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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

that die shall be replaced. 

Refer to Mitigation Measure 4.3.8 previously provided. 

Mitigation Measure 4.3.9: Commercial Signage Minimization. At the 
time of application for construction permits for commercial development 
on Lots 1 and 2 by subsequent owners, the applicant for each individual 
lot shall submit sign plans to the County Department of Planning and 
Building for review and approval. Signs shall be consistent with the San 
Miguel Community Design Plan. Signs for commercial development 
shall not extend above the height of the adjacent building. Signs shall be 
the minimum number and size necessary to serve their intended function. 
Signs shall not be internally lighted. 

Mitigation Measure 4.3.10: Screen Planting for the Wastewater 
Treatment Plant Expansion. Prior to issuance of a Conditional Use 
Permit (CUP), the San Miguel Community Services District (CSD) shall 
submit landscape plans to the County Department of Planning and 
Building for review and approval showing the following: 
 
a. Screen planting shall be included along the west and north sides of the 

wastewater treatment facility expansion area. 

b. The planting density shall provide for a minimum of 80 percent 
screening of the treatment facility within five years as seen from 
Mission Street.  

c. All plants within the screen planting areas shall be maintained until 
fully established. Plants within the screen planting area that die shall 
be replaced. 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

Cumulative Aesthetics Impacts. The combined 
appearance of each of the project features when seen 
together, the project’s inability to visually integrate with 
the natural setting, and its negative effect on the rural 
character of the US 101 corridor when seen in 
conjunction with other existing development and 
proposed projects in the area, would result in a 
cumulative significant adverse visual impact. In spite of 
implementation of Mitigation Measures 4.3.1–4.3.12, 
the project's substantial alteration of aesthetic quality 
and its primary role in redefining the visual character of 
the area would add a significant contribution to 
cumulative impacts.  

Refer to Mitigation Measures 4.3.1–4.3.12. Class I, 
Significant and 
Adverse 

Agricultural Resources:  Convert Prime, Unique 
Farmland, or Farmland of Statewide Important to 
non-agricultural use (Threshold 4.4.1). The proposed 
project would result in the conversion of the site from 
agricultural and undeveloped land uses to non-
agricultural uses. Direct and indirect conversion would 
occur. This loss of agricultural production lands is 
significant and adverse.  

Mitigation Measures 4.4.1A or 4.4.1B would conserve 
other off-site agricultural land. They would not create 
new, or replace the existing agricultural land on the 
Development project site. Because the amount of land 
with agricultural production capabilities is finite, 
development of the project site is a significant adverse 
impact. 

Mitigation Measure 4.4.1.A: Farmland Conservation Mechanism. 
Prior to the issuance of grading permits, the project proponent shall 
provide evidence to the County Planning and Building Department that a 
farmland conservation easement, a farmland deed restriction, or other 
farmland conservation mechanism has been granted in perpetuity to the 
County or a qualifying entity approved by the Director of the County 
Agricultural Department (or designee). The easement shall provide 
conservation acreage at a ratio of 1:1 for direct impacts and 0.5:1 for 
indirect impacts. Additionally, the project proponent shall provide 
appropriate funds (as determined by the County Planning Department) to 
compensate for reasonable administrative costs incurred by the easement 
holder. The area conserved shall be minimally sized at 618.2 acres 
(ac) (591.1 ac for direct impacts and 27.1 ac for indirect impacts), may 
consist of no more than three noncontiguous parcels, and shall be of a 
quality that is reasonably (as determined by the Director of the County 
Agricultural Department or designee) similar to that of the farmland to 
within the project limits. The area to be conserved shall be located within 

Class I, 
Significant and 
Adverse 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

San Luis Obispo County within a reasonable proximity to the project site. 

Subject to the approval of the County Agricultural Commissioner, in lieu 
of Mitigation Measure 4.4.1A, the following action may be implemented: 

Mitigation Measure 4.4.1.B: Funding for Farmland Conservation 
Mechanism. Prior to the issuance of grading permits, the project 
proponent shall provide evidence to the County Planning and Building 
Department that funds sufficient (as determined by the Director of the 
County Agricultural Department or designee) to, (1) purchase a farmland 
conservation easement, deed restriction, or other farmland conservation 
mechanism, and (2) to compensate for administrative costs incurred in 
the implementation of this measure have been provided to the California 
Farmland Conservancy Program or similar program (as approved by the 
Director of the County Agricultural Department or designee), which will 
provide for the conservation of 618.2 acres (ac) of farmland in San Luis 
Obispo County.  

Agricultural Resources: Conflict with existing zoning 
for agricultural use or a Williamson Act contract 
(Threshold 4.4.2). Neither the Development project site 
nor any of the infrastructural improvement sites is 
covered by a Williamson Act Contract and therefore, the 
proposed project would not conflict with an existing 
contract. However, the redesignation of the 
Development project site from AG to a variety of urban 
uses and the resulting direct and indirect conversion of 
agricultural land would result in the reduction of land in 
the County currently designated specifically for 
agricultural production. This redesignation represents a 

Refer to Mitigation Measures 4.4.1A and 4.4.1B. Class I, 
Significant and 
Adverse 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

conflict with existing land use designation established 
for agricultural production on the Development project 
site.  

Agricultural Resources: Involve other changes in the 
existing environment which, due to their location or 
nature, could result in the conversion of the 
Significant Farmland to nonagricultural use or 
impair agricultural use of other property. (Threshold 
4.4.3). The proposed project would permanently alter the 
Development project site and areas proposed for project 
infrastructure as well as potentially pressure conversion 
of adjacent properties such that existing agricultural 
production could not continue or would significantly 
restrict future use of these areas for agricultural 
production.  

Refer to Mitigation Measures 4.4.1A and 4.4.1B. Class I, 
Significant and 
Adverse 

Cumulative Agricultural Resources. The cumulative 
effect of development in the region will continue to 
result in conversion of agricultural lands to 
nonagricultural uses. Because agricultural lands are a 
finite resource, the direct and indirect conversion of 
farmland and/or agricultural soils to urban and suburban 
uses represents a significant cumulative impact to 
agricultural operations and resources than cannot be 
mitigated below the level of significance.  

Refer to Mitigation Measures 4.4.1A and 4.4.1B . Class I, 
Significant and 
Adverse 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

Air Quality: Conflict with or obstruct 
implementation of the APCD’s adopted Clean air 
plan (Threshold 4.5.1). The proposed project would 
result in exceedances of the APCD emission thresholds 
and is inconsistent with the County’s General Plan and 
CAP policies pertaining to use of alternative 
transportation modes (e.g., transit), growth within 
established urban service and reserve lines, and 
pedestrian access to transit facilities. Therefore, the 
proposed project is inconsistent with the APCD’s CAP. 
The proposed project would continue to exceed long-
term APCD emissions thresholds.  

There is no feasible mitigation to reduce this impact to a less than 
significant level. 

Class I, 
Significant and 
Adverse 

Air Quality: Violate any air quality standard or 
contribute substantially to an existing air quality 
violation (Threshold 4.5.2) and Cumulatively 
considerable net increase of any criteria pollutant for 
which the project region is in nonattainment 
(Threshold 4.5.3). The proposed project would exceed 
air quality thresholds and therefore result in significant 
air quality impacts associated with short-term 
(construction) ROG + NOX emissions and long-term 
(operational) Tier 2 daily emissions thresholds for 
ROG+ NOX, and PM10  and long term operational Tier 3 
quarterly emissions thresholds for ROG + NOx.  Due to 
the project location and design incompatibilities between 
the project and some operational mitigations, and 
uncertainty over the full application of an off-site 
mitigation program due to the cost, it cannot be said with 

Mitigation Measure 4.5.1: Construction Activity Management Plan. 
Prior to issuance of any grading or building permits, a comprehensive 
Construction Activity Management Plan shall be developed. The plan 
shall be reviewed and approved by the County of San Luis Obispo 
Director of Planning and Building, or designee. The Plan shall include 
the Best Available Control Technology for Construction equipment 
(CBACT) measures that the Air Pollution Control District (APCD) has 
identified to reduce construction emissions. The Plan shall also stipulate 
compliance with APCD rules and regulations on cutback and emulsified 
asphalt paving materials and the requirements of APCD Rule 403 to 
reduce fugitive dust emissions. Required CBACT measures are included 
in Appendix B of the Air Quality Impact Analysis for the San Miguel 
Ranch Project (LSA Associates, Inc., July 2008). The construction 
mitigation measures applicable to the proposed project are summarized 
below. 
 

Class I, 
Significant and 
Adverse 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

certainty that all measures included in Mitigation 
Measure 4.5.2 can or will be applied to the proposed 
project.  Even with implementation of all feasible 
components of Mitigation Measures 4.5.1 and 4.5.2, 
potential project impacts would remain significant and 
adverse. The on-site GHG emissions would be 
minimized by the implementation of Mitigation Measure 
4.5.3, which includes compliance with State Title 24 
regulations for building energy efficiency. 

Standard Mitigation Measures for Construction Equipment 
The standard mitigation measures for reducing ozone precursor (reactive 
organic gases [ROG]+nitrogen oxide [NOX]), and diesel particulate 
matter emissions from construction equipment are listed below. 
 
• Maintain all construction equipment in proper tune according to 

manufacturer’s specifications. 

• Fuel all off-road and portable diesel-powered equipment, including 
but not limited to bulldozers, graders, cranes, loaders, scrapers, 
backhoes, generator sets, compressors, auxiliary power units, with Air 
Resources Board (ARB) certified motor vehicle diesel fuel (non-taxed 
version suitable for use off-road). 

• Maximize, to the extent feasible, the use of diesel construction 
equipment meeting ARB’s Tier 2 certified engines or cleaner off-road 
heavy-duty diesel engines, and must comply with the State Off-Road 
Regulation. 

• .Maximize to the extent feasible, the use of on-road heavy-duty trucks 
that meet the ARB’s 2007 or newer certification standard for on-road 
heavy-duty diesel engines, and must comply with the State On-Road 
Regulation. 

• All on and off-road diesel equipment shall not be allowed to idle for 
more than 5 minutes. Signs shall be posted in the designated queuing 
areas and or job sites to remind drivers and operators of the 5 minute 
idling limit. 

• Electrify equipment when feasible. 

• Substitute gasoline-powered in place of diesel-powered equipment, 
where feasible; and 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

• Use alternatively fueled construction equipment on-site where 
feasible, such as compressed natural gas (CNG), liquefied natural gas 
(LNG), propane or biodiesel. 

 
Best Available Control Technology (BACT) for Construction 
Equipment 
If the estimated construction ozone precursor emissions from the actual 
fleet for a given Phase are expected to exceed the APCD’s threshold of 
significances after the standard mitigation measures are factored into the 
estimation, then BACT needs to be implemented to further reduce these 
impacts. The BACT measures can include: 
 
• Replacing equipment with equipment with cleaner engines; 

• Repowering equipment with the cleanest engines available; 

• Installing California Verified Diesel Emissions Control Strategies; 
and 

• Implementing a Comprehensive Construction Activity Management 
Plan designed to minimize the amount of large construction 
equipment operating during any given time period. If this plan will be 
implemented as BACT, then it should be submitted to the APCD for 
review and approval prior to the start of construction. The plans 
should include but not be limited to the following elements: 

• Schedule construction truck trips during non-peak hours to reduce 
peak-hour emissions. 

• Limit the length of the construction work-day period, if necessary; 
and, 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

• Phase construction activities, if appropriate. 
 
Fugitive Particulate Matter Less than 10 Microns in Diameter 
(PM10) Mitigation Measures 
 
The following mitigation measures are required for all projects that 
exceed the mitigation thresholds identified above. Proper implementation 
of these measures will achieve a significant reduction in fugitive dust 
emissions. 
 
a. Reduce the amount of the disturbed area where possible. 

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

c. All dirt stockpile areas should be sprayed daily as needed. 

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

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

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

g. All roadways, driveways, sidewalks, etc., to be paved should be 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

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. 

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

i. All trucks hauling dirt, sand, soil, or other loose materials are to be 
covered or should maintain at least 2 feet (ft) of freeboard (minimum 
vertical distance between top of load and top of trailer) in accordance 
with California Vehicle Code (CVC) Section 23114. 

j. Install wheel washers where vehicles enter and exit unpaved roads 
onto streets, or wash off trucks and equipment leaving the site. 

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

 
All PM10 mitigation measures required must be included on grading and 
building plans. In addition, the contractor or builder should designate a 
person or persons to monitor the dust control program and to order 
increased watering, as necessary, to prevent transport of dust off site. 
Their duties shall include holidays and weekend periods when work may 
not be in progress. The name and telephone number of such persons shall 
be provided to the APCD prior to land use clearance for map recordation 
and land use clearance for finish grading of the structure. 
 
Construction Permit Requirement 
 
Portable equipment, 50 horsepower (hp) or greater, used during 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

construction activities will require California statewide portable 
equipment registration (issued by the California Air Resources Board 
[ARB]) or an Air Pollution Control District (APCD) permit. 
 
Mitigation Measure 4.5.2: Operational Air Quality Measures. All 
project design shall be conducted in conformance with the standard 
mitigation measures included in Sections 5.7 and 5.8 of the San Luis 
Obispo Air Pollution Control District’s (APCD) California 
Environmental Quality Handbook. Prior to issuance of building permits, 
the County of San Luis Obispo Director of Planning and Building, or 
designee, shall verify that the required measures are noted on all building 
plans. Required measures include site design and energy efficiency 
measures. Required measures are included in Appendix C of the Air 
Quality Impact Analysis for the San Miguel Ranch Project (LSA 
Associates, Inc., July 2008) and summarized below. 

Standard Residential Measures 

• Link cul-de-sacs and dead-end streets to encourage pedestrian and 
bicycle travel. 

• Traffic calming modifications to project roads, such as narrower 
streets, speed platforms, bulb-outs, and intersection modifications 
designed to reduce vehicle speeds, thus encouraging pedestrian and 
bicycle travel. 

• Easements or land dedications for bikeways and pedestrian 
walkways. 

• Provide continuous sidewalks separated from the roadway by 
landscaping and on-street parking. Adequate lighting for sidewalks 
must be provided, along with crosswalks at intersections. 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

Standard Commercial Measures 

• Provide on-site bicycle parking. One bicycle parking space for every 
10 -car -parking spaces is considered appropriate. 

• Provide on-site eating, refrigeration, and food vending facilities to 
reduce lunchtime trips. 

• Provide preferential carpool and vanpool parking. 

• Provide shower and locker facilities to encourage employees to bike 
and/or walk to work, typically one shower and three lockers for 
every 25 employees. 

Standard Energy Efficiency Measures 

• Increase the building energy efficiency rating by 10 percent above 
what is required by Title 24 requirements. This can be accomplished 
in a number of ways (increasing attic, wall or floor insulation, etc.). 

Discretionary Residential Measures 

• Increased street tree planting. 

• Outdoor electrical outlets to encourage the use of electric appliances 
and tools. 

• Secure on-site bicycle parking for multi-family residential 
developments. 

• Increase number of bicycle routes/lanes. 

• Build new homes with internal wiring/cabling that allows 
telecommuting, teleconferencing, and telelearning to occur 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

simultaneously in at least three locations in each home. 

• Provide pedestrian signalization and signage to improve pedestrian 
safety. 

Discretionary Commercial Measures 

• Increased street tree planting. 

• Shade tree planting in parking lots to reduce evaporative emissions 
from parked vehicles. 

• Install an electrical vehicle charging station with both conductive and 
inductive charging capabilities. 

• Provide on-site banking (ATM) and postal services. 

• Provide an on-site child care facility. 

• Increase number of bicycle routes/lanes. 

• Provide on-site housing for employees. 

• Implement on-site circulation design elements in parking lots to 
reduce vehicle queuing and improve the pedestrian environment. 

• Provide pedestrian signalization and signage to improve pedestrian 
safety. 

Discretionary Transportation Demand Management Measures 

• Employ or appoint an Employee Transportation Coordinator. 

• Implement a Transportation Choices Program. The applicant should 
work with the Transportation Choices Coalition partners for free 
consulting services on how to start and maintain a program. Contact 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

San Luis Obispo (SLO) Regional Rideshare at 541-2277. 

• Provide for shuttle/minibus service. 

• Provide incentives to employees to carpool/vanpool, take public 
transportation, telecommute, walk, bike, etc. 

• Implement compressed work schedules. 

• Implement telecommuting program. 

• Implement a lunchtime shuttle to reduce single -occupant vehicle 
trips. 

• Participate in an employee “flash-pass” program, which provides 
free travel on transit buses. 

• Include teleconferencing capabilities, such as web cams or satellite 
linkage, which will allow employees to attend meetings remotely 
without requiring them to travel out of the area. 

• If the development is a grocery store or large retail facility, provide 
home delivery service for customers. 

Discretionary Energy Efficiency Measures 

• Shade tree planting along southern exposures of buildings to reduce 
summer cooling needs. 

• Use roof material with a solar reflectance value meeting the United 
States Environmental Protection Act (EPA)/Department of Energy 
(DOE) Energy Star® rating to reduce summer cooling needs. 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

• Use high-efficiency, gas, or solar water heaters. 

• Use built-in energy efficient appliances. 

• Use double-paned windows. 

• Use low-energy street lights (i.e., sodium). 

• Use energy-efficient interior lighting. 

• Use low-energy traffic signals (i.e., light- emitting diode). 

• Install door sweeps and weather stripping if more efficient doors and 
windows are not available. 

• Install high-efficiency or gas space heating. 

Off-Site Measures 
 
Prior to issuance of grading permits, the applicant shall work with the 
APCD to define and implement off-site emission reduction measures to 
reduce emissions to below Tier 2 levels. In accordance with APCD 
methodology, the excess emissions shall be multiplied by the cost 
effectiveness of mitigation as defined in the State’s current Carl Moyer 
Incentive Program Guidelines to determine the annual off-site mitigation 
amount (currently $16,000/ton). This amount shall then be extrapolated 
over the life of the project to determine total off-site mitigation. Off-site 
emission reduction measures may include, but would not be limited to: 

 
• Developing or improving park-and-ride lots; 

• Retrofitting existing homes in the project area with APCD-approved 
wood combustion devices; 

• Retrofitting existing homes in the project area with energy-efficient 



 
 
C O U N T Y  O F  S A N  L U I S  O B I S P O  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
J U L Y  2 0 0 9  S A N  M I G U E L  R A N C H  
  

P:\SLB0603\FEIR\1.0 Executive Summary.doc «07/28/09» 1-77

Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

devices; 

• Constructing satellite worksites; 

• Funding a program to buy and scrap older, higher emission 
passenger and heavy-duty vehicles; 

• Replacing/repowering transit buses; 

• Replacing/repowering heavy-duty diesel school vehicles (i.e. bus, 
passenger or maintenance vehicles); 

• Funding an electric lawn and garden equipment exchange program; 

• Retrofitting or repowering heavy-duty construction equipment, or 
on-road vehicles; 

• Repowering marine vessels; 

• Repowering or contributing to funding clean diesel locomotive main 
or auxiliary engines; 

• Installing bicycle racks on transit buses; 

• Purchasing particulate filters or oxidation catalysts for local school 
buses, transit buses or construction fleets; 

• Installing or contributing to funding alternative fueling infrastructure 
(i.e. fueling stations for CNG, LPG, conductive and inductive 
electric vehicle charging, etc.); 

• Funding expansion of existing transit services; 

• Funding public transit bus shelters; 
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Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

• Subsidizing vanpool programs; 

• Subsidizing transportation alternative incentive programs; 

• Contributing to funding of new bike lanes; 

• Installing bicycle storage facilities; and 

• Providing assistance in the implementation of projects that are 
identified in County Bicycle Master Plan. 

Residential Wood Combustion  
 
Under APCD Rule 504 only APCD approved wood burning devices 
can be installed in new dwelling units. These devices include: 
 

• All EPA-Certified Phase II wood burning devices; 

• Catalytic wood burning devices which emit less than or equal to 4.1 
grams per hour of particulate matter which are not EPA certified but 
have been 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 which are not EPA certified 
but have been verified by a nationally recognized testing lab; 

• Pellet-fueled wood heaters; and 

• Dedicated gas fireplaces. 

The applicant shall incorporate the listed provisions into development 
plans. Planning and Building shall conduct a site inspection to ensure 
development is in accordance with approved plans prior to occupancy 
clearance. Planning and Building staff shall verify installation in 
accordance with approved building plans. 
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Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

 

Mitigation Measure 4.5.3: Global Warming/Climate Change Control 
Measures. No significant construction or operational impacts from 
greenhouse gas (GHG) emissions have been identified; however, the 
following measures have been included to list measures that shall be 
implemented, as feasible, to minimize the emissions of these gases: 

Construction Measures 

• The project plans and specifications shall include a statement that 
construction equipment shall be shut off when not in use and shall 
not idle for more than 15 minutes. 

• The project plans and specifications shall include a statement that 
queuing of trucks on and off site shall be limited to periods when 
absolutely necessitated by grading or construction activities. 

• The project plans and specifications shall include a statement that, to 
the extent feasible, all diesel- and gasoline-powered construction 
equipment shall be replaced with equivalent electric equipment. 

• The project plans and specifications shall include policies and 
procedures for the reuse and recycling of construction and 
demolition waste (including, but not limited to, soil, vegetation, 
concrete, lumber, metal, and cardboard). 

• The project plans and specifications shall include education for 
construction workers about reducing waste and available recycling 
services. 
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Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

Operational Measures 

• The applicant shall demonstrate that the design of the proposed 
buildings or structures exceeds Title 24 requirements by a minimum 
of 20 percent. This is an increase above the 10 percent required 
under Mitigation Measure 4.5.2. 

• The applicant shall demonstrate that the design of the proposed 
buildings or structures incorporates basic or enhanced insulation 
such that heat transfer and thermal bridging are minimized. 

• Limit air leakage through the structures or within the heating and 
cooling distribution systems to minimize energy consumption. 

• The applicant shall demonstrate that the design of the proposed 
buildings or structures incorporates Energy Star-rated windows or 
better. 

• The applicant shall demonstrate that the design of the proposed 
buildings or structures incorporates Energy Star-rated space heating 
and cooling equipment or better. 

• The applicant shall demonstrate that the design of the proposed 
buildings or structures incorporates Energy Star-rated light fixtures 
or better. 

• The applicant shall demonstrate that the design of the proposed 
buildings or structures includes consideration of installation/
operation of renewable electric generation systems. 

• The applicant shall demonstrate that the proposed building or 
structure designs incorporate energy-efficient hot water systems. 

• The applicant shall demonstrate that the landscape plan for the 
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Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
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proposed buildings or structures incorporates water-efficient 
irrigation systems and devices, such as soil moisture-based irrigation 
controls or irrigation controls that account for actual weather 
conditions. 

• The applicant shall demonstrate that the landscape plan for the 
proposed commercial buildings or structures uses reclaimed water 
for landscape irrigation, including the infrastructure to deliver and 
use reclaimed water. 

• The applicant shall demonstrate that the design of the proposed 
buildings or structures includes measures to be water-efficient, such 
as water-efficient fixtures and appliances. 

• The applicant shall demonstrate that measures have been included to 
promote ridesharing programs such as, but not necessarily including, 
publishing ridesharing information for all of the tenants, designating 
a certain percentage of parking spaces for ridesharing vehicles, 
designating adequate passenger loading and unloading and waiting 
areas for ridesharing vehicles, and providing a Web site or message 
board for coordinating rides. 

• The applicant shall demonstrate that measures have been included to 
provide adequate bicycle parking near building entrances to promote 
cyclist safety, security, and convenience. 

• The applicant shall demonstrate that all interior building lighting 
supports the use of compact fluorescent light bulbs or equivalently 
efficient lighting. 

• The applicant shall incorporate the listed provisions into 
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Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

development plans. Planning and Building shall conduct a site 
inspection to ensure development is in accordance with approved 
plans prior to occupancy clearance. Planning and Building staff shall 
verify installation in accordance with approved building plans. 

Cumulative Air Quality Impacts. The project would 
contribute criteria pollutants to the SCCAB during 
project construction. A number of individual projects in 
the area may be under construction simultaneously with 
the proposed project. Depending on construction 
schedules and actual implementation of projects in the 
area, generation of fugitive dust and pollutant emissions 
during construction could result in substantial short-term 
increases in air pollutants. This would be a contribution 
to short-term cumulative air quality impacts. The project 
would result in significant operational air quality 
impacts that cannot be mitigated to below a level of 
significance. Thus, it is anticipated that these additional 
emissions would contribute significantly to cumulative 
air quality impacts. 

Refer to Mitigation Measures 4.5.1, 4.5.2, and 4.5.3. Class I, 
Significant and 
Adverse 
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Environmental Impact Mitigation Measures 

Level of 
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After 
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Biological Resources: Substantial adverse affect on 
San Joaquin kit fox (federally threatened 
status) (Threshold 4.6.1): The proposed project would 
result in both direct and indirect impacts to the federally 
endangered and State Threatened San Joaquin kit fox. 
Project design and residential use would impede the 
movement of kit fox across the site. 
Construction activities and residential uses could 
inadvertently kill any kit fox that enter the project area 
and could disturb animals on off-site lands adjacent to 
the Development project site.  

Implementation of Mitigation Measure 4.6.2 would not 
reduce the potential impact to movement habitat of this 
species to a less than significant level due to the loss of 
the Development project site. 

Mitigation Measure 4.6.2: San Joaquin Kit Fox 

a. Section 2080.1 or 2081 of the Fish and Game Code and Section 
10(a)(1)(B) Permit or Section 7 Authorization of the Federal 
Endangered Species Act. Prior to tract improvement plan approval 
or any grading permits, the applicant shall retain a qualified biologist 
to be approved by the County Department of Planning and Building 
to obtain an incidental take authorization through the habitat 
conservation planning process pursuant to Section 2080.1 or 2081 of 
the California Fish and Game Code and Section 10(a)(1)(B) or 
Section 7 of the federal Endangered Species Act. The project 
applicant shall comply with all terms of the incidental take permits, 
including any mitigation requirements.   

b. Preconstruction Surveys. Prior to the issuance of any grading 
permits, the applicant shall retain a qualified biologist to be approved 
by the County Department of Planning and Building to ensure that 
avoidance and minimization measures are in place and to conduct 
monitoring. A preconstruction survey of the 582-acre (ac) project 
area would be conducted by a qualified biologist to identify potential 
San Joaquin kit fox dens. The survey shall follow accepted United 
States Fish and Wildlife Service (USFWS) protocol. The survey 
shall be conducted no less than 14 days and no more than 30 days 
prior to the beginning of ground disturbance and/or 
construction activities. Preconstruction surveys shall be conducted 
for the appropriate window of each the four construction 
phases according to the timing and schedule described above. All 
burrows encountered on site shall be closely examined for signs of 

Class I, 
Significant and 
Adverse 

                                                      
1  USFWS 1999, op. cit. 
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Environmental Impact Mitigation Measures 

Level of 
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After 
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prey remains, scat, tracks, fresh diggings, or other signs of use by 
San Joaquin kit fox. All potential dens shall be mapped, and the 
results of the survey shall be submitted to USFWS and the CDFG 
within five days of its completion. 

c. Den Monitoring. All potential dens identified during the survey 
shall be monitored for a minimum of three days using tracking plates 
or other USFWS-approved technique(s) to determine presence/
absence of San Joaquin kit fox. If no evidence of San Joaquin kit fox 
is observed during monitoring, the burrows shall be excavated and 
backfilled under the direct supervision of a qualified biologist. If 
occupied dens are determined to be present within the project area 
footprint and/or buffer zone, the USFWS shall be contacted 
immediately for further guidance. 

d. Habitat Preservation and Mitigation Plan. Prior to tract 
improvement plan approval or issuance of grading permits, the 
applicant shall preserve suitable kit fox habitat as mitigation for 
impacts to denning and foraging habitat for this species. A mitigation 
ratio of 4:1 (preserved: impacted) as specified by the County (San 
Luis Obispo County 2004) shall be applied to all portions of the site 
(582 ac). As currently proposed, the mitigation area would be a 
minimum of 2,328 ac. Selection of mitigation lands shall prioritize 
lands located within the migratory corridor that provide 
unimpeded access across United States Route 101 (US 101) to Camp 
Roberts. Where feasible, these preserved lands should be contiguous 
with existing preserved open space. The Habitat Conservation Plan 
(HCP) shall attempt to locate suitable mitigation lands to be 
approved by the County, USFWS, and CDFG during the HCP 
process. The applicant shall prepare a detailed mitigation plan 
describing all elements of the mitigation that would compensate for 
the loss of kit fox habitat (e.g., long-term management actions, 
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Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

grazing management, monitoring and reporting requirements). This 
plan shall be submitted to the County, USFWS, and CDFG for 
review and approval prior to issuance of grading permits. 

e. Conservation Easement on Mitigation Lands. A conservation 
easement shall be placed on acceptable mitigation lands, preserving 
the land as wildlife habitat in perpetuity. The applicant may hold 
ownership of these lands or purchase a conservation easement over 
them. The applicant shall provide a secure source of funding to 
ensure completion of the enhancement activities on site and to 
provide for its long-term management and maintenance. 
Establishment of the conservation easement and a nonwasting 
endowment must be completed prior to tract improvement plan 
approval or issuance of any grading permits. A comprehensive 
habitat management plan shall be developed for the mitigation area 
that stipulates allowable activities (i.e., grazing) and details 
enhancements to be completed to improve the habitat for kit fox. The 
habitat management plan shall also include provisions to monitor any 
kit fox movement through the property, the stability of any 
population that becomes established on site, and how and which 
corrective actions would be implemented, if they become necessary. 
The habitat management plan shall be submitted to the County, the 
USFWS, and the CDFG for review and approval prior to tract 
improvement plan approval or issuance of any grading permits.  

f.  Kit Fox Protection During Construction. In order to avoid take of 
San Joaquin kit fox during construction of the proposed project, all 
of the construction requirements described in the USFWS 
Standardized Recommendations for the Protection of the San 
Joaquin Kit Fox Prior to or During Ground Disturbance1 shall be 
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Environmental Impact Mitigation Measures 

Level of 
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After 
Mitigation 

fully implemented prior to and during construction. In addition, the 
following protection measures recommended by the County where 
they augment USFWS and the CDFG requirements would be 
implemented: 

1. Include kit fox protection measures on project plans, subject to 
the County Department of Planning and Building prior to 
issuance of County permits. 

2.  Require a maximum 25 miles per hour (mph) speed limit at the 
project area during construction. 

3.  Stop all construction activities at dusk. 

4.  Cover excavations deeper than 2 ft at the end of each working 
day or provide escape ramps for kit fox. 

5.  Inspect pipes, culverts, or similar structures for kit fox before 
burying, capping, or moving. 

6.  Remove food-related trash from project area. 

7.  If pesticides or herbicides are used, they must be used according 
to local, State, and federal regulations to prevent secondary 
poisoning of kit foxes. 

8.  If a kit fox is discovered at any time in the project area, all 
construction must stop and the CDFG and USFWS must be 
contacted immediately. The appropriate federal and State 
authorizations must be obtained before the project can proceed. 

9.  Permanent fencing installed as part of the project must allow 
passage of dispersing kit foxes. 
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Level of 
Significance  
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Biological Resources. Interfere substantially with 
wildlife movement or migratory wildlife corridors 
(Threshold 4.6.4) San Joaquin kit fox. The proposed 
project would result in significant direct impacts to the 
movement corridor for the federally endangered and 
State threatened San Joaquin kit fox. Implementation of 
Mitigation Measure 4.6.2 would not reduce potential 
impacts to wildlife movement corridors to a less than 
significant level. Even with implementation of 
Mitigation Measure 4.6.2, potential impacts to the San 
Joaquin kit fox would remain significant. 

Refer to Mitigation Measure 4.6.2. Class I: 
Significant and 
Adverse for San 
Joaquin Kit 
Fox. 

Cumulative Biological Impacts. The proposed project 
would result in significant cumulative impacts to the 
federally endangered and State threatened San Joaquin 
kit fox. Implementation of Mitigation Measure 4.6.2 
would reduce the proposed project’s contribution to 
cumulative impacts to kit fox. However, the potential 
impact would remain significant and adverse (Class I). 

Refer to Mitigation Measure 4.6.2. Class I: 
Significant and 
adverse for San 
Joaquin kit fox.  

Noise: Expose persons to or generate noise levels in 
excess of standards (Threshold 4.10.1) 

Threshold 4.10.4: Substantial permanent increase in 
ambient noise levels in the project vicinity above 
levels existing without the project.  

Periodic aircraft operations and blast noise generated by 
Camp Roberts would result in exceedances of the 
County’s daytime and nighttime exterior maximum 
noise thresholds. No feasible mitigation measures would 

No feasible mitigation.  Class I, 
Significant and 
Adverse 
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Level of 
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After 
Mitigation 

reduce these impacts to below a level of significance. 

Population and Housing: Induce substantial growth 
in an area either directly or indirectly (Threshold 
4.11.1). The proposed project would increase the 
population by approximately 1,1791 net new residents 
and 63 employees2 and would increase the amount of 
housing in the San Miguel Urban Area by 389 dwelling 
units not previously assumed in the General Plan. 
Population growth associated with the proposed project 
would be a substantial increase over existing and 
forecast growth. This increase would exceed levels 
anticipated in plans adopted by the County and would 
therefore be potentially inconsistent with the population 
projections in the County General Plan Housing 
Element.  

No mitigation is feasible to reduce the project’s impacts related to 
population growth 

Class I, 
Significant and 
Adverse 

Public Services and Utilities: Substantial adverse 
physical impacts associated with provision of 
acceptable police services (Threshold 4.12.2). The 
proposed project would result in the need for a minimum 
of two additional sworn Sheriff’s Deputies to maintain 
the current ratio of sworn officers in the County after 
project implementation. Although the project would be 
responsible for payment of fees in accordance with the 
San Luis Obispo Public Facilities Financing Plan and 

Mitigation Measure 4.12.1: Security Plan. The project applicant, in 
cooperation with the Sheriff Department, shall develop and implement a 
security plan for the Development project site. The Security Plan shall 
incorporate Crime Prevention Through Environmental Design 
(CPTED) principles and other crime prevention features that may 
include, but are not limited to, strategically placed lighting, the use of 
vines or planted coverings on walls to discourage graffiti, burglary-
resistant hardware, and video surveillance in County Sheriff Department 
prior to approval of building plans. The Director of the Department of 

Class I, 
Significant and 
Adverse 

                                                      
1  Calculation reached assuming 3.03 new residents per household. Source: U.S. Census Bureau. Census 2000. American FactFinder. 

San Miguel CDP, California. 
2  Employee estimate based on the County’s Public Facilities Financing Plan. 3.33 employees per 1,000 square feet of office space and 

2.00 employees per 1,000 feet of retail space. 
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California Code Section 65996, the facilities fees cannot 
be used to pay employee salaries. Therefore, the 
proposed project would result in a short-term significant 
adverse impact related to the need for additional 
deputies.  

Planning and Building, or commercial areas. The Security Plan shall be 
reviewed and approved by the Designee, shall verify inclusion of 
physical safety measures during final inspections. 

Public Services and Utilities: Substantial adverse 
physical impacts associated with provision of 
adequate library services (Threshold 4.12.4). 
Although the proposed project would be required to pay 
a fair share cost of expanding the San Miguel Branch 
Library, there are currently no plans to expand the 
facility. Until the County proposes, approves, and 
implements plans to enlarge the San Miguel Library or 
build a second library facility in San Miguel, this impact 
would remain significant and adverse. 

No mitigation is available to reduce this impact to a less than 
significant level at this time. 

Class I, 
Significant and 
Adverse 

Cumulative Public Services, Utilities, and Service 
Systems (Police and Library services). The proposed 
project contribution to cumulative demand for police 
protection services in the Sheriff Department service 
area would be significant and adverse. 

The proposed project would contribute to an existing 
deficiency in library space in San Miguel. Cumulative 
demand for library facilities and services would be 
significant and adverse until the library is expanded or a 
second library is built in San Miguel. 

Police Protection Services: Refer to Mitigation Measure 4.12.1. 
Significant and adverse (short-term impact) until the County’s budgeting 
process provides for two additional sworn officers. 

Library Facilities: Significant and adverse until public facilities fees are 
paid and library expansion (not yet planned) is implemented. 

Class I: 
Significant and 
Adverse 

Non-Class Impact (Potentially Significant)   
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Level of 
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Land Use: Consistency with Relevant Plans, Policies 
and Regulations (Thresholds 4.1.1, 4.1.2): Potentially 
Significant.  

The proposed project is inconsistent with the existing 
General Plan designations for the Development project 
site and the Wastewater Treatment Plant expansion site. 
This inconsistency is a factor in the determination of 
significance related to agricultural impacts. Please refer 
to Section 4.4 of the EIR for additional information 
related to agricultural resources. The proposed project is 
also potentially inconsistent with some General Plan 
Goals and Policies, sections of the Land Use Ordinance, 
the San Miguel Community Design Plan, and the 
County’s Smart Growth Principles, as discussed in 
Section 4.1 of this EIR. As outlined in Table 4.1.C, the 
inconsistency determinations also support conclusions of 
significance with regard to other environmental topics 
(i.e., agriculture, air quality, biology, land use, 
population, public services). The physical impact on the 
environment associated with project implementation is 
detailed in each of the topic sections in Chapter 4.0 of 
this EIR. The inconsistency discussion above provides 
further evidence that some project features would result 
in significant environmental impacts. Although no 
mitigation measures are required beyond those identified 
in Sections 4.2 through 4.15, the County acknowledges 
the importance and breadth of the potential 
inconsistencies by finding them to be potentially 
significant impacts. 

Although not classified as (Class I) significant unavoidable impacts of 
the proposed project, the County acknowledges the potential significance 
of the inconsistencies between the proposed project and County plans 
and policies. No mitigation measures are required beyond those 
identified in Sections 4.2–4.15 of this EIR. 

No mitigation is required for inconsistencies. 

N/A 



 
 
C O U N T Y  O F  S A N  L U I S  O B I S P O  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
J U L Y  2 0 0 9  S A N  M I G U E L  R A N C H  
  

P:\SLB0603\FEIR\1.0 Executive Summary.doc «07/28/09» 1-91

Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
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Mitigation 

Aesthetics: potentially inconsistent with adopted 
agency plans or policies concerning scenic vistas, 
scenic roadways, visual character, and night lighting. 
(Threshold 4.3.5). The project would be inconsistent 
with the County General Plan, Land Use Ordinance, 
Real Property Ordinance, and County Design Guidelines 
concerning scenic vistas, scenic roadways, visual 
character, and night lighting. Inconsistency with 
policies, ordinances, and design guidelines does not 
constitute a physical effect on the environment and 
therefore, is not subject to a significance determination 
under CEQA. 

However, as the County acknowledged in Section 4.1, 
such inconsistencies are significant to the County’s land 
use planning process and are acknowledged as such. 

Although not classified as (Class I) significant unavoidable impacts of 
the proposed project, the County acknowledges the potential significance 
of the inconsistencies between the proposed project and County plans 
and policies. No mitigation measures are required beyond those 
identified in Sections 4.1–4.15 of this EIR. 

N/A 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

Agricultural Resources: Potentially inconsistent with 
the policies and objectives in the County’s General 
Plan Agriculture and Open Space Element. 
(Threshold 4.4.4). The proposed project is potentially 
inconsistent with several General Plan Agricultural 
Goals and Policies. While potential inconsistencies with 
the General Plan do not in and of themselves result in an 
environmental impact, the identified potential 
inconsistencies result from physical changes in the 
environment that would occur upon development of the 
proposed uses. The mitigation identified for previously 
identified agricultural resource impacts cannot 
sufficiently mitigate for the project-related impacts 
found to be potentially inconsistent with established 
General Plan policies (with the exception of Agricultural 
Policy 17). In addition, as the County acknowledged in 
Section 4.1, such inconsistencies are significant to the 
County’s land use planning process and are 
acknowledged as such. 

Agricultural Policy 17: Agricultural Buffers. As 
stated in Section 3.5.1.2 (Building and Site Design) of 
the EIR, the proposed project includes a conceptual 
fencing plan that identifies the type and location of 
fencing to be installed within the project limits. The 
fencing envisioned in the fencing plan would serve a 
variety of purposes, including privacy screening, 
security, containment of domestic pets, protection of 
open space from off-road vehicles, and the prevention of 
trespass onto adjacent agricultural uses. To ensure that 
proposed fences are adequate for preventing trespass 

Mitigation Measure 4.4.2: Prior to issuance of any building permits, the 
Director of the County Agricultural Department (or designee) shall 
review and approve the proposed fencing plan to ensure that fences 
installed adjacent to agricultural uses are adequate for the protection of 
such uses and the prevention of trespass onto adjacent agricultural 
properties. 

Although not classified as (Class I) significant unavoidable impacts of 
the proposed project, the County acknowledges the potential significance 
of the inconsistencies between the proposed project and County plans 
and policies. No mitigation measures are required beyond those 
identified in Sections 4.1–4.15 of this EIR. 

N/A 
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Table 1.B: Class I Significant and Unavoidable Impacts, Proposed Mitigation Measures, and Level of Significance after 
Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

onto adjacent agricultural properties, Mitigation 
Measure 4.4.2 requires the County Agricultural 
Department to review and approve the proposed fencing 
plan prior to issuance of any building permits. 
Adherence to the disclosure requirements mandated by 
the County’s Right-to-Farm Ordinance and the setback 
provisions of Mitigation Measure 4.1.1, as well as the 
installation of fencing as identified in the project fencing 
plan as reviewed and approved per Mitigation Measure 
4.4.2, would ensure that the project’s consistency with 
applicable provisions of Agricultural Policy 17 is 
maintained. 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

Class II Impacts   

Land Use: Compatibility with Surrounding Land 
Uses (Threshold 4.1.4). Despite the County’s Right to 
Farm Ordinance, potential impacts between proposed 
uses on the Development project site and existing 
agricultural operations would be potentially significant.  

Mitigation Measure 4.1.1: Agricultural Buffers. Prior to approval of 
the Final Map by the County Department of Planning and Building, a 
buffer of 200 feet (ft) shall be recorded as an easement on all lots 
adjacent to agricultural uses except Lots 329–334 and a portion of Lot 
335 on which a buffer of 300 ft shall be recorded as an easement. The 
buffer shall be placed on the lots and shall be recorded as a distance from 
the property line to the proposed occupied structure. The agricultural 
buffer document shall be duly recorded in the chain of title of the subject 
properties. Prior to recordation, the number, location, and distance of all 
agricultural setbacks shall be reviewed and approved by the County 
Agricultural Commissioner or designee. 

Class II, Less 
Than 
Significant 
After 
Mitigation 

Traffic and Circulation: Increase in traffic which is 
substantial in relation to the existing traffic load and 
capacity of the street system (Threshold 4.2.1). The 
proposed project would have less than significant 
impacts on traffic load and the capacity of the street 
system in the existing with project conditions, and no 
mitigation is required. Potential project impacts related 
to traffic load and capacity of the street system in the 
project completion year (2017) with project scenario 
would be reduced below a level of significance with 
implementation of Mitigation Measures 4.2.1, 4.2.2 and 
4.2.3. Potential project impacts related to traffic load and 
capacity of the street system in the General Plan Build-
out with project scenario would be reduced below a level 
of significance with implementation of Mitigation 
Measures 4.2.4 and 4.2.5.  

Mitigation Measure 4.2.1: Fair-Share Agreement. Prior to issuance of 
the first phase map recordation, the Director of the County of San Luis 
Obispo (County) Department of Planning and Building shall verify that 
the project applicant has executed agreements with the City of Paso 
Robles, and/or the California Department of Transportation (Caltrans) to 
contribute a fair-share portion of the total costs for street improvements 
identified in Mitigation Measures 4.2.3 and 4.2.5. The agreements shall 
be based on an assessment report provided by the developer and 
approved by the respective agency. If the project cost for the 
improvements identified in Mitigation Measures 4.2.3 or 4.2.5 is greater 
than $3 million, the developer shall provide the funding to prepare a 
Project Study Report (PSR). These fees shall be paid incrementally per 
lot or project development phase prior to issuance of building permits for 
such structures, or according to an adopted fee program that would 
include these improvements. Fees shall be paid to the County of San Luis 
Obispo Department of Public Works or the City of Paso Robles 

Class II, Less 
Than 
Significant 
After 
Mitigation 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

Department of Public Works or Caltrans, and these agencies shall be 
responsible for implementation of the improvements listed in Mitigation 
Measures 4.2.3 and 4.2.5.  

Prior to issuance of the first phase map recordation, the Director of the 
County Department of Planning and Building shall verify that the project 
applicant has executed an agreement with the County to contribute a fair-
share portion of the total costs for street improvements identified in 
Mitigation Measure 4.2.4. The agreement shall be based on an 
assessment report provided by the developer and approved by the 
County. These fees shall be paid incrementally per lot or project 
development phase prior to issuance of building permits for such 
structures, or according to an adopted fee program that would include 
these improvements. Fees shall be paid to the County Department of 
Public Works, and this agency shall be responsible for implementation of 
the improvements listed in Mitigation Measure 4.2.4. 

Mitigation Measure 4.2.2: Mission Street/Tenth Street. Prior to 
recordation of the first phase’s final map, the applicant shall enter into an 
agreement with the County of San Luis Obispo and bond for the 
installation of a traffic signal at the intersection of Mission Street and 
Tenth Street. Installation of this traffic signal will be required when 
Manual of Uniform Traffic Control Devices (MUTCD) warrants the 
traffic signal at this intersection. 
 
Mitigation Measure 4.2.3: US 101 Northbound Ramp/24th Street-
SR-46 East.  The project applicant, under the direction of the California 
Department of Transportation (Caltrans) or the City of Paso Robles, shall 
pay the lot’s share of the cost of developing improvements at the United 
States Route 101 (US 101) northbound (NB) ramp at 24th Street–State 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

Route 46 (SR-46) East consisting of widening SR-46 to provide two 
additional westbound (WB) through lanes. The funds for Mitigation 
Measure 4.2.3 shall be deposited into a designated account incrementally 
per lot or project development phase during Phases I–III prior to issuance 
of building permits for such structures. The project’s portion of the 
improvement shall be fully paid prior to the first building permit for 
Phase IV (Lots 301–348). If Phase IV is not constructed, the funds would 
remain available to Caltrans for the City of Paso Robles for use in 
constructing the improvement. All fees shall be paid according to the fee 
schedule agreed upon in the Fair-Share Agreement required by 
Mitigation Measure 4.2.1. 

Mitigation Measure 4.2.4: Mission Street/River Road-14th Street. 
The project applicant shall pay the project’s fair-share portion, 7.4 
percent, of the planned improvement at the intersection of Mission Street 
and River Road-14th Street, consisting of converting the two-way 
unsignalized intersection into a signalized intersection. The project’s fair-
share portion shall be deposited into a designated account incrementally 
per lot or project development phase during Phases I–III prior to issuance 
of building permits for such structures. The project’s portion of the 
improvement shall be fully paid prior to the first building permit for 
Phase IV (Lots 301–348). All fees shall be paid according to the fee 
schedule agreed upon in the Fair-Share Agreement required by 
Mitigation Measure 4.2.1. 

Mitigation Measure 4.2.5: US 101 Northbound Ramp/24th Street-
SR-46 East. The project applicant, under the direction of the California 
Department of Transportation (Caltrans) or the City of Paso Robles, shall 
pay the lot’s share of the cost of developing the improvement at the 
intersection of United States Route 101 (US 101) northbound (NB) ramp 
at 24th Street–State Route 46 (SR-46) East. The improvement will 
construct dual northbound right-turn lanes at the  intersection. The funds 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

for Mitigation Measure 4.2.5 shall be deposited into a designated account 
incrementally per lot or project development phase for Phases I–III prior 
to issuance of certificates of occupancy for such structures. The project’s 
portion of the improvement shall be fully paid prior to the first building 
permit for Phase IV (Lots 301–348). If Phase IV is not constructed, the 
funds would remain available to Caltrans or the City of Paso Robles for 
use in constructing the improvement. 

Traffic and Circulation: Substantially increase 
hazards due to a design feature or incompatible uses 
(Threshold 4.2.4) and Inadequate Emergency Access 
(Threshold 4.2.5). Both access intersections and all 
internal roadways would be built to County standards 
and would not cause an unsafe situation due to design 
features. Incorporation of Mitigation Measures 4.2.6 and 
4.2.7 would reduce potential impacts related to sight 
distances and internal circulation to a less than 
significant level, and no additional mitigation is 
required. 

Mitigation Measure 4.2.6: Internal Circulation. Each intersection and 
roadway within the project shall be designed in accordance with the 
County’s engineering standards and, at a minimum, stop signs shall be 
provided on the minor street intersections with the loop roadway, thereby 
giving priority to through traffic along the loop roadway. All roadway 
construction plans and specifications shall be submitted to the County of 
San Luis Obispo Department of Public Works for review and approval. 
All roads shall be constructed and accepted as complete, or 
improvements bonded prior to map recordation. All bonded 
improvements shall be complete prior to issuance of certificates of 
occupancy. 

Mitigation Measure 4.2.7: Horizontal and Vertical Sight Distance. 
Prior to issuance of building permits, the project applicant shall complete 
a detailed sight distance analysis for proposed roads on the Development 
project site. The sight distance analysis shall be prepared according to 
standards set forth in Chapter 3 of “A Policy on Geometric Design of 
Highways and Streets” (American Association of State Highway and 
Transportation Officials 2004) and shall indicate limited use areas (i.e., 
low-height landscaping) and on-street parking restrictions (i.e., red curb), 
if necessary. The findings of the sight distance analysis shall be 
submitted to the County of San Luis Obispo Department of Public Works 

Class II, Less 
Than 
Significant 
After 
Mitigation 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

for review and approval prior to map recordation. 

Traffic and Circulation: Inadequate parking capacity 
(Threshold 4.2.6). The Conceptual Development project 
site plan (Figure 3.6) does not include specific parking 
space numbers for proposed uses on the Development 
project site. Mitigation Measure 4.2.8 requires review of 
the final site plan to ensure consistency with the 
County’s parking requirements. Implementation of 
Mitigation Measure 4.2.8 would reduce potential 
impacts related to parking capacity to a less than 
significant level. 

Mitigation Measure 4.2.8: Parking Requirements. Prior to issuance of 
any building permits, the County of San Luis Obispo Director of 
Planning and Building, or designee, shall review final site plans to ensure 
compliance with parking requirements found in Title 22 of the County 
Code. 

Class II, Less 
Than 
Significant 
After 
Mitigation 

Cumulative Traffic and Circulation Impacts. 
Potential cumulative impacts related to traffic load and 
capacity of the street system in the Project Completion 
Year (2017) with project Scenario would be reduced 
below a level of significance with implementation of 
Mitigation Measures 4.2.1 through 4.2.3. Potential 
cumulative impacts related to traffic load and capacity of 
the street system in the General Plan Build Out with 
project Scenario would be reduced below a level of 
significance with implementation of Mitigation 
Measures 4.2.4 through 4.2.5.  

Refer to Mitigation Measures 4.2.1–4.2.5. Class II, Less 
Than 
Significant 
After 
Mitigation 

Aesthetics: New source of light or glare (Threshold 
4.3.4). The proposed project would create a new source 
of substantial light and glare that would adversely affect 
nighttime views in the area by potentially introducing 
hundreds of new unshielded light sources throughout the 
landscape, in addition to commercial businesses, 
recreation areas, and street lights, resulting in a 

Mitigation Measure 4.3.11: Lighting and Glare from Project 
Development. Prior to issuance of any construction permits, the 
applicant (and the San Miguel Community Services District [CSD], as 
applicable to the Wastewater Treatment Plant) shall submit a 
comprehensive lighting plan to the County Department of Planning and 
Building for review and approval. The lighting plan shall be prepared by 
a qualified engineer who is an active member of the Illuminating 

Class II, Less 
Than 
Significant 
After 
Mitigation 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

significant adverse impact. In addition, lighting 
“spillover” from the Development project site could 
adversely affect certain operations at Camp Roberts that 
rely on dark nighttime conditions. Light and glare as 
seen along the US 101 corridor and the surrounding area 
(including Camp Roberts) would be minimized by 
Mitigation Measures 4.3.11 and 4.3.12. These measures, 
developed consistent with recommendations by the 
International Dark Sky Association in conjunction with 
County lighting ordinances, would reduce the visibility 
of point-source lights, spillover, and glare from the 
project site to the surrounding area and the US 101 
corridor. With implementation of Mitigation Measures 
4.3.11 and 4.3.12, potential project impacts related to 
nighttime light and glare are reduced below a level of 
significance.  

Engineering Society of North America. The lighting plan shall be 
prepared using guidance and best practices endorsed by the International 
Dark Sky Association. The lighting plan shall be prepared in consultation 
with representatives from Camp Roberts. The lighting plan shall address 
all aspects of the lighting, including but not limited to commercial, 
residential, infrastructure, roadway, recreation, safety, signage, and 
promotional lighting. The lighting plan shall also consider effects on 
wildlife and Camp Roberts operations. The lighting plan shall include the 
following in conjunction with other measures as determined by the 
illumination engineer: 
 
a. Direct views of all exterior lighting sources shall be directed 

downward and shielded from view from public roads. 

b. Lights shall be designed and constructed to reduce illumination of the 
adjacent hillsides where applicable. 

c. Illumination levels shall be the minimum required by public safety 
policies and ordinances. 

d. The entry monument sign shall be illuminated with low-level 
downward facing lights. 

e. Required exterior lighting for all public buildings, maintenance 
buildings, and the wastewater treatment expansion facility shall be 
equipped with motion sensors for activation.  

Mitigation Measure 4.3.12: Lighting and Glare from Subsequent 
Development. At the time of application for construction permits on 
subsequent individual residential lots, each individual lot applicant shall 
submit an exterior lighting plan to the County Department of Planning 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

and Building for review and approval. The lighting plan shall be 
consistent with the comprehensive lighting plan required in Mitigation 
Measure 4.3.11. Project Covenants, Conditions, and Restrictions 
(CC&Rs) for residences shall state that county review of the lighting 
plans is required and shall outline the parameters specified in the 
comprehensive lighting plan and the following goals: 

a. Direct views of all exterior lighting sources shall be directed 
downward and shielded from view from public roads. 

b. Lights shall be designed and constructed to reduce illumination of 
adjacent hillsides where applicable. 

Biological Resources: Impacts to special status plant 
species Threshold 4.6.1). The proposed project could 
potentially impact 11 species of special-status plants that 
may occur on the project area. Due to the generally 
disturbed nature of the site, habitat quality is relatively 
low for these 11 special-status plant species on site. Blue 
oak woodland, annual grassland, and seasonal drainages 
are relatively disturbed given the surrounding land use. 
Although presence is unlikely, if any special-status 
plants are present, populations would be relatively small 
and confined to these less-disturbed portions of the 
project site.  

However, because the presence or absence of the 11 
species listed in Table 4.6.F in the project area cannot be 
determined until the protocol-level surveys are 
completed, potential project impacts are considered to be 
potentially significant. Mitigation Measure 4.6.1 would 
reduce the potentially significant impact to less than 

Mitigation Measure 4.6.1: Special-Status Plant Species. Prior to tract 
improvement plan approval or issuance of grading permits, the applicant 
shall retain a qualified biologist to be approved by the County 
Department of Planning and Building to conduct protocol-level surveys 
for the following sensitive plant species:  
 
Off-Site Infrastructure Areas (32 acres [ac]): (1) Round-leaved Filaree 
(California macrophylla) (2) Shining Navarretia (Navarretia 
nigelliformis ssp. radians) (3) Hooked Popcorn Flower (Plagiobothrys 
uncinatus); (4) Lemmon’s Jewelflower (Caulanthus coulteri var. 
lemmonii); (5) Jared’s Peppergrass (Lepidium jaredii spp. jaredii); 
(6) Prostrate Navarretia (Navarretia prostrata) 
 
Development project site: (7) Straight-Awned Spineflower (Chorizanthe 
rectispina); (8) Hardham’s Evening-Primrose (Camissonia hardhamiae) 
 
Entire Project Area: (9) Purple Amole (Chlorogalum purpureum var. 
purpureum); (10) Obispo Indian Paintbrush (Castilleja densiflora ssp. 
obispoensis); (11) Pale-yellow Layia (Layia heterotricha).  

Class II, Less 
Than 
Significant 
After 
Mitigation 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

significant.  
The appropriate survey period for these species is March through July, 
and surveys shall be conducted prior to issuance of any grading permits.  
 
If any special-status plants are identified on site, the following measures 
to avoid and minimize impacts shall be implemented.  
 
a. Avoidance. Avoidance of sensitive resources is the preferred 

alternative. If a population or individuals of the plants listed above 
or other special-status species are found, the proposed development 
plans shall be reviewed to evaluate whether direct impacts to the 
population or individuals can be avoided. The project may require 
redesign to avoid direct (removal) or indirect impact by establishing 
a suitable buffer from the work zone of at least 25–50 feet (ft) to 
avoid impact to any special-status plant species population detected 
during the surveys. The buffer zone shall be identified in the project 
tract improvement plans that shall be submitted for review and 
approval by the County Planning and Building Department. If the 
plants cannot be avoided, the applicant shall develop and implement 
a salvage and recovery plan for the target species. The salvage and 
recovery plan shall be submitted to the County Planning and 
Building Department for review and approval prior to issuance of 
grading permits. 

 
b. Minimization Measures. Measures shall be implemented to ensure 

that construction-related activities do not inadvertently impact 
avoided populations of special-status plant species. The following 
construction period requirements shall be implemented prior to 
issuance of grading permits to minimize impacts to avoided special-
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

status plant populations, should any be found during spring 
protocol-level surveys: 

 
• A qualified botanist approved by the County Planning and Building 

Department shall identify all avoidance areas and establish buffer 
zones of sufficient size around these areas to eliminate potential 
disturbance to any special-status plant species. The size of the 
buffer zone shall account for such factors as type and proximity of 
construction activities.  

• Construction fencing shall be erected around any identified 
population of special-status plant species to ensure that the project 
would not inadvertently damage plants that were expected to be 
avoided. 

• A qualified botanist approved by the County Planning and Building 
Department shall be present during clearing or grubbing or other 
grading activities in all phases of development that are within close 
proximity of the population to ensure that these activities do not 
inadvertently affect plant populations that are to be avoided. 

 
c. Habitat Restoration Plan. The preparation of a Habitat 

Restoration Plan acceptable to the California Department of Fish 
and Game (CDFG), the County, and the United States Fish and 
Wildlife Service (USFWS) if federally listed plant species could not 
be avoided may be warranted. To compensate for direct impacts to 
any special-status plant species that are detected within the work 
area, the applicant shall prepare and implement a site habitat 
restoration plan for any permanent and/or temporary impacts. The 
habitat restoration plan shall be submitted to the County Planning 
and Building Department for review and approval prior to issuance 
of any grading permits. Plan preparation shall include the 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

following: 
 
• Preparation by a qualified person experienced in the development 

and implementation of native plant restoration, mitigation, and 
management plans. 

• Development of procedures for restoration/replanting of salvaged 
materials or seeds. 

• Locate on-site or off-site areas to restore lost plant populations. 
These areas shall be prepared and, based on the appropriate 
propagation techniques applicable for the species, restored to the 
reclaimed areas. Once established, these areas would become part 
of the larger open space area if on-site, or part of the area placed 
under conservation easement if off-site (see Mitigation Measures 
4.6.2.d and 4.6.2e). Placement of a conservation easement would be 
necessary to ensure that the plants are protected in perpetuity. 

• Roadside bioswales can be designed to help moderate erosion and 
sedimentation. Vegetative species can be chosen for planting within 
bioswales that have the ability to uptake harmful pollutants that 
might enter the bioswales as runoff. 

• Portions of the drainages within open space areas that are scoured, 
down cut, or otherwise eroded would be protected from further 
erosion. Some eroded areas along the ravines would benefit from 
restoration. Restoration within these areas may include placement 
of logs or rocks that may act as a natural retaining wall. Planting of 
riparian trees and shrubs along the drainages would increase soil 
stability and wildlife habitat value as well. Protection in perpetuity 
through the placement of a conservation easement on some portion 
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Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

of the property shall be established within these on-site restoration 
areas. 

• Slope stabilization planting would be required along the berm to be 
constructed as a screen directly east of United States Route 101 
(US 101). Native drought-tolerant shrubs would be planted in these 
areas to restore habitat values.  

• Propagation techniques (such as seed collection, greenhouse efforts 
to grow plants, etc.) are recommended for the restoration effort. 

• Salvage and/or recovery requirements, including clearly defined 
goals focusing on vegetation establishment (stability, succession, 
reproduction) and nonnative species control measures. 

• Develop a timetable to implement the restoration plan, including 
pilot-phase studies if necessary. 

• Develop remedial measures to be performed in the event that initial 
restoration measures are not successful in meeting the performance 
criteria. The performance criteria would need to ensure that there 
would be a minimum of a 1:1 replacement of the size of the 
populations and area affected. 

• Native shrubs and grasses that are recommended for revegetation 
within habitat that may be restored have been shown in the 
following chart. 

 
 
 
 

Proposed Species for Planting in Habitats to be Restored 
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Scientific Name Common Name 
Habitat to be 
Restored 

Adenostoma 
fasciculatum 

Chamise Coastal scrub 

Artemisia californica California 
sagebrush 

Coastal scrub 

Baccharis pilularis Coyote Bush Coastal scrub 
Baccharis salicifolia Mule Fat Riparian scrub 
Calycanthus 
occidentalis 

Spicebush Riparian scrub 

Carex spp. Sedges Wetland ditches or 
drainages 

Cercis occidentalis Western redbud Riparian coastal 
scrub 

Elymus glaucus Blue wildrye Wetland ditches or 
drainages 

Elymus multisetus Giant squirreltail Roadside berm, 
uplands 

Eriogonum 
fasciculatum 

California 
buckwheat 

Coastal scrub 

Hordeum 
brachyantherum 

California barley Wetland ditches or 
drainages 

Juncus spp. Rushes Wetland ditches or 
drainages 

Leymus triticoides Creeping wildrye Wetland ditches or 
drainages 

Lotus scoparius Deerweed Coastal scrub 
Lupinus succulentus Arroyo lupine Blue oak savannah 
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Melica californica California onion 
grass 

Pavement edge, blue 
oak savannah 

Mimulus aurantiacus Bush 
monkeyflower 

Coastal scrub 

Muhlenbergia rigens Deergrass Wetland ditches or 
drainages 

Nasella cernua Nodding 
needlegrass 

Pavement edge, blue 
oak savannah 

Nasella lepida  Foothill 
needlegrass 

Blue oak savannah 

Nasella pulchra Purple needlegrass Pavement edge, 
wetland ditches or 
drainages  

Rhamnus californica Coffeeberry Coastal scrub 
Rosa californica California rose Riparian scrub 
Salvia mellifera Black sage Coastal scrub 

 
 
• Site maintenance activities to follow restoration activities, including 

weed control, irrigation, and control of herbivory wildlife. 
Designation of the responsibility for implementation.  

• Specification of a five-year post-construction maintenance and 
monitoring program by a qualified restoration biologist to ensure 
that the project goals and performance standards are met. The 
monitoring program shall include provision for remedial action as 
needed to correct deficiencies. 

• Annual reports and a final report, prepared by the applicant and 
subject to review by the County and the CDFG, shall document the 
success of the revegetation. If the revegetation is not successful, an 
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additional period of correction and monitoring shall be specified. 

• Identification of a suitable land trust organization (approved by the 
County, CDFG, and the United States Fish and Wildlife Service 
[USFWS]) to take over management of these areas (either on site or 
off site) once established by the applicant or its agent. This option 
would require a suitable endowment to adequately fund long-term 
management of any special-status plant species affected by the 
project. 

• If on-site mitigation is not feasible, the applicant may have the 
option of purchasing credits at an agency-approved (USFWS, 
CDFG) local conservation bank that has set aside land in perpetuity 
for the impacted species. To qualify for this option, there would 
have to be an established bank that not only sells credits for the 
species at hand, but also has a service area within which the project 
lies. 

Biological Resources: Substantial adverse impact to 
American Badger, California Legless Lizard, 
Western Spadefoot toad, Blainville’s (coast) Horned 
Lizard (Threshold 4.6.1). The proposed project would 
result in both direct and indirect impacts to the American 
badger. The proposed project would directly impact 
392 ac of arid habitats occupied or used by the species. 
Construction activities and residential uses could 
inadvertently kill any badgers that enter the project area 
and could disturb animals on off-site lands immediately 
adjacent to the project area. Mitigation Measure 4.6.3 
would reduce potential impacts to less than significant. 

Mitigation Measure 4.6.3 American Badger, California Legless 
Lizard, Western Spadefoot Toad, and Blainville’s (Coast) Horned 
Lizard 

a. Preconstruction Surveys. Prior to tract improvement plan approval 
or the issuance of any grading permits, the applicant shall retain a 
qualified biologist to be approved by the County Department of 
Planning and Building to ensure that avoidance and minimization 
measures for these species are in place and to conduct 
monitoring accordingly. 

For the badger, a qualified biologist shall conduct surveys of the 
grassland and blue oak savannah habitats to identify whether 

Class II, Less 
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any active badger burrows are present on site. The biologist shall 
conduct surveys for California legless lizard, Western spadefoot 
toad, and Blainville’s (coast) horned lizard as well. These surveys 
shall be conducted no sooner than two weeks prior to the start of 
construction. For California legless lizard, Western spadefoot toad, 
and Blainville’s (coast) horned lizard, surveys shall include 
(1) raking of the top 8” of leaf letter and sand, (2) placement of 
coverboards (plywood, sheet metal or corrugated steel) in suitable 
habitat, (3) regular monitoring of coverboards for the duration (2-
weeks), (4) capturing of reptiles beneath the coverboards, (5) release 
of captured individuals in the off-site mitigation area within three 
hours of capture, and (6) construction monitoring to capture and 
relocate any special-status reptiles to the off-site mitigation area 
within three hours of capture. 

Impacts to active badger dens shall be avoided by establishing 
exclusion zones around all active dens within which construction-
related activities shall be prohibited until the den is abandoned. A 
qualified biologist would monitor each den or burrow once per week 
in order to track the status of each den and inform the project 
applicant of when a den has been cleared for construction. 

Impacts to California legless lizard, Western spadefoot toad, and 
Blainville’s (coast) horned lizard shall be avoided by establishing 
exclusion zones around individuals or populations that may be found 
in burrows, duff, or loose soils during preconstruction surveys. 
Construction-related activities shall be prohibited until the 
individuals or populations have moved out of the development 
footprint area.  

b. Off-site Mitigation and Monitoring Plan. Prior to tract 
improvement plan approval or the issuance of any grading permits, 
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the applicant shall preserve in perpetuity an off-site parcel as 
mitigation for impacts to habitat for grassland and oak savannah 
species, including American badger, California legless lizard, and 
Western spadefoot toad. The selection of mitigation lands shall 
prioritize lands as close to the project area as possible, contiguous 
with Camp Roberts or contiguous with existing preserved open space 
in the San Miguel region. A conservation easement shall be placed 
on the mitigation parcel, establishing the land as wildlife habitat in 
perpetuity. The mitigation parcel, if purchased outright, could be 
conveyed to a nonprofit or public agency for permanent protection. 
The conservation easement or conveyance to a nonprofit or public 
agency must be completed prior to the initiation of 
construction activities on the project area. The applicant shall 
provide a secure source of funding to ensure completion of the 
enhancement activities on site and to provide for its long-term 
management and maintenance. The California Department of Fish 
and Game (CDFG) shall approve the use of the site as suitable 
mitigation.  

Prior to tract improvement plan approval or the issuance of any 
grading permits, the applicant shall prepare a detailed mitigation and 
monitoring plan describing all elements of the mitigation that would 
compensate for the loss of grassland and savannah habitat (e.g., long-
term management actions, grazing management, monitoring and 
reporting requirements, etc.), provisions to monitor the property, and 
how and which corrective actions would be implemented, if they 
become necessary. This plan shall be subject to review by and 
approval of the County and the CDFG prior to tract improvement 
plan approval or issuance of any grading permits. 
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Mitigation for American badger and other special-status grassland 
species may be accomplished as part of kit fox habitat off-site 
mitigation (Mitigation Measures 4.6.2.d and 4.6.2.e) if the mitigation 
site is determined to be suitable for all of these species and the 
management plan includes measures for the other grassland species. 

Biological Resources: Substantial adverse impacts to 
Dusky-footed Woodrat (Threshold 4.6.1). Direct and 
indirect impacts to the Monterey dusky-footed woodrat 
would be considered significant since it is questionable 
whether woodrats would continue to use the project area 
after the site is developed. Regional effects could be 
significant since there remains a question over the 
viability of this taxon in regard to other subspecies at 
this time. Mitigation Measure 4.6.4 would reduce 
impacts to the Monterey dusky-footed woodrat to a less 
than significant level. 

Mitigation Measure 4.6.4: Monterey Dusky-footed Woodrat 

a.  Preconstruction Surveys, Nest Deconstruction, and Nest 
Reconstruction. Prior to tract improvement plan approval or the 
issuance of any grading permits, the applicant shall retain a qualified 
biologist to be approved by the County Planning Department to 
conduct surveys of blue oaks within 100 feet (ft) of proposed 
development to identify the location and use of any woodrat nests. 
These surveys shall be conducted no sooner than two weeks prior to 
the start of construction. A qualified biologist would deconstruct any 
woodrat nests located during the surveys and allow the woodrats to 
leave the work area. The woodrat nest material will be used to 
reconstruct the nests in suitable habitat on the off-site mitigation 
area. 

b.  Off-site Mitigation and Monitoring Plan. Prior to tract 
improvement plan approval or the issuance of any grading permits, 
the applicant shall preserve in perpetuity an off-site parcel as 
mitigation for impacts to 32 acres (ac) of suitable habitat for 
Monterey dusky-footed woodrat. The selection of mitigation lands 
shall prioritize lands as close to the project area as possible, 
contiguous with Camp Roberts or contiguous with existing preserved 
open space in the San Miguel region. A conservation easement shall 
be placed on the mitigation parcel, establishing the land as wildlife 
habitat in perpetuity. The mitigation parcel, if purchased outright, 
could be conveyed to a nonprofit or public agency for permanent 
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protection. The conservation easement or conveyance to a nonprofit 
or public agency must be completed prior to the initiation of 
construction activities on the project area. The applicant shall 
provide a secure source of funding to ensure completion of the 
enhancement activities on site and to provide for its long-term 
management and maintenance. The California Department of Fish 
and Game (CDFG) shall approve the use of the site as suitable 
mitigation. Prior to tract improvement plan approval or the issuance 
of any grading permits, the applicant shall prepare a detailed 
mitigation and monitoring plan describing all elements of the 
mitigation that would compensate for the loss of grassland and 
savannah habitat (e.g., long-term management actions, grazing 
management, monitoring and reporting requirements), provisions to 
monitor the property, and how and which corrective actions would 
be implemented, if they become necessary. This plan shall be subject 
to review by and approval of the County and the CDFG prior to 
issuance of any grading permits. 

Mitigation for Monterey dusky-footed woodrat may 
be accomplished as part of the kit fox off-site habitat mitigation 
(Mitigation Measures 4.6.2.d and 4.6.2.e) if the mitigation site is 
determined to be suitable for the woodrat and the management plan 
includes measures for the woodrat.  
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Biological Resources: Substantial adverse impacts to 
Western burrowing owl (Threshold 4.6.1). The 
proposed project could impact or fragment existing 
nesting and foraging habitat for Western burrowing owls 
that may be using the Development project site and 
vicinity. The proposed project could reduce the habitat 
value of the region surrounding the project area. This 
impact would be significant, since population size in this 
part of the County appears to be substantially reduced 
over the past two years. Mitigation Measure 4.6.5 would 
reduce the impact to less than significant. 

Mitigation Measure 4.6.5: Western Burrowing Owl 

a.  Protocol-Level Surveys. Prior to tract improvement plan approval or 
the issuance of any grading permits, the project applicant shall retain a 
qualified biologist to be approved by the County to conduct protocol-
level surveys for burrowing owls on the proposed development site and 
within 500 feet (ft) of any planned disturbed areas to identify potential 
nesting burrows. The surveys shall be conducted in both winter 
(between December 1 and January 31) and peak of the nesting season 
(April 15 through July 15), as stipulated in the Burrowing Owl Survey 
Protocol and Mitigation Guidelines (California Burrowing Owl 
Consortium 1993). A resource report with maps documenting the 
observations of burrowing owls on site, and within 500 ft of the site, if 
any, shall be submitted to the California Department of Fish and Game 
(CDFG) on completion of the protocol-level surveys.  

 
The following measures shall also apply: 
 
1. Passive Relocation. If burrowing owls occur in the project area and 

construction is slated to begin before February or after the end of 
August, and the burrows cannot be avoided, then passive relocation 
techniques may be used to relocate owls from the site. Removal of 
burrowing owls in the project area through passive relocation shall 
conform to the requirements of CDFG’s Staff Report on Burrowing 
Owl Mitigation (October 1995). These passive relocation techniques 
would include excavating all potential burrows after excluding owls 
from the burrow for the required length of time. A period of at least 
one week is recommended to allow the owls to move and acclimate to 
alternate burrows. Artificial burrows should be provided on the 
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1  Burrowing Owl Survey Protocol and Survey Guidelines, April 1993. 
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mitigation site for each occupied burrow destroyed at a ratio of 2:1 
(two artificial burrows created for each occupied burrow destroyed).  

2. Avoidance. If burrowing owls are found on site, they shall be avoided 
to the extent practicable. A clearly defined area (i.e., orange 
construction fencing) shall be established around each active burrow to 
be avoided. No disturbance should occur within 50 meters (m) 
(approximately 160 ft) of occupied burrows during the nonbreeding 
season of September 1 through January 31 or within 75 m 
(approximately 250 ft) during the breeding season of February 1 
through August 31. 

 
b.  Preconstruction Surveys. The applicant shall retain a qualified 

biologist to be approved by the County Planning and Building 
Department to conduct preconstruction surveys for burrowing owl 
prior to 30 days prior to project construction, including clearing and 
grubbing, for all phases of project development. These surveys shall 
conform to the survey protocol established by the California Burrowing 
Owl Consortium.1 Preconstruction surveys should be conducted no 
more than 30 days prior to the initiation of construction activities and 
at 30-day intervals if construction activities have not been initiated 
within that 30-day period for the area surveyed. If any owls are found 
during preconstruction surveys, the measures described above under 
4.6.5a for avoidance and passive relocation shall apply.  

 
c. Off-Site Mitigation and Monitoring. If owls are observed using any 

portion site as nesting or burrowing habitat, mitigation shall be 
implemented as described in the CDFG Staff Report on Burrowing Owl 
Mitigation (October 1995) prior to tract improvement approval or the 
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issuance of any grading permits. This entails establishing 6.5 acres (ac) 
of suitable habitat for each pair of burrowing owls displaced from the 
project area. The 6.5 ac area should be adjacent to an area already used 
by burrowing owls and may coincide with preserved lands required for 
impacts to San Joaquin kit fox, as described in Mitigation Measure 
4.6.2. The mitigation site shall be preserved in perpetuity through a 
conservation easement for use as burrowing owl and wildlife habitat. 
An endowment in an amount to be determined by the County and 
CDFG for maintenance and management of the mitigation site in 
perpetuity shall also be established. The applicant shall prepare a 
mitigation and monitoring plan detailing the location of the mitigation 
site, proposed management activities, enhancements to the site, 
allowable land uses, monitoring methods, monitoring schedule, and 
annual reporting requirements. The County and CDFG shall review 
and approve the plan. Habitat compensation for burrowing owl may 
be accomplished as part of kit fox habitat mitigation. The management 
plan shall include measures for enhancement of habitat for Western 
burrowing owls. 

Biological Resources: Substantial adverse impacts to 
Bald Eagle, Least Bell’s Vireo, Willow Flycatcher, 
and Yellow Warbler (Threshold 4.6.1). Project 
construction activities could disturb State Species of 
Special Concern, including bald eagle, least Bell’s vireo, 
willow flycatcher, and/or yellow warbler that may nest 
in riparian habitat east of the proposed 6 ac Wastewater 
Treatment Plant expansion site along the Salinas River. 
Impacts to birds potentially nesting in riparian habitat 
adjacent to the site would be considered significant. 
Mitigation Measure 4.6.6 would reduce the potential 

Mitigation Measure 4.6.6: Bald Eagle, Least Bell’s Vireo, Willow 
Flycatcher, and Yellow Warbler 

a. Preconstruction Surveys. Prior to tract improvement plan approval 
or the issuance of any grading permits, the applicant shall retain a 
qualified biologist to be approved by the County Planning and 
Building Department to conduct preconstruction surveys of the 
riparian habitat adjacent to the Wastewater Treatment Plant 
expansion site to identify any least Bell’s vireo, willow flycatcher, or 
yellow warbler nests within 300 feet (ft) of the development area. 
Preconstruction surveys shall be conducted within 14 days of the 
initiation of construction activities if construction is to occur during 

Class II, Less 
Than 
Significant 
After 
Mitigation 



 
 
C O U N T Y  O F  S A N  L U I S  O B I S P O  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
J U L Y  2 0 0 9  S A N  M I G U E L  R A N C H  
  

P:\SLB0603\FEIR\1.0 Executive Summary.doc «07/28/09» 1-115

Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

impacts to less than significant. the nesting season (February 1 through August 31). Impacts to least 
Bell’s vireo, willow flycatcher, and nesting Cooper’s hawks and 
yellow warblers shall be avoided by establishing a clearly delineated 
exclusion zone (i.e., orange construction fencing) that prohibits all 
construction-related activities within 300 ft from bald eagle, least 
Bell’s vireo, willow flycatcher or yellow warbler nests. The 
exclusion measures shall remain in effect until the young birds have 
fledged. A qualified biologist will monitor the riparian habitat once 
per week during Wastewater Treatment Plant construction in order to 
track the status of the birds and inform the project applicant of when 
the exclusion area has been cleared for construction. A report would 
be prepared at the end of the construction season detailing the results 
of the preconstruction surveys and nest monitoring. The report would 
be submitted to the California Department of Fish and Game 
(CDFG) and the United States Fish and Wildlife Service 
(USFWS) by November 30 of each year. 
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Biological Resources: Substantial adverse impacts to 
Golden eagle White-tailed Kite, Loggerhead Shrike, 
and Other Nesting Birds (Threshold 4.6.1). The 
proposed project could have direct and indirect impacts 
on nesting and/or foraging birds, including species of 
special concern. The proposed project would remove 
trees or disturb grasslands that could contain raptor and 
other bird nests. Construction activities could disturb 
raptor and other bird nests in on- and off-site trees and 
grasslands. The project would result in a loss of foraging 
habitat that could be used for foraging by special-status 
bird species, including bald eagle, California condor, 
and peregrine falcon. Other uncommon foragers might 
include ferruginous hawk, merlin, Cooper’s hawk, and 
golden eagle. Mitigation measure 4.6.7 would reduce the 
potential impact to less than significant. 

Mitigation Measure 4.6.7: Golden Eagle, White-Tailed Kite, 
Loggerhead Shrike, and Other Nesting Birds 

a.  Raptor and Bird Nest Surveys. Prior to tract improvement plan 
approval or issuance of any grading permits, the applicant shall 
retain a qualified biologist to be approved by the County Planning 
and Building Department to ensure that avoidance and minimization 
measures for either common or special-status avian nests are in 
place. Special-status avian species that could nest on the project area 
include white-tailed kite and loggerhead shrike. Marginal habitat is 
present for golden eagle. The qualified biologist shall conduct raptor 
and bird nest surveys prior to tree pruning, tree removal, ground-
disturbing activities, or construction activities to locate any active 
nests on or within 300 feet (ft) of the development area on site. 
Preconstruction surveys shall be conducted within 30 days of the 
initiation of construction activities. Preconstruction surveys shall be 
conducted between February 1 and August 31. Locations of active 
nests shall be described and protective measures implemented. 
Protective measures shall include establishment of clearly delineated 
(i.e., orange construction fencing) avoidance areas around each nest 
site that is a minimum of 300 ft from the drip line of the nest tree or 
nest of raptors or special-status birds, and 100 ft for other common 
birds. The active nest sites within an exclusion zone shall be 
monitored on a weekly basis throughout the nesting season to 
identify any signs of disturbance. Should an active nest be found 
within an area to be disturbed during construction, the monitoring 
biologist would have the authority to halt construction in these areas. 
These protection measures would remain in effect until the young 
have left the nest and are foraging independently or the nest is no 
longer active. A report would be prepared at the end of each 
construction season detailing the results of the preconstruction 

Class II, Less 
Than 
Significant 
After 
Mitigation 



 
 
C O U N T Y  O F  S A N  L U I S  O B I S P O  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
J U L Y  2 0 0 9  S A N  M I G U E L  R A N C H  
  

P:\SLB0603\FEIR\1.0 Executive Summary.doc «07/28/09» 1-117

Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

surveys. The report would be submitted to the California Department 
of Fish and Game (CDFG) by November 30 of each year.  

b.  Off-Site Mitigation and Monitoring Plan. Prior to tract 
improvement plan approval or the issuance of any grading permits, 
the applicant shall preserve in perpetuity an off-site parcel as 
mitigation for impacts to habitat for nesting birds, including but not 
limited to white-tailed kite, golden eagle, and loggerhead shrike. 
Preservation of an off-site mitigation in perpetuity would also 
compensate for loss of foraging habitat for those species for which 
foraging habitat (but not nesting habitat) is impacted, including 
California condor, and peregrine falcon. A mitigation ratio of at least 
1:1 (preserved: impacted) will ensure replacement of lost nesting 
habitat. The selection of mitigation lands shall prioritize lands as 
close to the project area as possible, contiguous with Camp Roberts 
or contiguous with existing preserved open space in the San Miguel 
region. A conservation easement shall be placed on the mitigation 
parcel, establishing the land as wildlife habitat in perpetuity. The 
mitigation parcel, if purchased outright, could be conveyed to a 
nonprofit or public agency for permanent protection. The 
conservation easement or conveyance to a nonprofit or public agency 
must be completed prior to the initiation of construction activities. 
The applicant shall provide a secure source of funding to ensure 
completion of the enhancement activities on site and to provide for 
its long-term management and maintenance. The CDFG shall 
approve the use of the site as suitable mitigation.  

Prior to tract improvement plan approval or the issuance of any 
grading permits, the applicant shall prepare a detailed mitigation and 
monitoring plan describing all elements of the mitigation that would 
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compensate for the loss of grassland and savannah habitat (e.g., long-
term management actions, grazing management, monitoring and 
reporting requirements, etc.), provisions to monitor the property, and 
how and which corrective actions would be implemented, if they 
become necessary. This plan shall be subject to review by and 
approval of the County and the CDFG prior to issuance of any 
grading permits. 

Mitigation for nesting birds may be accomplished by the kit fox off-
site habitat mitigation (Mitigation Measures 4.6.2.d and 4.6.2.e) if 
the mitigation site is determined to be suitable for nesting birds and 
the management plan includes measures for nesting and foraging 
birds. 

Biological Resources: Substantial adverse impacts to 
Vernal Pool Fairy Shrimp (Threshold 4.6.1). The 
proposed project could result in direct and/or indirect 
impacts to the federally threatened vernal pool fairy 
shrimp. The proposed project would disturb lands along 
Mission Street that might support vernal pool fairy 
shrimp. Seasonal pools that support an unlisted fairy 
shrimp, versatile fairy shrimp, have been reported from 
the area between Mission Street and the UPRR near the 
Mission Street/US 101 undercrossing. Mitigation 
Measure 4.6.8 would reduce this impact to less than 
significant.  

Mitigation Measure 4.6.8: Vernal Pool Fairy Shrimp  

a. Protocol-Level Surveys. Prior to tract improvement plan approval 
or the issuance of any grading permits, the applicant shall retain a 
qualified biologist to be approved by the County Planning and 
Building Department to conduct protocol-level surveys for vernal 
pool fairy shrimp in the seasonally ponded features located between 
Mission Street and the Union Pacific Railroad (UPRR) tracks. These 
surveys would follow the protocol specified in the Interim Survey 
Guidelines to Permittees for Recovery Permits under Section 
10(a)(1)(A) of the Endangered Species Act (ESA) for Listed Vernal 
Pool Branchiopods (United States Fish and Wildlife Service 
[USFWS], 1996).  

b. United States Fish and Wildlife Service (USFWS) Consultation. 
If vernal pool fairy shrimp are found in the seasonally ponded 
features between Mission Street and the UPRR tracks, the project 
applicant shall attempt to avoid these pools. If avoidance is not 
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possible, consultation with the USFWS regarding potential impacts 
to vernal pool fairy shrimp from the proposed project would be 
necessary. Minimization measures might include directional boring 
beneath the pools in order to minimize disturbance to the vernal 
pools. If disturbance to the pools cannot be avoided, the project 
applicant shall obtain an incidental take authorization under Section 
7 or Section 10 of the FESA prior to initiation of 
construction activities. The project applicant shall comply with all 
terms of the incidental take permit, including all mitigation 
requirements. The following measure shall also apply: 

1. In order to compensate for the loss of vernal pool crustacean 
habitat, the project applicant shall preserve in perpetuity an off-
site parcel as mitigation for impacts to vernal pool fairy shrimp. 
The mitigation would include preservation of existing vernal 
pool fairy shrimp habitat at a ratio of 2:1 and creation of vernal 
pool crustacean habitat at a ratio of 1:1 for a total of 3 acres 
(ac) preserved for each acre of impact.  

Mitigation for vernal pool fairy shrimp impact may 
be accomplished concurrent with kit fox habitat mitigation 
(Mitigation Measures 4.6.2.d and 4.6.2.e) if the mitigation site 
contains vernal pools and is deemed to be suitable for vernal 
pool fairy shrimp. The management plan must include measures 
for the vernal pool fairy shrimp. 

2. A conservation easement shall be placed on the mitigation 
parcel, establishing the land as wildlife habitat in perpetuity. The 
conservation easement must be completed prior to the initiation 
of construction activities in the project area. A comprehensive 



 
 
E N V I R O N M E N T A L  I M P A C T  R E P O R T  C O U N T Y  O F  S A N  L U I S  O B I S P O  
S A N  M I G U E L  R A N C H  J U L Y  2 0 0 9  
 

P:\SLB0603\FEIR\1.0 Executive Summary.doc «07/28/09» 1-120

Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

habitat management plan shall be developed for the mitigation 
area that stipulates allowable activities (i.e., grazing) and details 
methods to be used to create and maintain new aquatic habitat 
for vernal pool fairy shrimp and enhancements to improve 
aquatic habitats and their associated uplands on the preservation 
portions of the mitigation site. The habitat management plan 
shall be submitted to the County, USFWS, and the California 
Department of Fish and Game (CDFG) for review and approval. 
The applicant shall provide an endowment fund in an amount to 
be determined by the County and resources agencies to fund the 
construction, maintenance, and monitoring of the mitigation site 
in perpetuity. 

3. Should the use of a directional bore be infeasible, the project 
applicant shall salvage soil from the impacted vernal pool 
complex for translocation to the mitigation site. The procedure 
of methods used to collect the soil and relocate it to the off-site 
mitigation area shall be detailed in the mitigation plan. Collected 
eggs/soils shall be made available for habitat restoration efforts; 
however, all introductions/reintroductions shall be limited to 
areas in the same recovery area or local genetic population 
complex. 

Biological Resources: Substantial adverse effect on 
any riparian habitat or other sensitive natural 
community (Threshold 4.6.2). Due to the large acreage 
of the project area and the permanent conversion of 
habitats located there, the proposed project may result in 
significant direct and indirect impacts to blue oak 
savannah and jurisdictional waters. Implementation of 
Mitigation Measure 4.6.9 would reduce potential 

Mitigation Measure 4.6.9: Blue Oak Savannah/Woodlands. 
Procedures for mitigating effects of oak woodland conversions are 
specified in Senate Bill (SB) 1334. These procedures include 
(1) conservation of oak woodlands through the use of conservation 
easements; (2) planting and maintaining replacement trees for a period of 
seven years; (3) contribution of funds to the Oak Woodlands 
Conservation Funds; and/or (4) other mitigation measures developed by 
San Luis Obispo County (County). Mitigation requirements can be no 
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impacts to blue oak savannah to a less than significant 
level. Mitigation Measure 4.6.10 would reduce potential 
impacts to jurisdictional waters to a less than significant 
level. 

more than 50 percent fulfilled through replacement plantings for any 
given project, according to Senate Bill (SB) 1334. Furthermore, the 
County currently defines oak woodlands as those areas with greater than 
10 percent canopy cover and defines an impact to oak woodlands as the 
removal of 10 oak trees or 10 percent of the canopy cover. This 
mitigation measure specifies avoidance and minimization measures for 
impacts to blue oak savannah, including preparation of an oak tree 
replacement plan, planting of replacement trees at County-required 
ratios, maintenance and monitoring of the new habitat, and participation 
in the County’s oak woodland mitigation plan. 

a. Avoidance and Minimization Measures. Prior to tract 
improvement plan approval or the issuance of any grading permits, 
the applicant shall retain a certified arborist to be approved by the 
County Department of Planning and Building to ensure that 
avoidance and minimization measures are in place. Protection 
measures would be implemented to ensure that the trees intended to 
remain on site are not harmed during construction. All trees that are 
to be retained on site shall have a protective buffer of 1.5 times the 
distance from the trunk of the tree to the drip line, measured from the 
tree trunk, or a minimum of 25 foot (ft) buffer from the dripline, 
whichever is greater. No grading, tilling, deposition of fill, 
compaction (regular use of vehicles) , placement of impermeable 
surfaces, or irrigation is to occur within the tree protection zone. If 
grading in the root zone cannot be avoided, retaining walls shall be 
constructed to minimize cut-and-fill impacts. If necessary, the 
certified arborist would have the authority to halt construction to 
ensure that avoidance and minimization measures are enforced. 

All areas to be avoided during construction activities would be 
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maintained by the placement of orange construction fencing a 
minimum or 25 ft or 1.5 times the distance from the trunk outside of 
the drip line, whichever is greater. It is the applicant’s responsibility 
to ensure that the fencing remains intact and that trees are not 
damaged during construction. If construction would occur within 
25 ft of native trees that are to be avoided, the applicant shall install 
exclusion fencing to ensure that no project impacts occur to native 
trees.  

The applicant shall retain an arborist approved by the County’s 
Planning and Building Department to provide on-site monitoring 
services during construction activities. Monitoring during all four 
phases of construction shall ensure that many of the trees potentially 
damaged by construction would be documented and mitigated for, 
based on the County’s 2:1 replacement requirement for damaged 
oaks. 

b. Tree Planting, Maintenance, and Monitoring. Mitigation for tree 
loss would include in-kind replacement of all mature native trees 
greater than 5 inches in diameter at breast height (dbh). For native 
mature trees removed, a replacement ratio of 4:1 would be required. 
For native mature trees damaged, a replacement ratio of 2:1 would 
be required. An oak tree replacement plan shall be prepared that 
quantifies the number of trees to be planted based on impacts during 
construction. This replacement plan shall be prepared by an arborist 
approved by the County and reviewed by the County Planning and 
Building Department prior to the issuance of grading permits. The 
Oak Replacement Plan shall prioritize replacement of oaks on-site, 
with off-site plantings if necessary to fully mitigate the projects’ 
direct and indirect impacts to native oak trees. Prior to tract 
improvement plan approval or the issuance of any grading permits, 
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trees shall be planted, fenced, and appropriately irrigated. 

All planted trees should be placed on no less than 20 ft centers if 
possible so that trees are not crowded. Spacing may be less if 
deemed acceptable by the restoration specialist and the County 
arborist. As many of these planted oak trees as possible should be 
planted within on-site areas proposed for landscaping (adjacent to 
roadways, parking lots, and retail/office buildings). Some native 
drought-tolerant tree species recommended for planting include blue 
oak, Valley oak, California ash (Fraxinus dipetala), Oregon ash 
(Fraxinus latifolia), black walnut (Juglans californica ssp. hindsii), 
and Western sycamore (Platanus racemosa). 

Recommended timing for planting native plants is generally in the 
late fall to early winter. Seed should be collected locally and grown 
in the nursery before planting. To ensure success of the plantings, a 
number of measures have been proposed.  

It is likely that tree planting to mitigate direct impacts to trees could 
be accommodated on site. To account for indirect impacts to trees, 
additional trees may need to be planted in off-site areas proposed for 
conservation. These mitigation lands could likely coincide with lands 
to be purchased as compensation for impacts to the federally listed as 
endangered and State listed as threatened San Joaquin kit fox, as 
discussed above under Mitigation Measure 4.6.2. Should these lands 
provide minimal or no opportunity for planting, the applicant may be 
able to negotiate a higher compensation ratio to preserve the trees on 
mitigation lands. For instance, a 2,200-acre (ac) parcel in the vicinity 
could easily support several thousand blue oak trees. These shall be 
protected under a conservation easement and provide for 6:1 or 8:1 
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mitigation ratio for those trees removed or damaged during or after 
construction. 

Maintenance and monitoring of the planted trees until they are 
permanently established (typically 5–7 years) shall also be 
conducted. This includes the installation of an irrigation system to 
ensure that the plantings survive a two- to five-year establishment 
period, the placement of mulch or weed mats around all plantings to 
protect against competition from weeds, regular weeding, the 
installation of tree shelters around all plantings to protect against 
herbivory by small mammals and deer until they are approximately 2 
meters (m) (6.5 ft) tall, and a 5-year monitoring program to ensure 
that at least 80 percent of the plantings have survived by the 
conclusion of Year 5. In the event survivorship falls below 
80 percent during the first 5 years, replacement trees shall be 
purchased and planted to bring the total number of trees planted and 
alive by the end of 5 years up to the number that fulfills the 
80 percent survivorship criterion. Annual monitoring reports would 
be made available to the applicant and any resource agencies that 
may request copies.  

c. Conservation Easement and/or Contribution to the Oak 
Woodlands Conservation Fund. Planting as described above can 
accommodate up to 50 percent of the mitigation requirements with 
respect to impacts to native oak woodlands. The remaining 50 percent 
can be accommodated by implementing the County’s Oak Woodland 
Mitigation Plan. A minimum of a 2,000-square-foot (sf) area per tree 
removed will be placed under conservation easement. This mitigation 
requirement could likely be fulfilled in conjunction with mitigation 
measures for the San Joaquin kit fox and the Western burrowing owl. 
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Biological Resources: Substantial adverse effect on 
any riparian habitat or other sensitive natural 
community (Threshold 4.6.2). Due to the large acreage 
of the project area and the permanent conversion of 
habitats located there, the proposed project may result in 
significant direct and indirect impacts to blue oak 
savannah and jurisdictional waters. Implementation of 
Mitigation Measure 4.6.9 would reduce potential 
impacts to blue oak savannah to a less than significant 
level. Mitigation Measure 4.6.10 would reduce potential 
impacts to jurisdictional waters to a less than significant 
level. 

Mitigation Measure 4.6.10: Jurisdictional Waters. Prior to tract 
improvement plan approval or the issuance of any grading permits, the 
applicant shall develop a detailed wetland mitigation plan. This plan will 
provide for the creation of compensatory habitat in the immediate project 
vicinity. Replacement ratios would be 1:1 for seasonal wetlands and 
nonwetland jurisdictional waters.  

The goals of the wetland mitigation plan shall be clearly defined. These 
goals would be established after first consulting the United States Army 
Corps of Engineers (ACOE) and the California Department of Fish and 
Game (CDFG). The goals of the proposed wetland mitigation plan must 
be consistent with management objectives of these two agencies. The 
attributes and ecological functions of the wetland habitat to be created 
shall be identified. At a minimum, replacement wetlands shall be 
constructed that mimic the wetlands to be destroyed. The goals of the 
wetland mitigation plan shall be stated in terms of the expected habitat 
values and potential wildlife use associated with the riparian plantings. 

Measurable performance standards shall be incorporated into the wetland 
mitigation plan. These standards would address both survivorship of all 
riparian plantings and vegetative cover values to be achieved by the 
conclusion of the monitoring period. Milestones shall be established 
during the monitoring period, at which time it shall be determined 
whether the replacement wetlands are on track to meet the final 
performance standards at the end of the monitoring period. 

The mitigation plan shall include detailed planting and maintenance 
instructions. These instructions would, at a minimum, include the 
following elements:  
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1. Maps showing the locations of preserved and replacement wetlands; 

2. Detailed instructions for the revegetation of all replacement 
wetlands;  

3. A discussion of irrigation alternatives, one of which may be 
necessary during the plant establishment period for any riparian 
plantings; and, 

4. Other annual maintenance activities that may be necessary during the 
establishment period (i.e., weed abatement, protection of trees and 
shrubs from rodent damage). 

Implementation of the mitigation measures identified in this document 
would be completed within 6 to 12 months of completion of the project. 

Prior to tract improvement plan approval or the issuance of any grading 
permits, the applicant shall retain a qualified wetland biologist to be 
approved by the County Department of Planning and Building to ensure 
that avoidance and minimization measures are in place and to conduct 
monitoring as appropriate. The designated mitigation area shall be 
monitored annually for at least five years. Monitoring shall consist of a 
Routine Wetland Determination, On-site Inspection Necessary as 
outlined in the 1987 United States Army Corps of Engineers (Corps of 
Engineers) Wetland Delineation Manual. Monitoring may also include 
the collection of vegetation data and the periodic collection of surface 
and groundwater data. All data collected would be used to determine 
whether the goals and performance standards of the mitigation plan had 
been met at the conclusion of the monitoring period. 
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Biological Resources: A substantial adverse effect on 
federally protected wetlands as defined by Section 
404 of the Clean Water Act. (Threshold 4.6.3). The 
proposed project would directly impact 0.2 ac (3,684 
linear feet) of jurisdictional waters from construction of 
proposed project roadways. Additional impacts to 
jurisdictional waters could occur from activities within 
individual lots, open space areas, and from construction 
of retention basins. Indirect impacts could also occur to 
jurisdictional waters. Implementation of Mitigation 
Measure 4.6.10 would reduce potential impacts to a less 
than significant level. 

Refer to Mitigation Measure 4.6.10. Class II, Less 
Than 
Significant 
After 
Mitigation 

Biological Resources: Interfere substantially with 
wildlife movement or migratory wildlife corridors, 
impede the use of native nursery sites (Threshold 
4.6.4). Class II. Impacts to the movements of American 
badger, Monterey dusky-footed woodrat, California 
legless lizard, Western spadefoot toad, Blainville’s 
(coast) horned lizard, Western burrowing owl, and other 
nesting birds can be mitigated to a less than significant 
level.  

Refer to Mitigation Measures 4.6.3 through 4.6.8. Class II, Less 
Than 
Significant 
After 
Mitigation 
Incorporated 

Biological Resources: Conflict with any local policies 
or ordinances protecting biological resources, such as 
a tree preservation policy or ordinances (Threshold 
4.6.5). The proposed project may result in significant 
direct and indirect impacts to native trees protected 
under SB 1334 and the County guidelines and practices. 
Implementation of Mitigation Measure 4.6.9 would 

Refer to Mitigation Measure 4.6.9. Class II, Less 
Than 
Significant 
After 
Mitigation 
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reduce potential impacts to trees protected under SB 
1334 and San Luis Obispo County Tree Guidelines to a 
less than significant level. 

Cumulative Biological Impacts. The project would 
result in a direct permanent loss of 392 ac of agricultural 
and native habitats. The effect of the conversion on this 
acreage on wildlife foraging, movement, and 
nesting/denning from the proposed project will 
contribute incrementally to the overall impact to wildlife 
in the vicinity. Except for the San Joaquin kit fox, the 
loss of this habitat caused by the proposed project would 
not be cumulatively considerable in that other adjacent 
agricultural lands, ranches and Camp Roberts provide 
habitat for these species (Class II).  

Refer to Mitigation Measures 4.6.1—4.6.12. Class II, Less 
Than 
Significant 
After 
Mitigation for 
Special-Status 
Plant and 
Wildlife Species 
(other than San 
Joaquin kit 
fox), and 
Sensitive 
Habitats.  

Cultural Resources: Substantial adverse change in 
the significance of a historical resource (Threshold 
4.7.1). The proposed project may result in significant 
impacts to buried archaeological deposits if such 
deposits are unearthed or discovered during ground-
disturbing project activities. Implementation of 
Mitigation Measure 4.7.1 would reduce potential 
impacts to buried archaeological deposits on the 
proposed Development project site and potable 
water/wastewater pipeline corridors to a less than 
significant level. Implementation of Mitigation 
Measures 4.7.2 and 4.7.3 would reduce potential impacts 
to buried archaeological deposits on the Wastewater 

Mitigation Measure 4.7.1 Accidental Discovery. The Agriculture and 
Open Space Element Policy OSP33(b), Section 19.20.035(a) of the 
County Building and Construction Ordinance, and Section 22.10.040 of 
the County Land Use Ordinance, shall be implemented in the event that 
archaeological deposits are unearthed or discovered during ground-
disturbing project activities. The following mitigation shall also apply in 
the event that archaeological deposits are discovered: 

Prior to issuance of a construction permit/tract improvement plan, the 
applicant shall submit a monitoring plan, prepared by a subsurface-
qualified archaeologist, for review and approval by the County 
Environmental Coordinator. The monitoring plan shall include at a 
minimum: (1) a construction worker training program, including 
instruction on identifying archaeological materials and the appropriate 

Class II, Less 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

Treatment Plant Expansion site to a less than significant 
level. 

procedures to follow in the event that such materials are encountered 
during the project; (2) provisions for work stoppage if deposits of 
prehistoric or historical archaeological materials are encountered; (3) 
weekly “spot check” monitoring of the areas under disturbance by a 
qualified archaeologist (to be approved by the County Environmental 
Coordinator); initial observation of areas at initial disturbance activities 
may be warranted with a decreased level of observation as construction 
progresses; (4) provisions for decreasing (or cessation) of monitoring, or 
increase in the level of monitoring based on observations and resource 
discovery; monitoring shall continue until, in the archaeologist’s 
judgment and with the approval of the County Environmental 
Coordinator, cultural resources are not likely to be encountered; (5) a list 
of personnel involved in the monitoring activities; (6) a description of 
how the monitoring shall occur; (7) based on the existing surface surveys, 
no cultural resources are anticipated, but if deposits of prehistoric or 
historical archaeological materials are encountered during project 
activities, all work within 25 feet (ft) of the discovery shall be redirected 
and a qualified archaeologist contacted (if an archaeological monitor is 
not on site) to assess the find, consult with the County Environmental 
Coordinator, and make recommendations for the treatment of the 
discovery; a Salinan Tribal representative shall be contacted to review the 
find and consult with the archaeologist regarding recommendations for 
the treatment of the discovery; (8) a description of circumstances that 
would result in the halting of work at the project site (e.g., what is 
considered a “significant” archaeological site); (9) a description of 
procedures for halting work on the site and notification procedures; and 
(10) a description of monitoring reporting procedures.   

Upon completion of all monitoring activities, the consulting 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

archaeologist shall submit a report to the County Environmental 
Coordinator summarizing all monitoring activities and confirming that all 
recommended mitigation measures have been met. 

Mitigation Measure 4.7.2: Preconstruction Archaeological Testing: 
Wastewater Treatment Plant Expansion Site. Prior to submittal of an 
application for a Conditional Use Permit (CUP), preconstruction 
archaeological testing shall occur within the Wastewater Treatment Plant 
Expansion area at the debris locus and immediate vicinity of the former 
building site if those areas are proposed to be affected by the Wastewater 
Treatment Plant expansion. The testing shall determine whether 
significant intact subsurface historic period archaeological deposits will 
be affected by ground-disturbing activities. The debris locus shall be 
recorded on the appropriate Department of Parks and Recreation (DPR) 
523 forms as part of the preconstruction archaeological testing. 
 
If subsurface archaeological deposits are encountered during 
preconstruction testing, a determination will be made whether such 
deposits are historical or archaeological resources for purposes of the 
California Environmental Quality Act (CEQA). If the deposit is not a 
historical or archaeological resource, no further protection of the resource 
is necessary. If the resource is eligible, the applicant shall delineate the 
archaeological site as an Environmentally Sensitive Area on the project 
plans. All new development (e.g., access roads, driveways, utility 
trenches) shall be located outside the Environmentally Sensitive Area. If 
construction cannot avoid the Environmentally Sensitive Area, the San 
Miguel Community Services District (CSD) shall implement the 
recommendations of the archaeologist (as presented in a technical report 
of findings produced subsequent to the preconstruction testing). 

Mitigation Measure 4.7.3: Archaeological Monitoring: Wastewater 
Treatment Plant Expansion Site. Prior to issuance of a construction or 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

grading permit for the Wastewater Treatment Plant Expansion area, the 
applicant shall submit a monitoring plan, prepared by a qualified 
archaeologist, for the review and approval by the County Environmental 
Coordinator. The monitoring plan shall include at a minimum: (1) a list 
of personnel involved in the monitoring activities; (2) a description of 
how the monitoring shall occur; (3) a description of frequency of 
monitoring (e.g., full-time, part time, spot checking); (4) a description of 
which resources are expected to be encountered; (5) a description of 
circumstances that would result in the halting of work at the project site 
(e.g., what is considered a “significant” archaeological site); (6) a 
description of procedures for halting work on the site and notification 
procedures; and (7) a description of monitoring reporting procedures.  

During all ground-disturbing construction activities, the San Miguel 
Community Services District (CSD) shall retain a qualified archaeologist 
(approved by the County Environmental Coordinator) and a Salinan tribal 
representative to monitor all earth-disturbing activities, per the approved 
monitoring plan. If any significant historical resources, archaeological 
resources, or 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 San Miguel CSD shall implement required mitigation 
per the County Environmental Coordinator. 
 
Upon completion of all monitoring/mitigation activities, the consulting 
archaeologist shall submit a report to the County Environmental 
Coordinator and the San Miguel CSD summarizing all 
monitoring/mitigation activities and confirming that all recommended 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

mitigation measures have been met. 

Cultural Resources: Substantial adverse change in 
the significance of an archaeological resource 
(Threshold 4.7.2). The proposed project may result in 
significant impacts to buried archaeological deposits if 
such deposits are unearthed or discovered during 
ground-disturbing activities. Implementation of 
Mitigation Measure 4.7.1 would reduce potential 
impacts to buried archaeological deposits on the 
proposed Development project site and potable 
water/wastewater pipeline corridors to a less than 
significant level. Implementation of Mitigation 
Measures 4.7.2 and 4.7.3 would reduce potential impacts 
to buried archaeological deposit on the Wastewater 
Treatment Plant Expansion site to a less than significant 
level.  

Refer to Mitigation Measures 4.7.1–4.7.3 above. Class II, Less 
Than 
Significant 
After 
Mitigation 

Cultural Resources: Directly or indirectly destroy a 
unique paleontological resource or site or unique 
geological feature (Threshold 4.7.3).  

The proposed project may result in significant impacts to 
presently unknown buried paleontological resources. 
Implementation of Mitigation Measure 4.7.4 would 
reduce potential impacts to buried paleontological 
resources on the proposed project site (i.e., the proposed 
Development project site and all off-site infrastructure 
improvement areas) to a less than significant level.  

Mitigation Measure 4.7.4: Paleontological Monitoring: Development 
Project Site. Prior to issuance of construction or grading permits at the 
Development project site and off-site components, the applicant shall 
submit a monitoring plan, prepared by a qualified paleontologist, for the 
review and approval by the County Environmental Coordinator. The 
monitoring plan shall include at a minimum: (1) a list of personnel 
involved in the monitoring activities; (2) a description of how the 
monitoring shall occur; (3) a description of frequency of monitoring (e.g., 
full-time, part time, spot checking); (4) a description of which resources 
are expected to be encountered; (5) a description of circumstances that 
would result in the halting of work at the project site (e.g., what is 
considered a “significant” paleontological resource); (6) a description of 
procedures for halting work on the site and notification procedures; and 

Class II, Less 
Than 
Significant 
After 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

(7) a description of monitoring reporting procedures.  

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

Upon completion of all monitoring/mitigation activities, the consulting 
paleontologist shall submit a report to the County Environmental 
Coordinator summarizing all monitoring/mitigation activities and 
confirming that all required mitigation measures have been met. 

Cultural Resources: Disturb any human remains, 
including those interred outside of formal cemeteries 
(Threshold 4.7.4). The proposed project may result in 
significant impacts to unknown buried human remains. 
Implementation of Mitigation Measure 4.7.5 would 
reduce potential impacts to unknown buried human 
remains on the proposed project site (i.e., the proposed 
Development project site and all off-site infrastructure 
improvement areas) to a less than significant level.  

Mitigation Measure 4.7.5: Discovery of Human Remains. If human 
remains are encountered, these remains shall be treated in accordance 
with California Health and Safety Code Section 7050.5, County Building 
and Construction Ordinance Section 19.20.035(b), and County Land Use 
Ordinance Section 22.10.040(B).  

If human remains are encountered by project activities, construction 
activities shall be halted and the construction supervisor shall notify the 
County Coroner and County Environmental Coordinator immediately. A 
qualified archaeologist shall also be contacted to assess the situation. If 
the remains are of Native American origin, the Coroner shall notify the 
Native American Heritage Commission (NAHC) within 24 hours of this 
identification. The NAHC shall identify a Native American Most Likely 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

Descendant (MLD) to inspect the site and provide recommendations for 
the proper treatment of the remains and associated grave goods. The 
County shall ensure that the treatment recommendations of the 
consulting archaeologist and MLD are implemented prior to project 
construction or actions that could adversely affect the remains in 
question.  

Upon completion of the assessment, the archeologist shall prepare a 
report documenting the methods and results and provide 
recommendations regarding the treatment of the human remains and any 
associated cultural materials, as appropriate, and in coordination with the 
recommendations of the MLD. The report shall be submitted to San 
Miguel Ranch, LLC; the San Luis Obispo County Department of 
Planning and Building; and the Central Coast Information Center. The 
County Environmental Coordinator shall be responsible for reviewing 
any reports produced by the archaeologist to determine the 
appropriateness and adequacy of findings and recommendations. 

Geology and Soils (Threshold 4.8.1): Expose people or 
structures to potential substantial adverse effect, 
including the risk of loss, injury, or death involving:  

a) Rupture of a known earthquake fault, as delineated on 
the most recent Alquist-Priolo Earthquake Fault Zoning 
Map issued by the State Geologist for the area or based 
on other substantial evidence of a known fault, 

b) Strong seismic ground shaking 

c) Seismic related ground failure, including liquefaction 
or 

Mitigation Measure 4.8.1: California Building Code Compliance and 
Seismic Standards. Structures shall be designed in accordance with the 
seismic parameters presented in the geotechnical engineering report 
(Mid-Coast, 2006) and applicable sections of Section 1613 of the 2007 
California Building Code (CBC). The term “structures”, as used herein, 
is considered to include the water tank. Prior to issuance of building 
permits for structures planned for the tract, the soils engineer and the 
Director of the County of San Luis Obispo Department of Planning and 
Building, or designee, shall review foundation plans to verify that 
structural design conforms to the recommendations of the geotechnical 
engineering report. Prior to issuance of building permits for individual 
lots, the soils engineer and the Director of the County of San Luis Obispo 
Department of Planning and Building, or designee, shall review 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

d) Landslides  

b) Strong seismic ground shaking generated by 
seismic activity is considered a potentially significant 
impact that may affect the proposed project. With 
implementation of Mitigation Measure 4.8.1, this 
potential impact would be reduced below a level of 
significance. 

c) Seismic related ground failure, including 
liquefaction: Class III for Development project site, 
Class II for Wastewater Treatment Plant expansion site. 
The potential for liquefaction and lateral spreading to 
occur on the Development project site is low and no 
mitigation is required. The moderate to high potential for 
liquefaction and lateral spreading to occur at the 
Wastewater Treatment Plant expansion site could result 
in damage to structures and other improvements. 
Implementation of Mitigation Measure 4.8.2 would 
reduce this potential impact to a less than significant 
level. 

foundation plans for the lots to verify the applicability of 
recommendations presented in the geotechnical engineering report and 
that structural design conforms to the recommendations of the 
geotechnical engineering report. It may be determined that site-specific 
geotechnical engineering reports for some or all of the individual lots or 
for specific improvements, such as the water tank, are necessary or that 
the geotechnical engineering report needs to be updated to conform with 
current code requirements. If this is the case, geotechnical engineering 
reports conforming to Sections 1802.2 through 1802.6 and J104.3 (or 
other applicable sections) of the CBC shall be prepared for individual 
lots by a qualified soils engineer. Such reports should provide seismic 
parameters for use in design and shall be subject to review by the 
Director of the County of San Luis Obispo Department of Planning and 
Building, or designee, prior to issuance of building permits. 

Mitigation Measure 4.8.2: Wastewater Treatment Plant Expansion 
Site: Liquefaction and Lateral Spreading. The potential for 
liquefaction and lateral spreading at the Wastewater Treatment Plant 
expansion site shall be addressed in a geotechnical engineering report 
prepared by a qualified soils engineer. The report shall conform to 
Sections 1802.2 through 1802.6 and J104.3 (or other applicable 
sections) of the 2007 California Building Code (CBC). If liquefaction 
and/or lateral spreading potential are found to exist, recommendations for 
mitigation including but not limited to ground modification (such as 
chemical or pressure grouting, dynamic compaction, geogrid-stabilized 
building pads, or dewatering) alternate foundation types (such as mats, 
caissons, or driven piles), or establishment of appropriate setbacks as 
deemed necessary by the soils engineer shall be developed and presented 
in the geotechnical engineering report. Prior to issuance of grading or 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

building permits for such improvements, the soils engineer and the 
Director of the County of San Luis Obispo Department of Planning and 
Building, or designee, shall review and approve the final improvement 
plans. 

Geology and Soils: Soil erosion and loss of topsoil 
(Threshold 4.8.2). Proposed grading activities would 
result in expanses of exposed soil that will be susceptible 
to the erosive effects of wind, rain, and surface runoff. 
Implementation of Mitigation Measure 4.8.3 would 
reduce this potential impact to a less than significant 
level. 

Mitigation Measure 4.8.3: Erosion Control and Sedimentation Plan, 
and Drainage Plan. In accordance with County Codes 22.52.080 and 
22.52.090, an erosion control, and sedimentation plan, and a drainage 
plan shall be developed prior to issuance of the tract grading permit. The 
plans shall address erosion control during all phases of tract grading. Per 
the soils report update letter (Mid-Coast 2007), permanent erosion 
control measures should be implemented for all disturbed surfaces during 
tract grading and shall be updated each year prior to October 15 to reflect 
the specific conditions of the project site heading into the next wet 
season. These erosion control measures should include, but are not 
limited to, control of surface runoff, vegetation, brow ditches, mid-slope 
benches, and control of rodent activity. Other potential erosion control 
measures may include, but are not limited to, V-ditches, berms, or other 
drainage diversion features; straw bales; erosion matting; or other 
methods approved by the Director of the County of San Luis Obispo 
Planning and Building Department, or designee, and the Director of the 
County of San Luis Obispo Department of Public Works, or designee, 
and the County of San Luis Obispo Stormwater Management Program. 
Drainage shall discharge in a nonerosive manner away from 
improvements and, where slopes are present, away from the toes of the 
slopes. The Director of the County of San Luis Obispo Department of 
Planning and Building, or designee, shall be responsible for reviewing 
erosion control and sedimentation and drainage plans prior to project 
approval.  
 
During construction, erosion measures shall be implemented and will 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

remain in place throughout grading until all disturbed areas are 
permanently stabilized through vegetation or other means. During 
construction, the Director of the County of San Luis Obispo Department 
of Planning and Building, or designee, and the Director of the County of 
San Luis Obispo Department of Public Works, or designee, shall make 
site inspections to ensure implementation of approved plans. 

Geology and Soils: Expansive soils, creating 
substantial risks to life or property (Threshold 4.8.3). 
Soils at the Development project site where development 
of residential units and retail structures is planned are 
generally expansive. Implementation of Mitigation 
Measure 4.8.4 would reduce this potential impact to a 
less than significant level. 

Mitigation Measure 4.8.4: Development Project Site: Expansive Soil. 
Following grading, additional expansion index tests shall be performed 
and specific recommendations for mitigation developed by a qualified 
soils engineer contracted by the applicant. Mitigations may include, but 
are not limited to, premoistening of soils, use of nonexpansive material, 
post-tensioned slabs, construction of nonexpansive building pads, or use 
of caisson foundations. Prior to issuance of building permits for the 
approval of tract improvements, the project soils engineer shall review 
the final foundation and grading plans for the tract improvements and 
verify that expansive soil concerns have been mitigated. The Director of 
the County of San Luis Obispo Department of Planning and Building, or 
designee, shall be responsible for reviewing the project plans prior to 
issuance building permits.  

Prior to issuance of building permits for individual lots, the project soils 
engineer and the Director of the County of San Luis Obispo Department 
of Planning and Building, or designee, shall review foundation and 
grading plans for the lots and verify the applicability of recommendations 
presented in the geotechnical engineering report and that expansive soil 
concerns have been mitigated. It may be determined that site-specific 
geotechnical engineering reports for some or all of the individual lots are 
necessary. If this is the case, geotechnical engineering reports 
conforming to Sections 1802.2 through 1802.6 and J104.3 (or other 

Class II, Less 
Than 
Significant 
After 
Mitigation 



 
 
E N V I R O N M E N T A L  I M P A C T  R E P O R T  C O U N T Y  O F  S A N  L U I S  O B I S P O  
S A N  M I G U E L  R A N C H  J U L Y  2 0 0 9  
 

P:\SLB0603\FEIR\1.0 Executive Summary.doc «07/28/09» 1-138

Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

applicable sections) of the 2007 California Building Code (CBC) shall be 
prepared for individual lots by a qualified soils engineer. The County of 
San Luis Obispo Department of Planning and Building shall be 
responsible for reviewing plans for individual lot development prior to 
issuance of building permits.  

During construction, the soils engineer shall verify that expansive soil 
mitigation measures are implemented, and the Director of the County of 
San Luis Obispo Department of Planning and Building, or designee, shall 
make site inspections to ensure implementation of approved measures. 

Geology and Soils: Unstable geologic unit or soil, 
potentially resulting in landslides, lateral spreading, 
subsidence, liquefaction, or collapse (Threshold 
4.8.4).  

Slope Instability. Grading activities would result in cut-
and-fill slopes throughout the Development project site, 
and grading may also result in site alteration at the 
Wastewater Treatment Plant expansion site. Unstable 
cut-and-fill slopes could create significant short-term 
and long-term hazards. Implementation of Mitigation 
Measure 4.8.5 would reduce potential impacts related to 
landslides and project site grading (cut-and-fill slopes) to 
a less than significant level.  

Liquefaction and Lateral Spreading. The moderate to 
high potential for liquefaction and lateral spreading to 
occur at the Wastewater Treatment Plant expansion site 
could result in damage to structures and other 
improvements. Implementation of Mitigation Measure 
4.8.2 would reduce this potential impact to a less than 

Refer to Mitigation Measures 4.8.2 and 4.8.3 above. 

Mitigation Measure 4.8.5: Grading Operations and Slope Stability. 
Prior to issuance of grading permits for the approval of tract 
improvements, including the water tank, the project soils engineer and 
the Director of the County of San Luis Obispo Department of Planning 
and Building, or designee, shall review the final foundation and grading 
plans for the tract improvements, including the water tank, and verify that 
planned grading conforms to the recommendations of the geotechnical 
engineering report and update letter (Mid-Coast 2006/2007).  

Prior to issuance of grading permits for individual lots, the soils engineer 
and the Director of the County of San Luis Obispo Department of 
Planning and Building, or designee, shall review foundation and grading 
plans for the lots to verify the applicability of recommendations 
presented in the geotechnical engineering report and that planned grading 
conforms to the recommendations of the geotechnical engineering report. 
It may be determined that site-specific geotechnical engineering reports 
for some or all of the individual lots are necessary. If this is the case, 
geotechnical engineering reports conforming to Sections 1802.2 through 
1802.6 and J104.3 (or other applicable sections) of the 2007 California 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

significant level.  

Seismically Induced Settlement. Structures constructed 
at the Wastewater Treatment Plant expansion site and in 
the lower elevations of the Development project site 
may be subjected to seismically induced settlement 
during seismic activity. Liquefaction could result in 
lateral spreading along the banks of the Salinas River. 
Implementation of Mitigation Measure 4.8.6 would 
reduce potential impacts related to seismically induced 
settlement to a less than significant level.  

Subsidence Due to Hydrocompaction. The upper soils 
at the Development project site and the soils at the 
Wastewater Treatment Plant expansion site may be 
susceptible to hydrocompaction. Implementation of 
Mitigation Measure 4.8.7 would reduce potential 
impacts related to subsidence due to hydrocompaction to 
a less than significant level. The potential for subsidence 
to occur as a result of groundwater pumping on the 
Development project site is less than significant. 

Building Code (CBC) shall be prepared for individual lots by a qualified 
soils engineer. The Director of the County of San Luis Obispo 
Department of Planning and Building, or designee, shall be responsible 
for reviewing the project plans prior to issuance of grading permits.  

For the Wastewater Treatment Plant expansion site, a geotechnical 
engineering report shall be prepared that will address the stability of the 
existing slope, as well as the stability of the site following proposed 
grading. The report should conform to Sections 1802.2 through 1802.6 
and J104.3 (or other applicable sections) of the 2007 CBC. The Director 
of the County of San Luis Obispo Department of Planning and Building, 
or designee, shall be responsible for reviewing the project plans prior to 
issuance of grading permits. 

Excavation, fill, and construction activities shall conform to Title 19 of 
the County of San Luis Obispo Building and Construction Ordinance, 
and the CBC.  

During construction, the project soils engineer shall observe grading 
operations to document conformance with the recommendations of the 
report(s). During construction, the Director of the County of San Luis 
Obispo Department of Planning and Building, or designee, shall make 
site inspections to ensure implementation of approved plans. Any 
unusual subsurface conditions encountered during grading shall be 
brought to the attention of the project soils engineer. 

Mitigation Measure 4.8.6: Seismically Induced Settlement. The 
potential for seismically induced settlement at the Wastewater Treatment 
Plant expansion site and in the lower elevations of the Development 
project site shall be addressed in a geotechnical engineering report (or a 
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supplemental geotechnical engineering report, in the case of the 
Development project site) prepared by a qualified soils engineer. The 
report shall conform to Sections 1802.2 through 1802.6 and J104.3 (or 
other applicable sections) of the 2007 California Building Code (CBC). 
If a potential for seismically induced settlement is found to exist, 
recommendations for mitigation including but not limited to 
establishments of appropriate setbacks from the anticipated settlement 
area, ground modification (such as chemical or pressure grouting, 
dynamic compaction, geogrid-stabilized building pads, or dewatering), or 
alternate foundation types (such as mats, caissons, or driven piles) shall 
be developed as deemed necessary by the soils engineer and presented in 
the geotechnical engineering report. Prior to issuance of building permits 
for such improvements, the project soils engineer and the Director of the 
County of San Luis Obispo Department of Planning and Building, or 
designee, shall review and approve the final improvement plans.  

The potential for seismically induced settlement at the Wastewater 
Treatment Plant site shall be addressed in a geotechnical engineering 
report prepared by a qualified soils engineer. The report shall conform to 
Sections 1802.2 through 1802.6 and J104.3 (or other applicable 
sections) of the 2007 California Building Code (CBC). If a potential for 
seismically induced settlement is found to exist, recommendations for 
mitigation including but not limited to establishments of appropriate 
setbacks from the anticipated settlement area, ground modification (such 
as chemical or pressure grouting, dynamic compaction, geogrid-
stabilized building pads, or dewatering), or alternate foundation types 
(such as mats, caissons, or driven piles) shall be developed as deemed 
necessary by the soils engineer and presented in the geotechnical 
engineering report. Prior to issuance of building permits for such 
improvements, the project soils engineer and the Director of the County 
of San Luis Obispo Department of Planning and Building, or designee, 
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shall review and approve the final improvement plans. 

Mitigation Measure 4.8.7: Hydrocompaction. For the Development 
project site, a supplemental geotechnical report shall be prepared that 
specifically addresses the potential for hydrocompaction. For the 
Wastewater Treatment Plant expansion site, a geotechnical engineering 
report shall be prepared by a qualified soils engineer. The supplemental 
geotechnical report for the Development project site and the geotechnical 
engineering report for the Wastewater Treatment Plant expansion site 
shall conform to Sections 1802.2 through 1802.6 and J104.3 (or other 
applicable sections) of the 2007 California Building Code (CBC). If it is 
determined that a potential for hydrocompaction exists, recommendations 
for remediation, including but not limited to presaturation of soils prior to 
construction of improvements, use of articulating joints for utilities, or 
incorporating sufficient freeboard into basin designs as deemed necessary 
by the soils engineer shall be developed and presented in the reports. 
Grading shall conform to the recommendations presented in the 
supplemental geotechnical report for the Development project site and 
the geotechnical report for the Wastewater Treatment Plant expansion 
site.  

Prior to issuance of a grading or building permit, the soils engineer for 
each project and the Director of the County of San Luis Obispo 
Department of Planning and Building, or designee, shall review the final 
grading plans.  

During construction, the project soils engineer shall observe grading 
operations to document conformance with the recommendations of the 
report(s), and the Director of the County of San Luis Obispo Department 
of Planning and Building, or designee, shall make site inspections to 
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ensure implementation of approved measures. Any unusual subsurface 
conditions encountered during grading shall be brought to the attention of 
the project soils engineer. 

For the Wastewater Treatment Plant expansion site, a geotechnical 
engineering report shall be prepared by a qualified soils engineer. The 
report should address the potential for hydrocompaction. The 
geotechnical report shall conform to Sections 1802.2 through 1802.6 and 
J104.3 (or other applicable sections) of the 2007 California Building 
Code (CBC). If it is determined that a potential for hydrocompaction 
exists, recommendations for remediation, including but not limited to 
presaturation of soils prior to construction of improvements, use of 
articulating joints for utilities, or incorporating sufficient freeboard into 
basin designs as deemed necessary by the soils engineer shall be 
developed and presented in the report. Grading shall conform to the 
recommendations presented in the geotechnical report. 

Geology and Soils: Inundation by seiche, tsunami, or 
mudflow (Threshold 4.8.7). 

Seiches could occur in proposed retention basins or 
wastewater treatment ponds during seismic activity and 
could result in flooding and/or erosion of downslope 
areas. Implementation of Mitigation Measure 4.8.8 
would reduce potential impacts related to seiches to a 
less than significant level.  

Mitigation Measure 4.8.8: Seiche. At the Development project site, 
Basins shall be designed with sufficient freeboard to accommodate the 
seiche waves, or in such a manner that overtopping of basins can occur 
without damage to downslope areas due to flooding or erosion. The 
Director of the County of San Luis Obispo Department of Planning and 
Building, or designee, shall be responsible for reviewing the project plans 
prior to issuance of grading permits. At the Wastewater Treatment Plant 
expansion site, provisions shall be made to contain wastewater to avoid 
pollution of the Salinas River. The Director of the County of San Luis 
Obispo Department of Planning and Building, or designee, shall be 
responsible for reviewing the project plans prior to issuance of a grading 
or building permit. 

At the Wastewater Treatment Plant site, basins shall be designed with 
sufficient freeboard to accommodate the seiche waves, or in such a 

Class II, Less 
Than 
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manner that overtopping of basins can occur without damage to 
downslope areas due to flooding or erosion. The Director of the County 
of San Luis Obispo Department of Planning and Building, or designee, 
shall be responsible for reviewing the project plans prior to issuance of 
grading permits. The Director of the County of San Luis Obispo 
Department of Planning and Building, or designee, shall be responsible 
for reviewing the project plans prior to issuance of a grading or building 
permit. Provisions shall be made to contain wastewater to avoid pollution 
of the Salinas River. 

Cumulative Geology and Soils Impacts. 
Implementation of the pending and approved projects 
listed in the cumulative development scenario would 
increase development in the immediate region. 
Additional development, including the proposed project, 
would increase the number of people and structures 
exposed to a variety of geologic and soils hazards within 
the north County area. Potential impacts related to 
geologic, soils, and seismic hazards are all site-specific, 
and mitigation measures are applied to each project to 
minimize the potential for significant geologic impacts. 
All development projects are required to comply with 
State and local regulations regarding grading and 
construction; therefore, no cumulative impacts related to 
these issues have been identified. 

Refer to Mitigation Measures 4.8.1–4.8.8 Class II, Less 
Than 
Significant 
After 
Mitigation 

Hazards and Hazardous Materials: Significant 
hazard to the public or the environment through the 
routine transport, use, or disposal of hazardous 

Mitigation Measure 4.9.1: Soil Contaminants. Prior to issuance of any 
grading permit, the project applicant shall provide the County Director of 
Planning and Building, or designee, with documentation that the project 
area does not contain hazardous levels of pesticides or other known 

Class II, Less 
Than 
Significant 
After 
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materials (Threshold 4.9.1).  

Project construction activities would involve the routine 
use, handling, storage, transport, and disposal of 
hazardous materials such as fuels, paints, and solvents 
consistent with applicable federal, State, and local 
regulations.  

The construction contractor would be required to 
implement standard best management practices 
(BMPs) regarding hazardous materials storage, handling, 
and disposal during construction in compliance with the 
State General Permit to protect water quality (refer to 
Section 4.7, Hydrology and Water Quality). 

Because the project area has historically been and 
continues to be used for agricultural production, there is 
a potential for hazardous levels of pesticides to be 
present in the soils if persistent and highly toxic 
pesticides such as dichloro-diphenyl-trichloroethane 
(DDT) were formerly used and/or if pesticides were not 
properly applied. Similarly, undocumented subsurface 
features associated with agricultural use such as 
underground fuel tanks and associated piping may be 
present in the project area. Furthermore, subsurface soils 
may have been impacted by contaminants associated 
with debris present in the project area.  

There is the potential for hazardous materials to be 
conveyed into groundwater during construction via the 
two water wells on the Development project site that 
would not be utilized for the proposed project. 

contaminants in the soils and that no further investigation is needed. This 
documentation shall include a report prepared by a California Registered 
Civil Engineer or Registered Geologist with experience in hazardous 
materials investigation and remediation that specifies that hazardous 
levels of containments are not present at the site, as confirmed by 
historical information and/or soil sampling. 

If further investigation or soil remediation is required, a “No Further 
Action” letter from County Environmental Health Division shall be 
provided to the County Director of Planning and Building, or designee, 
once the remediation is complete. 

Mitigation Measure 4.9.2: Health and Safety Plan. Prior to issuance of 
any grading permit, the project applicant shall submit a Health and Safety 
Plan to the County Director of Planning and Building, or designee, for 
review and approval. The plan shall be consistent with local, State, and 
federal regulations and shall encompass all subsurface soil disturbance 
and any groundwater activities. The Health and Safety Plan shall include 
the following components: 

• A summary of all potential risks to construction workers, monitoring 
programs, maximum exposure limits for all site chemicals, and 
emergency procedures  

• Identification of a site health and safety officer  

• Methods of contact, phone number, office location, and 
responsibilities of the site health and safety officer  

• Emergency Response Plan 

• Specification that the site health and safety officer will be contacted 
immediately by the construction contractor if evidence of soil or 

Mitigation 
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Mitigation Measure 4.9.4 requires proper abandonment 
of these wells prior to construction, which would prevent 
the transmission of any surface hazardous materials into 
groundwater. 

There would be no significant adverse hazard to the 
public or the environment through the routine handling, 
storage, transport, use, or disposal of hazardous 
materials and/or wastes as a result of project long-term 
operations. Because the proposed project land uses 
would not store, use, or generate large quantities of 
hazardous materials, the proposed project would not 
create a significant hazard to the public or to the 
environment through reasonably foreseeable upset and 
accident conditions involving the release of hazardous 
materials into the environment. Finally, the proposed 
project would not emit hazardous levels of contaminants 
that would adversely affect nearby school properties. 

Significant adverse impacts related to use, transport, or 
disposal of hazardous materials and related to hazardous 
emissions during construction activities or project 
operation would be reduced to a less than significant 
level with implementation of Mitigation Measures 
4.9.1–4.9.6 and 4.1.1. 

groundwater contamination is encountered during site preparation 
and construction  

• Specification that the County Environmental Health Division will be 
notified if evidence of soil or groundwater contamination is 
encountered. 

Mitigation Measure 4.9.3: Unknown Substances. During construction 
activities, the project applicant shall immediately notify the County 
Director of Planning and Building, or designee, and the County 
Environmental Health Division, if any unknown substances, subsurface 
tanks/piping, or potentially hazardous materials are encountered. The 
County Environmental Health Division will determine the appropriate 
procedures for handling and disposal of the materials in accordance with 
local, State, and federal regulations. 

Mitigation Measure 4.9.4: Well Abandonment. Prior to issuance of a 
grading permit, the project applicant shall provide evidence to the County 
Director of Planning and Building, or designee, that two water wells not 
planned for project use have been properly abandoned in accordance with 
County and state requirements. This documentation shall include 
certification from the County Environmental Health Division that the 
wells have been properly abandoned. 

Mitigation Measure 4.9.5: Transformers. During construction 
activities, if pole-mounted transformers appear to be leaking, work shall 
stop in the area and the project applicant shall immediately notify Pacific 
Gas and Electric and the County Environmental Health Division. The 
County Environmental Health Division will determine the appropriate 
procedures for handling and disposal of the transformers in accordance 
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with local, State, and federal regulations. 

Mitigation Measure 4.9.6: Underground Transmission Lines. At least 
two working days prior to subsurface excavation, the project applicant 
shall notify the Underground Service Alert of Southern California by 
calling 811 to ensure that utility owners mark the locations of 
underground transmission lines and facilities. Prior to the issuance of any 
grading permit, the County Department of Planning and Building shall 
verify inclusion of this provision in the notes section on all plans. 

Hazards and Hazardous Materials: Create a 
significant hazard to the public or the environment 
through reasonably foreseeable upset and accident 
conditions involving the release of hazardous 
materials into the environment (Threshold 4.9.2). 
Refer to discussion above for Threshold 4.9.1.  

Refer to Mitigation Measures 4.9.1–4.9.6. Class II, Less 
Than 
Significant 
After 
Mitigation 

Hazards and Hazardous Materials: emit hazardous 
emissions or handle hazardous or acutely hazardous 
materials, substances, or waste within one-quarter 
mile of an existing or proposed school (Threshold 
4.9.3). Refer to discussion above under Threshold 4.9.1.  

Refer to Mitigation Measures 4.9.1–4.9.6. Class II, Less 
Than 
Significant 
After 
Mitigation 

Hazards and Hazardous Materials: Located on a site 
that is included on a list of hazardous materials sites 
compiled pursuant to Government Code Section 
65962.5 (Threshold 4.9.4). The project area is not on a 
list of hazardous materials sites. As discussed above, 
however, there is a potential to encounter hazardous 
levels of pesticides, unknown subsurface hazards, PCBs, 
and utilities during construction activities. Significant 
adverse impacts related to potential hazardous materials 

Refer to Mitigation Measures 4.9.1–4.9.6. Class II, Less 
Than 
Significant 
After 
Mitigation 
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in the project area would be reduced to a less than 
significant level with implementation of Mitigation 
Measures 4.9.1–4.9.6. 

Noise: Expose persons to or generate noise levels in 
excess of standards (Threshold 4.10.1).  

Exterior and interior noise levels would not exceed the 
County’s 60 and 45 dBA CNEL standards, respectively. 
No off-site traffic noise mitigation measures would be 
required.  

The proposed project would result in traffic noise 
increases of up to 5.2 and 7.2 dBA along Tenth Street 
west of US 101 for the 2007 with project and 2030 with 
project conditions, respectively. A noise level increase 
of 3 dBA or more is perceptible to the human ear within 
an outdoor environment. However, the existing 
residences would not be exposed to significant noise 
impacts. Potential impacts related to on-site traffic noise 
impacts for both interior and exterior noise standards 
would be reduced to below a level of significance with 
implementation of Mitigation Measures 4.10.1–4.10.4. 
Potential noise impacts associated with 
unloading/loading activities associated with proposed 
commercial uses would be reduced below a level of 
significance with implementation of Mitigation Measure 
4.10.5. 

Mitigation Measure 4.10.1: Sound Barriers. Prior to issuance of 
building permits, documentation shall be provided to the Director of the 
Department of Planning and Building, or designee, that shows that 
exterior noise levels at all sensitive land uses on the Development project 
site located within 981 feet (ft) of the United States Route 101 
(US 101) centerline do not exceed the County’s 60 A-weighted decibels 
(dBA) Community Noise Equivalent Level (CNEL) exterior noise 
standard. Sound reduction shall be achieved through the construction of a 
berm along US 101 and/or sound barriers ranging in height from 6 to 10 
feet (ft). The sound barrier may be any combination of solid materials 
such as concrete masonry unit (CMU), glass, and/or acrylic. 

Mitigation Measure 4.10.2: Perimeter Barriers for Balconies. Prior to 
issuance of building permits, the Director of the Department of Planning 
and Building, or designee, shall verify that plans include a 6 foot (ft) high 
barrier around the perimeter of each patio or balcony directly exposed to 
traffic noise from United States Route 101 (US 101) US 101 (i.e., not 
shielded by the proposed berm). The sound barrier may be any 
combination of solid materials such as concrete masonry unit (CMU), 
glass, and/or acrylic. 

Mitigation Measure 4.10.3: Building Facade Improvements. Prior to 
issuance of building permits, documentation shall be provided to the 
Director of the Department of Planning and Building, or designee, that 
shows that interior noise levels in residential units within 246 feet (ft) of 
the United States Route 101 (US 101) centerline do not exceed 
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45 dBA CNEL. Techniques to reduce noise levels include, but are not 
limited to, installation of commercially available windows with sound 
transmission class (STC) ratings of STC-32 or higher. 

Mitigation Measure 4.10.4: Ventilation Standards. Prior to issuance of 
building permits, documentation shall be provided to the Director of the 
Department of Planning and Building, or designee, that shows that on-
site residential structures within 1,555 feet (ft) of the United States Route 
101 (US 101) US 101 centerline would meet the ventilation standards 
required by the Uniform Building Code with windows closed. 

Mitigation Measure 4.10.5: Loading/Unloading Area Restrictions. 
One of the following mitigation measures shall be required for 
loading/unloading areas located within 160 feet (ft) of a sensitive land 
use: 

A. A 10 foot (ft) high sound barrier shall be constructed adjacent to the 
loading/unloading area. The location of the barrier would likely be 
along the boundary between the proposed Commercial Retail and 
Residential Single Family land use category interface, or  

B. Loading/unloading activities shall be restricted to the hours of 7:00 
a.m. to 10:00 p.m. daily. 

Prior to issuance of building permits, the Director of Planning and 
Building, or designee, shall verify that a 10 ft high sound barrier has been 
included adjacent to the loading/unloading area. If the barrier is not 
shown, a certificate of occupancy for commercial uses shall not be issued 
until verification (e.g., a copy of a lease agreement) is provided 
indicating that loading and unloading activities are restricted to the hours 
of 7:00 a.m. to 10:00 p.m. daily. 
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Cumulative Noise Impacts. Although project-related 
traffic would contribute to cumulative traffic noise 
impacts in the vicinity of the project site, the exterior 
and interior noise levels would not exceed the County’s 
60 and 45 dBA CNEL standards, respectively. 
Conversely, proposed sensitive land uses on the 
Development project site located within 981 ft of the 
US 101 centerline would be potentially exposed to noise 
levels exceeding the County’s 60 dBA CNEL exterior 
noise standard. Mitigation Measures 4.10.1–4.10.4 
reduce potential long-term cumulative on-site impacts 
from traffic noise to a less than significant level. 

Refer to Mitigation Measures 4.10.1—4.10.4 Class II, Less 
Than 
Significant 
After 
Mitigation  

Public Services and Utilities: Public Schools  
(Threshold 4.12.3). Based on the student generation 
rates provided by the Paso Robles Joint Unified School 
District, development of the proposed project would 
result in 130 new K–8 students and 56 new 9–12 
students. Based on current enrollment at Lillian Larsen 
Elementary, it appears the school does not have 
sufficient capacity to house students generated by the 
proposed project. Similarly, based on 2005–2006 
enrollment at Paso Robles High School, it appears that 
the school does not have sufficient capacity to service 
students generated by the proposed project. The need for 
additional classroom space is a potentially significant 
impact of the proposed project. 

With the payment of school facility fees allowed under 
California Government Code Sections 17620 and 65996, 

Mitigation Measure 4.12.2: School Facilities Fees. Prior to issuance of 
any building permits for construction on the Development project site, 
the project applicant shall submit proof of payment of school facility fees 
in accordance with California Code Section 65996. In addition, the 
project applicant shall notify the San Miguel Joint Union School District 
and the Paso Robles Unified School District in writing of the expected 
build-out dates for each phase of project development to allow the 
Districts time to plan for new students. A copy of the notice shall be 
submitted with the proof of payment. 
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project impacts related to school facilities would be 
reduced to less than significant levels. Mitigation 
Measure 4.12.2 requires the payment of school facility 
fees prior to issuance of any building permits on the 
Development project site and no additional mitigation is 
required. 

Public Services and Utilities: Sanitary Landfill 
adequate capacity. (Threshold 4.12.7). 

Although the amount of solid waste expected to be 
generated by the proposed project would represent a 
small percentage of the permitted daily waste acceptance 
and remaining capacity of the landfill, it would 
nevertheless hasten the utilization of the remaining 
capacity of area landfills. Therefore, the proposed 
project would result in a potentially significant impact 
related to solid waste capacity in the County. Potentially 
significant impacts related to solid waste disposal in the 
County would be reduced below a level of significance 
with implementation of Mitigation Measure 4.12.3.  

Mitigation Measure 4.12.3: Solid Waste Management and Recycling 
Program. Prior to issuance of occupancy permits for the proposed 
project, the project applicant shall submit a Solid Waste Management and 
Recycling Program to the Director of the Department of Planning and 
Building, or designee, for review and approval. The plan shall include, 
but not be limited to, the following: 

• The project’s Covenants, Conditions, and Restrictions 
(CC&Rs) shall require each residence to subscribe to waste and 
recycling/greenwaste recycling services. Nonresidential project 
components shall also be required to include recycling services.  

• During landscape design, trees shall be selected at an appropriate 
size and scale to reduce pruning waste over the long term. 

• Slow-growing, drought-tolerant, native vegetation shall be included 
in the landscape plan. Drought-tolerant plants require less pruning 
and generate less long-term pruning waste. 

Class II, Less 
Than 
Significant 
After 
Mitigation 

Cumulative Public Services, Utilities, and Service 
Systems 

The project’s contribution to significant cumulative 
impacts related to school facilities and solid waste would 
be reduced to a less than significant level with 
implementation of Mitigation Measures 4.12.2 and 

School Facilities: Refer to Mitigation Measure 4.12.2. 

Solid Waste: Refer to Mitigation Measure 4.12.3. 

Class II, Less 
Than 
Significant 
After 
Mitigation 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

4.12.3. 

Recreation: Increase the use of existing 
neighborhood and regional parks or other recreation 
facilities such that substantial physical deterioration 
of the facility would occur or be accelerated 
(Threshold 4.13.1). 

The project would create a demand for approximately 
2.80 ac of parkland, based on the County’s Quimby 
Ordinance. The proposed project would meet County 
park requirements by dedicating approximately 10.4 ac 
of parkland for public use contingent on the County 
accepting the proposed Community Park into the County 
Park system.  If the proposed Community Park is not 
accepted into the County Park system and/or is 
dedicated to the San Miguel CSD, the payment of 
Quimby Act fees would be required.  The project would 
also increase demand for recreation facilities and 
substantially increase use of existing off-site recreation 
resources. Mitigation Measures 4.13.1, 4.13.2, and 
4.13.3 would reduce the potential recreation impacts of 
the proposed project to a less than significant level.  

Mitigation Measure 4.13.1: Prior to recordation of the final map for the 
first phase of development, the Director of the Department of Planning 
and Building, in consultation with County Parks, shall verify that the 
project applicant has obtained approval for a Community Facilities 
District (CFD) and that the CFD is in place for maintenance of the 
proposed 10-acre (ac) community park and the trail system on the 
Development project site, or the applicant shall provide a new method for 
maintaining the community park and trail system. Any new method 
(beyond the CFD) shall be subject to the review and approval of County 
Parks prior to final map recordation. 

Mitigation Measure 4.13.2: Prior to recordation of the final map for the 
first phase of development, the Director of the Department of Planning 
and Building, in consultation with County Parks, shall verify that the 
applicant has prepared and received approval of a park master plan for 
the proposed 10-acre (ac) community park. If maintenance is provided by 
a Community Facilities District (CFD) sponsored by the San Miguel 
Community Services District (CSD), the San Miguel CSD may approve 
the park’s master plan. If alternative funding is proposed, the park master 
plan shall be approved by the County’s Parks and Recreation 
Commission or by the County Board of Supervisors if the master plan is 
appealed. 

Mitigation Measure 4.13.3: Prior to recordation of the project’s final 
map, the Director of the Department of Planning and Building, in 
consultation with County Parks, shall verify that the project applicant 
has, at a minimum, paid Public Facility Fees per the approved Fee 

Class II, Less 
Than 
Significant 
After 
Mitigation 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

Schedule ($553,362 at current rate). 

Recreation: Inconsistent with the goals and policies 
of the County’s Parks and Recreation Element 
(Threshold 4.13.4). Although generally consistent with 
the PRE, policies in the General Plan require that a 
master plan be required for the proposed community 
park. Mitigation Measures 4.13.2 requires that a master 
plan be prepared in compliance with PRE Policy 2.3, 
and Mitigation Measures 4.13.1 and 4.13.3 would help 
ensure that the proposed community park and other 
recreation facilities would not pose an additional 
financial burden to County Parks. This consistency 
analysis is provided as a guide to the decision makers for 
policy interpretation and should be considered 
preliminary; a final determination of consistency will be 
made by County decision makers.  

Refer to Mitigation Measures 4.13.1, 4.13.2, and 4.13.3. Class II, Less 
Than 
Significant 
After 
Mitigation  

Water and Wastewater: Inadequate capacity of 
wastewater treatment provider to serve the project’s 
projected wastewater (Threshold 4.14.3). The 
proposed development project would not require or 
result in construction of additional wastewater treatment 
facilities beyond what is proposed as part of the project; 
however, because the existing Wastewater Treatment 
Plant does not have sufficient capacity to serve the 
Development project site after project implementation, 
and the San Miguel CSD is the Lead Agency for 
implementation of the Wastewater Treatment Plant 
expansion, mitigation is required to ensure that treatment 
capacity is available to serve each phase of the proposed 

Mitigation Measure 4.14.1: Wastewater Treatment Capacity. Prior to 
issuance of construction permits for each phase of development on the 
San Miguel Ranch Development project site, the project applicant shall 
submit a letter from the San Miguel Community Service District 
(CSD) to the County of San Luis Obispo Department of Planning and 
Building verifying that sufficient wastewater treatment capacity is on line 
as a result of expansion of the CSD Wastewater Treatment Plant and 
available to serve that phase of development. 

Class II, Less 
Than 
Significant 
After 
Mitigation 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

development. 

Significant adverse impacts related to inadequate 
wastewater treatment plant capacity would be reduced to 
a less than significant level with implementation of 
Mitigation Measure 4.14.1. Expansion of the San Miguel 
CSD Wastewater Treatment Plant is considered part of 
the proposed project, and the associated physical 
environmental impacts are addressed throughout this 
EIR. 

Water and Wastewater: Require or result in the 
construction of new wastewater treatment facilities 
or expansion of existing facilities, (Threshold 4.14.4). 
Refer to discussion under Threshold 4.14.3.  

Refer to Mitigation Measure 4.14.1. Class II, Less 
Than 
Significant 
After 
Mitigation 

Hydrology and Water Quality: Change rates of soil 
absorption, or amount, velocity, or direction of 
surface runoff (Threshold 4.15.1).  

During construction, impacts to water quality may 
include sedimentation, turbidity and pollutants 
associated with sediments (e.g., phosphorus and legacy 
pesticides). Excavated soils would be exposed and soil 
erosion potential would be increased. During a storm 
event, soil erosion could occur at an accelerated rate. 
Construction activities also have the potential for 
altering rates of soil absorption and amount, velocity or 
direction of surface runoff.  

Mitigation Measure 4.15.1: State General Construction Activity 
NPDES Permit. Prior to commencement of grading activities for each 
construction phase, the project applicant shall demonstrate to the County 
Director of Planning and Building, or designee, that coverage has been 
obtained under the State General Construction Activity National 
Pollutant Discharge Elimination System Permit (NPDES) by providing a 
copy of the Notice of Intent (NOI) submitted to the State Water 
Resources Control Board (SWRCB) and a copy of the subsequent 
notification of the issuance of a Waste Discharge Identification 
(WDID) number or other proof of filing. The Storm Water Pollution 
Prevention Plan (SWPPP) for the entire Development project site shall be 
developed prior to the initiation of grading and implemented for all 
construction activity. The Director of the Department of Planning and 

Class II, Less 
Than 
Significant 
After 
Mitigation 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

These impacts could be potentially significant and 
adverse. Implementation of Mitigation measure 4.15.1 
would reduce the potential impacts to soil absorption, 
amount, velocity or direction of surface runoff, drainage 
pattern and erosion to below a level of significance. 
Mitigation measure 4.8.4 in the Geology and Soils 
section requires the preparation of an Erosion Control 
and Sedimentation Plan and a Drainage Plan. 

Building, or designee, shall review the SWPPP prior to the issuance of 
any grading permits. A copy of the SWPPP shall be kept at the project 
site and shall be available to the County Field Engineer upon request. 

Also refer to Mitigation Measure 4.8.4. 

Hydrology and Water Quality: Substantially alter 
the existing drainage pattern of the site or area, 
causing substantial on- or off-site 
sedimentation/erosion or flooding (Threshold 4.15.2). 
Refer to summary under Threshold 4.15.1. 

Refer to Mitigation Measures 4.15.1 and 4.8.4. Class II, Less 
Than 
Significant 
After 
Mitigation 

Hydrology and Water Quality: Soil erosion, 
topographic changes, loss of topsoil or unstable soil 
conditions from project-related improvements 
(Threshold 4.15.3). Refer to summary under Threshold 
4.15.1. 

Refer to Mitigation Measures 4.15.1 and 4.8.4. Class II, Less 
Than 
Significant 
After 
Mitigation 

Hydrology and Water Quality:  Place housing or 
involve activities within the 100-year flood hazard 
(Threshold 4.15.4): The northeast corner of the San 
Miguel CSD Wastewater Treatment Plant is located in a 
100-year floodplain. This area of the site is planned for 
additional percolation ponds. Mitigation Measure 4.15.2 
would limit expansion of the site and construction of 
percolation ponds to areas outside of the 100-year 
floodplain so that the ponds would not overflow during a 
100-year storm. No housing would be constructed in the 
100-year floodplain, no structures would impede or 

Mitigation Measure 4.15.2 Wastewater Treatment Plant Expansion: 
Floodplain. During design of the expansion of San Miguel Community 
Services District Wastewater Treatment Plant, the project engineer shall 
ensure that all new structures, including percolation ponds, are located 
outside the 100-year floodplain. Design plans for the expanded San 
Miguel Community Services District Wastewater Treatment Plant shall 
be reviewed and approved by the County Director of Planning and 
Building, or designee, prior to issuance of a Conditional Use Permit 
(CUP) to ensure that percolation ponds are located outside the 100-year 
floodplain. 

Class II, Less 
Than 
Significant 
After 
Mitigation 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

redirect 100-year flows, and there would not be a 
significant risk of loss, injury, or death involving 
flooding.  

Hydrology and Water Quality: Place within a 100-
year flood hazard area structures that would impede 
or redirect flood flows (Threshold 4.15.5). Refer to 
summary under Threshold 4.15.4. 

Refer to Mitigation Measures 4.15.2. Class II, Less 
Than 
Significant 
After 
Mitigation 

Hydrology and Water Quality: Expose people or 
structures to a significant risk of loss, injury or death 
involving flooding, (Threshold 4.15.6). Refer to 
summary under Threshold 4.15.4.  

Refer to Mitigation Measures 4.15.2. Class II, Less 
Than 
Significant 
After 
Mitigation 

Hydrology and Water Quality:  Violate any water 
quality standards or requirements (Threshold 
4.15.7).  

Construction impacts: project construction activities may 
generate sediments, turbidity and sediment-based 
pollutants, as well as non-sediment based pollutants 
including waste construction materials, chemicals, liquid 
products, petroleum products and concrete-related waste 
streams. Implementation of Mitigation Measure 4.15.1 
would minimize through compliance with the General 
Construction Permit.  

Operational Impacts: the project development site and 
off-site roadways would include a comprehensive 

Also refer to Mitigation Measure 4.15.1. 

Mitigation Measure 4.15.3: Best Management Practices. Prior to 
recordation of the final map for the first phase of development, the 
County of San Luis Obispo shall, under the direction of the Director of 
Public Works, approve a plan to ensure implementation of Source 
Control and Site Design Best Management Practices (BMPs). This plan 
shall include a statement from the applicant accepting responsibility for 
inclusion of Site Design BMPs in the plans and implementation of all 
Source Control BMPs during operation of the proposed project in 
accordance with the County’s Storm Water Management Program. All 
future transfers of the property to a private or public owner shall have 
conditions requiring the recipient to assume responsibility for 
implementation of Source Control BMPs. 

Class II, Less 
Than 
Significant 
After 
Mitigation 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

surface drainage/storm drainage system to collect and 
eventually convey runoff to on-site retention basins. All 
runoff would be infiltrated to the groundwater through 
the unlined retention basins and would not be to an off-
site storm water drainage facility or discharged into 
surface waters. Best management Practices 
(BMPs) included in Mitigation Measure 4.15.3 would 
reduce impacts from the proposed development to water 
quality, runoff, storm drainage systems and beneficial 
uses to a less than significant level.  

 
These Source Control and Site Design BMPs shall include, but not be 
limited to, the following: 
 
• Public Education. A water quality education program shall be 

implemented through brochures or other materials distributed to 
tenants at the time of initial purchase or lease. Maintenance 
personnel shall receive training on the management of fertilizers, 
pesticides, and chemicals; proper disposal of animal waste; not 
introducing oil, paints, and other pollutants into storm drains; 
effective cleaning practices; proper landscaping practices; and 
impacts of over-irrigation. 

• Pet Waste Control. Signs notifying residents to pick up and 
properly dispose of pet waste shall be placed in landscaped areas. In 
addition, pet waste bags shall be provided at stations in landscaped 
areas. 

• Activity Restrictions. Activity restrictions shall be prepared as 
necessary and shall address surface water quality protection. 

• Landscaping and Irrigation Controls. Landscape vegetation will 
be drought-tolerant and will require minimal irrigation and fertilizer 
application. The timing and application methods of irrigation water 
in common areas shall minimize excess irrigation runoff.  

• Proper Use of Fertilizers and Pesticides. Fertilizer and pesticide 
usage shall be used consistent with manufacturer specifications. 
Fertilizer and pesticide applications will be scheduled to avoid 
overapplication and avoid application prior to rain events. 

• Street Sweeping Program. A sweeping program shall be 
implemented to sweep the public streets/driveways at least monthly 



 
 
C O U N T Y  O F  S A N  L U I S  O B I S P O  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
J U L Y  2 0 0 9  S A N  M I G U E L  R A N C H  
  

P:\SLB0603\FEIR\1.0 Executive Summary.doc «07/28/09» 1-157

Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

in order to minimize the potential for pollutant loads from these areas 
in storm water and dry weather flows. The street sweeping program 
may be administered by the project Homeowners Association (HOA) 
or the County. 

• Litter Control Program and Design of Trash Storage Areas. The 
litter control program shall focus on litter control for common areas 
and shall include the placement and emptying of covered trash 
receptacles, removing trash from parking areas and landscaping, 
noting trash disposal violations by tenants and reporting the 
violations to the apartment management for investigation, and pet 
waste control programs. In conjunction with the litter control 
program, trash storage areas shall be designed to prevent 
introduction of this pollutant into runoff by incorporating impervious 
surfaces for storage areas that prevent run-on from adjacent areas 
and off-site transport of trash, no connection of trash drains to the 
storm drain system, and covered to minimize direct precipitation. 

• Drain Inlet Stenciling and Drainage Facility Inspection. All drain 
inlets at the project site shall be stenciled or labeled to prohibit 
illegal dumping. Project Covenants, Conditions, and Restrictions 
(CC&Rs) shall require that private on-site drainage facilities be 
inspected and cleaned/maintained as necessary, at a minimum 
annually prior to October 1.  

• Maintenance Bays and Docks. Loading docks will be designed to 
prevent run-on from outside the loading dock area and will be 
covered to prevent rainfall influence. 

Verification of Storm Water Retention Basin Infiltration Time. Prior 
to recordation of the final map for the first phase of development, the 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

County of San Luis Obispo shall, under the direction of the Director of 
Public Works, verify through plan review and approval that water held in 
proposed retention basins would be eliminated (evaporated and/or 
infiltrated) within 7 days. Retention basins may include the use of drain 
time enhancements, including gravel columns or small-diameter bleeder 
pipes to ensure that Public Works infiltration time standards are met. 

Hydrology and Water Quality: Create or contribute 
runoff water that would exceed the capacity of 
existing or planned storm water drainage systems, or 
provide substantial additional sources of polluted 
runoff and/or generate NPDES compliance issues 
(Threshold 4.15.8).  

Refer to summary under Threshold 4.15.7. 

Refer to Mitigation Measures 4.15.1, 4.15.3, and 4.15.5. Class II, Less 
Than 
Significant 
After 
Mitigation 

Hydrology and Water Quality: Discharge into 
surface waters or otherwise alter surface water 
quality (Threshold 4.15.9). Refer to summary under 
Threshold 4.15.7. 

Refer to Mitigation Measures 4.15.1, 4.15.3, and 4.15.5. Class II, Less 
Than 
Significant 
After 
Mitigation 

Hydrology and Water Quality: Change the quality of 
groundwater (Threshold 4.15.11).  

Expansion of the Wastewater Treatment Plant would 
require that a revised WDR be obtained from the Central 
Coast RWQCB to increase allowable treated wastewater 
discharge to 400,000 gpd. The San Miguel CSD 
Wastewater Master Plan concluded that alternatives 
proposed for expansion of the plant are expected to meet 
RWQCB discharge requirements including groundwater 
quality objectives. Potential impacts related to 

Mitigation Measure 4.15.4: Wastewater Treatment Plant Expansion: 
Waste Discharge Requirements. Prior to expansion of the San Miguel 
Community Services District (CSD) Wastewater Treatment Plant, the 
San Miguel CSD shall obtain a revised Waste Discharge Requirements 
(WDRs) from the Central Coast Regional Water Quality Control Board 
(RWQCB). As part of the WDRs, the San Miguel CSD shall upgrade the 
existing treatment facilities consistent with the recommendations of the 
San Miguel CSD Wastewater Master Plan, or equivalent treatment 
approved by the RWQCB. 

Class II, Less 
Than 
Significant 
After 
Mitigation 
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Table 1.C: Class II, Less Than Significant Impacts After Mitigation, Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 

Level of 
Significance  

After 
Mitigation 

groundwater quality, waste discharge requirements and 
Basin Plan criteria from expansion of the San Miguel 
CSD Wastewater Treatment Plant would be reduced to a 
less than significant level with implementation of 
Mitigation Measure 4.15.4.  

Hydrology and Water Quality: Violate waste 
discharge requirements or Central Coast Basin Plan 
criteria for wastewater systems (Threshold 4.15.12).  

Refer to summary under Threshold 4.15.11. 

Refer to Mitigation 4.15.4. Class II, Less 
Than 
Significant 
After 
Mitigation 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
Class III, Less than Significant or No Impact   

Traffic and Circulation: Exceed level of service 
standard established by the County congestion 
management agency for designated roads or 
highways (Threshold 4.2.2). There are no LOS 
standards established by a County congestion 
management agency for designated roads or 
highways near the proposed project area, and no 
further analysis is required. 

No mitigation is required. Class III, No Impact 

Traffic and Circulation:  Result in a change in 
air traffic patterns, including either an 
increase in traffic levels or a change in location 
that results in substantial safety risks 
(Threshold 4.2.3). The Development project site 
is located approximately 6 mi northwest of the 
Paso Robles Municipal Airport and is not located 
in the area encompassed by the ALUP. Similarly, 
the project site is outside the current adopted 
noise contours and safety zones for the Paso 
Robles Municipal Airport and is not within the 
area subject to building height restrictions 
(Federal Aviation Regulations [FAR] Part 77). 
The project site may be located close to a small 
plane approach, but would not concentrate 
residents directly beneath a commercial aircraft 
approach. The proposed project is not expected to 
result in a significant change in air traffic patterns 
or increase substantial safety risks; therefore, no 
mitigation is required. 

No mitigation is required. Class III, No Impact 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
Traffic and Circulation:  Conflict with adopted 
policies, plans, or programs supporting 
alternative transportation (Threshold 4.2.7). 
While the proposed project would not further 
policies or programs that support alternative 
transportation, it would not conflict or hinder 
implementation of such policies. The proposed 
project would result in a less than significant 
impact related to alternative transportation.  

No mitigation is required. Class III, No Impact 

Aesthetics: Substantially damage scenic 
resources, including, but not limited to, trees, 
rock outcroppings, and historic buildings 
within a state scenic highway. (Threshold 
4.3.2). The proposed project is not within the 
view corridor of any officially designated State 
Scenic Highway. 

No mitigation is required. Class III, No Impact 

Biological Resources: Conflict with an adopted 
Habitat Conservation Plan, Natural 
Community Conservation Plan, or other 
approved local, regional, or state habitat 
conservation plan (Threshold 4.6.6). The 
proposed project would not conflict with any 
adopted HCP, NCCP, or other local, regional, or 
State habitat plan. No mitigation is required. 

No mitigation is required. Class III, No Impact 

Cumulative Cultural and Paleontological 
Resources. Neither the proposed project nor other 
cumulative development projects are expected to 
result in significant impacts to historic, cultural, 
or paleontological resources, provided that 
appropriate evaluations are conducted on a case-
by-case basis to determine whether the resources 

No mitigation is required. Class III, No Impact 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
are “unique archaeological resources” or 
“historical resources,” and appropriate mitigation 
measures including but not limited to preservation 
in place, capping, or data recovery, are 
implemented prior to grading. Because the 
proposed project would not impact any known 
significant resources and potential impacts to 
unknown buried resources can be reduced to 
below a level of significance, the proposed project 
would not contribute to a cumulatively significant 
impact to cultural resources. 

Air Quality: Expose sensitive receptors to 
substantial pollutant concentrations 
(Threshold 4.5.4). Construction and operation of 
the project site would not expose workers, nearby 
residents, or the environment to substantial 
pollutant concentrations. In addition, the potential 
for naturally occurring asbestos to be encountered 
at the project site is extremely low. No mitigation 
is required. 

No mitigation is required. Class III, No Impact 

Air Quality: Create objectionable odors 
affecting a substantial number of people 
(Threshold 4.5.5). Although some objectionable 
odors may emanate from operation of diesel-
powered construction equipment during the 
construction phases of the proposed project, these 
odors would be limited to the short-term 
construction period of the project and would be 
less than significant. Odors from the landfill 
would be limited to the days when the wind 

No mitigation is required. Class III, No Impact 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
transports the odors directly toward the proposed 
residences. No mitigation is required.  

Geology and Soils: Alquist-Priolo Earthquake 
Fault Zone (Threshold 4.8.1).  

a) Fault Rupture: The project sites are not 
located in an Alquist-Priolo Earthquake Fault 
zone and there is no evidence of active faulting on 
or around the immediate project site. Therefore, 
the potential for ground rupture to affect either the 
Development project site or the Wastewater 
Treatment Plant expansion site is considered to be 
less than significant (Class III), and no mitigation 
is necessary  

d) Landslides: No Impact. The proposed project 
would not expose people or structure to potential 
substantial adverse effects including the risk of 
loss, injury, or death involving landslides, and no 
mitigation is required. 

Fault Rupture: No mitigation is required. 

Landslides: No mitigation is required. 

Class III, No Impact 

Geology and Soils: Soils incapable of 
supporting septic tanks or alternative 
wastewater disposal systems (Threshold 4.8.5). 
The proposed project would provide sewer 
connection to the CSD’s wastewater treatment 
system and therefore would not be implementing 
septic or other alternative wastewater disposal 
systems.  

No mitigation is required. Class III, No Impact 

Geology and Soils: Mineral Resources 
(Threshold 4.8.6). The proposed project would 
not preclude the extraction of valuable mineral 

No mitigation is required. Class III, No Impact 



 
 
C O U N T Y  O F  S A N  L U I S  O B I S P O  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
J U L Y  2 0 0 9  S A N  M I G U E L  R A N C H  
  

P:\SLB0603\FEIR\1.0 Executive Summary.doc «07/28/09» 1-165

Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
resources as there are none on the project area. 

Geology and Soils: County policies regarding 
geologic and safety hazards (Threshold 4.8.8). 
The proposed project would not be inconsistent 
with the goals and policies of the County’s Safety 
Element relating to Geologic and Seismic 
Hazards 

No mitigation is required. Class III, No Impact 

Hazards and Hazardous Materials: For a 
project located within an airport land use plan 
or, where such a plan has not been adopted, 
within two miles of a public airport or public 
use airport, the project would result in a safety 
hazard for people residing or working in a 
project area (Threshold 4.9.5) 

Hazards and Hazardous Materials: Within the 
vicinity of a private airstrip, would the project 
result in a safety hazard for people residing or 
working in the project area (Threshold 4.9.6). 
The project area is not located within an airport 
land use plan or within two miles of a public or 
private airport or airstrip, including Camp Roberts 
airfields and helipads, and no mitigation is 
required. 

No mitigation is required. Class III, No Impact 

Hazards and Hazardous Materials: Impair 
implementation of or physically interfere with 
an adopted emergency response plan or 
emergency evacuation plan (Threshold 4.9.7). 
Compliance with standard County procedures and 

No mitigation is required. Class III, No Impact 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
San Miguel CSD policies would reduce potential 
impacts associated with emergency response or 
evacuation to less than significant levels. 

Hazards and Hazardous Materials: Expose 
people or structures to a significant risk of loss, 
injury, or death involving wildfires (Threshold 
4.9.8). Compliance with standard County 
procedures and San Miguel CSD policies would 
reduce potential impacts associated with fire 
hazard areas to less than significant levels. 

No mitigation is required. Class III, No Impact 

Cumulative Hazards and Hazardous 
Materials. The project’s contribution to 
cumulative hazards and hazardous materials 
impacts is not considered significant, and no 
mitigation is required. 

No mitigation is required. Class III, No Impact 

Noise:  Expose persons to or generate excessive 
groundborne vibration or groundborne noise 
levels (Threshold 4.10.2). Groundborne vibration 
from construction activities will be mostly low to 
moderate, except during grading and earthmoving 
activities on site. The existing residences on 
adjacent properties are located approximately 
100 ft from the Development project site 
construction area and approximately 150 ft from 
the Wastewater Treatment Plant construction 
area. As residences near the project site were not 
built prior to 1950, these structures are unlikely to 
experience structural damage from groundborne 
vibration associated with construction activity. 
Consequently, the proposed project would not 
result in a significant project impact related to 

No mitigation is required. Class III, No Impact 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
vibration, and no mitigation is required. 

Noise: Substantial temporary or periodic 
increase in ambient noise levels in the project 
vicinity above levels (Threshold 4.10.3).  

Two types of short-term noise impacts could 
occur during construction of the proposed project. 
The first type involves construction crew 
commutes and the transport of construction 
equipment and materials to the project area, 
which would incrementally increase noise levels 
on access roads leading to the Development 
project site and the Wastewater Treatment Plant 
expansion site. 

The second type of short-term noise impact is 
related to noise generated during excavation, 
grading, and construction on the Development 
project site and off-site infrastructural areas. The 
closest residences may be subject to short-term 
construction noise reaching 85 dBA Lmax, 
generated by construction activities near the 
project boundary at the Development project site 
and reaching 81 dBA Lmax at the Wastewater 
Treatment Plant site. Compliance with the hours 
specified in the County Code regarding 
construction activities would result in a less than 
significant noise impact on adjacent residences, 
and no mitigation is required. 

No mitigation required.  Class III, Less Than Significant 

Noise: Expose people residing or working in No mitigation is required. Class III, No Impact 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
the project area to excessive noise levels 
related to the project’s location within an 
airport land use plan or, where such a plan has 
not been adopted, within two miles of a public 
airport or public use airport (Threshold 
4.10.5).  

Noise:  Expose people residing or working in 
the project area to excessive noise levels 
related to a private airstrip (Threshold 4.10.6).  

Neither the Development project site nor the 
Wastewater Treatment Plant expansion site is 
located within the adopted noise contours or 
safety zones for the Paso Robles Municipal 
Airport or any private airstrip. Therefore, the 
proposed project would not expose people 
residing or working in the project area to 
excessive noise associated with any air 
transportation facilities. No mitigation is required. 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
Population and Housing. Displace substantial 
numbers of existing housing or people, 
necessitating the construction of replacement 
housing elsewhere (Threshold 4.11.2). The 
proposed project would not displace any existing 
housing or a substantial number of people. The 
proposed project would result in a less than 
significant impact related to the loss of 
development potential for housing on the 
Wastewater Treatment Plant expansion site This 
would be a less than significant impact because: 
(1) there are no current proposals to develop 
housing on the Wastewater Treatment Plant 
expansion site; (2) the proposed project would not 
displace existing housing or people; and, (3) the 
loss in residential housing potential would be 
offset by increased residential development 
potential on the Development project site. No 
mitigation is required.  

No mitigation is required. Class III, No Impact 

Population and Housing: Create the need for 
substantial new housing in the area (Threshold 
4.11.3). The proposed project would not create 
the need for substantial housing because it 
provides new housing and commercial 
retail/office uses to provide employment to local 
residents in the San Miguel Urban Area. 

No Impact. Class III, No Impact 

Cumulative Population and Housing. The 
exceedance over the existing General Plan 
population projections is not adverse in the 
Countywide study area context, and the 

No mitigation is required. Class III, Less Than Significant 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
residential nature of the proposed project 
addresses the existing and projected need for 
more housing in the County to accommodate 
projected growth. 

Public Services and Utilities: Result in 
substantial adverse physical impacts associated 
with the provision of new or physically altered 
governmental facilities, in order to maintain 
acceptable service ratios, response times or 
other performance objectives for public 
transportation (Threshold 4.12.5). SLORTA 
indicated via a letter dated February 6, 2008, that 
even with the increase in population that the 
proposed project would generate, the proposed 
project would not significantly impact services in 
the area and that SLORTA does not foresee any 
future problems maintaining acceptable service 
ratios and response times for public transportation 
in the San Miguel Urban Area. Impacts to public 
transportation services offered by SLORTA in the 
San Miguel Urban Area would be less than 
significant, and no mitigation is required.  

No mitigation is required. Class III, No Impact 

Public Services and Utilities:  Have an effect 
upon or result in the need for new public roads 
or altered public services for roads (Threshold 
4.12.6). Both the northern and southern access 
routes to the Development project site would 
require roadway improvements and utilize 
existing easements on private property. 
Construction of proposed roads would be the 
responsibility of the project applicant. All 

No mitigation is required. Class III, No Impact 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
proposed roads would be constructed to County 
standards. The proposed project would not result 
in the need for new public roads or altered public 
services for roads otherwise not included in the 
project. No mitigation is required. 

Public Services and Utilities: Comply with 
federal, State, and local statutes and 
regulations related to solid waste (Threshold 
4.12.8). The proposed project would comply with 
federal, State, and local statutes and regulations 
related to solid waste, and no mitigation is 
required. 

No mitigation is required. Class III, No Impact 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
Cumulative Public Services, Utilities, and 
Service 

The project’s contribution to cumulative demand 
for Fire Protection, public transportation systems, 
and public roadways would be less than 
significant. 

Fire Protection Services: No mitigation is 
required. 

Public Transportation: No mitigation is 
required. 

Public Roadways: No mitigation is required. 

Class III, No Impact 

Recreation:  Include recreation facilities or 
require the construction or expansion of 
recreation facilities that might have an adverse 
physical effect on the environment  (Threshold 
4.13.2). Proposed recreation facilities are 
integrated into the proposed project, and their 
associated physical environmental impacts have 
been addressed throughout this EIR.   The 
proposed project may require the expansion of an 
off-site pool facility.  Although the project would 
pay fees toward the expansion or replacement of 
the pool facility, the expansion is not included as 
part of the proposed project.  At the time plans 
become available for expansion or replacement of 
the pool facility, additional review and analysis in 
accordance with CEQA may be required. Project 
impacts related to the provision of recreation 
facilities is less than significant, and no mitigation 
is required. 

No mitigation is required. Class III, No Impact 

Recreation: Reduce public access to trails, 
parks, or other recreation opportunities. 
(Threshold 4.13.3). The proposed Development 
project would not preclude or reduce public 
access to any existing or proposed recreation 
facilities in the project vicinity because the site is 

No mitigation is required. Class III, No Impact 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
currently surrounded on three sides by private 
property and US 101 on the east side. The 
Development project site is not currently public 
land, and there are no existing trails, parks, or 
other recreation opportunities that would be 
blocked by project implementation. The proposed 
project would, however, provide new park and 
recreation facilities to meet the demands of future 
residents. Although implementation of the 
proposed project would remove 6 ac of vacant 
land from the proposed Wastewater Treatment 
Plant expansion site, an area identified for future 
development of the San Miguel Trail Corridor, it 
would not preclude development of the trail to the 
east and/or west of the existing and the expanded 
Wastewater Treatment Plant. 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
Recreation: Cumulative Impacts. The proposed 
project would meet County park requirements by 
dedicating approximately 10.4 ac of park space 
for public use. In addition, the County will 
continue to require new development to dedicate 
land for recreation purposes or pay in-lieu fees in 
accordance with Title 21 of the County Code. 
Therefore, the project’s cumulative contribution 
to physical impacts on Countywide local and 
regional recreation facilities would be less than 
significant. 

No mitigation is required. Class III, No Impact 

Water and Wastewater: Require or result in 
the construction of new water treatment or 
distribution facilities or expansion of existing 
facilities (Threshold 4.14.1). The proposed 
project would not require new water treatment or 
distribution or expansion of existing facilities 
beyond those proposed as part of the project. 
Therefore, impacts to water treatment and 
distribution facilities would be less than 
significant, and no mitigation is required. 

No mitigation is required. Class III, Less Than Significant 

Water and Wastewater: Require new or 
expanded water entitlements to ensure 
sufficient water supplies to serve the project 
(Threshold 4.14.2). The proposed project would 
not necessitate new or expanded water 
entitlements, and on-site wells would be able to 
accommodate the increased demand for potable 
water. Therefore, sufficient water supplies are 
available to serve the project, project impacts 
associated with water demand are less than 

No mitigation is required. Class III, Less Than Significant 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
significant, and no mitigation is required 

Water and Wastewater: Substantially deplete 
groundwater supplies or interfere substantially 
with groundwater recharge such that there 
would be a net deficit in aquifer volume or a 
lowering of the local groundwater table level  

(Threshold 4.14.5). The drawdown simulated 
under analysis Scenarios A, B, and C in the North 
Well and in the closest well to the Development 
project site is not considered significant because 
the projected drawdown is not more than the 
seasonal and year-to-year historic groundwater 
fluctuations, and the decrease in groundwater 
storage is partially offset by naturally induced 
recharge from the Salinas River. Overall, the 
model simulations suggest that groundwater 
pumping associated with project build out would 
not significantly decrease Paso Robles Formation 
groundwater levels in existing wells surrounding 
the Development project site. Therefore, impacts 
related to groundwater levels and production rates 
of preexisting wells would be less than 
significant, and no mitigation is required. 

No mitigation is required. Class III, Less Than Significant 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
Cumulative Water and Wastewater Impacts. 
The simulation of the build-out scenarios 
assumed build out of the CSD service area.1 
Overall, the model simulations suggest that even 
in the cumulative build-out scenario, pumping on 
the Development project site would not 
significantly decrease Paso Robles Groundwater 
Basin levels. Therefore, cumulative impacts to 
groundwater levels are considered less than 
significant, and no mitigation is required. 

The projected cumulative average daily 
wastewater flow in 2020, 348,406 gpd, would be 
within the design capacity of the expanded San 
Miguel CSD Wastewater Treatment Plant as 
proposed by the project. Therefore, the proposed 
project would not result in a significant adverse 
cumulative impact related to wastewater 
treatment capacity, and no mitigation is required. 

No mitigation is required. Class III, Less Than Significant 

Hydrology and Water Quality: Require or 
result in the construction of new storm water 
drainage facilities or expansion of existing 
facilities, (Threshold 4.15.10)  

The proposed off-site infrastructure 
improvements include construction of percolation 
ponds for infiltration of the additional treated 
wastewater. Construction of additional treatment 
and percolation ponds would not substantially 
increase impervious surface area on site or 
increase storm water runoff from the site; 

No Impact. Class III, No Impact 

                                                      
1   Fugro West, Inc. Water Resources Evaluation, Proposed San Miguel Ranch Development, San Luis Obispo County. June 2008. 
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Table 1.D: Class III, Less Than Significant Impacts (or No Impact), Proposed Mitigation Measures, and Level of Significance 
after Mitigation is Incorporated 
 

Environmental Impact Mitigation Measures 
Level of Significance  

After Mitigation 
therefore, construction or expansion of storm 
water drainage facilities would not be required. 
Therefore, impacts to storm water drainage 
facilities are not significant, and no mitigation is 
required. 

Cumulative Hydrology and Water Quality 
Impacts. By complying with water quality 
objectives and NPDES requirements, the project 
contributes to overall water quality improvement 
in the watershed in context of the regulatory 
program designed to account for cumulative 
impacts. In addition, the proposed project 
includes Treatment BMPs to retain storm water 
runoff and associated pollutants on site. Regional 
programs and BMPs such as TMDL programs 
and the MS4 Permit Program have been designed 
under an assumption that the Salinas River 
Watershed would continue the pattern of 
urbanization. The regional control measures 
contemplate cumulative effects of proposed 
development. Compliance with these regional 
programs and the General Construction Permit 
constitutes compliance with programs intended to 
address the proposed project’s contribution to 
cumulative hydrological and water quality 
impacts. Therefore, the project’s contribution to 
cumulative hydrology and water quality impacts 
would not be considered significant.  

No mitigation is required. Class III, Less Than Significant 
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