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Table 4.4.G: Summary of Land Designated “Agriculture” within the San Miguel

CSD
APN Location Acres Use/Constraint
027-011-030 North CSD 127.51 | Field-rotational agriculture; 22.6 ac within 100-
year floodplain
027-011-018 North CSD 10.86 | Nonagricultural
027-011-019 North CSD 37.63 | Nonagricultural
176.0
027-420-016 Northeast CSD | 192.86 | Field-rotational agriculture, Statewide Important
farmland; 83.6 ac within 100-year floodplain
192.86
027-420-017 East CSD 48.81 | Agriculture; 3.8 ac within 100-year floodplain
021-051-016 East CSD 1.16 1.16 ac within 100-year floodplain
027-271-040 East CSD 96.14 | Vineyards, Prime/Statewide Important farmland
027-271-034 East CSD 29.32 | Agriculture
027-271-041 East CSD 66.39 | Vineyards, Unique/Statewide Important farmland
241.82
021-381-006 South CSD 1.93 0.9 ac within 100-year floodplain
021-361-008 South CSD 66.29 | Field-rotational agriculture, Statewide Important
farmland; 53.0 ac within 100-year floodplain
021-355-004 South CSD 1.63 Agriculture
021-361-008 South CSD 1.47 1.47 ac within 100-year floodplain
027-381-007 South CSD 28.44 | Field-rotational agriculture, Statewide Important
farmland; 6.0 ac within 100-year floodplain
027-381-009 South CSD 10.70 | Agriculture; 3.4 ac within 100-year floodplain
027-381-008 South CSD 27.58 | Agriculture; 7.6 ac within 100-year floodplain
027-381-002 South CSD 16.65 | Agriculture; 16.65 ac within 100-year floodplain
027-221-035 South CSD 2.73 Agriculture
157.42
027-221-047 Southeast CSD 9.02 Vineyards, Unique/Statewide Important
Farmland
Various Southeast CSD | 190.15 | Vineyards, Unigue farmland, Williamson Act
199.17
Total “Agriculture” Area within | 967.27

San Miguel CSD

Source: California Department of Conservation, Division of Land Resources Protection, Farmland Mapping
and Monitoring Program, December 2006; County of San Luis Obispo, 2007.
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The premature designation of agricultural land for development would be avoided by developing
within the existing limits of the San Miguel CSD. While this development would result in the
conversion of agricultural lands to nonagricultural uses, it would be a logical continuation of
existing land use patterns, as it would be concentrated in an area already receiving community
services and transitioning from agricultural uses.

The impact discussion addressed is whether the project is consistent with the provisions of
AGP24. The proposed project would result in the development outside the existing URL and the
expansion of the existing CSD. While undeveloped property within the existing boundaries of the
CSD is potentially available for development, expanding the URL to accommodate the proposed
development would be potentially inconsistent with the provisions of AGP24.

b. Urban or village expansion should only occur where contiguous to an existing urban/village
reserve line.

Property located south of the project site directly west of US 101 is designated “Residential
Rural.” Mission Street is located on the east side of US 101. Properties on the east and west sides
of Mission Street in the project area are located within the URL and are not designated for
agricultural uses; therefore, no agricultural conversion impact would occur along Mission Street
within the URL.

As previously discussed under Thresholds 4.4.2 and 4.4.3, the project site abuts a portion of the
URL adjacent to US 101. Annexation of the site into the URL and development of the proposed
on-site uses would create an “island” (APN 027-061-019) of agricultural land surrounded by on-
and off-site residential designations. This property is located between the southeastern project
boundary and US 101 and is contiguous to the URL. Implementation of the proposed project
would isolate the 35 ac parcel from other agricultural uses, which may hasten its conversion to
nonagricultural uses. Existing County policies generally establish that development should occur
within or contiguous to limits of existing URLSs. Two parcels totaling approximately 31.5 ac
would be bisected by the proposed Tenth Street and waterline extension. An additional 19.4 ac
directly south of the site would be isolated or would gain access to new roadway or utility
infrastructure, which could hasten its conversion to a nonagricultural use. While an additional
193.4 ac of agricultural land is located in the vicinity of the project site (see Table 4.4.F and
Figure 4.4.5), due to the location and/or size of these properties, it is uncertain whether the
development of the proposed uses would indirectly result in their conversion to nonagricultural
uses.

The expansion of the URL to encompass the Development project site, coupled with improved
site access/infrastructure availability, could encourage property owners south of the project site to
forego agricultural production in order to develop nonagricultural uses. The potential indirect
conversion of this agricultural land represents a significant indirect impact; therefore, the
proposed project is potentially inconsistent with this provision of AGP24.

c. Conversion of agricultural lands should only occur when the land does not meet the criteria for
inclusion in the Agricultural designation due to a physical constraint or surrounding incompatible
use.

The project site is currently designated Agriculture, a land use category that signifies that the land
has an existing or potential capability for agricultural production. Portions of the project site are
currently utilized for the production of dry land barley. Based on the Water Resources Evaluation
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prepared for the proposed project, adequate water is available to allow the intensification of the
existing agricultural use. If irrigated, on-site soils are generally suited for the production of
alfalfa, sugar beets, wine grapes, walnuts, almonds, pasture, small grain, and grain hay. In the
absence of irrigation this soil is suited only for the production of small grain and grain hay.
Because adjacent parcels are utilized for crop production, the continuation of current on-site
agricultural uses is compatible with adjacent land uses. In addition, evidenced by past practices,
and the presence of two existing on-site wells, on-site irrigation is possible. Because the project
site has the resources to support production agriculture, has the potential (through the application
of irrigation) for more intensive agricultural use, and is located adjacent to on-going agricultural
uses, the property satisfies the criteria established by the County to be designated Agriculture.

Because the project site satisfies the criteria established by the County for designation as
Agriculture, the conversion of the site from its present use to urban/suburban uses is potentially
inconsistent with this provision of AGP24.

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

Furthermore, the expansion of wastewater treatment capacity and the extension of urban/suburban
infrastructure west of US 101 could reduce economic constraints to additional urban development
in the project area. The conversion of the project site to urban/suburban uses, the expansion of
wastewater treatment capacity, extension of utility services, and operation of commercial uses,
would change the character of the project area, and could create additional pressure to convert
existing agricultural uses.

While it is not possible to know with any certainty if additional conversions have or will be
triggered by the proposed project, the pressure to convert would be especially evident at those
parcels located adjacent to or surrounded by properties developed with nonagricultural uses. As
stated previously, implementation of the proposed project would surround and isolate a 35 ac
parcel from other agricultural uses. In addition to the 550 ac Development project site, properties
with a total acreage of 41.1 ac would be directly affected by the installation of roadway and utility
extensions. Due to their location in the vicinity of project improvement, properties totaling an
additional 54.3 ac could experience increased pressure to convert to non-agricultural uses.
Development of the proposed project would result in conditions that could indirectly hasten the
conversion of agricultural land adjacent to or in close proximity to the project site. Because the
proposed project may adversely affect existing agricultural production on off-site properties, the
proposed project is potentially inconsistent with AGP24.

The proposed development would result in the conversion of agricultural land to nonagricultural
uses, would create new residential land outside an existing urban reserve line, and would locate
new public facilities outside an existing urban reserve line; therefore, the proposed project is
inconsistent with Agricultural Policy 24 related to the conversion of agricultural lands.

Potential Impact Summary: Potentially significant. The discussion above is intended to provide a
guide to the decision makers for policy interpretation and should be considered preliminary; a final
determination of consistency with plans and policies would be made by County decision makers. 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
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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. These
inconsistencies are significant to the County’s land use planning process and are therefore
acknowledged as being potentially significant impacts of the project.

4.4.7 Cumulative Impacts

Operation of the proposed commercial uses would generate up to 63 jobs in the project area.
Conversion of the project site to urban/suburban uses would preclude its use for more intensive,
productive, and economically valued crops. As detailed in Table 4.4.H, depending on the crop
produced on-site, such a conversion would have varying economic and employment effects. The
proposed project would provide greater employment than either the existing (barley) or potential
(vineyard) agricultural use of the site. Because of the current level of on-site farm activity, the value
of crops produced, and the site’s limited existing contribution to the economy of the area or region,
development of the project would not cause or contribute to a physical deterioration within the project
area which would be so prevalent and substantial that it impairs the proper utilization of the area, or
the health, safety, and welfare of the surrounding community. No significant causal connection
between proposed project and a significant cumulative impact derived from economic or social
conditions would occur.

Table 4.4.H: Agricultural Value and Employment Associated with the Project Site

Direct Effects
Output Total Employment
Total Associated with | Total | Employment | Associated with
Barley $26,620 $29,046 0.916 1.21 1.10
Wine Grapes $2,424,000 $102,091 23.74 1.66 39.41
1 Data derived from: 2006 Annual Report, San Luis Obispo County Department of Agriculture/Weights and

Measures.
Data derived from: The Measure of California Agriculture, 2006: Chapter Five Agriculture’s Role in the
Economy, University of California Agricultural Issues Center, November 2006.

2

The cumulative effect of development in the region will continue to result in the conversion of
agricultural lands to nonagricultural uses. Because agricultural land is 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 that cannot mitigated. This
impact is a Class | impact, significant and unavoidable.

Potential Cumulative Impact Summary: Class I. The direct and indirect conversion of farmland
and agricultural soils represents a significant contribution to cumulative agricultural impacts in the
County. Because agricultural land is a finite resource, mitigation measures aimed at conserving other
agricultural land would not reduce this impact below a level of significance.
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4.4.8 Level of Significance Prior to Mitigation

Prior to implementation of mitigation the following impacts are considered to be potentially
significant:

« Conversion of Farmland to nonagricultural uses
« Conversion of land zoned for agricultural use to nonagricultural uses

« Conversion of agriculturally productive land to nonagricultural uses

4.4.9 Mitigation Measures

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 County
Agricultural Commissioner (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 Agricultural Commissioner or designee) similar
to that of the farmland to within the project limits. The area to be
conserved shall be located within San Luis Obispo County within a
reasonable proximity to the project site.

Subject to the approval of the 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 Agricultural Commissioner 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
Agricultural Commissioner or designee), which will provide for the
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conservation of 618.2 acres (ac) of farmland in San Luis Obispo
County.

Mitigation Measure 4.4.2 Fencing Plan Review. Prior to issuance of any building permits, the
Agricultural Commissioner (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.

4.4.10 Level of Significance after Mitigation

Conversion of Farmland. Mitigation Measures 4.4.1.A and 4.4.1.B provide the project proponent
with two feasible options to mitigate for the loss of Prime soils by either (1) either conservation of an
area of equal size and quality, or (2) the payment of fees to conserve an area of equal size and quality.
While the mitigation identified above would prevent the future conversion of an as-of-yet unidentified
parcel of Prime soil, it would not avoid, minimize, or otherwise directly mitigate the identified
impact. Therefore, even with mitigation, this impact remains Class I, significant and unavoidable.

Conflict with Existing Zoning for Agricultural use or a Williamson Act contract. The
redesignation of the project site from “Agriculture” incrementally decreases the amount of land
available in the County where agricultural production can be practiced. As the County’s General Plan
Agriculture and Open Space Element and the Salinas River Area Plan have previously examined
existing land use patterns and agricultural potential, it is reasonable that all suitable land has already
been assigned (as appropriate) the “Agriculture” designation. It is not possible to create new
“Agricultural” land on property that lacks the necessary characteristics to support such a use;
therefore, there is no feasible way to mitigate for (replace) the loss of land designated “Agriculture”
by the County. In the absence of feasible mitigation, this impact remains Class I, significant and
unavoidable.

Changes resulting in the conversion of farmland or impairment of other agricultural property.
Mitigation Measures 4.4.1A and 4.4.1B provide the project proponent with two feasible options to
mitigate for the loss of actively used agricultural by either, (1) either conservation of an similar
amount of agricultural land, or (2) the payment of fees to conserve an similar amount or active
agricultural land. While the mitigation identified above would prevent the future conversion of an as-
of-yet unidentified agricultural land preserved in perpetuity, it would not avoid, minimize, or
otherwise directly mitigate the identified impact of the Development project site. Therefore, even
with mitigation, this impact remains Class I, significant and unavoidable.

Be potentially inconsistent with the policies and objectives in the County’s General Plan
Agriculture and Open Space Element.

Agricultural Policy 11 (Agricultural Water Supplies). The proposed project is potentially
consistent with this policy.
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Agricultural Policy 17 (Agricultural Buffers). Implementation of Mitigation Measures 4.1.1
provisions of the County’s Right-to-Farm Ordinance, and review and approval of the project
fencing plan would ensure, (1) appropriate buffers are established and maintained between the
proposed on-site uses and existing adjacent agricultural activities; and (2) that prospective
residents are appropriately informed of potential land use issues associated with residing in close
proximity to agricultural uses. Therefore, the proposed project is potentially consistent with this
policy.

Agriculture Policy 24 (Agricultural Conversion). The conversion of the project site from
agricultural to urban/suburban uses would impact land suited for agricultural production.
Conversion of the project site would be potentially inconsistent with provisions of County
AGP24.

Cumulative Impacts. While mitigation has been identified to reduce the impact associated with the
conversion of agricultural land, the proposed project would, on a local and regional scale, reduce the
amount of land in the County upon which agricultural operations can occur. Combined with planned
and future development throughout the County and region, the loss of agricultural land represents a

significant cumulative Class | impact, significant and unavoidable.
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