the construction and
operational phases of a project, with separate significant thresholds for each. Please

1 805.781.5912 ¢ 805.781.1002 w slocieanair.org 3433 Roberto Court, San Luis Chispa, CA 93401
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Project Referral for Parcel Split: 400 Aloma Way, Arrovo Gronde
December 22, 2015 :
Page 2 of 2

address the action items contained in this [etter that are highlighted by bold and underlined
text. : ' -

Naturally Qccurring Asbestos
Naturally occurring ashestos (NOA) has been identified by the state Air Resources Board as a toxic

air contaminant. Serpentine and ultramafic rocks are very commaon throughout California and may
contain naturally occurring asbestos. The SLO County APCD has identified areas throughaut the

~ County where NOA may be present (see the APCD's 2012 CEQA Handbook, Technical Appendix 4.4).
Because the project site is located in a candidate area for Naturally Occurring Asbestos (NOA), the
following requirements would apply to any construction on the site. Under the ARB Air Toxics
Control Measure {ATCM) for Construction, Grading, Quarrying, and Surface Mining Operations
(23105), prior to any construction activities at the site, the project proponent shall ensure
that a geologic evaluation is conducted to determine if the area disturbed is exempt from the
regulation. An exemption request must be filed with the APCD. If the site is not exempt fram
the requirements of the regulation, the applicant must comply with all requirements outlined in the
Asbestos ATCM, This may include development of an Asbestos Dust Mitigation Plan and an
Asbestos Health and Safety Program for approval by the APCD. More information on NOA can be
found at http://www.slocleanair.org/business/asbestos.php.

Develgpmental Burning

Effective February 25, 2000, the APCD prohibited developmental burning of vegetative material
within San Luis Obispo County, If you have any questions regarding these requirements, contact

the APCD Enforcement Division at 781-5912.

Again, thank you for the opportunity to comment on this propasal. If you have any questions or
comments, feel free to contact me at 781-5912.

Sincerely,

Vince Kirkhuff '“ ic

Air Quality Specialist

VIK/ary

cc: Mr. William R. Dyer
Mr. John Callier
Tim Fuhs, Enforcement Division, APCD

h:plantceqaip rcject_revieMBUDU‘BBDO\SBBS-1 \3935-1.docx
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