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Figure 1: Regional Location 
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Most facilities applying for an Authority to Construct or Permit to Operate with stationary diesel engines greater than 50 hp, 
should be prioritized or screened for facility wide health risk impacts. A diesel engine-only facility limited to 20 non-
emergency operating hours per year or that has demonstrated to have overall diesel particulate emissions less than or equal to 
2 lb/yr does not need to do additional health risk assessment. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
4.  BIOLOGICAL RESOURCES.  Would the project:  
a) Have a substantial adverse effect, either directly or through 

habitat modifications, on any species identified as a candidate, 
sensitive, or special status species in local or regional plans, 
policies, or regulations, or by the California Department of Fish 
and Game or U.S. Fish and Wildlife Service? 

5,15, 
28,29, 

35, 
38,39 

 X   

b) Have a substantial adverse effect on any riparian habitat or other 
sensitive natural community identified in local or regional plans, 
policies, regulations or by the California Department of Fish and 
Game or US Fish and Wildlife Service? 

5,15, 
28,29, 

35, 
38,39 

 X   

c) Have a substantial adverse effect on Federally protected wetlands 
as defined in Section 404 of the Clean Water Act (including, but 
not limited to, marshes, vernal pools, etc.) through direct 
removal, filling, hydrological interruption, or other means? 

5,15, 
28,29, 

35, 
38,39 

 X   

d) Interfere substantially with the movement of any native resident 
or migratory fish or wildlife species or with established native 
resident or migratory wildlife corridors, or impede the use of 
wildlife nursery sites? 

5,15, 
28,29, 

35, 
38,39 

  X  

e) Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or 
ordinance? 

5,10, 
29   X  

f) Conflict with the provisions of an adopted Habitat Conservation 
Plan, Natural Community Conservation Plan, or other approved 
local, regional, or state habitat conservation plan? 

5,10, 
29    X 
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commercial and residential development. The drainage appears to become a prominent drainage feature between 1994 and 
2002 with the development of the Marigold Shopping Center.  
  
Appendix B of the Sage report provides the details of a wetland delineation and preliminary jurisdictional determination 
evaluation performed on the terrace that runs on the McBride parcel adjacent to the ephemeral drainage that runs just offsite 
along the northern property boundary of the McBride parcel.  
  
There is evidence of overflow flooding wetland hydrology (drift lines of debris and sediment deposits) from the ephemeral 
drainage onto the McBride parcel on a terrace that runs along the drainage on the McBride property. The evaluation of soils 
indicated field indicators of hydric soils suggesting a regular flooding regime over time during the wet season. The upper reach 
of the terrace was dominated by Harding grass (Phalaris aquatica), teasel (Dipsacus sativus), soft chess (Bromus hordaceous), 
rabbitsfoot grass (Polypogon sp.), and bristly ox-tongue (Helminthotheca echioides) that does not represent a wetland 
vegetation community.  
  
While some level of overland flow appears to occur, with the exception of the bulrush patch, the ephemeral nature of the 
drainage overflow does not manifest a definitive wetland plant community. However, given several years of below normal 
rainfall at the time of the delineation in 2014, this area was treated as problem area wetland. As such, based on the presence of 
hydric soils and wetland hydrology, approximately 0.19 acre (8,166 square feet) of jurisdictional seasonal wetland occurs on 
the bench above the ephemeral drainage along the northern property boundary on the McBride parcel. Figures JD-1 and JD-2 
in Appendix A of the Sage report show the location and extent of wetlands delineated adjacent to the ephemeral drainage as 
described above.  
  
The ephemeral drainage meets Orcutt Creek at the northwest corner of the McBride property becoming Orcutt Creek that 
exhibits a distinct bed, bank and channel. As described above, this reach of Orcutt Creek is choked with non-native grasses, 
forbs, and shrubs. Orcutt Creek has been in its current alignment as a tributary drainage since as far back as 1937. Given it 
flows through a sequence of creeks to San Luis Obispo Creek and the Pacific Ocean, Orcutt Creek is considered a tributary 
jurisdictional water of the U.S./State. The Ordinary High-Water Mark (OHWM) and top of bank are essentially the same along 
this reach representing the federal and state jurisdictional limits respectively. Approximately 0.23 acre of jurisdictional waters 
of the U.S./State are associated with Orcutt Creek through the project area. 
 
The botanical surveys resulted in no observations of any rare, threatened, or endangered plant species within the project site. 
Further, the observable and identifiable plants, disturbed soil surface from over 70 years of human use on the site is further 
evidence the site does not support any special-status plants. A field survey by Sage in 2018 confirmed that site conditions are 
unchanged since the 2014 floristic inventory and rare plant survey. 
 
Given the urban setting with a limited diversity of non-native grassland species, and the ephemeral nature of drainage along 
the north property line, the project site does not support suitable habitat for any special status wildlife species.  Therefore, no 
impacts from site development are anticipated.   
 
a, b) Implementation of the proposed project would result in impacts to vegetation and wildlife utilizing disturbed non-native 
annual grassland habitat from the development of the site.  Tree removal and ground disturbance, even to the ruderal annual 
grassland habitat, could impact nesting birds if conducted during the nesting season. This would be considered a potentially 
significant impact. Mitigation Measure BIO-1 is required to reduce potential impacts to a less than significant level.  Less than 
significant impact with mitigation incorporated. 
 
c) Development of access from Broad Street along the north project boundary would impact approximately 0.19 acre of seasonal 
wetland habitat associated with the ephemeral drainage. This would be considered a potentially significant impact without 
mitigation. Mitigation Measures MM BIO-1, BIO-2 and BIO-3 are required to reduce potential impacts to a less than significant 
level.  
 
d) The proposed project includes creek restoration consistent with policies in the AASP for creeks which are in degraded 
condition. The project also would not remove protected trees and includes substantial plantings within the development plan 
and as a part of the restoration component of the project. The project does not conflict with local policies or ordinances regarding 
tree preservation or protection of biological resources. Less than significant impact.  
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e, f) The project site is not part of a local, regional, or state habitat conservation plan and therefore would have not have an 
impact. The site does not contain any heritage trees or any biological resources that are protected by local policies or ordinances. 
No impact. 
 
 
Conclusion:  Less Than Significant with Required Mitigation Incorporated (for items a, b and c).  Less Than Significant 
without mitigation for the remaining items. 
 
Mitigation Measures. The following mitigation measures are required to avoid, minimize and compensate for potentially 
significant impacts on biological resources.  With mitigation, impacts would be reduced to a less than significant level.  Note 
that possible additional conditions that may be required by resource regulatory agencies through their permitting processes 
would be outside the CEQA process.  However, the CEQA analysis and mitigation measures below provide the necessary and 
appropriate direction for those agencies as they conduct their independent permitting processes. 
  
BIO-1.  Vegetation Removal Timing.  Vegetation removal and initial site disturbance for any project elements shall be 
conducted between September 1st and January 31st outside of the nesting season for birds. If vegetation removal is planned for 
the bird nesting season (February 1st to August 31st), then preconstruction nesting bird surveys shall be required to determine 
if any active nests would be impacted by project construction. If no active nests are found, and vegetation removal is conducted 
within 5 days of the survey and is done continuously, then no further survey work shall be required.  Additional surveys during 
the nesting season shall be conducted as needed if there is any break in vegetation removal, grading and/or construction lasting 
more than 5 days. If any active nests are found that would be impacted by vegetation removal, grading and/or construction, 
then the nest sites shall be avoided with the establishment of a non-disturbance buffer zone around active nests as determined 
by a qualified biologist. Nest sites shall be avoided and protected within the non-disturbance buffer zone until the young are 
no longer reliant on the nest site for survival (have fledged) as determined by a qualified biologist. All workers shall receive 
training on good housekeeping practices during construction that will discourage nests from being established within the work 
area (e.g., cover stored pipe ends, cover all equipment being used daily, etc.) A qualified biologist shall regularly walk the 
construction area to look for nest starts and review site for good housekeeping practices. As such, avoiding disturbance or take 
of an active nest would reduce potential impacts on nesting birds to a less-than-significant level. 

  
BIO-2.  Clean Water Act Permitting.  The applicant shall obtain Clean Water Act (CWA) regulatory compliance in the form 
of a permit from the U.S. Army Corps of Engineers (Corps) or written documentation from the Corps that no permit would be 
required for the proposed road crossing. Should a permit be required, the applicant shall implement all the terms and conditions 
of the permit to the satisfaction of the Corps. Corps permits and authorizations require applicants to demonstrate that the 
proposed project has been designed and will be implemented in a manner that avoids and minimizes impacts on aquatic 
resources to the extent practicable. Compliance with Corps permitting would also include obtaining and CWA 401 Water 
Quality Certification from the Regional Water Quality Control Board (RWQCB). In addition, the Corps and RWQCB may 
require compensatory mitigation for unavoidable permanent impacts on waters of the U.S./State to achieve the goal of a no net 
loss of wetland values and functions. As such, with implementation of the 3:1 ratio of creek enhancement mitigation plantings 
and regulatory compliance would reduce potential impacts on waters of the U.S. to a less than significant level.   

  
BIO-3.  Streambed Alteration Agreement.  The applicant shall obtain compliance with Section 1602 of the California Fish 
and Game Code (Streambed Alteration Agreements) in the form of a completed Streambed Alteration Agreement or written 
documentation from the CDFW that no agreement would be required for the proposed road crossing. Should an agreement be 
required, the property owners shall implement all the terms and conditions of the agreement to the satisfaction of the CDFG. 
The CDFG Streambed Alteration Agreement process encourages applicants to demonstrate that the proposed project has been 
designed and will be implemented in a manner that avoids and minimizes impacts in the stream zone. In addition, CDFG may 
require compensatory mitigation for unavoidable permanent impacts on waters of the State. As such, with implementation of 
the 3:1 ratio of creek enhancement mitigation plantings and regulatory compliance would reduce potential impacts on waters 
of the U.S. to a less than significant level. 
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Table 5.  Typical Vibration Levels during Construction Activities  

Equipment in/sec PPV at 25 ft. Approximate Lv VdB at 25 ft. 

Pile Driver    

 Upper  1.518 112 

 Typical 0.644 104 

Large bulldozer 0.089 87 

Loaded trucks 0.076 86 

Jackhammer 0.035 79 

Small bulldozer 0.003 58 

Source: FTA 2018 

Table 6 shows estimated groundborne vibration levels from construction equipment that would result in the highest vibration 
levels. Vibration impacts are assessed based on the distance from the location of vibration-intensive construction activities, 
conservatively assumed to be at edge of the project site, to the edge of nearby structures. Therefore, equipment was anticipated 
to operate at a distance of 250 feet from existing residences within the Hidden Hills Mobilelodge. 

Table  6.  Vibration Levels at Sensitive Receivers  

Equipment 

Existing Residences   
(250 feet) 

in/sec PPV VdB 

Pile Driver (impact) 
Upper range 0.121 90 
Typical 0.052 82 

Large Bulldozer 0.007 65 
Loaded trucks 0.006 61 
Jack hammer 0.003 57 
Threshold 0.5 94 

Threshold Exceeded? No No 

See Appendix D of the Rincon Consultants Noise Study (Attachment 9) for vibration analysis worksheet. 

As shown, groundborne vibration from typical construction equipment is not estimated to exceed the threshold of 0.5 in/sec 
PPV at an existing residence. Similarly, typical construction equipemnt would not exceed the threshold of 94 vdB at any 
occupied structure. The project does not include any substantial long-term vibration sources. Therefore, the project would not 
expose local vibration sensitive receivers to excessive vibration levels and vibration impacts would be less than significant.  

 
c) There are two primary sources of long-term operational noise associated with the project.  The first would be from onsite 
activity related to community retail, restaurant, office and residential uses.  The second primary source would be increased 
traffic generated by the project.  These issues are discussed below, and fully analyzed in the Noise Study included as 
Attachment 9. 
 
On-site Operational Noise  
The proposed residential project would require periodic trash hauling services. However, the project site is located in a 
developed area and would be surrounded by multi-family residential and commercial uses that require similar trash hauling 
services. Therefore, as trash trucks are already a common occurrence in the project vicinity, trash services would not result in 
a noticeable increase in ambient noise levels above levels existing without the project. 
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15. RECREATION.  Would the project: 
a) Increase the use of existing neighborhood and regional parks or 

other recreational facilities such that substantial physical 
deterioration of the facility would occur or be accelerated? 

35   X  

b) Include recreational facilities or require the construction or 
expansion of recreational facilities, which might have an adverse 
physical effect on the environment? 

35   X  

 
Setting 
There are 26 parks in the City of San Luis Obispo, including eight community parks, ten neighborhood parks, and eight mini 
parks. Collectively, these parks include approximately 152 acres of parkland, of which 34 acres are neighborhood parks. In 
addition to parks, the City owns or manages approximately 7,000 acres of open space within and adjacent to San Luis Obispo. 
This open space provides recreational opportunities such as fishing, hiking, and biking trails. Existing recreational facilities 
near the project site include the Damon-Garcia Sports Complex directly north of the project site, and E.A. French Park 
approximately a half mile east of the site. Damon-Garcia Sports Complex is a Community Park open space area available by 
reservation containing soccer fields, picnic area, and a large open space. E.A. French Park is a neighborhood park with 
amenities/activities such as an outdoor barbeque area, basketball court, picnic tables, tennis courts, playgrounds, and open 
space. 
 
Evaluation 
a, b) The project includes retail commercial and assisted living facility components which are considered commercial land 
uses. Accordingly, the project is not subject to payment of parkland in-lieu fees as required in 16.22.050 through 16.22.100 of 
the City Municipal Code which are intended to offset potential demand that would arise through new residential development. 
Therefore, the project is not anticipated to result in increased use of recreational facilities such that there would be substantial 
physical deterioration or acceleration of recreational facilities, and the project does not include recreational facilities which 
could have a physical effect on the environment. The impact would be less than significant. 
 
Conclusion:  Less than significant impact  
 
 
 
 
16.  TRANSPORTATION/TRAFFIC.  Would the project:  
a) Conflict with an applicable plan, ordinance or policy 

establishing measures of effectiveness for the performance of 
the circulation system, taking into account all modes of 
transportation including mass transit and non-motorized travel 
and relevant components of the circulation system, including 
but not limited to intersections, streets, highways and freeways, 
pedestrian and bicycle paths, and mass transit?  

2,9, 
10,22,
35,36 

41  X   

b) Conflict with an applicable congestion management program, 
including, but not limited to level of service standards and travel 
demand measures, or other standards established by the county 
congestion management agency for designated roads or 
highways? 

1,2, 
4,9,35
36,41  X   

c) 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? 

9,10, 
36   X  

d) Substantially increase hazards due to a design feature (e.g., 
sharp curves or dangerous intersections) or incompatible uses 
(e.g. farm equipment)? 

2,9, 
22,32   X  

e) Result in inadequate emergency access? 4,9   X  















http://www.slocity.org/Home/ShowDocument?id=10532
http://www.slocity.org/home/showdocument?id=4384


http://www.slocity.org/government/department-directory/community-development/planning-zoning/general-plan
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N/A 
 
 

21.  SOURCE REFERENCES. 
1.  City of SLO General Plan Land Use Element, December 2014 and Final EIR, October 2014 
2.  City of SLO General Plan Circulation Element, December 2014 and Final EIR, October 2014 
3.  City of SLO General Plan Noise Element, May 1996 
4.  City of SLO General Plan Safety Element, March 2012 
5.  City of SLO General Plan Conservation & Open Space Element, April 2006 
6.  City of SLO General Plan Housing Element, January 2015 
7.  City of SLO General Plan Water and Wastewater Element, March 2018 
8.  City of SLO Source Reduction and Recycling Element, on file in the Utilities Department 
9.  City of SLO General Plan EIR 2014 for Update to the Land Use and Circulation Elements  
10.  City of San Luis Obispo Municipal Code (which includes the City Zoning Regulations, Chapter 17) 
11.  City of San Luis Obispo Community Design Guidelines, June 2010 
12.  City of San Luis Obispo, Land Use Inventory Database 
13.  City of SLO Climate Action Plan, August 2012 
14.  2013 California Building Code   
15.  City of SLO Waterways Management Plan 
16.  Water Resources Status Report, July 2012, on file with in the Utilities Department 
17.  Beacon Geotechnical Engineering Analyses (for Commercial and Assisted Living) each dated February 9, 2018 
18.  Staff Knowledge 
19.  Website of the Farmland Mapping and Monitoring Program of the California Resources Agency:  

http://www.consrv.ca.gov/dlrp/FMMP/  
20.  CEQA Air Quality Handbook, Air Pollution Control District, April 2012 
21.  Clean Air Plan for San Luis Obispo County, Air Pollution Control District, 2001 
22.  Institute of Transportation Engineers, Trip Generation Manual, 9th Edition, on file in the Community 

Development Department 
23.  City of San Luis Obispo, Historic Resource Preservation Guidelines, on file in the Community Development 

Department 
24.  City of San Luis Obispo, Archaeological Resource Preservation Guidelines, on file in the Community 

Development Department 
25.  City of San Luis Obispo, Historic Site Map 
26.  City of San Luis Obispo Burial Sensitivity Map 
27.  San Luis Obispo County Airport Land Use Plan 
28.  Website of the California Environmental Protection Agency, Cortese List: 

https://calepa.ca.gov/SiteCleanup/CorteseList/  
29.  Project Plans 
30.  2012 Sanitary Sewer Flow Monitoring and Inflow/Infiltration Study 
31.  2016 Wastewater Collection System Infrastructure Renewal Strategy 
32.  City of San Luis Obispo Zoning Regulations, March 2015 
33.  City of SLO Climate Action Plan, August 2012 
34.  Final Potable Water Distribution System Operations Master Plan, December 2015 
35.  Airport Area Specific Plan Updated 2014 
36.  Central Coast Archeological Research Consultants Report, April 2018 
37.  2015 Urban Water Management Plan, June 14, 2016 
38.  Oasis Creek Setback Exhibit L-1, 10-3-2017 
39.  Sage Institute Biological and Wetland Resources Assessment, 3-16-2018 
40.  45dB Acoustics Residential & Commercial Projects Acoustical Assessment, 10-31-2017 
41.  Central Coast Transportation Consulting, Multimodal Transportation Impact Study, 2-2018 

http://www.consrv.ca.gov/dlrp/FMMP/
https://calepa.ca.gov/SiteCleanup/CorteseList/
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mitigation plantings and regulatory compliance would reduce potential impacts on waters of the U.S. to a less than 
significant level.   

  
BIO-3.  Streambed Alteration Agreement.  The applicant shall obtain compliance with Section 1602 of the 
California Fish and Game Code (Streambed Alteration Agreements) in the form of a completed Streambed 
Alteration Agreement or written documentation from the CDFW that no agreement would be required for the 
proposed road crossing. Should an agreement be required, the property owners shall implement all the terms and 
conditions of the agreement to the satisfaction of the CDFG. The CDFG Streambed Alteration Agreement process 
encourages applicants to demonstrate that the proposed project has been designed and will be implemented in a 
manner that avoids and minimizes impacts in the stream zone. In addition, CDFG may require compensatory 
mitigation for unavoidable permanent impacts on waters of the State. As such, with implementation of the 3:1 ratio 
of creek enhancement mitigation plantings and regulatory compliance would reduce potential impacts on waters of 
the U.S. to a less than significant level. 
 
 
Mitigation Measures B-1 through B-3 Monitoring Program: 
 
Prior to issuance of any grading or building permits, Community Development Department staff will verify that 
necessary permitting and certification requirements have been met and that all improvement plans, landscaping 
plans and/or relevant construction permits include the required measures for mitigation plantings, creek 
enhancement, and any compensatory mitigation measures for impacts to Waters of the U.S. as required by the Corps 
of Engineers and RWQCB.  
 
CULTURAL RESOURCES MITIGATION  MEASURES 
 
CR-1.  Halt Work Order for Discovery of Previously Unidentified Cultural Resources. In the event that 
historical or archaeological remains are discovered during earth disturbing activities associated with the project, an 
immediate halt work order shall be issued and the Community Development Director shall be notified. A qualified 
archaeologist shall conduct an assessment of the resources and formulate proper mitigation measures, if necessary. 
After the find has been appropriately mitigated, work in the area may resume. A Chumash representative shall 
monitor any mitigation excavation associated with Native American materials. 
 
CR-2.  Halt Work Order for Discovery of Human Remains. In the event that human remains are exposed during 
earth disturbing activities associated with the project, an immediate halt work order shall be issued and the 
Community Development Director shall be notified. State Health and Safety Code Section 7050.5 requires that no 
further disturbance of the site or any nearby area reasonably suspected to overlie adjacent human remains shall 
occur until the County Coroner has made the necessary findings as to origin and disposition pursuant to Public 
Resources Code Section 5097.98. If the remains are determined to be of Native American descent, the coroner shall 
notify the Native American Heritage Commission within 24-hours. 
 
Mitigation Measures CR-1 to CR-2 monitoring program:  
 
Community Development Department staff will verify appropriate notes identifying requirements are listed 
prominently for contractor reference on applicable construction documents which involve significant ground 
disturbance including grading or trenching.  
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Mitigation Measures T-2, T-3, and T-4 monitoring program:  

 
The Transportation Division of Public Works, and the Community Development Department will require that fair 
share contributions are paid prior to issuance of building permits.  
 



Specific Plan: BP-SP to CC-SP-SF
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