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Single Family Home

Notes:

1. Total reduced fuel zone to be a minimum of100’ from
structure. 30’ to be within private yard and 70’ to be
within adjacent open space.

2. Trees and other vegetation to be well pruned
and maintained to prevent transmission of
fire to nearby buildings, vegetation or structures.

Specimen Tree

3. Grass, brush, and other vegetation to be no more
than 18" in height with the exception of single

30’
(Min)

specimen trees or other vegetation that is well- 7(
pruned and maintained.

4. Roof and siding to be constructed of non
flamable building materials such as tile, composition
roof and/or cement board siding.

Existing Oak Tree

18" High Max

—

100°

Reduced Fuel Zone
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FIGURE 3.20s

San Miguel Ranch EIR

Reduced Fuel Zone Cross Section
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3.5.4 San Miguel CSD Wastewater Treatment Plant Expansion

The CSD provides its customers with wastewater collection and treatment services. The District
contracted with the Wallace Group in 2004 to prepare a Wastewater Master Plan. The Wastewater
Master Plan analyzed the CSD’s land uses and future growth potential, wastewater flows, collection
system capacity, and Wastewater Treatment Plant capacity. A Capital Improvement Plan was
recommended in the Wastewater Master Plan that proposed improvements to existing wastewater
facilities.

The wastewater treatment facility is capable of supporting the wastewater needs of the existing San
Miguel Urban Area; however, with current growth rates the facility is expected to reach capacity by
2015. As such, the Capital Improvement Plan recommends the following upgrades to the District’s

facilities:

o Install a new 12-inch gravity sewer in 13th and Mission Streets

o Upgrade the 8-inch sewer line to a 12-inch sewer line on 16th Street between Verde Place and
Bonita Place

« Install a manhole diversion structure at intersection of 16th and Bonita Place
o Upgrade the 8-inch gravity sewer to 12 inches on N Street from 12th to 15th Streets
« Construct new ponds at the Wastewater Treatment Facility to meet anticipated build-out capacity

e Purchase 6 ac of land just north of the existing Wastewater Treatment Facility

As evaluated in this EIR, expansion of the treatment plant (including construction of new ponds)
would take place on approximately 6 ac adjacent to (north of) the existing treatment plant that is
owned by the project applicant. It is the intention of the San Miguel CSD to expand the capacity of
the treatment plant to approximately 400,000 gpd,* which is approximately double its current
capacity. Development of the project site is estimated to need 100,000 gpd of the total expanded
treatment capacity based on average dry weather flow conditions. The project applicant would not
supply any funding for the expansion of the Wastewater Treatment Plant but would pay required
connection fees and impact fees. The total expanded treatment capacity would serve both the
proposed project and future development in the surrounding area.

The San Miguel CSD is the Responsible Agency with authority to make decisions regarding
expansion of the Wastewater Treatment Plant. At this time, the CSD does not have detailed design
information on the proposed Wastewater Treatment Plant expansion; however, construction is
expected to take approximately 6 to 7 months and is expected to commence during Phase 1 of the
proposed project (refer to Section 3.6 below for additional information on project phasing). At this
time, an application for a General Plan Amendment (for the Wastewater Treatment Plant expansion
site) has not been submitted to the County.

When additional details and construction plans are available for expansion of the Wastewater
Treatment Plant, the San Miguel CSD will examine the action to determine whether the effects of the
Wastewater Treatment Plant expansion project were fully analyzed in this EIR in accordance with

1

The existing capacity of the San Miguel CSD Wastewater Treatment Plant is 200,000 gpd.
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State CEQA Guidelines Section 15162, or whether any subsequent additional environmental review
would be required.

3.6 PROJECT IMPLEMENTATION/PHASING

The project would be developed in phases, as shown in Figure 3.21 and as described below. The
estimated build-out year for the proposed project is 2017. The proposed phasing of the development
is as determined to be feasible at this time by the project applicant. It is possible that some phases
would be interchanged or could be developed later than presented here. It should also be noted that
the project applicant may sell portions of the project site to other developers who would assume
responsibility for some aspects of the proposed project.

e Phase I: This phase includes the lots along US 101 (RSF, RMF, CR, and REC); the lots along
the connection to Tenth Street; the community park; and the necessary road, water, and sewer
infrastructure (including the expanded Wastewater Treatment Plant) to support this phase. This
phase includes 163 lots and is estimated to be built over 18 to 24 months. This phase is likely to
be broken down into several subphases to address market conditions.

« Phase Il: This phase includes 40 RSF lots. This phase is estimated to be constructed over 12 to
18 months approximately 1 to 2 years after Phase | starts.

« Phase IlI: This phase includes 96 lots (RSF and RS) and their associated infrastructure. Most of
these are custom or semi-custom lots and would develop during the life of the project. This phase
is anticipated to start within 2 years after Phase |1 starts. Total build out of this phase is estimated
at approximately 5 years after the start of Phase I. This phase is likely to be broken down into
several sub-phases to respond to market conditions.

o Phase IV: This includes the remaining 46 lots (RSF, RS, and RR) at the western portion of the
Development project site. These lots are all likely to be custom or semi-custom homes. The
development of these lots would likely begin as Phase 11 is nearing completion and would be
finished approximately 7 years after the start of Phase I.

3.7 PROJECT DISCRETIONARY ACTIONS

The purpose of this EIR is to analyze the proposed development and activities further described and
analyzed in Chapter 4.0, and it is intended to apply to all listed project approvals as well as to any
other approvals necessary or desirable to implement the project.

This EIR is intended to inform decision-makers and the public of the environmental effects of
implementing the proposed project and of the alternatives available that lessen or avoid significant
impacts. This EIR analyzes and documents the impacts of the proposed development of San Miguel
Ranch and all discretionary and ministerial actions associated with the project. The County, as Lead
Agency, will use this EIR in assessing the effects of the County’s actions described below.
Responsible Agencies, as defined under Section 15381 of the State CEQA Guidelines, may also use

| this EIR in assessing the effects of their actions as described throughout this chapter and as listed in
Table 3.D.
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3.7.1 Discretionary Actions by the County

Development of the proposed project would require discretionary approvals by the County as Lead
Agency and by Responsible Agencies (described in Section 3.7.3). The County’s discretionary
actions include consideration of the following:

o A General Plan Amendment to change the land use designation of the Development project site to
64.1 ac of Residential Rural (RR), 86.3 ac of Residential Suburban (RS), 213.3 ac of Residential
Single Family (RSF), 4.5 ac of Residential Multi-Family (RMF), 5.5 ac of Commercial Retail
(CR), 13.1 ac of Recreation (REC), 162.3 ac of Open Space (OS), and 1.0 ac of Public Facilities
(PF).

e A General Plan Amendment to expand the URL and USL for San Miguel
o Land Use Category change (Refer to General Plan Amendment above)

e Vesting Tentative Tract Map

« Conditional Use Permit

Project approvals by the County are described in greater detail below. In addition, Table 3.G provides
information and the rough chronology of permits and discretionary actions required for project
approval. The table also indicates when additional public input would be requested and/or required.

General Plan Amendment. The General Plan is the County’s most basic yet most comprehensive
planning document. It provides the County’s blueprint for development throughout the community
and is the vehicle through which competing interests and the needs of the citizenry are balanced and
meshed. The General Plan bridges the gap between community values, visions, and objectives, and
physical decisions such as subdivisions and public works projects. The General Plan addresses all
aspects of development, including housing, traffic, natural resources, open space, safety, land uses,
and public facilities. Under State planning law, the County’s General Plan must include a
comprehensive long-term plan for the physical development of land within its boundaries and may be
amended only four times during any calendar year.*

The County’s General Plan designates the Development project site as Agriculture. As previously
stated, the proposed project includes the development of single-family residential lots, open space,
commercial retail, multi-family residential lots, parks, trail facilities, interchange improvements, and
the expansion of an existing Wastewater Treatment Plant by the San Miguel CSD.

To allow development of the proposed uses, the Project Applicant has applied for a General Plan
Amendment that would result in the redesignation of 550 ac of land currently designated AG to the
following land use designations:

e 64.1 ac, Residential Rural

e 86.3 ac, Residential Suburban

1 Curtin, Daniel J. and Cecily T. Talbert. Curtin’s California Land Use and Planning Law. Solana

Press Books: Point Arena, California. 2001.
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Table 3.G: Permits and Approvals

P:\SLBO603\FEIR\3.0 Project Description proposed final.doc «07/28/09»

Project Component Responsible Action of the Decision-Making Opportunity for
(Permits/Approvals) Agency Body Approximate Timing Public Input

Request for General Plan Amendments County of San Luis Planning Commission 2nd quarter 2009
to: Obispo Recommendation to Board of
(1) Change the Land Use Category on Supervisors re: GPA/LUCC &

the Development project site from EIR Certification Yes

AG to a variety of land use

categories.
(2) Expand the URL and USL for San

Miguel.
Request for General Plan Amendments County of San Luis Board of Supervisors 3rd quarter 2009
to: Obispo approval/denial of GPA/LUCC
(1) Change the Land Use Category on and EIR Certification

the Development project site from Yes

AG to a variety of land use

categories.
(2) Expand the URL and USL for San

Miguel.
Annexation of Development Project Site San Miguel Annexation of Development 3 to 9 months after
into San Miguel CSD CSD/LAFCO project site into San Miguel CSD | County approves GPA

is approved/denied by LAFCO (2) listed above. Yes
Vesting Tentative Tract Map (VTM) County of San Luis | Approval/denial of VTM and CUP | 4th quarter 2009 Yes
and Conditional Use Permit (CUP) Obispo by the Planning Commission
Formation of Community Facilities San Miguel CSD Approval/denial of CFD for 1st quarter 2010;
District (CFD) park maintenance by the San included in LAFCO No
Miguel CSD Board package as requirement
for annexation
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Table 3.G: Permits and Approvals
Project Component Responsible Action of the Decision-Making Opportunity for
(Permits/Approvals) Agency Body Approximate Timing Public Input
Expansion of Wastewater Treatment San Miguel CSD San Miguel CSD Board Prior to issuance of any
Plant: approves/denies expansion of building permits
Wastewater Treatment Plant (per CSD approval) and
e Expansion as required per phase of prior to issuance of final
development will serve letters.
e May require additional CEQA
: Yes
review)
e May require a General Plan
Amendment from the County.
e Requires Conditional Use Permit
from the County of San Luis Obispo
Fire Safety Plan San Miguel CSD Approval/denial of Fire Safety Prior to issuance of any
Plan by the San Miguel (Fire building permits No
Dept.) CSD
Improvements to Camp Roberts Caltrans Caltrans: Prior to issuance of first
Overhead (US 101) e Plan approval/denial grading permits/Tract
e  Encroachment Permit for Improvements Approval No
work in Caltrans ROW
Clean Water Act Permit ACOE ACOE issues permit/denies permit | Prior to Tract
(wetlands/waters of the U.S.): Improvements Approval
e  Section 404 Permit (grading permit) No
Nationwide 39 (likely)
Water Quality Certification/Section 401 RWQCB RWQCB issues/denies Water Simultaneous with 404
of the Clean Water Act Quality Certification Permit and Prior to
Tract Improvements No
Approval (grading
permit)
3-98
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Table 3.G: Permits and Approvals

Project Component Responsible Action of the Decision-Making Opportunity for
(Permits/Approvals) Agency Body Approximate Timing Public Input
State Listed Species Take Application CDFG CDFG issues/denies Section 2081 | Prior to Tract
(Section 2081 CESA) Permit for Take of Listed Species | Improvements Approval
(grading permit) No
Streambed Alteration Agreement CDFG CDFG issues/denies Section 1602 | Simultaneous with

Streambed Alteration Agreement | Sections 401 and 404
and Prior to Tract

Improvements Approval No
(grading permit)

Federal Endangered Species Act USFWS USFWS issues/denies Section Prior to Tract
Incidental Take Application; Prepare 10(a) Permit Improvements Approval
Habitat Conservation Plan (grading permit) Yes
Waste Discharge Increase Approval San Miguel RWQCB approval/denial of 180 days following the
CSD/RWQCB revised Waste Discharge Report of Waste
Requirement Discharge (ROWD)
filing date; ROWD can
be done prior to or in Yes
parallel with design of
new wastewater
facilities
Wastewater Connection Line to CSD San Miguel CSD | ¢ Union Pacific RR Simultaneous with
Wastewater Treatment Plant approves/denies Boring design/construction of
Under Railroad sewer system No
improvements

e Encroachment Permit for
work in Caltrans ROW

Caltrans
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Table 3.G: Permits and Approvals

Project Component Responsible Action of the Decision-Making Opportunity for
(Permits/Approvals) Agency Body Approximate Timing Public Input
Recordation of Final Maps County Public Board of Supervisors approves/ | Refer to Section 2.6, N
Works Department denies Final Maps Phasing 0
Ministerial Actions: Grading for Lots, County Public County Public Works Department | After issuances of
Utilities, Roads, Drainage Works Department approves/denies Tract permits as listed above No
Improvement Plan
Ministerial Actions: Building Permits County Planning County Planning and Building After Final Map No
and Building Department issues/denies building | Recordation
Department permits
Caltrans — California Department of Transportation RWQCB - Regional Water Quality Control Board
CDFG - California Department of Fish and Game San Miguel CSD - San Miguel Community Services District
CFD - Communities Facilities District URL - Urban Reserve Line
CUP - Conditional Use Permit USL - Urban Services Line
LUCC - Land Use Category Change USFWS - United States Fish and Wildlife Service
ROW - right-of-way VTM - Vesting Tentative Tract Map
RR - Railroad
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e 213.3 ac, Residential Single Family
e 4.5 ac, Residential Multi-Family

e 1.4 ac, Highway Retail

e 1.8ac, Neighborhood Retail

e 13.1 ac, Recreation

e 162.3 ac, Open Space

e 1.0 ac, Public Facilities

Refer to Figure 3.5, Proposed Land Use Designations, for an illustration of the proposed
redesignations. Table 3.A provides a summary of proposed land uses on the Development project site,
including proposed lot sizes and acreages associated with each land use designation. Planning Area
Standards will also be added to the General Plan to restrict future resubdivision of lots in accordance
with Table 3.C.

At this time an application for a General Plan Amendment has not been filed for the proposed
Wastewater Treatment Plant expansion site.

Vesting Tentative Tract Map. The proposed division of land into five or more parcels requires a
tentative and a final tract map. A vesting tentative map (VTM) is made for the purpose of showing the
design and improvement of a proposed subdivision. It should be noted that a VTM application has not
yet been filed with the County. A VTM grants vested rights to proceed with a project in accordance
with the ordinances, policies, and standards in effect at the time the application for the VTM is
accepted for processing.

The proposed project includes the subdivision of the Development project site into 361 parcels. The
VTM applies only to those portions of the Development project site to be divided for residential,
commercial, public facilities, and open space uses; the VTM does not cover the interchange
improvements or the Wastewater Treatment Plant expansion. A copy of the proposed VTM can be
found in Appendix B of this EIR. The proposed VTM cannot be approved unless the proposed
General Plan Amendment is approved because the current Land Use Category (AG) on the
Development project site does not allow lots as small as proposed.

Table 3.A provides a summary of proposed land uses on the Development project site, including
proposed lot sizes and acreages associated with each land use designation.

Conditional Use Permit. The CUP process allows the County to consider special uses that are not
allowed as a matter of right within a Land Use Category/district through a public hearing process.
Consideration of a CUP is a discretionary act. Per the Land Use Ordinance, the project requires a
CUP to allow construction of more than 25 housing units. The project proposes to develop 389
housing units (with 11 more allowed as secondary dwelling units). It should be noted that an
application for a CUP has not yet been filed with the County. The CUP would be considered at the
same public hearing as the VTM and cannot be approved unless the General Plan amendment is
approved and the Land Use Category of the Development project site is changed.
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3.7.2 Probable Future Actions by Responsible Agencies

Because the project also involves approvals, permits, or authorizations from other agencies (i.e., the
San Luis Obispo LAFCO and the San Miguel CSD), these agencies are “Responsible Agencies”
under CEQA. Section 15381 of the State CEQA Guidelines defines Responsible Agencies as public
agencies other than the Lead Agency that would have discretionary approval power over the project
or some component of the project, including mitigation. Responsible Agencies having permitted
authority for some aspect of the project have been identified in Table 3.D.

Project approvals by the Responsible Agencies are described in greater detail below.

Annexation into the San Miguel CSD. The San Miguel CSD has submitted an application to the San
Luis Obispo LAFCO for the annexation of the San Miguel Ranch Development project site into the
CSD to allow expansion of the URL and USL (Figure 3.9). The San Miguel CSD would provide
potable water and wastewater treatment services to the proposed Development project site.
Annexation into the San Miguel CSD requires approval from the San Luis Obispo LAFCO.

Formation of a Community Facilities District (CFD). The proposed community park would be
dedicated to a public entity like the San Miguel CSD. Maintenance funding would be provided via a
CFD that would include only the San Miguel Ranch Development project site. If approved, a Special
Tax Lien would be placed against each property in the CFD, and property owners would then pay a
special tax each year. The San Miguel CSD would sponsor the Community Facilities District.

Expansion of the Wastewater Treatment Plant. The San Miguel CSD is the Responsible Agency
with authority to make decisions regarding expansion of the Wastewater Treatment Plant. When
additional details and construction plans are available for expansion of the Wastewater Treatment
Plant, the San Miguel CSD will examine the action to determine whether the effects were fully
analyzed in this EIR in accordance with State CEQA Guidelines Section 15162, or whether any
subsequent additional environmental review would be required.

Approval of the Fire Safety Plan. The proposed Fire Safety Plan must be submitted to the San
Miguel CSD for review and approval prior to issuance of any building permits.

Improvements to the Camp Roberts Over Head. Caltrans must approve proposed changes to the
interchange and issue an encroachment permit for work proposed to take place in Caltrans right-of-
way.

Improvements to US 101/Tenth Street Interchange. No changes are currently proposed to the
US 101/Tenth Street Interchange. Caltrans must approve proposed changes (if any) to the
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interchange, and any other Caltrans facility, and issue encroachment permits for work proposed to
take place in Caltrans right-of-way.

Biological Resources Permits. The proposed project would require a variety of permits and
authorizations from federal and State agencies for potential impacts to biological resources. More
specifically, the proposed project would require a Section 404 permit from the USACE, a 1602
Streambed Alteration Agreement and either a 2081 Incidental Take authorization or a 2080.1
consistency determination from the CDFG, and either a Section 10(a)(B) incidental take permit or
Section 7 consultation incidental take statement from the USFWS. Each authorization or permit is
explained in greater detail below and in Section 4.6 of this EIR.

United States Army Corps of Engineers. Section 404 of the Clean Water Act regulates the
discharge of dredged, excavated, or fill material in wetlands, streams, rivers, and other U.S.
waters. The USACE is the federal agency authorized to issue Section 404 Permits for certain
activities conducted in wetlands or other waters of the United States. This authorization typically
requires an application or notification that addresses specific information requirements and
generally includes a project description, a delineation of the affected waters, and a mitigation
proposal. Certain discharges can be authorized under an existing nationwide permit (NWP),
which authorizes certain residential, commercial, and institutional developments, provided all
specific and general NWP conditions are met. If a project is not eligible for authorization under
an existing nationwide or general permit, an individual permit (IP) is required.

Any project that is authorized by the USACE, whether by the NWP or IP process, must comply
with applicable federal regulations such as the Endangered Species Act, the National Historic
Preservation Act (for protection of cultural resources), and Section 401 of the Clean Water Act,
which is administered by the State Water Resources Control Board through the Regional Water
Quality Control Boards.

California Department of Fish and Game. The basic policy of the California Endangered
Species Act (CESA) is to conserve and enhance endangered species and their habitats. State
agencies will not approve private or public projects under their jurisdiction that would jeopardize
threatened or endangered species if reasonable and prudent alternatives are available. Private
parties are prohibited from causing “take” of species listed as threatened or endangered unless
they receive authorization from CDFG. Under CESA, “take” means to “hunt, pursue, capture, or
kill,” a listed species, or to attempt to do so. CESA requires that lead agencies and/or project
applicants provide information to CDFG on the project and its likely impacts. CDFG must then
prepare written findings on whether the proposed action would jeopardize a listed species and
would result in the direct take of a listed species. Because the proposed project would result in
impacts to a State-listed species, an “incidental take” authorization pursuant to Section 2080.1 or |
2081 of the Fish and Game Code is required.

The proposed project would also require a 1602 Streambed Alteration Permit. The CDFG is
empowered to issue agreements for any alteration of a river, streambed, or lake where fish or
wildlife resources may be adversely affected.
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United States Fish and Wildlife Service. The primary focus of the Federal Endangered Species
Act (FESA) of 1973 is that all federal agencies must seek to conserve threatened and endangered
species through their actions. Federal actions include permitting, funding, and entitlements for
federal projects as well as private projects facilitated by federal actions (e.g., a private landowner
applying to the USACE for a Section 404 permit).

No nonfederal entity (e.g., project applicant, State and local agencies) is authorized to “take”
(kill, injure, harass, etc.) any listed species without appropriate authorization from the USFWS.
“Incidental take” is defined by FESA as take that is “incidental to, and not the purpose of, the
carrying out of an otherwise lawful activity.” Under Section 10 of FESA, the applicant for an
“incidental take permit” is required to submit a “conservation plan” to USFWS that specifies,
among other things, the impacts that are likely to result from the taking, the measures the permit
applicant will undertake to minimize and mitigate such impacts, and the funding that will be
available to implement those steps. Conservation plans under FESA have come to be known as
“habitat conservation plans” (HCP). Section 10(a)(2)(B) of FESA provides statutory criteria that
must be satisfied before an incidental take permit can be issued. Federal incidental take permits
are issued on a discretionary basis.

The proposed project would require either a Section 10(a)(1)(B) incidental take permit or a
Section 7 consultation for take of threatened and endangered species. As part of the Section 7
consultation, the USFWS would be required to prepare a Biological Opinion based on a review
and analysis of the project applicant’s avoidance and mitigation plan. The Biological Opinion will
either state that the project will or will not result in “take” or threaten the continued existence of
the species (not just that population). Because an endangered species could be harmed by a
proposed project, USFWS has to be in complete concurrence with the proposed avoidance and
mitigation plan. If there is no Section 7 consultation through another federal agency, a Section
10(a)(1)(B) incidental take permit from the USFWS would be required with the associated
Habitat Conservation Plan.

Water Resource Permits. The project is required to comply with both the State General
Construction Activity Stormwater Permit (99-08-DWQ) as it relates to construction activities for the
project. This permit requires that the project applicant submit a Notice of Intent to the State Water
Resources Control Board at least 30 days prior to the start of construction, prepare a SWPPP before
grading can begin, and submit a Notice of Termination to the Central Coast RWQCB upon
completion of construction and stabilization of the site.

In addition, because the proposed project requires a Section 404 permit from the USACE, a Section
401 water quality certification would also be required from the RWQCB. Issuance of a certification
means that RWQCB anticipates that the project will comply with State water quality standards. The
401 Certification can cover both construction and operation of the proposed project. For 404 permits,
the USACE has developed NWPs to streamline the process for specific activities. The USACE
reviews a proposed project to determine whether an individual 404 permit is required or if the project
can be authorized under an NWP.
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San Miguel CSD would be required to obtain a revised WDR permit from the Central Coast RWQCB
to increase allowable treated discharge from 200,000 gpd to 400,000 gpd. This permit specifies
requirements for disposal, and requires the San Miguel CSD to establish and maintain a monitoring
program to document compliance with the permit.

Boring under the Railroad. To connect to the proposed sewer force main to the San Miguel CSD
Wastewater Treatment Plant, permission must be obtained from the Union Pacific Railroad to bore
under the existing railroad tracks.

Other Ministerial Actions

After certification of the environmental document and consideration of the permits and approvals
listed above, ministerial permits/approvals such as demolition and grading permits, building permits,
and street work permits would be issued by the County or other appropriate agency to allow site
preparation, street work permits, and construction of the proposed project and connections to off-site
utility infrastructure. The County would also review and approve the tract improvement plan, conduct
tract improvement inspections, review construction permits, and review or conduct mitigation
monitoring.
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