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EXECUTIVE SUMMARY

This section summarizes the characteristics of the proposed Los Osos Community Plan, alternatives to
the proposed project, as well as environmental impacts, mitigation measures, and residual impacts
associated with the project.

PROJECT SYNOPSIS

Lead Agency/Project Applicant

San Luis Obispo County

Department of Planning and Building
County Government Center, Room 300
San Luis Obispo, California 93408

Contact:
Kerry Brown, Project Manager
Rob Fitzroy, Deputy Director, Policies and Programs

Project Description

The proposed project is a regulatory document that guides future development within the Los Osos
community. It is similar to a General Plan, and includes a policy framework and accompanying maps
that provide guidance for development projects in Los Osos. Thus, this EIR is appropriately framed as a
Program EIR pursuant to CEQA Guidelines Section 15168. The proposed LOCP will also function as the
Local Coastal Plan guiding future development within the Los Osos community. The LOCP is part of the
Estero Area Plan and located within the Estero Planning Area. The LOCP establishes a vision for the
future of Los Osos and defines the nature of future development in the Los Osos planning area, and
provides development standards that in many cases are site-specific. The LOCP is facilitated to a large
extent by the recently approved communitywide sewer project, which underwent separate
environmental review.

The Plan Area (also referred to in this document as the “project area”, or “proposed project area”)
encompasses roughly 3,041 net acres, and includes the anticipated 20-year growth boundary (URL).
This area also encompasses the proposed Urban Services Line (USL), as well as some additional
surrounding properties in order to provide the context for a comprehensive analysis of potential
environmental impacts under the Community Plan.

ES-1



Los Osos Community Plan EIR
Executive Summary

There are no expansion areas planned outside the URL, although as noted above, there will be minor
adjustments to the existing URL, largely for administrative purposes so that certain parcels better
coincide with existing property lines and ownership. Although no expansion is anticipated, there are
areas within the URL where special planning area standards will apply, which are intended to guide and
facilitate future growth in these areas.

The key components of the draft LOCP include:

* Updating data and information from the approved Estero Area Plan with respect to the Los
Osos urban area;
* Incorporating strategic growth policies;
* Incorporating conditions of approval from the Coastal Development Permit for the Los Osos
Wastewater Project, including
v' Development of a sustainable buildout target supported by the safe yield of the
groundwater basin; and
v Integration of conservation strategies from the HCP currently under preparation
* Considering Coastal Commission issues identified during the 2004 and 2009 Estero Area Plan
update; and
* Developing a Public Facilities Financing Plan for new development.

The specific location and characteristics of the project are described in greater detail in Section
2.0, Project Description.

USE OF THIS EIR FOR FUTURE PROJECTS

In practice, this program EIR will be used as a first tier of environmental review for development
projects proposed in accordance with the Los Osos Community Plan. This EIR has been developed
specifically to comply with CEQA Section 15183 in order to minimize future environmental review of
proposed projects. This section of CEQA provides an exemption from environmental review for projects
that are consistent with the development density established by existing zoning, community plan or
general plan policies for which an EIR was certified, except as might be necessary to examine whether
there are project-specific effects which are peculiar to the project or its location.

Consistent with CEQA Guidelines Section 15183, future development projects in the Community Plan
Area would not require subsequent environmental review if it can be shown that:

* The proposed development is consistent with General Plan and zoning designations;
* The proposed development is consistent with Community Plan policies; and
* The proposed development would not result in environmental effects that:

o are peculiar to the project or parcel;

o were not analyzed in this EIR; or

o would be more severe than what was analyzed in this EIR.
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ALTERNATIVES

As required by Section 15126(d) of the State CEQA Guidelines, this EIR examines a range of reasonable
alternatives to the project that could feasibly achieve similar objectives. This includes the following four
alternatives:

* Alternative 1: No Project (No Development)

* Alternative 2: No Project (Buildout of Existing Adopted Estero Area Plan)
¢ Alternative 3: Reduced Development Based on Water Availability

¢ Alternative 4: Mitigated Project

These are summarized below:
Alternative 1: No Project (No Development)

This alternative considers the consequences of not approving the proposed LOCP, and not allowing
further development in the plan area beyond already exists. In some respects, this represents a
continuation of the 1988 growth moratorium, but to an even greater degree, in that no further
development of any kind would be considered.

While this alternative does not meet the project objectives as described above, it is a required scenario
for consideration under CEQA, and provides a useful benchmark against which to evaluate the potential
impacts of development under the proposed project.

Alternative 2: No Project (Development under the Existing Estero Area Plan)

This alternative considers the consequences of not approving the proposed LOCP, but assumes that
development would resume under the existing Estero Area Plan, based on the land use pattern and
regulatory framework included in the current plan. There would be no growth restrictions based on
water availability, such as are included in the proposed LOCP, so there would be no certainty that
development would proceed commensurate with the availability of water.

Many of the project objectives described under the Estero Area Plan are the same as those proposed
under the LOCP, so in many respects, this alternative is somewhat consistent with the intent of the
proposed LOCP.

This alternative envisions a somewhat different land use pattern in portions of the community as
compared to the proposed LOCP, particularly along the urban fringes near Los Osos Creek and other
sensitive resource areas, where considerably more residential development would be allowed.

In general, the Estero Area Plan envisions more land designated for residential and non-residential
development, and correspondingly less land designated for Open Space. Other key differences from the
proposed LOCP are described below:
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* Substantially More Overall Residential Area. There would be 15% more land (419 acres)
designated for residential land use categories compared to the LOCP. This would result in more
residential development potential compared to proposed land use designations under the LOCP.

* More Overall Non-Residential Area. There would be 14% more land (21 acres) in non-
residential (commercial and office) land use categories. Overall, this would result more non-
residential development potential compared to proposed land use designations under the LOCP.

¢ Substantially Less Open Space. The existing Estero Area Plan includes 418 acres less designated
Open Space, or about 25% of the amount proposed under the LOCP. Most of the difference is
currently designated for a variety of residential uses throughout the community.

Under the existing Estero Area Plan, the existing Urban Reserve Line (URL) would not be modified to
reflect more logical boundaries that would follow existing property lines, as would be the case under the
proposed LOCP.

Alternative 3: Reduced Development Based on Water Availability

This alternative assumes a development pattern and policy framework similar to that proposed under
the LOCP, except that growth would be restricted by water availability. This scenario is based on
restrictions set forth in a key proposed LOCP policy related to the 2015 Los Osos Groundwater Basin
Plan.

Alternative 4: Mitigated Project

This alternative assumes the same development pattern, buildout potential and policy framework as
under the proposed LOCP, except that it includes the policy-related mitigation measures prescribed to
address potentially significant impacts previously identified with respect to implementation of the
proposed LOCP.

Environmentally Superior Alternative

The No Project/No Development Alternative (Alternative 1) is considered environmentally superior
overall, since no development that could result in significant environmental impacts would occur.
However, this alternative would not meet project objectives included in the proposed LOCP. Among the
other alternatives, the Reduced Development scenario (Alternative 3) would reduce many impacts
related to population and growth compared to the LOCP, but would otherwise be similar. Overall,
however, the Mitigated Project is considered the Environmentally Superior Alternative, because it
achieves all of the project objectives of the LOCP while directly mitigating all identified impacts
associated with implementation of the proposed project.

The complete alternatives analysis is included in Section 6.0, Alternatives.
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AREAS OF CONCERN

Pursuant to State CEQA Guidelines § 15123(b)(2), this EIR acknowledges the areas of controversy and
issues to be resolved which are known to the County of San Luis Obispo or were raised during the
scoping process. A Notice of Preparation (NOP) was prepared and circulated for a 30-day public review
period that began on March 20, 2015 and ended April 20, 2015. Several comment letters from the
public, and comment letters from public agencies (i.e., California Coastal Commission; San Luis Obispo
Council of Governments; San Luis Obispo County Air Pollution Control District; San Luis Obispo County
Parks), were received in response to the NOP. The NOP and associated comment letters are included in
Appendix A of this EIR.

Primary environmental areas of concern raised by the commenting agencies and public include:

* Environmentally Sensitive Habitat Area
* Habitat Conservation Plan

* Water Supply in the context of the Basin Plan
* Recycled Water

* Preservation of Groundwater Basin
* Wastewater Service

* Growth Management

* (Coastal Access

¢ Shoreline Development

* Night Sky Preservation

* QOak Tree Protection

* Estuary Habitat Protection

* Global Climate Change

¢ Park Planning

¢ Bike Planning

*  Public Safety (adequate lighting)

* Jobs/Housing Balance

e Alternative Transportation Modes
* Smart Growth

* Removing Invasive Species

¢ Aesthetics

* Roadway Safety

SUMMARY OF PROJECT-SPECIFIC IMPACTS AND MITIGATION MEASURES

Tables ES-1 through ES-4 summarize the potential project-specific environmental impacts of the project.
The mitigation measures associated with each impact, which are to be implemented in order to reduce
the environmental impacts to the maximum extent feasible, are also summarized therein. In accordance
with the State CEQA Guidelines, the tables identify the following types of potential impacts associated
with the project:

ES-5
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Class I, Significant and Unavoidable: An impact that cannot be reduced to below the threshold
level given reasonably available and feasible mitigation measures. Such an impact requires a
‘Statement of Overriding Considerations’ to be issued if the project is approved per §15093 of
the State CEQA Guidelines.

Class Il, Significant but Mitigable: An impact that can be reduced to below the threshold level
given reasonably available and feasible mitigation measures. Such an impact requires ‘Findings’
to be made under §15091 of the State CEQA Guidelines.

Class lll, Not Significant: An impact that may be adverse, but does not exceed the threshold
levels and does not require mitigation measures. However, mitigation measures that could
further lessen the environmental effect may be suggested if readily available and easily
achievable.

Class 1V, Beneficial. An effect that would reduce existing environmental problems or hazards.

Significant and Unavoidable Impacts

Significant and Unavoidable (Class |) project-specific impacts were identified, within the following area
as shown on Table ES-1:

Cultural Resources (tribal cultural resources and cumulative impacts)

Significant But Mitigable Impacts

Significant but Mitigable (Class Il) project-specific impacts were identified within the following issue
areas, as described in Table ES-2:

Aesthetics

Air Quality

Biological Resources

Coastal Hazards

Cultural Resources

Hydrology and Water Quality

Land Use

Noise (project and cumulative impacts)

Transportation and Circulation (project and cumulative impacts)
Water Supply

Less Than Significant Impacts

Less than Significant (Class lll) project-specific impacts were identified within the following issue areas,
as described in Table ES-3:

Aesthetics
Air Quality

A D) DPLANNING & BUILDING
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* Biological Resources

* Greenhouse Gas Emissions

* Hydrology and Water Quality

* Noise

* Population and Housing

* Public Services

* Recreation

* Transportation and Circulation

* Wastewater

* Cumulative impacts (all issues except Biological Resources, Cultural Resources, Noise, and
Transportation)

Beneficial Impacts

Beneficial (Class IV) project-specific impacts were identified within the following issue area, as described
in Table ES-4:

* Population and Housing
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Table ES-1.

Class |, Significant and Unavoidable Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

CULTURAL RESOURCES

Impact CR-3. Development under
the Community Plan could directly
or indirectly impact Native
American Tribal Cultural Resources
(Class | impact; significant and
unavoidable).

CR-3(a)

Tribal Consultation Policy. The following language shall be added as a subsection

to Community Plan Policies Section 2.5.5, Environmental Resources:

CR-3: Continue County engagement with Native American tribes to ensure
effective consultation under AB 52 and SB18.

A. Identify Tribal Cultural Resources prior to any proposed development and
develop a plan for their preservation.

B. Encourage acquisition, preservation, and management of Tribal Cultural
Resources. Allow passive recreation where compatible with resource protection
confidentiality. After acquisition, change the Land Use categories of these areas
to Open Space.

CR-3(b) Community Plan Tribal Cultural Resource Guidelines and Standards. The

following Planning Area Standards shall be added to Section 7.3 of LOCP, Communitywide
Standards:

Government-to-Government Consultation. Consistent with AB52 and SB18, the
County shall continue its government-to-government consultations with local
Tribal representatives to ensure that resources of concern to the Tribes are
identified and taken into account in future development planning. Traditional
cultural, historical, and spiritual properties of concern to the Tribes shall be
protected and preserved to the maximum extent feasible. The County shall
ensure the confidentiality of information regarding cultural, historical, and
spiritual properties shared by the Tribes, and the County, Tribes, and community
should work together to ensure appropriate Tribal access to such properties while
still respecting the rights and privileges of private property owners.

Plan Requirements and Timing. The Planning and Building Department shall add the

With proposed mitigation, impacts
would be reduced, but not to a less
than significant level because the
outcome of tribal consultations on
individual projects is not known and
cannot be determined at this time.

ILDING
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Class |, Significant and Unavoidable Project-Specific Environmental Impacts

Table ES-1.

Impact

Mitigation Measures

Residual Impact

recommended policies, guidelines, and standards LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the

LOCP prior to adopting the plan.

BUILDING
Uls oBISPO
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Table ES-2.
Class Il, Significant but Mitigable Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

AESTHETICS

Impact AES-3. Buildout under the
LOCP would not impair views from
currently designated scenic
corridors. However, the LOCP does
not address the evaluation of
Pecho Valley Road, which is
identified in the COSE as a
potentially scenic corridor. In
addition, both Los Osos Valley Road
and South Bay Boulevard could
potentially qualify as critical
viewsheds, which should be
considered in the LOCP. Thisis a
significant but mitigable (Class 1)
impact.

AES-3(a). Pecho Valley Road Scenic Corridor Policy. The table under Section 2.4.1 of the
LOCP shall be modified to include the following under the heading “Conservation and Open
Space Element”:
Policy VR 4.1 Designation of Scenic Corridors. Designate scenic corridors based on
the recommendations for Scenic Corridor Studies, for the candidate roads and
highways listed in Table VR-2. Pecho Valley Road from Rodman Drive through
Montana de Oro State Park is identified as a candidate scenic corridor.

In addition, the following language shall be added as a new policy in Section 2.5.5 of the
LOCP:
Pecho Valley Road from Rodman Drive to the boundary of Montana de Oro State
Park shall be designated as a Critical Viewshed. Development along this corridor
shall be subject to the Visual Resource standards included in the Coastal Zone Land
Use Ordinance Section 23.04.210.

Plan Requirements and Timing. The Planning and Building Department shall add the

recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to adopting the plan.

AES-3(b). Los Osos Valley Road and South Bay Boulevard Policy Modification. The
following language shall be added as a new policy in Section 2.5.5 of the LOCP:

South Bay Boulevard, and Los Osos Valley Road east of South Bay Boulevard, shall
be designated as a Critical Viewshed. Development along these corridors shall be
subject to the Visual Resource standards included in the Coastal Zone Land Use
Ordinance Section 23.04.210.

Due to the temporary nature of
construction activities and
implementation of the above
mitigation measures, construction air
quality impacts would be reduced to a
less than significant level.
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Class Il, Significant but Mitigable Project-Specific Environmental Impacts

Table ES-2.

Impact

Mitigation Measures

Residual Impact

Plan Requirements and Timing. The Planning and Building Department shall add the

recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the

LOCP prior to adopting the plan.

AIR QUALITY

Impact AQ-2. Construction activity
within the Community Plan area
would generate temporary
increases in localized air pollutant
emissions. These emissions would
occur in proximity to existing and
future residents within the
community. Construction-related
impacts would be Class II,
significant but mitigable.

AQ-2(a). Community Plan Equipment Emission Reductions. The following language shall

be added as a subsection to 7.3 Communitywide Standards of the Community Plan:

Construction Equipment Emissions Reductions. Construction projects shall

implement the following emissions control measures so as to reduce diesel

particulate matter in accordance with SLOAPCD requirements:

Maintain all construction equipment in proper tune according to
manufacturer’s specifications;

Fuel all off-road and portable diesel powered equipment with a CARB
certified motor vehicle diesel fuel (non-taxed version suitable for use off-
road);

Use diesel construction equipment meeting the CARB’s Tier 2 certified
engines or cleaner off-road heavy-duty diesel engines, and comply with
the State Off-Road Regulation;

Use on-road heavy-duty trucks that meet the CARB’s 2007 or cleaner
certification standard for on-road heavy-duty diesel engines, and comply
with the State On-Road Regulation;

Construction or trucking companies with fleets that do not have engines
in their fleet that meet the engine standard identified in the above two
measures (e.g., captive or NOy exempt area fleets) may be eligible by
providing alternative compliance;

All on and off-road diesel equipment shall not idle for more than 5

With proposed mitigation, impacts
would be less than significant.
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Table ES-2.
Class Il, Significant but Mitigable Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

minutes. Signs shall be posted in the designated queuing areas and or
jobs sites to remind drivers and operators of the 5 minute idling limit;

*  Diesel idling within 1,000 feet of sensitive receptors is not permitted;

e  Staging and queuing areas shall not be located within 1,000 feet of
sensitive receptors;

e Electrify equipment when feasible;

e Substitute gasoline-powered in place of diesel-powered equipment,
where feasible; and

e Use alternatively fueled construction equipment on-site where feasible,
such as compressed natural gas (CNG), liquefied natural gas (LNG),

propane, or biodiesel.

Plan Requirements and Timing. The Planning and Building Department shall add the

recommended language to the Community Plan prior to adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the

Community Plan prior to adoption.

AQ-2(b). Community Plan Fugitive Dust Control Measures. The following language shall

be added as a subsection to 7.3 Communitywide Standards of the Community Plan:

Fugitive Dust Control Measures. Construction projects shall implement the

following dust control measures so as to reduce PM;, emissions in accordance
with SLOAPCD requirements:

*  Reduce the amount of the disturbed area where possible;
*  Use water trucks or sprinkler systems in sufficient quantities to prevent
airborne dust from leaving the site. Water shall be applied as soon as

possible whenever wind speeds exceed 15 miles per hour. Reclaimed
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Class Il, Significant but Mitigable Project-Specific Environmental Impacts

Table ES-2.

Impact

Mitigation Measures

Residual Impact

(nonpotable) water should be used whenever possible;

All dirt-stock-pile areas shall be sprayed daily as needed;

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

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

All disturbed soil areas not subject to revegetation shall be stabilized
using approved chemical soil binders, jute netting, or other methods
approved in advance by the SLOAPCD;

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

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

All trucks hauling dirt, sand, soil or other loose materials shall be
covered or shall maintain at least two feet of freeboard (minimum
vertical distance between top of load and top of trailer) in accordance
with CVC Section 23114;

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

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

All of these fugitive dust mitigation measures shall be shown on grading

and building plans; and
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Table ES-2.
Class Il, Significant but Mitigable Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

*  The contractor or builder shall designate a person or persons to monitor
the fugitive dust emissions and enhance the implementation of the
measures as necessary to minimize dust complaints, reduce visible
emissions below 20 percent opacity, and 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 SLOAPCD Compliance Division prior to

the start of any grading, earthwork or demolition.

Plan Requirements and Timing. The Planning and Building Department shall add the

recommended language to the Community Plan prior to adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the

Community Plan prior to adoption.

BIOLOGICAL RESOURCES

Impact BIO-1. Development under
the Community Plan could have a
substantial adverse effect on
candidate, sensitive, or special-
status species. This impact would
be Class Il, Significant but
Mitigable.

BlO-1(a). LOCP Natural Resource Policies. The following language shall be added as a new
policy in the LOCP:

Special Status Species Habitat Preservation and Enhancement. During the project
permitting process, the County, including the entity overseeing LOHCP compliance,
shall work with future applicants to encourage preservation or enhancement of
habitat for special status species on parcels greater than 20,000 square feet that
contain suitable habitat. This would be done in concert with LOHCP requirements
to promote habitat preservation and enhancement efforts and regional habitat
connectivity by ensuring that preserved or enhanced areas are connected to other
preserved or enhanced areas and/or to other suitable habitat occurrences.
Preservation of or enhancement of areas that are isolated should be discouraged
unless they are determined to provide unique or unusually valuable habitat
attributes. Isolated patches of native habitat on smaller lots less than 20,000

square feet are not expected to provide high quality habitat for special status

With proposed mitigation, impacts
would be less than significant.
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Table ES-2.
Class Il, Significant but Mitigable Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

CEQA species that is sustainable. Impacts to small patches of native habitat that
could support low numbers of CEQA special status species such as CRPR plants or
species of concern wildlife will be further mitigated through implementation of the
LOHCP and payment of the mitigation fee. Habitat set aside outside urban areas
will promote sustainable habitat for the range of special status species known to
occur in the Plan area.

Plan Requirements and Timing. The Planning and Building Department shall include
recommended policy to the LOCP prior to Plan adoption that states habitat preservation
and enhancement opportunities will be evaluated during the initial phases of the building
permit review process for lots greater than 20,000 square feet. Lots less than 20,000
square feet shall be adequately mitigated by payment of the mitigation fee associated with
LOHCP implementation and no further biology study will be required.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to adopting the plan. If habitat preservation and enhancement is incorporated
as a project permit requirement, the Planning and Building Department shall ensure that
the requirement is properly implemented during the normal building inspection and final
review process. If subsequent monitoring of restoration areas is required, the County may
require Applicants to retain an approved biologist to monitor and document restoration
activities until the success criteria are met.

BIO-1(b). LOCP Natural Resources Implementing Programs. Because of the programmatic
structure of the LOCP, and specific impacts for a given private or public project cannot be
determined at this time. It is possible that both private and public projects could potentially
impact federal and/or state listed species. As such, the following language shall be added
as a new program in the LOCP:

Los Osos Habitat Conservation Plan Compliance. To address the specific
requirements for special status species and habitat identification, protection,
preservation, enhancement, and mitigation that would apply to a given private or
public project subject to the LOHCP, the County shall incorporate the final LOHCP
into the LOCP, to ensure those requirements are fully addressed during
development under the LOCP.

Plan Requirements and Timing. The County shall incorporate the LOHCP into the LOCP

BUILDING
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Table ES-2.
Class Il, Significant but Mitigable Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

immediately after the LOHCP is finalized and approved.

Monitoring. The Planning and Building Department shall ensure that all applicable LOHCP
requirements are properly implemented during the normal building inspection and final
review process for all development projects within the LOCP.

BIO-1(c). Biological Resources Assessment, and Focused or Protocol-level Survey
Requirements on Parcels Greater Than 20,000 Square Feet. The following language shall be
added as a new policy in the LOCP:

For all projects on undeveloped lots greater than 20,000 square feet in size that
require issuance of a County land use development permit, project applicants shall
retain a County-approved biologist to conduct a project-specific biological
resources assessment (BRA) to document the existing biological resources within
the project footprint on which development is proposed, as well as an appropriate
buffer, to determine the potential impacts to those resources as part of the
environmental review process. The BRA shall conform to the requirements
presented in the County guidance document, Guidelines for Biological Resources
Assessments - Guidelines for Biological Consultants.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended policy to the LOCP prior to Plan adoption, and ensure that project-specific
biological resources are evaluated during the initial phases of the building permit review
process.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to plan adoption. As applicable, Planning and Building shall ensure that the
policy requirements are properly implemented during the normal building inspection and
final review process.

BIO-1(d) Special Status Plant Species Avoidance, Minimization, and Mitigation. The
following language shall be added as a new policy in the LOCP:
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Class Il, Significant but Mitigable Project-Specific Environmental Impacts

Table ES-2.

Impact

Mitigation Measures

Residual Impact

If a BRA pursuant to Mitigation Measure BIO-1(c) conducted on undeveloped lots
greater than 20,000 square feet in size identifies potentially suitable habitat for
any federal listed, state listed or California Rare Plant Rank 1B species plant
species, focused floristic surveys that are seasonally timed to coincide with the
blooming period of all species identified as potentially present in the project-
specific BRA shall be conducted. Surveys shall follow current USFWS and CDFW
protocols. If special status plants are identified on a site, the project shall be re-
designed to avoid impacting these plant species, to the maximum extent feasible.
Rare plant occurrences that are not within the immediate disturbance footprint,
but are located within 50 feet of proposed disturbance limits shall be protected
such as having bright orange protective fencing installed at least 30 feet beyond
their extent, or other appropriate distance as determined by a County-approved
biologist, to protect them from direct and indirect impacts.

If special status plant species cannot be completely avoided, and will be impacted
by development, all impacts shall be mitigated at the current County-required
ratio for the species (number of acres of habitat/individuals restored to number of
acres of habitat/individuals impacted). A habitat restoration plan (also referred to
as a mitigation and monitoring plan) shall be prepared and submitted to the
County, and to other state or federal agencies as appropriate. The
restoration/mitigation plan shall include, at a minimum, the following
components:

*  Description of the responsible party(-ies), project site and impact area
(by habitat type);

*  Goal(s) of the mitigation or restoration project including the types and
area of habitat to be established, restored, enhanced, and/or preserved;
specific functions and values of habitat type(s) to be established,
restored, enhanced, and/or preserved;

*  Description of the proposed mitigation/restoration site (e.g., location,
size, ownership status, existing functions and values, etc.);

*  Implementation plan for the mitigation/restoration site including
rationale for expected success, responsible parties, schedule, site
preparation and planting plan;

*  Maintenance activities during plan implementation and monitoring,
including but not limited to weed abatement and adaptive management;
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Table ES-2.
Class Il, Significant but Mitigable Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

*  Monitoring plan for the mitigation/restoration site including no less than
quarterly monitoring visits for the first year, and preparation of annual
monitoring reports;

*  Success criteria based on goals and measurable objectives, target
functions and values, target areas to be established, restored, enhanced,
and/or preserved; and

* An adaptive management program and contingency measures to
address shortcomings and the overall effort in meeting success criteria.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended policy to the LOCP prior to Plan adoption. In addition, applicants with future
projects on parcels greater than 20,000 square feet impacting special status plants or
habitats shall submit the mitigation/restoration plan to Planning and Building Department
for review and approval prior to issuance of grading permits.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to plan adoption. As applicable, Planning and Building shall ensure that the
policy requirements are properly implemented during the normal building inspection and
final review process.

BIO-1(e). Special Status Wildlife Species Habitat Assessment, Surveys, Avoidance and
Minimization. The following language shall be added as a new policy in the LOCP:

If a BRA pursuant to Mitigation Measure BIO-1(c) identifies potentially suitable
habitat for a special status wildlife species on a parcel larger than 20,000 square
feet, appropriate levels of surveys to determine the presence or absence of the
species shall be conducted. For federal listed species such as the Morro
shoulderband snail, protocol level surveys or the appropriate compliance
requirements of the future LOHCP shall be conducted.

Specific habitat assessments and protocol surveys have been established for
several special status species (i.e., California red-legged frog and Morro
shoulderband snail) found within the Plan Area. If the results of the BRA
determine that suitable habitat may be present for any such species, protocol
habitat assessments or surveys shall be completed in accordance with applicable
CDFW, USFWS, and County protocols prior to issuance of any construction permits.
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Table ES-2.
Class Il, Significant but Mitigable Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

If consultation with the CDFW and/or USFWS determines that protocol habitat
assessments or surveys are not required, such consultation shall be documented in
writing by the agency prior to issuance of any construction permits. The project
applicant shall be responsible for retaining a biological consultant that is qualified
to conduct any required protocol habitat assessments or surveys.

Other special status wildlife that are not listed under CESA or FESA or covered in
the LOHCP, shall have current mitigation requirements included in the developer’s
statement. For the Monarch butterfly, for instance, and projects located in
eucalyptus woodland (including tree removal), a County-approved biologist shall
conduct a habitat assessment to determine if suitable habitat for this species is
present. If suitable habitat is present, then the biologist shall conduct seasonally-
timed surveys to determine if Monarch butterflies currently use the site for
overwintering activities. If an overwintering site is located, the County shall work
with the applicant to protect the site and provide a sufficient buffer to avoid
impacts to the species.

As part of a project’s conditions of approval, the County-approved biologist shall
conduct pre-construction clearance survey(s) of the site to avoid impacts to special
status wildlife. The biologist shall be present during all initial ground disturbing
and vegetation clearing activities. Ground disturbance shall be limited to the
minimum necessary to complete the project, and the limits of disturbance shall be
flagged for identification. Areas of special biological concern within or adjacent to
the limits of disturbance shall have highly visible orange construction fencing
installed between said area and the limits of disturbance. Once initial ground
disturbing and vegetation clearing activities have been completed, the biologist
shall conduct additional surveys as appropriate during project construction
activities, based on species habits, weather conditions, and LOHCP or protocol
survey requirements.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to plan adoption. As applicable, Planning and Building shall ensure that the
proposed development avoids impacts to special status species and habitats to the greatest

BUILDING
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Table ES-2.
Class Il, Significant but Mitigable Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

extent feasible and that the policy requirements are properly implemented during the
normal building inspection and final review process.

BIO-1(f). Preconstruction Surveys for Nesting Birds. The following language shall be added
as a new policy in the LOCP:

For construction activities occurring during the nesting season (generally February
1 to September 15), where tree, grassland or shrub removal or disturbance would
be considered, focused surveys for nesting birds covered by the California Fish and
Game Code and the Migratory Bird Treaty Act shall be conducted by a County-
approved biologist no more than 14 days prior to vegetation removal. Vegetation
is defined as trees, shrubs, or grasslands. Dependent on the size of the parcel and
proposed development footprint, the surveys shall include the entire disturbance
footprint plus observation of any large trees within a 300-foot buffer around the
lot with binoculars. If active nests are located, all construction work shall be
conducted outside a buffer zone from the nest to be determined by the qualified
biologist. The buffer shall be a minimum of 50 feet for non-raptor bird species and
up to 300 feet for raptor species. Larger buffers may be required depending upon
the status of the nest and the construction activities occurring in the vicinity of the
nest. The buffer area(s) shall be closed to all construction personnel and
equipment until the adults and young are no longer reliant on the nest site. A
County-approved biologist shall confirm that breeding/nesting is completed and
young have fledged the nest prior to removal of the buffer. The results of the pre-
construction survey shall be submitted to the County and construction shall not
commence without authorization from the County.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to plan adoption. As applicable, the Planning and Building Department shall
ensure that the policy is properly implemented during the normal building inspection and
final review process.
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Impact BIO-2. Development under
the Community Plan could have a
substantial adverse effect on
sensitive habitats, including
riparian areas and wetlands not
subject to Clean Water Act Section
404 jurisdiction. Thisis a Class II,
Significant but Mitigable, impact.

The following mitigation measures shall be included in the LOCP:

BIO-1(a). Special Status Species Habitat Preservation and Enhancement (see
Impact BIO-1)
BIO-1(b). Los Osos Community Habitat Conservation Plan Compliance (see
Impact BIO-1)

In addition, mitigation measures identified below would also further reduce impacts to
special status vegetation communities including those meeting the definition as ESHA:

BIO-3(a). Jurisdictional Waters Identification, Avoidance, Permitting, and
Mitigation (see Impact BIO-3)

BIO-3(b). Construction Best Management Practices (see Impact BIO-3)
BIO-4(a). Lighting Design (See Impact BIO-4)

With proposed mitigation, impacts
would be less than significant.

Impact BIO-3. Development under
the Community Plan could have a
substantial adverse effect on
federally protected wetlands as
defined by Section 404 of the Clean
Water Act. Impacts would be Class
II, significant but mitigable.

BIO-3(a). Jurisdictional Waters Identification, Avoidance, Permitting, and Mitigation. The
following language shall be added as a new policy in the LOCP:

If future development in the Plan Area is proposed within or adjacent to wetlands,
marshes, drainages, riparian habitats, Los Osos Creek, unnamed tributary
drainages, the Morro Bay estuary, or other areas that may fall under the
jurisdiction of the Corps, CDFW, RWQCB, and California Coastal Commission, a
County-approved biologist shall complete a jurisdictional delineation using the
most current state and federal methodologies. The jurisdictional delineation shall
determine the extent of wetlands or non-wetland waters subject to each of these
agencies and shall be conducted in accordance with the requirements set forth by
each agency. The result shall be a preliminary jurisdictional delineation report that
shall be submitted to the County, Corps, RWQCB, CDFW, and CCC as appropriate,
for review and approval. If jurisdictional areas are identified on a site, the project
shall be designed to avoid impacting those areas. All unavoidable impacts to
Corps jurisdictional waters and wetlands shall be mitigated at the ratio (area
restored / created / enhanced to area lost), approved in the final Section 404
permit for the project. Additional mitigation at different ratios may be required to
meet CDFW, RWQCB, or California Coastal Commission regulations. Mitigation
shall occur on-site or as close to the impacted habitat as possible. A mitigation and

With proposed mitigation, impacts
would be less than significant.
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monitoring plan consistent with current state and federal requirements shall be
developed by a County-approved biologist.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to plan adoption. As applicable, the Planning and Building Department shall
ensure that the policy is properly implemented during the normal building inspection and
final review process.

BIO-3(b). Construction Best Management Practices. The following language shall be added
as a new policy in the LOCP:

All development in the Plan Area proposed within or adjacent to wetlands,
marshes, drainages, riparian habitats, the Morro Bay estuary, Los Osos Creek and
unnamed tributaries, or other jurisdictional areas must implement standard
practices and measures to control and prevent erosion, sedimentation, or
contamination of these areas. Best management practices shall follow current
County requirements, and must include the following measures:

*  Access routes, staging, and construction areas shall be limited to the
minimum area necessary to achieve the project goal and minimize
impacts to other waters including locating access routes and
construction areas outside of jurisdictional areas to the maximum extent
feasible.

* To control sedimentation during and after project implementation,
appropriate erosion control materials shall be deployed to minimize
adverse effects on jurisdictional areas in the vicinity of the project.

*  Project activities within the jurisdictional areas should occur during the
dry season (typically between June 1 and November 1) in any given year
to the extent practicable, or as otherwise directed by the regulatory
agencies.

*  During construction, no litter or construction debris shall be placed
within jurisdictional areas. All such debris and waste shall be picked up

daily and properly disposed of at an appropriate site.
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* All project-generated debris, building materials, and rubbish shall be
removed from jurisdictional areas and from areas where such materials
could be washed into them.

*  Raw cement, concrete or washings thereof, asphalt, paint or other
coating material, oil or other petroleum products, or any other
substances which could be hazardous to aquatic species resulting from
project-related activities, shall be prevented from contaminating the soil
and/or entering jurisdictional areas.

* All refueling, maintenance, and staging of equipment and vehicles shall
occur at least 50 feet from bodies of water where possible, and in a
location where a potential spill would not drain directly toward aquatic
habitat (e.g., on a slope that drains away from the water source).
Reduced distances shall be approved by the County. Prior to the onset of
work activities, a plan must be in place for prompt and effective
response to any accidental spills. All workers shall be informed of the
importance of preventing spills and of the appropriate measures to take
should an accidental spill occur.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to plan adoption. As applicable, the Planning and Building Department shall
ensure that the policy is properly implemented during the normal building inspection and
final review process.

Impact BIO-4. Development under BlO-4(a). Lighting Design. The following Policy shall be added to the LOCP. With proposed mitigation, impacts
the Community Plan would not would be less than significant.
interfere substantially with the Outdoor lighting installed as part of any project shall be designed to be minimally
movement of resident or migratory disruptive to wildlife. This may be accomplished through the use of hoods to direct
fish or wildlife species or with light away from natural habitat areas within or adjacent to the Plan Area, using
established resident or migratory low intensity lighting and as few lights as possible to achieve the goals of a
wildlife corridors, or impede the project.
use of wildlife nursery sites. Still,
indirect impacts could potentially Plan Requirements and Timing. The Planning and Building Department shall add the
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occur with proposed buildout of
the LOCP area. Impacts would be
Class Il, significant but mitigable.

recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to adopting the plan. As applicable, the Planning and Building Department shall
ensure that the policy is properly implemented during the normal building inspection and
final review process.

COASTAL HAZARDS

Impact CH-1. Development under
the Los Osos Community Plan
would potentially conflict with the
Coastal Act and applicable plans,
policies, regulations and guidance
approved by the California Coastal
Commission for the purpose of
protecting coastal resources and
reducing the impacts of sea level
rise (i.e. coastal hazards).
Therefore, projected impacts of
coastal hazards represent a Class Il
significant but mitigable impact.

CH-1(a). Additional Plan Framework Text. The following text shall be incorporated within
the updated LOCP to address Coastal Act requirements and ensure that impacts would be
reduced to the extent possible (proposed new language is italicized):

1. Add the following sentence at the end of the second paragraph of section 2.2.3
(Environmental Resources, p. 2-4) that addresses Coastal Act sections 30230 and
30231 requirement to maintain, enhance and where feasible restore marine,
wetland and estuary resources: “Planning and development decisions, and new
programs, should be implemented to assure the protection and maintenance of
the Morro Bay estuary as sea level rises.”

2. Add Coastal Plan Hazards 1-7, 11 and 12; and ESH Policies 7-10, 13 and 16 to
policy summaries in section 2.4.

3. On page 2-16, add new subsection (B) to PS-3 to require consideration of future
vulnerability in public services planning and development: “PS-3(B): Address
future vulnerability to sea level rise in planning and development of new public
services and adaptive redevelopment of existing services.”

4. Amend LU-1, to maintain hard inland edge and a soft bayside edge to protect
future wetland and estuary function in light of sea level rise, and add a
requirement to monitor sea level rise. Add a new program (LU-1.2 and reiterate
as EN 1.7), to provide for no net loss of wetland acreage or biological and
recreational function in Morro Bay Estuary in light of projected sea level rise:

LU-1. Maintain a hard inland urban edge around the community of Los Osos,
surrounded by a well-managed community greenbelt, and a soft bayside
edge to protect future wetland and estuary function in light of sea level rise.

With proposed mitigation, impacts
would be less than significant.
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A. Prevent the net loss of wetland acreage or biological and recreational
function of Morro Bay Estuary in Los Osos due to sea level rise by providing
for natural inland migration of wetlands and protection and restoration of
wetlands.

B. Monitor the trends in sea level rise at the Port San Luis tide gauge

(NOAA ID #9412110,
https://tidesandcurrents.noaa.gov/sltrends/sltrends_station.shtml?stnid=94
12110)

Program LU-1.1: Los Osos Greenbelt. ....

Program LU-1.2: Morro Bay Estuary Protection. The County should support
the protection of wetland resources, which may become increasingly
vulnerable to hard shoreline coastal hazard protection measures in light of
sea level rise, by developing and implementing a strategy for achieving no net
less of wetland acreage or biological and recreational function along the Los
Osos shoreline. The County should support efforts of public agencies,
conservation organizations, and others to acquire easements and properties
in fee along the shoreline, as well as the use of redevelopment/planned
retreat strategies, and adaptive public access and recreation management
plans to achieve wetland protection and hazard mitigation goals.

5. Add the Morro Bay Estuary to LU-2 as resource protection reason for
concentrating and clustering development as follows:
LU-2. Concentrate or cluster development to protect contiguous
environmentally sensitive areas and the Morro Bay Estuary, including the
habitat of rare, endangered and other sensitive species, and other
biologically important communities.
6. Add new program/language to assess and plan for vulnerability of public access
» D) “DPLANNING & BUILDING ES-25
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resources in light of sea level rise (add new program 1.5 to follow policy CIR-1):
Program CIR-1.5. Sea Level Rise and Public Access. The County should protect
public access resources by assessing their vulnerability to sea level rise and

planning for their protection, including through planned retreat as necessary.

Plan Requirements and Timing. The Planning and Building Department shall add the

recommended policies and language to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above changes are included in the
LOCP prior to adopting the plan.

CH-1(b). New Text and Combining Designations to address Sea Level Rise. The following
changes to Chapter 4 of the updated LOCP should be made to address Coastal Act
requirements and ensure that impacts would be reduced to the extent possible:

1. Add mapped projected sea level rise zone to 4.5.3 FH designation:

4.5.3 Flood Hazard (FH)

Los Osos Creek. The flood-prone natural drainage course should be maintained in its
natural state to protect native vegetation and wildlife habitats.

Sea Level Rise Flooding and Inundation Zone. This zone may be subject to increased
flooding and inundation due to future sea level rise. New development and
redevelopment within this zone should carefully assess and minimize potential hazards
for the life of the development through siting, design consistent with CLZUO 23.07.060-
066, and where necessary or appropriate, relocation of development. Intensification of
development should be avoided.

2. Add text to 4.5.6(A) discussion of Morro Bay Estuary and Shoreline to recognize
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future vulnerability of wetland resources to rising sea levels.:

4.5.6. Sensitive Resource Area (SRA)

The following SRAs ...

Morro Bay Estuary and Shoreline

The purpose of the SRA standards for the following SRAs is to protect wetlands,
riparian, and other sensitive habitat, and to provide required public access. This SRA
protection is even more important given projected sea level rise and the associated

potential vulnerability of these resources. The estuary and shoreline support...

3. Add SLR flooding and inundation projection map to Chapter 4.

Plan Requirements and Timing. The Planning and Building Department shall add the

recommended policies, language and maps to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above changes are included in the
LOCP prior to adopting the plan.

CH-1(c). New Text to Address Circulation Vulnerability. Add New Section 5.4 to Chapter 5
and new Program CIR-5 to Chapter 2 to address vulnerability of circulation network to sea
level rise:

5.4 Sea Level Rise and Circulation.

The circulation system of Los Osos, including roads, bicycle facilities, and pedestrian
and public accessways may be increasingly vulnerable as sea level rises. The County
should pursue the assessment of the vulnerability of the circulation system to support
the development of new strategies and public works investments to minimize impacts
to circulation due to projected sea level rise (see Program CIR-5).

BUILDING
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Program CIR-5. Assess the vulnerability of the Los Osos circulation system to sea level
rise, including potential impacts to public access resources under CIR-1.5, to assure the
maintenance of adequate community circulation and protection of public access to and
along the shoreline through future planning and development decisions. Update the
Community Plan to provide for continued public access, taking into account projected
sea level rise for 100 years. Coordinate with transportation agencies to plan for and
phase implementation of new road projects.

Plan Requirements and Timing. The Planning and Building Department shall add the

recommended policies and language to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above changes are included in the
LOCP prior to adopting the plan.

CH-1(d). Sea Level Rise Standards. Amend LOCP Planning Area Standards to address
future sea level rise.

1. Amend Communitywide Standard 7.3 E(1) as follows:

Applicability. In the following locations or circumstances, development shall be
clustered, er concentrated or setback as described below ...

2. Add language to Communitywide Standard 7.3E(2)(a) requiring an evaluation of
projected sea level rise and impacts on a site for areas located within the Sea Level
Rise Flooding and Inundation Zone FH overlay (Ch-1(b), based on the best available
science, for the life of a project:

a. Application Content. In addition to the application requirements of the
Coastal Zone Land Use Ordinance or other sections of this Chapter, the applicant
shall submit an evaluation of projected sea level rise and impacts on a site for
areas located within the Sea Level Rise Flooding and Inundation Zone FH overlay,

based on the best available science, for the life of a project. In addition, the
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applicant shall submit, ...

3. Add language to Communitywide Standard 7.3E(2)(c) requiring development to
be setback from wetland vegetation as required by CZLUO or other sections of the LCP,
plus an additional distance to provide for inland migration of wetland resources based
on a professional assessment of projected sea level rise:

c. Setbacks. In order to comply with Subsection 5.b above, structures may need to
be set back a distance greater than the applicable minimum setbacks required by
the Coastal Zone Land Use Ordinance or other sections of this Chapter. In
addition, development should meet all required wetland vegetation setbacks, plus
an additional distance to provide for inland migration of wetland resources based
on a professional assessment of projected sea level rise, using best available
science.

4. Add language to Standard 7.3E(2) to prohibit creation of new parcels that could
not be developed consistent with required wetland setbacks taking into account
projected sea level rise for 100 years:

Extent and Intensity of Development. If required by the Review Authority, the
number of dwelling units, intensity of development and site coverage shall be reduced
to protection of identified sensitive features on or adjacent to the site. Creation of new
lots that would be undevelopable with applicable wetland setbacks, taking into
account 100 years of projected sea level rise, are prohibited unless the purpose is to
put them into open space.

5. Add language to Standard 7.3E(2) required finding that development shall not
diminish the long-term sustainability of the biological resources, including taking into
account projected sea level rise and related wetland retreat for the life of the project:

Required Finding. The land division or discretionary land use permit shall not be
approved unless the Review Authority first finds, in addition to other required
findings, that development shall not significantly disrupt or cause significant adverse

environmental impacts to the preceding sensitive features, and shall not diminish
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6.

the long - term sustainability of the biological resources, including taking into
account projected sea level rise and related wetland retreat for the life of the
project.

Add additional criteria to Communitywide Standard 7.3F to require that the

maintenance, design and provision of public accessways consider projected sea level
rise for at least 50 years:

F.

Coastal Access and Recreation. Opportunities for public access to and along the coast

shall be maximized as follows:

1. New development shall be required to provide public access and improvements
to and along the coast, and shall not interfere with the public’s right of access to the
sea where acquired through use or legislative authorization.

2. Public access and improvements to and along the coast shall be consistent with
the Circulation Element, Chapter 5 (and corresponding policies in Chapter 2) of this
plan, and the coastal access policies in Chapter 2, Section 2.5.4 of this plan.

3. Public access shall be consistent with protection of sensitive habitat and
agriculture.

4. Any existing free public access to recreational areas shall be maintained.

5. New publicly-developed coastal access and recreation shall include requirements
for resource monitoring and management, and provision of interpretive
facilities at points of attraction, consistent with Chapter 23.04 of the Coastal
Zone Land Use Ordinance.

6. The design, provision and maintenance of public accessways shall take into
account projected sea level rise for at least 50 years.

7. Existing accessways vulnerable to coastal hazards shall be maintained through
planned retreat or other appropriate measures.

7. Amend Standard 7.3(H) as follows:

H. Shoreline Development. New development or expansion of existing uses
proposed to be located on or adjacent to a shoreline, beach or coastal bluff are

subject to the following standards:

1. Application Content. In addition to the application requirements of the Coastal
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Zone Land Use Ordinance and other Estero Urban Area Plan Standards,
applications for new development or expansion of existing uses proposed to be
located on or adjacent to a shoreline, beach or coastal bluff, or in the Sea Level
Rise Flooding and Inundation Zone FH as applicable, shall include the following:

a. An analysis of beach erosion, wave run-up, inundation and flood hazards
prepared by a licensed civil engineer with expertise in coastal engineering
and a slope stability analysis, prepared by a licensed Certified Engineering
Geologist and/or Geotechnical Engineer or Registered Civil Engineer with
expertise in soils, in accordance with the procedures detailed by Appendix G
of the Estero Area Plan. In addition, the report shall assess the impact of
projected sea level rise on these hazards, for the life of the project, based on
the best available science. The report shall include an alternatives analysis to
avoid or minimize impacts to public access.

b. On lots with a legally established shoreline protective device, the analysis
shall describe the condition of the existing seawall; identify any impacts it
may be having on public access and recreation, scenic views, sand supplies,
and other coastal resources; and evaluate opportunities to modify or replace
the existing armoring device in a manner that would eliminate or reduce
these impacts. The analysis shall also evaluate whether the development, as
proposed or modified, could be safely established on the property for a one
hundred year period without a shoreline protective device, taking into
account projected sea level rise.

d. Surveyed location of all property lines and the mean high tide line, and
projected MHT based on projected sea level rise for the life of the project, by
a licensed surveyor familiar with coastal processes and tidal boundaries
along with written evidence of full consent of any underlying land owner,
including, but not limited to the County, State Parks, and State Lands. If
application materials indicate that development may impact or encroach on
tidelands or public trust lands, the County shall consult with Coastal
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Commission staff regarding the potential need for a Coastal Development
Permit from the Coastal Commission. Upon encroachment, developments
shall be required to be removed from public tidelands unless otherwise
allowed to remain by an amendment to the original coastal permit and
authorization by the California State Lands Commission.

Bluff Setbacks. The bluff setback is to be determined by the engineering
geology analysis required in Subsection I.1.a. above and shall be adequate to
withstand bluff erosion and wave action for a period of 100 years, taking into
account projected sea level rise. In no case shall bluff setbacks be less than 25
feet. Alteration or additions to existing development that is nonconforming
with respect to bluff setbacks that equals or exceeds 50 percent of the size of
the existing structure, on a cumulative basis beginning July 10, 2008, shall
not be authorized unless the entire structure is brought into conformance
with this setback requirement and all other policies and standards of the LCP.
On parcels with legally established shoreline protective devices, the setback
distance may account for the additional stability provided by the permitted
seawall, based on its existing design, condition, and routine repair and
maintenance that maintain the seawall’s approved design life. Expansion
and/or other alteration to the seawall shall not be factored into setback
calculations.

Seawall Prohibition. Shoreline and bluff protection structures shall not be
permitted to protect new development. All permits for development on
blufftop or shoreline lots that do not have a legally established shoreline
protection structure shall be conditioned to require that prior to issuance of
any grading or construction permits, the property owner record a deed
restriction against the property that ensures that no shoreline protection
structure shall be proposed or constructed to protect the development, and
which expressly waives any future right to construct such devices that may
exist pursuant to Public Resources Code Section 30235 and the San Luis
Obispo County certified LCP. The restriction shall also provide for the removal
of the development if it is deemed uninhabitable by a public official due to
coastal hazard risks, or if the development is otherwise in imminent danger.
These restrictions shall be specifically disclosed in all real estate transactions.

ILDING
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4. Liability. As a condition of approval of development on a beach or shoreline
which is subject to wave action, erosion, flooding, landslides, or other
hazards associated with development on a shoreline, beach or bluff, taking
into account projected sea level rise, the property owner shall be required to
execute and record a deed restriction which acknowledges and assumes
these risks and waives any future claims of damage or liability against the
permitting agency and agrees to indemnify the permitting agency against any
liability, claims, damages or expenses arising from any injury or damage due
to such hazards.

CH-1(e). Saltwater Intrusion Policies. Include policies that are outlined in the 2015
Updated Basin Plan for The Los Osos Groundwater Basin that establish a long-term strategy
for addressing saltwater intrusion into aquifers, including limiting development or
groundwater extraction that would use sensitive aquifers, as applicable.

Plan Requirements and Timing. The Planning and Building Department shall evaluate and
include Basin Plan policies as appropriate to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above changes are included in the
LOCP prior to adopting the plan.

Impact CH-2. Development under
the Los Osos Community Plan
would create a substantial, or
potentially substantial, adverse
change in the environment,
including an adverse change in
exposure of people by a proposed
project to a substantial, existing or
reasonably foreseeable, natural

CH-2(a). Parcels 4, 5 and 9 Development Limitations. Development of Community Parcels
#4, 5 and 9 should follow appropriate setback and building standards to avoid future coastal
hazards for the life of the proposed development without the use of shoreline protection
devices.

Plan Requirements and Timing. Prior to occupancy clearance, future applicants for the
development of parcels 5 and 9, in consultation with the Planning and Building Department,

shall plan and design recreation and public facilities to be coastal-dependent, per the
definition contained in the CCA. This can take the form of development restrictions placed

With proposed mitigation, impacts
would be less than significant.
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hazard or adverse physical on these two parcels via the implementing regulations.
environmental condition.
Therefore, coastal hazard locations
represent a Class Il impact, as the
impact is significant but mitigable.
CULTURAL RESOURCES
Impact CR-1. Development under CR-1(a). Cultural Resource Management Policy. The following language shall be added as | With proposed mitigation, impacts
the Community Plan could directly a subsection to Community Plan Policies Section 2.5.5, Environmental Resources: would be less than significant.
or indirectly impact significant
prehistoric or historic CR-1: Effectively manage significant archaeological and historical resources in and
archaeological sites (Class Il impact; around the community of Los Osos.
less than significant with
mitigation). A. Identify the locations of sensitive archaeological and historical sites prior to any
proposed development, and preserve them in place and avoid damaging impacts
whenever feasible.
B. Evaluate site significance and mitigate unavoidable impacts on archaeological sites
using current professional standards and best management practices, in consultation
with Native American tribal representatives and other affected communities of interest.
C. Encourage acquisition, preservation, and management of sensitive archaeological
and historical sites. Allow passive recreation where compatible with resource
protection. After acquisition, change the Land Use categories of these areas to Open
Space.
CR-1(b). Archaeologically Sensitive Area Combining Designation. The County shall refine
its current Archaeologically Sensitive (AS) Area combining designation so it shall apply only
to the areas of high and moderate sensitivity within the Plan area, per Figure 4.5-4.
Individual project applicants shall consult with the County to determine whether their
projects fall within the AS zone. If so, the County shall require a field inspection by a
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Registered Professional Archaeologist to determine the locations of archaeological

resources vis-a-vis the proposed development.

CR-1(c). Community Plan Archaeological Resource Guidelines and Standards. The
following Planning Area Standards shall be added to Section 7.3 of LOCP, Communitywide
Standards:

Archaeological and Historical Resource Surveys. For any proposed development in
areas of high and moderate archaeological sensitivity within the Plan area, per Figure
4.5-4, the County shall require a field inspection by a Registered Professional
Archaeologist to determine the locations of archaeological resources vis-a-vis the
proposed development. If archaeological resources are present, the County shall assist
the applicant in designing a project that allows the archaeological resource to be
preserved in place if feasible. Project applicants shall demonstrate that methods
proposed for construction with the AS Area can successfully avoid impacts to known or
suspected archaeological resources.

For development outside of the AS area, or if archaeological resources are not
identified during a survey, the County may require archaeological surveys or monitoring
during construction to ensure that unidentified resources are not inadvertently
damaged by development. If archaeological or historical sites are discovered outside of
the AS area, the standards and guidelines described below shall apply.

Siting of Public Amenities and New Development. New residential and commercial
development shall be sited to avoid archaeological and historical resources to the
greatest extent feasible. Avoidance means that ground disturbance for new
development does not overlap the boundaries of identified archaeological and
historical sites. In circumstances where complete avoidance is not feasible, applicants
shall demonstrate that construction methods will not create direct or indirect impacts
on archaeological remains.
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Recreational sites such as public trails and trail corridors, parks, and related
developments also shall be sited and designed to avoid or minimize impacts to
archaeological or historical resources. Trails should follow existing road and trail
alignments and use existing bridges to the greatest extent feasible. Where this is not
possible, prior to final trail alignment, proposed trail routes shall be surveyed for
archaeological and historical sites and re-routed where necessary to avoid sensitive
resources. Trailhead parking shall be sited and designed to avoid archaeological and
historical sites.

Careful selection and planning of coastal access points must be a priority since they are
all within the zone of highest archaeological sensitivity. These shall be sited and
designed to avoid or minimize impacts to archaeological or historical resources to the
greatest extent feasible.

Previously Evaluated Resources. As discussed above, a small number of archaeological
sites in the Plan area have been evaluated formally for significance, and others may be
evaluated in the future pursuant to these Guidelines and Standards. If archaeological
and historical surveys identify previously evaluated sites within a proposed
development area, Project applicants shall consult with the County and the Tribes to
identify methods to avoid impacts to the resource. Applicants shall demonstrate that
methods proposed for construction can successfully avoid impacts. If complete
avoidance is not feasible, a Registered Professional Archaeologist shall assess the
integrity of remains within the specific project area and the nature of proposed
development to determine whether significant impacts will occur as a result of
development. Such assessment may require subsurface archaeological testing, which
shall be carried out according to the standards and procedures in the following section.

Archaeological Testing and Impact Mitigation. If previously unevaluated
archaeological remains are identified and cannot be avoided through project redesign
or otherwise preserved in place, or if previously evaluated sites must be sampled to
assess integrity and potential impacts per the section above, the proponent shall fund a
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Phase 2 study to determine the significance of the resource and the extent of the
impacts prior to issuance of any permit for development. The following requirements
shall apply:

Phase 2 testing shall include mapping of surface artifacts, collection of
functionally or temporally diagnostic tools and debris, and excavation of
samples from within the site.

Cultural materials collected from the site shall be processed and analyzed in
the laboratory according to standard archaeological procedures.

The age of the remains shall be determined using radiocarbon dating and
other appropriate procedures; lithic artifacts, faunal remains, and other
cultural materials shall be identified and analyzed according to current
professional standards; any prior archaeological collections from the site
shall be included in the comparative analysis.

The significance of the site and the extent of impacts shall be evaluated
according to the criteria of the CRHR, and the cultural resource record shall
be updated to reflect the results of the investigation; such results also shall be
presented in a technical report following the standards of the California
Office of Historic Preservation publication Archaeological Resource
Management Reports: Recommended Content and Format
(http://ohp.parks.ca.gov/pages/1054/files/armr.pdf).

Upon completion of the work, all artifacts, other cultural remains, records,
photographs, and other documentation shall be curated at the San Luis
Obispo County Archaeological Society or another facility approved by the
County.

All work shall be completed by a County-approved Registered Professional
Archaeologist; a Chumash tribal representative shall monitor all excavation in
Native American sites.

All fieldwork, analysis, report production, and curation shall be fully funded
by the applicant.

For archaeological sites that are judged to be significant historical resources,
the Phase 2 report shall offer mitigation recommendations as necessary and
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appropriate. All feasible mitigation recommendations shall be incorporated
into any permit issued for development.

Archaeological Site Capping. If complete avoidance of archaeological sites cannot be
accomplished, a site may be buried under a layer of clean, culturally sterile, chemically
neutral fill. Site capping is not a preferred alternative and should only be employed
after the Applicant has demonstrated to the County that no other preservation options
are feasible. In that case, fill shall be placed on the site beginning at the edge and
working in toward the center, so that equipment used to deposit the fill drives across

the site only on the fill material and not on the exposed cultural deposit. It is important
to note here that capping may effect preservation in place but does not constitute
avoidance of impacts to the site. To mitigate the residual impacts of capping, the
following requirements shall apply:

a data collection program shall be implemented prior to placement of the fill
cap, including mapping of surface artifacts, collection of functionally or
temporally diagnostic tools and debris, and excavation of samples from
within the area to be filled as well as adjacent site areas for comparative
purposes.

Cultural materials collected from the site shall be processed and analyzed in
an archaeological laboratory according to standard procedures.

The age of the remains shall be determined using radiocarbon dating and
other appropriate procedures; lithic artifacts, faunal remains, and other
cultural materials shall be identified and analyzed according to current
professional standards; any prior archaeological collections from the site
shall be included in the comparative analysis.

The significance of the site shall be evaluated according to the criteria of the
CRHR [CEQA Guidelines Section 15064.5(a)(3)], and the cultural resource
record shall be updated to reflect the results of the investigation; such results
also shall be presented in a technical report following the standards of the
California Office of Historic Preservation publication Archaeological Resource
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Management Reports: Recommended Content and Format
(http://ohp.parks.ca.gov/pages/1054/files/armr.pdf).

) Upon completion of the work, all artifacts, other cultural remains, records,
photographs, and other documentation shall be curated at the San Luis
Obispo County Archaeological Society or another facility approved by the
County.

e All work shall be conducted by a County-approved Registered Professional
Archaeologist; a Chumash tribal representative shall monitor all excavation in
Native American sites.

o All fieldwork, analysis, report production, and curation shall be fully funded
by the applicant.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended policies, guidelines, and standards LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to adopting the plan.

Impact CR-2. Development under
the Community Plan could directly
or indirectly impact significant
historic buildings, structures, or
districts (Class Il impact; less than
significant with mitigation).

CR-2(a). The following language shall be added as a subsection to Community Plan Policies
Section 2.5.5, Environmental Resources:

CR-2: Effectively manage significant historical buildings, structures, and districts
in and around the community of Los Osos.

A. Identify significant historical buildings and structures prior to any proposed
development.

B. Identify and evaluate potential historic districts and develop a plan for their
preservation and enhancement.

C. Encourage adaptive reuse that is compatible with resource protection.

With proposed mitigation, impacts
would be less than significant.
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Follow the Secretary of the Interior’s Standards and Guidelines to ensure
preservation, rehabilitation, restoration, and/or reconstruction of significant
buildings and structures.

Program CR-2.1: Historic Resource Inventory. The County should conduct an
inventory of historical resources within the Baywood Park neighborhood to
determine whether the core area qualifies as a historic district, define the
boundaries of any such district, and determine which resources contribute to
its significance.

Program CR-2.2: Protection and Management of Historical Resources. The
County should work closely with property owners, other public agencies, and
conservation organizations to protect and manage historical buildings,
structures, and districts.

CR-2(b). Community Plan Historical Resource Guidelines and Standards. The following
Planning Area Standards shall be added to Section 7.3 of LOCP, Communitywide Standards:

Historical Resource Evaluation. Prior to issuance of permits for demolition or
development, the County shall ensure that buildings or structures erected prior to
1970 on the subject parcel or any adjoining parcel are documented according to
professional standards and their historical significance is evaluated. No permits
shall be issued for any demolition, development, or other activity that would
adversely affect the integrity of an officially designated Historic Landmark,
historical buildings or structures eligible for the CRHR, or identified historical
districts.

Historical Resource Survey. The County should work with the History Center of
San Luis Obispo County, property owners, and other local stakeholders to conduct
an inventory of historical resources within the Baywood Park neighborhood to
document the historical significance of buildings and structures in the
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neighborhood, determine whether the core area qualifies as a historic district,
define the boundaries of any such district, and determine which resources
contribute to its significance. Such an inventory should be initiated within five
years of adoption of the LOCP.

Secretary of Interior’ Standards and Guidelines. Projects that that would
adversely affect the integrity of an officially designated Historic Landmark,
historical buildings or structures eligible for the CRHR, or identified historical
district shall be designed to comply with the Secretary of Interior’s Standards for
the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating,
Restoring, and Reconstructing Historic Buildings. The applicant shall retain a
qualified professional architectural historian to conduct design review and ensure
compliance with the Standards and Guidelines.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended policies, guidelines, and standards LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to adopting the plan.

Impact CR-4. Development under
the Community Plan could directly
or indirectly destroy a unique
paleontological resource or site or
unique geologic feature (Class Il
impact; less than significant with
mitigation).

CR-4(a). Community Plan Paleontological Resource Guidelines and Standards. The
following Planning Area Standards shall be added to Section 7.3 of LOCP, Communitywide
Standards:

Paleontological Surveys. If individual projects in areas of high paleontological
sensitivity (i.e., the Pismo Formation; Figure 4.5-5) require grading, excavation, or
trenching that would result in ground disturbance within previously undisturbed
sediments, the following measures shall apply:

e the applicant shall retain a qualified professional paleontologist to
perform a pre-construction paleontological survey to visually inspect the

With proposed mitigation, impacts
would be less than significant.
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ground surface for exposed fossils or traces thereof and to further
evaluate geologic exposures for their potential to contain preserved
fossil material at the subsurface.

The qualified Paleontologist shall have a Master’s Degree or equivalent
work experience in paleontology, shall have knowledge of the local
geology and paleontology, and shall be familiar with paleontological
procedures and techniques.

All fossil occurrences observed during the course of fieldwork shall be
adequately documented and recorded during the survey. The data
collected for each fossil occurrence shall include, at minimum, the
following information:  Universal Transverse Mercator (UTM)
coordinates, approximate elevation, description of taxa, lithologic
description, and stratigraphic context (if known). In addition, each
locality shall be photographically documented with a digital camera.

The paleontologist shall assess the significance of any identified fossil
resources, and all significant or potentially significant fossils shall be
collected at the time they are observed in the field.

If the fossil discovery is too large to collect during the survey (e.g., a
whale skeleton or bone bed) and requires a large-scale salvage effort,
then it shall be documented immediately and the paleontologist shall
consult with the County regarding a strategy for preservation or
recovery.

Paleontological Monitoring. If a pre-construction survey identifies significant
fossil resources, or if a qualified paleontologist determines the need for monitoring
during construction, the following measures shall apply:

a qualified paleontologist shall observe excavation, grading, and/or
trenching.

If a paleontological resource is discovered during monitoring, the
paleontologist shall have the authority to temporarily divert the
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construction equipment around the find until it is assessed for scientific
significance and collected if appropriate. The paleontologist shall notify
the County within 24 hours of any such discovery, and the location shall
be protected from further impact until the significance evaluation and
any necessary recovery is completed. Work may not resume without
approval of the paleontologist and County.

All significant fossils collected shall be prepared for curation in a
properly equipped paleontology laboratory. Preparation shall include
the careful removal of excess matrix from fossil materials and stabilizing
and repairing specimens, as necessary.

Following laboratory work, all fossils specimens shall be identified to the
lowest taxonomic level, cataloged, analyzed, and delivered to an
accredited museum repository for permanent curation and storage.

The paleontologist shall prepare a technical report describing the results
of the paleontological mitigation efforts, including a summary of the
field and laboratory methods, an overview of the project area geology
and paleontology, a list of taxa recovered, an analysis of fossils
recovered and their scientific significance, and recommendations. A copy
of the report shall be submitted to the County and the designated
museum repository. The cost of fossil recovery, analysis, and curation
shall be the responsibility of the individual Project proponent.

Plan Requirements and Timing. The Planning and Building Department shall add the

recommended policies, guidelines, and standards LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to adopting the plan.

HYDROLOGY AND WATER QUALITY

Impact HYD-2. Buildout under the

LOCP could expose structures and

HYD-2(a). Communitywide Drainage Improvements. Proposed LOCP Program EN-2.2 shall
be followed with a new program as follows to more directly link the proposed watershed

With proposed mitigation, impacts

would be less than significant.
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people to flood hazards. While the
existing regulatory framework to
address these issues generally
provides sufficient protection,
drainage improvement
recommendations from the
County’s 1998 Engineering
Evaluation for community drainage
improvements should be included
in the proposed LOCP policy
framework, but are not. This is
considered a significant but
mitigable (Class Il) impact.

management study in Program EN-2.2 with future drainage improvements and new

development:
New LOCP Program EN-2.3. Community Drainage Improvements. Based on the
outcome of the Urban Watershed Management study identified in Program EN-
2.2, the County shall implement its recommendations, as well as those included in
the 1998 Preliminary Engineering Evaluation. These may include drainage
improvements at various locations in the community, as well as other related
measures. These improvements shall be completed prior to, or as conditions of,
new development in the community that may be impacted by flooding or drainage
impacts identified in either the 1998 study of the Urban Watershed Management
Program EN-2.2.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to adopting the plan.

LAND USE

Impact LU-1. The proposed land
use pattern under the LOCP would
not divide any established
communities. It would also
generally avoid potential land use
conflicts, except in a few specific
cases. Impacts in these areas are
potentially significant but mitigable
(Class 11).

LU-1(a). Standards to Minimize Land Use Conflicts. The LOCP shall be modified to include
design and/or planning area standards for the Tri-W/Midtown and Fairchild/Los Olivos
parcels (Areas 26 and 27), in order to address and minimize potential land use conflicts with
neighboring uses. Standards should address the specific types of allowed uses, and address
design considerations such as setbacks, building heights, lighting, landscaping, and
architecture. These standards shall be implemented in project design, when development
applications in these areas are considered.

The following restrictions on future land uses in these areas would ensure compatibility
with neighboring uses:

e  Tri-W/Midtown (Area 26). Consistent with LOCP Mixed Use Policy 3.4.2, the

With proposed mitigation, impacts
would be less than significant.
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County’s intent is to allow for additional park and community facilities in this
area, compatible with the adjacent library and park. Expanding this policy to
address appropriate design standards that relate to lighting and noise would
ensure compatibility with nearby residential uses. New policy language shall be
added as follows: “Future park and community facilities at this location must
include appropriately-scaled lighting that does not adversely affect nearby
residents. The site shall be primarily for daytime use.”

Los Olivos and Fairchild (Area 27). The CS designation as included in the LOCP is
relatively open-ended, noting only that “the size, scale, and design of such
facilities must be consistent with the existing small-town character of Los Osos
and compatible with adjacent residential and retail development.” While this
standard would apply to this area, it may not be sufficiently restrictive to ensure
compatibility with nearby residences. This standard shall be expanded to address
issues related to noise, lighting, air quality and traffic, and shall read as follows:
“...the size, scale, and design of such facilities must be consistent with the existing
small-town character of Los Osos and compatible with adjacent residential and
retail development. Land use compatibility shall be based on Planning
Commission review of a commercial project’s impacts to nearby residences related
to noise, lighting, air quality, and traffic, based on technical studies associated
with such projects, as determined to be appropriate by the Department and
Planning and Building.”

Plan Requirements and Timing. The Planning and Building Department shall add the

recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to adopting the plan.

Impact LU-2. The proposed policy
framework under the LOCP is
generally consistent with the policy

LU-2(a). Combining Designation Consistency. The LOCP shall be modified either to include
additional standards for identified Combining Designations for which no standards have
been included in the plan, or references to existing applicable standards in the CZLUO shall

With proposed mitigation, impacts
would be less than significant.
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framework and intent of the Estero
Area Plan, and therefore with all
other regulatory documents from
which the Estero Area Plan is
derived. However, certain policies
in the Estero Area Plan do not have
a corresponding implementation
framework in the LOCP. This is
considered a significant but
mitigable (Class Il) impact.

be included where appropriate, as shown on Table 4.8-3 of the EIR. In addition, some
existing Combining Designations in the Estero Area Plan as they apply to Los Osos are not
included or described in the proposed LOCP. These potential inconsistencies must be
resolved in both documents, based on direction provided in Table 4.8-3.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended language to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to adopting the plan.

NOISE

Impact NOS-1. Construction of
individual projects that could be
facilitated under the proposed
Community Plan Update would
generate noise and groundborne
vibration that could exceed County
of San Luis Obispo standards at
existing residential uses. Future
residential uses and other sensitive
receptors may also be exposed to
noise and vibration levels that
exceed County standards. This is a
Class ll, significant but mitigable,
impact.

NOS-1(a). Planning Area Standards. The following language shall be added to Section 7.3:
Communitywide Standards of the Community Plan:

Noise and Vibration Reduction Plan. Projects that involve grading, demolition,
and/or construction on lots adjacent to occupied residential structures shall
implement the following applicable performance standards to ensure that
sensitive receptors are not adversely impacted by construction related noise:

a) Notify existing residences within 1,000 feet of the site boundary
concerning the construction schedule;

b) Shield especially loud pieces of stationary construction equipment;

c) Locate portable generators, air compressors, etc. away from sensitive
noise receptors;

d) Limit grouping major pieces of equipment operating in one area to the
greatest extent feasible; and

e) Use newer equipment that is quieter and ensure that all equipment
items have the manufacturers’ recommended noise abatement
measures, such as mufflers, engine covers, and engine vibration

With proposed mitigation, impacts
would be less than significant.
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isolators intact and operational. Internal combustion engines used for
any purpose on or related to the job shall be equipped with a muffler or
baffle of a type recommended by the manufacturer.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended language to the Community Plan prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
Community Plan prior to Plan adoption.

Impact NOS-3. The Community
Plan would place future sensitive

receptors in areas that would be

exposed to future transportation
noise levels that exceed General
Plan noise standards. This would be
a Class Il, significant but mitigable,

impact.

NOS-3(a). Planning Area Standards. The following language shall be added to Section 7.3:
Communitywide Standards of the Community Plan:

Noise Compatibility: Where noise sensitive development such as residential uses is
proposed within the projected 60 CNEL noise contours distances for Los Osos
Valley Road and South Bay Boulevard, a site-specific noise study shall be
conducted to demonstrate compliance with the County’s noise and land use
compatibility standards (60 CNEL). This study shall be completed for noise
sensitive uses located within the following distances of the identified segments of
Los Osos Valley Road and South Bay Boulevard:

Roadway Segment Distance to (feet)
60 CNEL
Los Osos Valley Road east of Los Osos Creek 175
Los Osos Valley Road east of South Bay Boulevard 127
Los Osos Valley Road west of South Bay Boulevard 83
Los Osos Valley Road east of 9th Street 77
Los Osos Valley Road west of Bush Drive 69
Los Osos Valley Road west of Palisades Avenue 66
Los Osos Valley Road east of Doris Avenue 63
Los Osos Valley Road east of Pecho Drive 62
South Bay Boulevard north of Los Osos Valley Road 171

With proposed mitigation, impacts

would be less than significant.
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South Bay Boulevard south of Santa Ysabel Avenue

149

South Bay Boulevard north of Santa Ysabel Avenue

156

This study shall contain recommendations to mitigate any noise levels that exceed
the County’s standard of 60 CNEL. At the program level, the specific attenuation
methods cannot be definitively determined. Noise reduction measure could

include, but are not limited to, the following:

e Construction of a berm or wall;

e Design of individual homes such that structures block the line-of-sight

from useable backyards to the noise source;

e  For homes with backyards not blocked by intervening structures,
backyard fencing of sufficient height to block line-of sight to the noise

source,; or

e Placement of exterior use areas and balconies away from the noise

source, as applicable.

Plan Requirements and Timing. The Planning and Building Department shall add the

recommended language to the Community Plan prior to adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the

Community Plan prior to adoption.

impact.

Impact NOS-4. Future on-site
generated noise sources have the
potential to exceed to property line
noise levels limits established in the
County’s Code. This would be a
Class ll, significant but mitigable,

NOS-4(a). Community Plan Safety/Health Guidelines and Standards. The following

language shall be added as a subsection to 7.3 Communitywide Standards of the

Community Plan:

Noise Study. Where new commercial and industrial development would be

located adjacent to residential uses, a site-specific noise study should be

conducted to demonstrate compliance with the County noise standards in the
Land Use Ordinance (Section 22.10.120).For the purpose of this measure,

With proposed mitigation, impacts
would be less than significant.
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“adjacent” is assumed to include properties immediately bordering the existing
use where the existing structures are within 50 feet of the project site. This study
shall determine the area of impact and present appropriate mitigation measures.
The mitigation measures required as a result of the noise study may include, but
are not limited to the following:

e  For new commercial uses, require the placement of loading and
unloading areas so that buildings shield nearby residential land uses
from noise generated by loading dock and delivery activities or such
that there is an open space separation large enough to attenuate noise
levels below the threshold.

e Require the placement of all commercial HYAC machinery to be placed
within mechanical equipment rooms wherever feasible. If such
mechanical equipment is to be outdoors and would expose adjacent
residences to equipment noise, provide a noise study to confirm that
standards applicable to stationary noise sources in the County Noise
Element and Land Use Ordinance will be met.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended language to the Community Plan prior to adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
Community Plan prior to adoption.

TRANSPORTATION AND CIRCULATIO

N

Impact TC-1. The proposed
Circulation Plan would result in
potential impacts, without
additional mitigation, to the
transportation network, taking into
account all modes of transportation
including mass transit and non-

TC-1(a). Intersection 8 - Los Osos Valley Road at Sunset Drive. This intersection is
projected to operate at LOS F during AM and PM peak hours under Cumulative No Project
conditions, and at LOS E and LOS F during AM and PM peak hours under Cumulative Plus
Project conditions, respectively. The following proposed improvement will yield acceptable
operations: Restrict left turns out from the side streets with traffic control devices as
approved by Public Works.

With proposed mitigation, impacts
would be less than significant.
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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. (Class 1,
Significant but Mitigable).

Plan Requirements and Timing. The Planning and Building Department shall add the
required improvement to the Community Plan prior to adoption. The improvement will be
programmed into the County’s Estero Area Plan, and ultimately constructed when funding
is available, either through development fees or other outside sources.

Monitoring. Planning and Building shall ensure that the above language is included in the
Community Plan prior to adoption.

TC-1(b). Intersection 16 — South Bay Boulevard at Pismo Avenue. This intersection is
projected to operate at LOS F during AM and PM peak hours under Cumulative No Project
conditions and Cumulative Plus Project conditions. The following proposed improvement
will yield acceptable operations: Restrict left turns out from the side streets with traffic
control devices as approved by Public Works.

Plan Requirements and Timing. The Planning and Building Department shall add the
required improvement to the Community Plan prior to adoption. The improvement will be
programmed into the County’s Estero Area Plan, and ultimately constructed when funding
is available, either through development fees or other outside sources.

Monitoring. Planning and Building shall ensure that the above language is included in the
Community Plan prior to adoption.

WATER SUPPLY

Impact W-1. Development under
the Community Plan is limited to
the sustainable capacity of the
Groundwater Basin through the
Growth Management Ordinance
and additional review standards
tied to the Basin Plan. Project

W-1(a). Modifications to LOCP Growth Management Provisions. The first paragraph of
Standard D.3, Growth limitation standards, shall be modified to include biannual review of
Title 26 and the Basin Plan Reports by Planning and Building Department to help ensure
consistency with findings from the Basin Plan, as follows:

Development of new residential units that use water from the Los Osos
Groundwater Basin shall be limited to be consistent with the findings of the Los

With proposed mitigation, impacts
would be less than significant.
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standards and policies require close
coordination with the Basin Plan
and the standards are in line with
the Basin Plan. However, the Basin
Plan contains a level of uncertainty.
Planned development will need to
work continuously with the Basin
Management Committee as
additional information becomes
available to help ensure sustainable
water supplies are available for
existing populations and potential
new development. Therefore,
water use for the project is
considered a Class I, significant but
mitigable impact.

Osos Groundwater Basin Plan and annual reports. After successful
implementation of all programs identified in Subsection D.1, Section 26.01.070.k
of the Growth Management Ordinance may be modified to allow development of
new residential units as described in the following sections. The Growth
Management Ordinance, status of development, and availability of water supply
shall be reviewed on a biannual basis by the San Luis Obispo County Department
of Planning and Building through the Resource Management System. The Growth
Management Ordinance shall be modified as required to be consistent with the
findings of the Los Osos Groundwater Basin Plan and Annual Reports.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included in the
LOCP prior to adopting the plan.
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AESTHETICS

Impact AES-1. Development under
the Community Plan would not
result in aesthetically incompatible
site open to public views.
Development would be required to
comply with Community Plan
design standards, which would
reduce impacts to a Class lll, less
than significant, level.

No mitigation measures are required.

Impacts would be less than significant.

Impact AES-2. The Community Plan
would introduce development
within a scenic public view.
However, design guidelines and
standards included in the
Community Plan that address the
appearance of future development
projects in these areas would
ensure that impacts would be less
than significant (Class Il1).

No mitigation measures are required.

Impacts would be less than significant.

Impact AES-4. Buildout under the
LOCP would not degrade the visual
character of the Community Plan
area and its surroundings, because
the proposed LOCP provides
adequate protection of these
resources in its policy framework.
This is a less than significant (Class
Il) impact.

No mitigation measures are required.

Impacts would be less than significant.
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Table ES-3.
Class Ill, Less Than Significant Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

Impact AES-5. Buildout under the
LOCP could introduce new sources
of light and glare, but potential
impacts would be generally
addressed by the proposed policy
framework set forth in the LOCP.
This is considered a less than
significant (Class 1) impact.

No mitigation measures are required.

Impacts would be less than significant.

Impact AES-6. Buildout under the
LOCP would not damage any
identified unique geologic or
physical feature. Potential impacts
would be adequately addressed by
the proposed policy framework set
forth in the LOCP. This is
considered a less than significant
(Class 1) impact.

No mitigation measures are required.

Impacts would be less than significant.

AIR QUALITY

Impact AQ-1. The Community Plan
would generally be consistent with
the transportation control
measures and land use and
circulation management programs
in the 2001 CAP. Consistency with
the Clean Air Plan ensures that
long-term operational impacts
associated with future buildout
under the Community Plan are
adequately addressed. This impact
would be Class lll, less than

No mitigation measures are required.

Impacts would be less than significant.
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Table ES-3.
Class Ill, Less Than Significant Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

significant.

Impact AQ-3. Sensitive receptors
sited next to roadways in the
Community Plan area would not be
exposed to a significant source of
diesel particulate matter.
Additionally, no CO hot spots would
occur as a result of the Community
Plan. Implementation of the
Community Plan would not expose
sensitive receptors to substantial
pollutant concentrations. Impacts
would be Class lll, less than
significant.

No mitigation measures are required.

Impacts would be less than significant.

Impact AQ-4. Implementation of
the Community Plan would not
create operational-related
objectionable odors affecting a
substantial number of people.
Impacts would be Class Ill, less than
significant.

No mitigation measures are required.

Impacts would be less than significant.

BIOLOGICAL RESOURCES

Impact BIO-5. Development under
the Community Plan would not
conflict with any local policies or
ordinances protecting biological
resources, such as a tree
preservation policy or ordinance.
There would be no impact.

No mitigation measures are required.

There would be no impact.
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Table ES-3.
Class Ill, Less Than Significant Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

Impact BIO-6. Development under
the Community Plan would not
conflict with any provisions of an
adopted Habitat Conservation Plan,
Natural Conservation Community
Plan, or other approved local,
regional, or state habitat
conservation plan. Impacts would
be Less than Significant (Class Ill).

No mitigation measures are required.

Impacts would be less than significant.

GREENHOUSE GAS EMISSIONS

Impact GHG-1. The Community
Plan would generate GHG
emissions from construction and
operation. GHG emissions would be
less than the emission threshold of
4.9 MT CO,E per service
population. The Community Plan’s
contribution of GHGs to cumulative
statewide emissions would be less
than cumulatively considerable.
Therefore, impacts related to GHG
emissions from development under
the Community Plan are Class Ill,
less than significant.

No mitigation measures are required.

Impacts would be less than significant.

Impact GHG-2. The Community
Plan would not conflict with any
local or state plan, policy, or
regulation aimed at reducing GHG
emissions from land use and
development. Thus, impacts would

No mitigation measures are required.

Impacts would be less than significant.
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Table ES-3.
Class Ill, Less Than Significant Project-Specific Environmental Impacts

Impact Mitigation Measures Residual Impact

be Class Ill, less than significant.

HYDROLOGY AND WATER QUALITY

Impact HYD-1. Construction and No mitigation measures are required. Impacts would be less than significant.
operational activities associated
with future development under the
proposed project has the potential
to degrade water quality.

However, because the existing
regulatory framework to address
these issues provides sufficient
protection, this is considered a less
than significant (Class Ill) impact

NOISE

Impact NOS-2. Traffic generated by | No mitigation measures are required. Impacts would be less than significant.
the Community Plan is not
anticipated to result in a significant
ambient noise level increase at
existing sensitive receivers. The
increase in ambient noise would be
a Class I, less than significant,
impact.

POPULATION AND HOUSING

Impact PH-1. Residential No mitigation measures are required. Impacts would be less than significant.
development and associated
population growth resulting from
future development under the
LOCP would not exceed the
community’s capacity to handle
that growth, nor would it induce
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Table ES-3.
Class Ill, Less Than Significant Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

unanticipated growth because of
the extension of public
infrastructure or roadways. This is
a Less than Significant (Class IIl)
impact.

Impact PH-3. The project will likely
exacerbate an existing jobs-housing
imbalance that exists in the Los
Osos community. While potentially
adverse, this is not considered a
significant impact (Class Ill) because
the community is not intended to
function as a jobs center in the
County, based on goals included in
the Housing Element, Estero Area
Plan and proposed LOCP.

No mitigation measures are required.

Impacts would be less than significant.

PUBLIC SERVICES

Impact PS-1. Residential
development and associated
population growth resulting from
future development under the
LOCP would increase the demand
for fire protection services.
Required public facilities fees that
would be paid in conjunction with
new development are considered
to ensure that impacts are Less
Than Significant (Class Ill).

No mitigation measures are required.

Impacts would be less than significant.

Impact PS-2. Residential
development and associated

No mitigation measures are required.

Impacts would be less than significant.

ES-57




Los Osos Community Plan EIR
Executive Summary

Table ES-3.
Class Ill, Less Than Significant Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

population growth resulting from
future development under the
LOCP would increase the demand
for law enforcement services.
Required public facilities fees that
would be paid in conjunction with
new development are considered
to ensure that impacts are Less
Than Significant (Class Ill).

Impact PS-3. Residential
development and associated
population growth resulting from
future development under the
LOCP would increase the demand
for public school facilities.
However, in accordance with
Section 65995(h) of the California
Government Code (Senate Bill 50,
chaptered August 27, 1998), the
payment of statutory fees is
considered to be full and complete
mitigation of potential school-
related impacts. For this reason,
impacts are considered Less than
Significant (Class ll).

No mitigation measures are required.

Impacts would be less than significant.

Impact PS-4. Residential
development and associated
population growth resulting from
future development under the
LOCP would increase the demand

No mitigation measures are required.

Impacts would be less than significant.
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Class Ill, Less Than Significant Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

for solid waste disposal services.
However, existing regional landfills
that serve Los Osos have sufficient
long-term capacity to
accommodate buildout under the
LOCP, so impacts are considered
Less than Significant (Class Il1).

RECREATION

Impact REC-1. Residential
development and associated
population growth resulting from
future development under the
LOCP would increase the demand
for parks and recreational facilities.
However, existing parks, in
combination with planned
recreational facilities and
supporting policies in the LOCP,
would ensure that programmatic
impacts are Less than Significant
(Class Ill).

No mitigation measures are required.

Impacts would be less than significant.

TRANSPORTATION AND CIRCULATIO

N

Impact TC-2. The proposed
Circulation Plan would not 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 (Class Ill, Less than
Significant).

No mitigation measures are required.

Impacts would be less than significant.
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Class Ill, Less Than Significant Project-Specific Environmental Impacts

Impact

Mitigation Measures

Residual Impact

Impact TC-3. The proposed
Circulation Plan would not increase
risks due to a design feature (e.g.,
sharp curves or dangerous
intersections) or incompatible uses
(e.g., farm equipment) (Class /1,
Less Than Significant).

No mitigation measures are required.

Impacts would be less than significant.

Impact TC-4. The proposed
Circulation Plan would not result in
inadequate emergency access
(Class I, Less Than Significant).

No mitigation measures are required.

Impacts would be less than significant.

Impact TC-5. The proposed
Circulation Plan would not conflict
with adopted policies, plans, or
programs regarding public transit,
bicycle, or pedestrian facilities, or
otherwise decrease the
performance or safety of such
facilities (Class I, Less Than
Significant).

No mitigation measures are required.

Impacts would be less than significant.

WASTEWATER

Impact WW-1. Because the LOWRF
has sufficient capacity to
accommodate the projected
buildout population of 18,000
under the LOCP and onsite systems
outside the sewer service area will
be regulated through the SCRWCB
OWTS Policy, program-level
impacts related to wastewater

No mitigation measures are required.

Impacts would be less than significant.
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Class Ill, Less Than Significant Project-Specific Environmental Impacts

Table ES-3.

Impact

Mitigation Measures

Residual Impact

production are consider to be Class

1ll, less than significant.

ES-61



Los Osos Community Plan EIR
Executive Summary

Class 1V, Beneficial Project-Specific Environmental Impacts

Table ES-4.

Impact

Mitigation Measures

Residual Impact

POPULATION AND HOUSING

Impact PH-2. Future development
under the LOCP would provide
substantial opportunities for
affordable housing, which will be
necessary in order to meet
Countywide Housing Element goals
related to this issue. This is a Class
IV, beneficial impact.

No mitigation measures are required, because impacts are beneficial.

Impacts would be beneficial.
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Cumulative Impacts

Aesthetics. The evaluation of the LOCP in this EIR accounts for all of the expected and
foreseeable growth in the Los Osos area. Regional growth in the project vicinity, including in the City of
Morro Bay and nearby rural areas between Los Osos and the City of San Luis Obispo, while expected to
be relatively minor over the life of the proposed LOCP, may impact regional aesthetics and visual
resources. However, buildout of the proposed LOCP would not contribute to these cumulative impacts,
and prescribed project-specific mitigation to address potential impacts within the LOCP would ensure
that cumulative impacts would be less than significant (Class Ill).

Air Quality. A project that does not exceed the SLOAPCD thresholds and is consistent with the
CAP would have a less than significant cumulative impact. Conversely, a project that exceeds the
SLOAPCD significance thresholds or is found to be inconsistent with the CAP would result in significant
cumulative impacts. As discussed, the Community Plan would be consistent with the SLOCOG growth
projections. Additionally, the Community Plan would decrease the development potential when
compared to the adopted Estero Area Plan. Because the Community Plan would be consistent with the
growth assumed in the CAP and would incorporate TCMs and land use strategies from the CAP, the
Community Plan is considered consistent with the CAP. The evaluation of the Community Plan in this EIR
accounts for expected population growth and associated development in the Community Plan area.
Therefore, cumulative air quality impacts from buildout of the Community Plan have been addressed in
this impact analysis. Cumulative impacts on air quality would be less than significant (Class Ill).

Biological Resources. Full implementation of the proposed LOCP would include build out of
areas within existing development boundaries and additional development in the Plan Area. This overall
increase in developed area is the basis for the biological resource impacts identified in this section. The
development identified under the LOCP would further reduce natural habitat acreages within the Los
Osos area, and convert adjacent sparsely developed or undeveloped areas to more intensive uses,
thereby altering the fundamental ability of the Plan Area to support natural habitats and species. In
general, implementation could result in the removal of natural habitat, a decrease in native plant and
wildlife occurrences, and increase the urban/wildland interface resulting in an increase of disturbed
habitat adjacent to the URL.

This assessment of the significance of cumulative impacts to biological resources is based upon:

* The cumulative contribution of the impacts from other approved and proposed
development to biological resources in general in the Plan Area vicinity;

* The loss of special status habitats and species;

*  Contribution of the Plan to urban and suburban expansion into natural areas; and,

* Fragmentation and isolation of natural habitats and plant and animal populations within the
Plan Area by future projects in the vicinity.

The identified impacts to biological resources resulting from LOCP implementation have been addressed
individually in the discussion above. When combined, these impacts reflect the cumulative impact of the
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proposed LOCP. As noted in the individual impact discussions, implementation of both the existing
General Plan policies and those proposed under the LOCP, as well as compliance with state and federal
regulations, will ensure that the biological impacts associated with the LOCP are cumulatively less than
significant.

Coastal Hazards. The evaluation of the LOCP in this EIR, which includes buildout of the Los Osos
community, accounts for all of the expected and foreseeable growth in the Los Osos area. For that
reason, project-specific impacts are considered the same as cumulative impacts. This includes
significant but mitigation impacts related to coastal hazards and sea level rise. Impacts related to
coastal hazards are expected to be less than significant through the implementation of proposed
policies, including those included in the proposed LOCP. Cumulative impacts were evaluated
comprehensively in this EIR at a programmatic level based on available information. As future
applications for individual projects are submitted at a project level of detail, the precise evaluation of
future project cumulative impacts would be coordinated through individual project-level environmental
review as appropriate.

Cultural Resources. Cumulative impacts on archaeological, historical, and paleontological
resources would result from the increases in population, increased recreational use, and increased
development and construction (including in-fill development) throughout the Plan area. For these
resources, the geographic extent of cumulative impacts encompasses a relatively broad area because
the importance of any individual resource can only be judged in terms of its regional context and
relationship to other resources. Thus, the significance of impacts on any given resource or group of
resources must be examined in light of the integrity of the regional resource base. Because the number
of cultural resources is finite, limited, and non-renewable, any assessment of cumulative impacts must
take into consideration the impacts of the proposed project on resources within the project area; the
extent to which those impacts degrade the integrity of the regional resource base; and impacts other
projects may have on the regional resource base. If these effects, taken together, result in a collective
degradation of the resource base, then those impacts are considered cumulatively considerable.

The regional resource base is defined geographically, ethnographically, and with reference to the
specific relevant administrative and management units. The geographic scope of the cumulative impact
analysis takes in a broad region encompassing the entire Estero Bay coastal zone, which is generally
bounded by Point Buchon and Montafia de Oro State Park to the south, the Pacific Ocean to the west,
the crest of the coast range to the east, and Point Estero to the north. The analysis also takes into
consideration the cultural geography of the Obispefio Chumash people who occupied the region
prehistorically, considering the integrity of the entire suite of resources that make up the cultural
patrimony of this group. Finally, the cumulative impact analysis takes into account the resource base
under the direct management and care of San Luis Obispo County.

The classes of resources found within the project area reflect the types of sites expected to be found
within the broader geographic, cultural, and administrative region considered for the cumulative
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analysis. Trends that have led to degradation of the regional cultural resource base, and are expected to
continue in the future, include continuing population growth and the concomitant demand for new
housing and infrastructure; continuing and increasing recreational use of the regional landscape;
continued ranching, agricultural, and industrial activities; and on-going transportation development and
improvement.

Based on the current analysis, several prehistoric and historical sites in the Plan area may be adversely
affected by the proposed project. Several of these sites are presumed to be significant resources,
though most have not been evaluated formally. Although the extent of impacts to these sites may be
minor relative to the nature and extent of the individual sites, and most impacts to individual sites can
be mitigated to less than significant through application of the proposed mitigation measures, certain of
these sites are not typical for the region and are unusually important scientifically and to the local
Chumash tribes. When combined with other past, present, and future projects, particularly the Los Osos
Wastewater Project, the overall loss of cultural resources and cumulative degradation of the regional
resource base is significant and would not be mitigated to less than significant by application of the
proposed mitigation measures. Preparation of regional cultural resources overviews and research
designs, synthetic analysis and interpretation of cultural resources in regional perspective, and
expanded public interpretation of resources would lessen the proposed project’s contribution to
cumulative degradation of the regional resource base. However, there is no feasible additional
mitigation to reduce the project’s contribution to cumulative effects on Native American Tribal Cultural
Resources. As a result, cumulative impacts on archaeological and historical sites would be Class I,
significant and unavoidable.

Based on the overall low paleontological potential of the Los Osos Community Plan area, the Project
would have a low potential to combine with the paleontological impacts of other projects. Adverse
impacts to paleontological resources as the result of development under the Los Osos Community Plan
would be less than significant with mitigation. With the implementation of resource protection
measures described herein, cumulative impacts on paleontological resources can be reduced or
avoided. Therefore, the Project has a negligible potential for contribution to cumulative impacts to
paleontological resources and the cumulative impacts of the Project on paleontological resources would
be less than significant.

Greenhouse Gas Emissions. GHG impacts are recognized as exclusively cumulative impacts;
there are no non-cumulative GHG emission impacts from a climate change perspective. It is generally
the case that an individual project is not of sufficient magnitude by itself to influence climate change or
result in a substantial contribution to the global GHG inventory. As the Community Plan would comply
with the SLOAPCD thresholds, the additive effect of the Community Plan’s GHG emissions would not
result in a reasonably foreseeable cumulatively considerable contribution to global climate change. In
addition, the Community Plan as well as other cumulative related projects would also be subject to all
applicable regulatory requirements, which would also reduce the statewide GHG emissions. Therefore,
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the Community Plan’s cumulative GHG emissions would have a Class lll, less than significant, impact on
the environment.

Hydrology and Water Quality. The evaluation of the LOCP in this EIR, which includes buildout of
the Los Osos community, accounts for all of the expected and foreseeable growth in the Los Osos area.
For that reason, project-specific impacts are considered the same as cumulative impacts. As described
in the project-specific analysis, this includes impacts related to flooding and drainage. Impacts related
to water quality are expected to be Class Ill, less than significant, through the implementation of
existing and proposed policies, including those included in the proposed LOCP. Cumulative impacts
were evaluated comprehensively in this EIR at a programmatic level based on available information. As
future applications for individual projects are submitted at a project level of detail, the precise
evaluation of future project cumulative impacts would be coordinated through individual project-level
environmental review as appropriate.

Land Use. The project-specific analysis evaluated potential communitywide impacts under the
LOCP. For land use and policy issues, project-specific impacts are considered the same as cumulative
impacts. This includes impacts related to land use and policy consistency. With prescribed policy-level
mitigation to be included in the proposed LOCP, cumulative impacts would be considered Class lll, less
than significant. As future applications for individual projects are submitted at a project level of detail,
the precise evaluation of future project-related impacts would be coordinated through individual
project-level environmental review as appropriate.

Noise. Cumulative development in the Community Plan area would gradually increase
population over the existing conditions and would therefore increase noise. The current residential
population of the Community Plan area is 13,906. Buildout of the Community Plan would accommodate
an additional 4,094 residents for a total of 18,000 residents. The analysis of the increase in noise levels
in the Community Plan area is based on the transportation impact analysis, which accounts for future
growth at buildout of the Community Plan. Therefore, cumulative noise impacts associated with
buildout of the Community Plan were addressed in the project-specific impact analysis. As discussed,
impacts to existing uses due to the increase in vehicle traffic in the Community Plan area would be Class
lll, less than significant, while impacts to future development located within the 60 CNEL contours for
Los Osos Valley Road and South Bay Boulevard would be Class Il, significant but mitigable.

Due to the temporary nature of construction activities and the implementation of project-specific
mitigation measure NOS-1(a), cumulative impacts associated with construction noise would be Class I,
less than significant. Additionally, County policies in the General Plan and regulations in the County
Code are in place to control noise and reduce on-site generated noise impacts between various land
uses. With implementation of project-specific mitigation, cumulative impacts associated with stationary
noise sources would be Class Ill, less than significant.
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Population and Housing. The project-specific analysis evaluated potential communitywide
impacts under the LOCP. For this issue, project-specific impacts are considered the same as cumulative
impacts. Cumulative impacts would be Class Ill, less than significant.

Public Services. Impacts to police protection, fire protection, and public schools would be less
than significant upon payment of impact mitigation fees, while impacts related to solid waste would be
less than significant due to adequate capacity of an area landfill. Regional growth in the project vicinity,
while expected to be relatively minor over the life of the proposed LOCP, may also increase demand for
public services. Thus, the public services impacts from buildout of the proposed LOCP would
incrementally contribute to these cumulative impacts. Cumulative impacts were evaluated
comprehensively in this EIR at a programmatic level based on available information. Cumulative impacts
would be Class Ill, less than significant. As future applications for individual projects are submitted at a
project level of detail, the precise evaluation of future project-related impacts would be coordinated
through individual project-level environmental review as appropriate.

Recreation. The project-specific analysis evaluated potential communitywide impacts under the
LOCP. For this issue, project-specific impacts are considered the same as cumulative impacts.
Cumulative impacts would be Class Ill, less than significant.

Transportation and Circulation. The project-specific analysis evaluated potential
communitywide impacts under the LOCP. For this issue, project-specific impacts are considered the
same as cumulative impacts. Cumulative impacts are considered Class Il, significant but mitigable.
Prescribed project-specific mitigation would reduce impacts to a less than significant level.

Wastewater. The LOCP accounts for all of the expected growth in the Los Osos area, as it
functions as a General Plan and Local Coastal Plan. Therefore, cumulative wastewater impacts are
addressed in the project-specific evaluation. As future applications for individual Community Plan
projects are submitted at a project level of detail, the precise evaluation of future project cumulative
impacts would be coordinated through individual project-level development and environmental review.
Cumulative impacts would be Class Ill, less than significant.

Water Supply. The LOCP accounts for all of the expected growth in the Los Osos area, as it
functions as a General Plan and Local Coastal Plan. Therefore, cumulative water impacts are addressed
in the project-specific evaluation. As future applications for individual Community Plan projects are
submitted at a project level of detail, the precise evaluation of future project cumulative impacts would
be coordinated through individual project-level development and environmental review. With the
proposed LOCP policy framework as modified through project-specific mitigation, cumulative impacts
would be Class Ill, less than significant.
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1.0 INTRODUCTION

This document is a program Environmental Impact Report (EIR) for the Los Osos Community Plan (LOCP).
The EIR evaluates the policy and buildout ramifications of implementing the LOCP, which is a regulatory
document that implements and updates the portion of the Estero Area Plan centered on the
unincorporated community of Los Osos. The Plan Area (also referred to in this document as the “project
area”, or “proposed project area”) encompasses roughly 3,041 net acres, and includes the anticipated
20-year growth boundary (URL). This area also encompasses the proposed Urban Services Line (USL).
The Plan Area also encompasses some additional surrounding properties in order to provide the context
for a comprehensive analysis of potential environmental impacts under the Community Plan.

There are no expansion areas planned outside the URL, although as noted above, there will be minor
adjustments to the existing URL, largely for administrative purposes so that certain parcels better
coincide with existing property lines and ownership. Although no expansion is anticipated, there are
areas within the URL where special planning area standards will apply, which are intended to guide and
facilitate future growth in these areas.

The project’s background, as well as the legal basis for preparing an EIR, is described below. Additional
detail regarding the project components can be found in Section 2.0, Project Description.

1.1 PURPOSE AND LEGAL AUTHORITY

This EIR has been prepared in accordance with the California Environmental Quality Act (CEQA), and the
State CEQA Guidelines. In accordance with Section 15121(a) of the State CEQA Guidelines, the purpose of
this EIR is to serve as an informational document that:

“..will inform public agency decision-makers and the public generally of the significant
environmental effects of a project, identify possible ways to minimize the significant effects, and
describe reasonable alternatives to the project...”.

The proposed project is a regulatory document that guides future development within the Los Osos
community. It is similar to a General Plan, and includes a policy framework and accompanying maps
that provide guidance for development projects in Los Osos. Thus, this EIR is appropriately framed as a
Program EIR pursuant to CEQA Guidelines Section 15168, and any mitigation that arises from potential
impacts associated with the plan will be programmatic in nature. To a large extent, mitigation measures
will be policy-oriented, and intended to provide general guidance for future projects. Individual projects
that are proposed within the Plan Area may need to undergo separate CEQA review, but that review
may tier from the analysis contained in this Program EIR.
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Although the legally required contents of a Program EIR are the same as those of a Project EIR, Program EIRs
are typically more conceptual and may contain a more general discussion of impacts, alternatives, and
mitigation measures than a Project EIR. As provided in Section 15168 of the State CEQA Guidelines, a
Program EIR may be prepared on a series of actions that may be characterized as one large project. Use of
a Program EIR provides the County (as Lead Agency) with the opportunity to consider broad policy
alternatives and program-wide mitigation measures and provides the County with greater flexibility to
address environmental issues and/or cumulative impacts on a comprehensive basis.

Agencies generally prepare Program EIRs for programs or a series of related actions that are linked
geographically, are logical parts of a chain of contemplated events, rules, regulations, or plans that govern
the conduct of a continuing program, or are individual activities carried out under the same authority and
having generally similar environmental effects that can be mitigated in similar ways.

This EIR evaluates and mitigates a reasonable worst-case scenario of potential impacts associated with
projected buildout under the LOCP. The design and planning of specific future development projects
and/or infrastructure improvements is beyond the scope of this EIR.

This report is to serve as an informational document for the public and County of San Luis Obispo decision-
makers. The process will culminate with public hearings, staring with consideration by the Planning
Commission. A Planning Commission recommended plan will be considered by the Board of Supervisors.
The Board of supervisors will consider certification of a Final EIR and a decision whether to approve the
proposed plan, possibly with modifications. A Board of Supervisors approved plan will be submitted to the
California Coastal Commission for their review and adoption.

1.2 USE OF THIS EIR FOR FUTURE PROJECTS

In practice, this program EIR will be used as a first tier of environmental review for development
projects proposed in accordance with the Los Osos Community Plan. This EIR has been developed
specifically to comply with CEQA Section 15183 in order to minimize future environmental review of
proposed projects. This section of CEQA provides an exemption from environmental review for projects
that are consistent with the development density established by existing zoning, community plan or
general plan policies for which an EIR was certified, except as might be necessary to examine whether
there are project-specific effects which are peculiar to the project or its site. Section 15183 specifies that
examination of environmental effects for such projects shall be limited to those effects that: a) are
peculiar to the project or parcel on which the project would be located; b) were not analyzed as
significant effects in a prior EIR on the zoning action, general plan or community plan with which the
project is consistent; c) are potentially significant off-site and cumulative impacts which were not
discussed in the underlying EIR; and d) are previously identified in the EIR, but which are determined to
have a more severe adverse impact than that discussed in the underlying EIR. Section 15183(c) specifies
that if an impact is not peculiar to the parcel or to the proposed project, then an EIR need not be
prepared for that project solely on the basis of that impact. Pursuant to Section 15183(f), an effect is not
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considered peculiar if uniformly applied development policies or standards previously adopted by the
County would substantially mitigate the environmental effect. Examples of uniformly applied
development policies or standards include, but are not limited to: parking ordinances, flood plain
ordinances, habitat protection or conservation ordinances, view protection ordinances, and
requirements for reducing greenhouse gas emissions [Section 15183(g)].

Consistent with CEQA Guidelines Section 15183, future development projects in the Community Plan
Area would not require subsequent environmental review if it can be shown that:

* The proposed development is consistent with General Plan and zoning designations;
* The proposed development is consistent with Community Plan policies; and
* The proposed development would not result in environmental effects that:

o are peculiar to the project or parcel;

o were not analyzed in this EIR; or

o would be more severe than what was analyzed in this EIR.

Each section of this EIR describes specific issue-area conditions under which future development in the
Community Plan Area would require additional review, pursuant to Section 15183. These situations are
summarized in Table 1-1 below. If these conditions are met, subsequent environmental review may be
required for the specific future projects in the Community Plan Area.

Table 1-1. Conditions Under Which Future Development in the Community Plan Area
Would Require Additional CEQA Review

Condition Impact to Address

The future project is inconsistent with underlying General | AES-1 through AES-5; AQ-1 through AQ-4; BIO-1
Plan and zoning designations. through BIO-6, CH-1 and CH-2; CR-1 through CR-
4; GHG-1 and GHG-2; HYD-1 and HYD-2; LU-1 and
LU-2; NOS-1 through NOS-4; PH-1 through PH-3;
PS-1 through PS-4; REC-1; TC-1 through TC-5;
WW-1; and W-1

The future project is inconsistent with Community Plan AES-1 through AES-5; AQ-1 through AQ-4; BIO-1
policies or design guidelines. through BIO-6, CH-1 and CH-2; CR-1 through CR-
4; GHG-1 and GHG-2; HYD-1 and HYD-2; LU-1 and
LU-2; NOS-1 through NOS-4; PH-1 through PH-3;
PS-1 through PS-4; REC-1; TC-1 through TC-5;
WW-1; and W-1

The future project would result in an impact peculiar to Impact that is peculiar to the project or parcel
the project or parcel in any issue area. An effect is not
considered peculiar if uniformly applied development
policies or standards previously adopted by the County
would substantially mitigate the environmental effect.
The future project would result in an impact or impacts Impact other than AES-1 through AES-5; AQ-1
not analyzed above, including off-site or cumulative through AQ-4; BIO-1 through BIO-6, CH-1 and CH-
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Table 1-1. Conditions Under Which Future Development in the Community Plan Area

Would Require Additional CEQA Review

Condition

Impact to Address

effects. This may include if the project would result in
operational emissions that exceed project-level APCD
thresholds and cannot be mitigated to a less than
significant level.

2; CR-1 through CR-4; GHG-1 and GHG-2; HYD-1
and HYD-2; LU-1 and LU-2; NOS-1 through NOS-4;
PH-1 through PH-3; PS-1 through PS-4; REC-1;
TC-1 through TC-5; WW-1; and W-1

The future project would result in an impact or impacts
analyzed above, but at a higher level of severity as a
result of substantial new information not known at the
time the EIR was certified. This may include the following
circumstances:

If areas not currently under agricultural
production or Williamson Act contract were
converted to agricultural use or placed under
contract, and then later converted back to non-
agricultural use.

If future APCD standards have changed such
that the future project would result in a
significant effect;

If pollutants other than PM10 and ozone have
received non-attainment status;

If the future project would generate toxic air
contaminants;

If the future project would be more
appropriately analyzed based on quantitative
thresholds;

If new or additional hazardous materials sites
are identified on or adjacent to the future
project site that require abatement prior to
project implementation;

If new special status species are listed or a
more protective listing status is established for
currently listed species under the state or
federal Endangered Species Acts and would be
affected by the project;

If NPDES permitting regulations or Sections
19.07.042, 22.10.155, or 22.14.060 of the
County Code were updated from the time of
Community Plan adoption in such a way that
they identify the need for additional measures
to reduce significant effects;

If the County General Plan or another County
land use and/or environmental policy
document, including CEQA thresholds, is
updated resulting in new policies or standards
for which the project may be inconsistent;

If additional local or regional growth beyond
that described in this EIR increases baseline
environmental effects such that project
contributions to cumulative impacts are at a
higher level of severity (e.g., traffic, noise).

Worsened AES-1 through AES-5; AQ-1 through
AQ-4; BIO-1 through BIO-6, CH-1 and CH-2; CR-1
through CR-4; GHG-1 and GHG-2; HYD-1 and HYD-
2; LU-1 and LU-2; NOS-1 through NOS-4; PH-1
through PH-3; PS-1 through PS-4; REC-1; TC-1
through TC-5; WW-1; and W-1
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1.3 SCOPE AND CONTENT

In accordance with the State CEQA Guidelines, a Notice of Preparation (NOP) was distributed for review by
affected agencies and the public. The NOP and responses to the NOP are presented in Appendix A of this
report.

This EIR addresses the issues determined to be potentially significant by the responses to the NOP, and
scoping discussions among the public, consulting staff, and the County. Table 1-2 summarizes the issues
identified in the NOP, and where they are addressed in the EIR:

Table 1-2. Where NOP Issues are Addressed in the EIR

Issue Identified in the Notice of Preparation Where the Issue is Addressed in the EIR
Aesthetics Section 4.1 — Aesthetics

Agricultural Resources Section 1.5 — Effects Found to be Less Than Significant
Air Quality Section 4.2 — Air Quality

Biological Resources

Section 4.3 — Biological Resources

Cultural Resources

Section 4.5 — Cultural Resources

Geology and Soils

Section 1.5 — Effects Found to be Less Than Significant

Greenhouse Gas Emissions

Section 4.6 — Greenhouse Gas Emissions

Hazards and Hazardous Materials

Section 1.5 — Effects Found to be Less Than Significant
Section 4.4 — Coastal Hazards

Hydrology and Water Quality

Section 4.7 — Effects Found to be Less Than Significant

Land Use and Zoning

Section 4.8 — Land Use and Policy Consistency

Mineral Resources

Section 1.5 — Effects Found to be Less Than Significant

Noise

Section 4.9 — Noise

Population and Housing

Section 4.10 — Population and Housing
Section 1.5 — Effects Found to be Less Than Significant

Public Services

Section 4.11 — Public Services
Section 4.13 — Recreation

Socioeconomic and Environmental Justice

Section 1.5 — Effects Found to be Less Than Significant

Transportation and Circulation

Section 4.12 — Transportation and Circulation

Utilities and Service Systems

Section 4.11 — Public Services (Solid Waste)
Section 4.14 — Wastewater
Section 4.15 — Water Supply

This EIR addresses the issues referenced above and identifies potentially significant environmental
impacts, including site-specific and cumulative effects of the project in accordance with the provisions
set forth in the CEQA Guidelines. In addition, the EIR recommends feasible mitigation measures, where
possible, that would reduce or eliminate adverse environmental effects.

In preparing the EIR, use was made of pertinent County policies and guidelines, existing EIRs and
background documents prepared by the County. A full reference list is contained in Section 7.0,
References and Preparers, of this EIR.
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The Alternatives section of the EIR was prepared in accordance with Section 15126(d) of the CEQA
Guidelines and focuses on alternatives that are capable of eliminating or reducing significant adverse
effects associated with the project while feasibly attaining most of the basic objectives of the project. In
addition, the EIR identifies the "environmentally superior" alternative from the alternatives assessed.
The alternatives evaluated include the CEQA-required “No Project” Alternative (both No Development
and Buildout under the Existing Estero Area Plan), a “Reduced Development Based on Water
Availability” Alternative, and a “Mitigated Project” Alternative.

The level of detail contained throughout this EIR is consistent with the requirements of CEQA and
applicable court decisions. The CEQA Guidelines provide the standard of adequacy on which this
document is based. The Guidelines state:

"An EIR should be prepared with a sufficient degree of analysis to provide decision-
makers with information which enables them to make a decision which intelligently
takes account of environmental consequences. An evaluation of the environmental
effects of the proposed project need not be exhaustive, but the sufficiency of an EIR is
to be reviewed in light of what is reasonably feasible. Disagreement among experts
does not make an EIR inadequate, but, the EIR should summarize the main points of
disagreement among the experts. The courts have looked not for perfection, but for
adequacy, completeness, and a good faith effort at full disclosure."(Section 15151).

1.4 LEAD, RESPONSIBLE AND TRUSTEE AGENCIES

The CEQA Guidelines define "lead," "responsible" and "trustee" agencies. CEQA Guidelines Section

“

15367 defines the lead agency as “ . . the public agency, which has the principal responsibility for
carrying out or approving a project.” Other public agencies may use this Draft EIR in the decision-
making or permit process and consider the information in this Draft EIR along with other information
that may be presented during the CEQA process. The County of San Luis Obispo is the lead agency for
the project because it has the principal responsibility for approving the proposed project, which is a
County-adopted regulatory document (“Community Plan”) that guides future development in the Los

Osos community.

A "responsible agency" refers to public agencies other than the "lead agency" that has discretionary
approval over the project. Responsible agencies for this project would include the California Coastal
Commission, which needs to approve an update of the Local Coastal Plan associated with the adoption
of the Community Plan.

A "trustee agency" refers to a state agency having jurisdiction by law over natural resources affected by
a project. The California Department of Fish and Wildlife (CDFW) has jurisdiction over biological
resources, including drainages that may be impacted by project development. The CDFW is therefore a
trustee agency.
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1.5 AREAS OF CONTROVERSY

Pursuant to State CEQA Guidelines § 15123(b)(2), this EIR acknowledges the areas of controversy and
issues to be resolved which are known to the County of San Luis Obispo or were raised during the
scoping process. A Notice of Preparation (NOP) was prepared and circulated for a 30-day public review
period that began on March 20, 2015 and ended April 20, 2015. Several comment letters from the
public, and comment letters from public agencies (i.e., California Coastal Commission; San Luis Obispo
Council of Governments; San Luis Obispo County Air Pollution Control District; San Luis Obispo County
Parks), were received in response to the NOP. The NOP and associated comment letters are included in
Appendix A of this EIR.

Primary environmental areas of concern raised by the commenting agencies and public include:

* Environmentally Sensitive Habitat Area
* Habitat Conservation Plan

* Water Supply in the context of the Basin Plan
* Recycled Water

* Preservation of Groundwater Basin
* Wastewater Service

* Growth Management

* Coastal Access

¢ Shoreline Development

* Night Sky Preservation

* QOak Tree Protection

* Estuary Habitat Protection

* Global Climate Change

* Park Planning

¢ Bike Planning

* Public Safety (adequate lighting)

* Jobs/Housing Balance

* Alternative Transportation Modes
* Smart Growth

* Removing Invasive Species

* Aesthetics

* Roadway Safety

1.6 EFFECTS FOUND NOT TO BE SIGNIFICANT

Based on the scoping process for the proposed project, the County of San Luis Obispo determined that
there was no substantial evidence that the project would cause or otherwise result in significant
environmental effects in the resource areas discussed below. As indicated in the State CEQA Guidelines,
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no further environmental review of these issues is necessary for the reasons summarized in the
following discussion.

No Initial Study was prepared for the LOCP, but the NOP (Appendix A) identified issues that would
potentially be addressed in the EIR. This section analyzes the presumed EIR scope set forth in the NOP
in greater detail, based on the key questions included in a CEQA Initial Study. For some issues, this
process leads to the conclusion that certain issues would be less than significant. The basis for that
determination follows. The specific issues or questions discussed below will not be analyzed further in
the EIR.

Agricultural Resources

< Would the Project convert Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance (Farmland), as shown on the maps pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, to non-agricultural use?

According to the NRCS, nearly the entire Plan Area is urbanized, and is not designated as
either Prime Farmland, Unique Farmland, or Farmland of Statewide Importance. The
margins of Los Osos Creek along the eastern boundary of the Plan Area includes some
Prime Farmland Soils (if irrigated) or Farmland of Statewide Importance. However,
these areas are either designated as Open Space, or on the margins of designated
Residential Suburban land that is already developed. The one exception to this is APN
074-222-013, which is an undeveloped 67.8-acre parcel designated Residential
Suburban north of Palomino Drive, and directly west of Los Osos Creek. However, the
prime farmland area is within 100 or feet or less of the creek, and thus within an area
that could not be developed in any case as a matter of existing creek setback and
habitat protection policies. The LOCP would not change any existing Open Space land
use designations in these areas, nor would it facilitate the conversion of any
undeveloped prime farmland soils, since such areas are already developed, or
designated for development. Conversely, the LOCP would redesignate lands in the
northeastern part of the Plan Area from Residential Suburban to Open Space, and in so
doing provide protection for prime soils along Los Osos Creek that are found within that
portion of the Plan Area. In addition, there is currently no designated AG land within
the Community Plan Area, so there would be no potential loss of designated agricultural
land. No impacts to farmland resources would result from Plan implementation.

< Would the Project conflict with existing zoning for agricultural use or a Williamson Act contract?

There are no parcels under Williamson Act contract within the Plan Area. No impacts
related to this issue would result.

< Would the project involve other changes in the existing environment which, due to their location
or nature, could result in conversion of Farmland to non-agricultural use?

= = “DPLANNING & BUILDING 1-8
V@/—ﬁ/—\\KOUNYV oF SAN LUIS oBISsSPO
Ve \ﬂ



Los Osos Community Plan EIR
Section 1.0 — Introduction

The Community Plan would not convert active farmland to non-agricultural use. There
is currently no designated AG land within the Community Plan Area, so there would be
no potential loss of designated agricultural land. No impacts would result.

Because there would be no potential impacts related to Agricultural Resources that
would result from implementation of the proposed LOCP, this issue will not be studied
furtherin the EIR.

Geology and Soils

Would the Project expose people or structures to potential substantial adverse effects, including
the risk of loss, injury or death involving:

* 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? Refer to Division of Mines and
Geology Special Publication 42.

* Strong seismic ground shaking?

* Seismic-related ground failure, including liquefaction?

* Llandslides?

The project is a Community Plan, which provides a framework for long-range planning
within the Los Osos community. Development is already contemplated within the Plan
area under the Estero Area Plan, and in general, the LOCP will result in a similar level of
development, although in some cases, will be even more restrictive than anticipated
under the Estero Area Plan.

The Plan area is in a seismically-active region, and the nearest active fault is the Los Osos
Fault, located along the base of the Los Osos Hills at the southern edge of the Plan area.
The Los Osos fault zone is described as a series of discontinuous, sub parallel and en
echelon fault traces that extend from the offshore Hosgri fault zone to Lopez Reservoir,
a distance of about 35 miles. The fault zone is subdivided into the following four
segments: Estero Bay, Irish Hills, Lopez Reservoir, and Newsom Ridge. The lIrish Hills
segment of the Los Osos Fault is about 10 to 12 miles long and extends from the Pacific
Ocean near Los Osos eastward to San Luis Creek. This segment of the fault forms the
boundary between the Los Osos Valley and the Irish Hills, has documented Holocene
offset, is considered potentially active in the area near Los Osos, and considered active
near the City of San Luis Obispo. The Los Osos fault zone is located along the southern
boundary of the community at the base of the Irish Hills. An additional branch of the
Los Osos fault extends northwesterward through the community, as shown on the
following map included as Figure 4-2 in the draft LOCP:
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Portions of the fault east of Los Osos (east of the Community Plan area) near the City of
San Luis Obispo have been zoned active and designated as an Alquist-Priolo earthquake
fault hazard zone by the CGS. The entire length of the Los Osos fault is a potential

source of high ground motion.

New development under the LOCP could be susceptible to impacts from future seismic

events, creating the potential for structural damage or health and safety risks.

The State of California has enacted many regulations to reduce the potential risk from
seismic events, including impacts related seismically-induced motion and liquefaction.

The two most important of these are the following:

* Earthquake Fault Zonin

g Act.

In response to the severe fault rupture damage of
structures by the 1971 San Fernando earthquake, the State of California enacted the
Alquist-Priolo Earthquake Fault Zoning Act in 1972. This act required the State
Geologist to delineate Earthquake Fault Zones along known active faults that have a
relatively high potential for ground rupture.
Alquist-Priolo Act must meet the strict definition of being “sufficiently active” and
“well-defined” for inclusion as an Earthquake Fault Zones.
Zones are revised periodically, and they extend 200 to 500 feet on either side of
identified fault traces. No structures for human occupancy may be built across an
identified active fault trace. An area of 50 feet on either side of an active fault trace

Faults that are zoned under the

The Earthquake Fault

ILDING




Los Osos Community Plan EIR
Section 1.0 — Introduction

is assumed to be underlain by the fault, unless proven otherwise. Proposed
construction in an Earthquake Fault Zone is permitted only following the completion
of a fault location report prepared by a California Registered Geologist.

* California Building Standards Code. The California Building Standards Code
establishes building requirements for construction and renovation. The most recent
version of the California Building Standards Code was adopted in 2013 by the
California Building Standards Commission, and is based on the National Fire
Protection Association, International Association of Plumbing and Mechanical
Officials, and the International Code Council’s Building and Fire Codes. Included in
the California Building Standards Code are the Electrical Code, Mechanical Code,
Plumbing Code, Energy Code, and Fire Code.

The State of California provides minimum standards for building design through the
California Building Standards Code (California Code of Regulations, Title 24). Where
no other building codes apply, Chapter 29 regulates excavation, foundations, and
retaining walls. Finally, the California Building Standards Code regulates grading
activities, including drainage and erosion control and construction on unstable soils,
such as expansive soils and areas subject to liquefaction.

All new development under the LOCP (or the existing Estero Area Plan) would be
required to conform to these laws, adherence to which would reduce potential impacts
to a less than significant level.

The County’s Safety Element includes additional policies that further implement these
state laws. Specifically, it includes the following policies and standards:

*  Policy S-18 Fault Rupture Hazards. Locate new development away from active and
potentially active faults to reduce damage from fault rupture. Fault studies may
need to include mapping and exploration beyond project limits to provide a relatively
accurate assessment of a fault’s activity. The County will enforce applicable
regulations of the Alquist-Priolo Earthquake Fault Zoning Act pertaining to fault
zones to avoid development on active faults.

e Standard S-49. The County will continue to enforce elements of the General Plan,
based on the Alquist Priolo Earthquake Fault Zoning Act, that require geologic
studies to be performed so that habitable structures and essential facilities will be
sited away from active and potentially active faults.

It should be noted that the portion of the Los Osos Fault in and near the community have
not been formally designated as an Alquist-Priolo Earthquake Fault Zone. However, in
recognition of the presence of the Los Osos Fault’s proximity to the community, the draft
LOCP identifies the two Geological Study Areas (GSAs) as Combining Designations, which are
intended to form the basis for more stringent development guidelines within these areas.
These include the following:

1-11



Los Osos Community Plan EIR
Section 1.0 — Introduction

* Los Osos Liquefaction (GSA). Portions of the Los Osos urban area are subject to a
high potential for liquefaction, as identified in the Safety Element of the general
plan.

* Ground Rupture (GSA). Based on information contained in a Fault Evaluation Report
prepared by the California Department of Mines and Geology (FER-200, 1989), the
Los Osos fault zone traverses the southern portion of the Los Osos Valley, extending
from the eastern boundary of the Estero Planning Area through Los Osos. A 1,000-
foot wide zone on either side of the fault trace has a higher potential for ground
rupture during an earthquake.

These new GSAs are not included in the existing Estero Area Plan. There is no map in
the LOCP showing the extent of the Los Osos Liquefaction GSA, although it is intended
to correspond to the Safety Element Map showing areas of high liquefaction. In general,
this includes a large area along Los Osos Creek east of South Bay Boulevard, and some
areas immediately adjacent to Morro Bay and its associated estuary.

The Ground Rupture GSA apparently corresponds to the purple areas shown in
proposed LOCP Figure 4-2 (above), identified as “Proposed GSA — Earthquake Fault
Zone.”

Section 7.4 of the draft LOCP is where standards related to these GSAs would be
described. The intent is to use existing standards already in place pursuant to Title 23 of
the Coastal Zone Land Use Ordinance.. This is discussed further in this EIR in Section 4.8,
Land Use Policy Consistency.

Even without these clarifications, potential impacts related to geologic hazards would be
less than significant, because development would be required to comply with state laws,
including the California Building Standards Code (CBC), which has stringent
requirements that ensure building safety. Projects would also be required to comply
with the San Luis Obispo County Building Code, as well as existing General Plan Safety
Element policies would minimize the risk to life and property. As such, program level
impacts to new development from seismic hazards would therefore be less than
significant.

This issue will not be evaluated further in the EIR.

< Would the Project result in substantial soil erosion or the loss of topsoil?

The project is a Community Plan, which provides a framework for long-range planning
within the Los Osos community. Development is already contemplated within the Plan
area under the Estero Area Plan, and in general, the LOCP will result in a similar level of
development, although in some cases, will be even more restrictive than anticipated
under the Estero Area Plan.
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Future development under the LOCP is not anticipated to result in substantial soil
erosion or the loss of topsoil. As noted in the discussion of groundshaking and
seismically-related impacts, future development would be required to conform to the
California Building Code (CBC). Proper engineering, including compliance with the CBC,
San Luis Obispo County Building Code, and existing General Plan Safety Element policies
would minimize the risk to life and property. As such, program level impacts related to
the loss of topsoil would therefore be less than significant.

This issue will not be evaluated further in the EIR.

Would the project be located on a geologic unit or soil that is unstable, or that would become
unstable as a result of the project, and potentially result in on or off site landslide, lateral
spreading, subsidence, liquefaction or collapse? Result in substantial soil erosion or the loss of
topsoil?

The project is a Community Plan, which provides a framework for long-range planning
within the Los Osos community. Development is already contemplated within the Plan
area under the Estero Area Plan, and in general, the LOCP will result in a similar level of
development, although in some cases, will be even more restrictive than anticipated
under the Estero Area Plan.

The following evaluates program-level impacts that might be anticipated under the
implementation of the proposed LOCP.

Landslides. The County Safety Element identifies the entire Community Plan area as
having low landslide potential. No impacts are anticipated.

Liquefaction. Liquefaction is a temporary, but substantial, loss of shear strength in
granular solids, such as sand, silt, and gravel, usually occurring during or after a major
earthquake. Portions of the community are identified as having high liquefaction
potential. In general, this includes a large area along Los Osos Creek east of South Bay
Boulevard, and some areas immediately adjacent to Morro Bay and its associated
estuary. Refer to the discussion of seismic hazards. Programmatic impacts of
implementing the LOCP would be less than significant because individual future
development projects would be required to comply with State and County building
codes.

Soil Hazards. Geologic hazards of concern that are not seismically induced events at the
site include soils hazards such as settlement, expansive soils, and subsidence.
Programmatic impacts of implementing the LOCP would be less than significant because
individual future development projects would be required to comply with State and
County building codes.

These issues will not be evaluated further in the EIR.

Would the Project be located on expansive soil, as defined in the California Building Code,
creating substantial risks to life or property?
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Expansive soils are soils that are generally clayey, swell when wetted and shrink when
dried. Wetting can occur in a number of ways (i.e., absorption from the air, rainfall,
groundwater fluctuations, lawn watering, broken water or sewer lines, etc.). Soil
expansion can cause subtle damage that can reduce structural integrity. Expansive soils
generally consists of fine-grained soil of high plasticity (clay) that can damage near
surface improvements in response to shrinking and swelling associated with changes in
soil moisture content.

Portions of the Plan Area underlain by alluvial sediments could have a high potential for
expansion, while areas overlain by dune sands have a generally low potential for
expansion.

Future development under the LOCP has the potential to be subject to expansive soils.
However, future projects in the Plan Area will be required to comply the California
Building Code, as adopted by the County, which addresses project specific requirements
for development on expansive soils. In such cases, if the project implements the
recommendations of a geotechnical report prepared for that development, impacts
would be reduced to a less than significant level.

This issue will not be evaluated further in the EIR.
X Would the Project have soils incapable of adequately supporting the use of septic tanks or
alternative waste water disposal systems where sewers are not available for the disposal of
waste water?

A communitywide wastewater treatment plant and collection system was approved in
2008 and is nearly completed. Once online, it will remove most of Los Osos from its
historic reliance on septic systems, which were found to cause adverse impacts to the
groundwater and bay/estuary. Portions of the community, however, will be allowed to
remain on septic systems, which are shown on Exhibit 3-2 of the Los Osos Wastewater
Project Final EIR (San Luis Obispo County, 2009). When the County approved the
wastewater project, CEQA Findings in support of that approval determined that the
service area for the wastewater project was appropriate, and that septic systems in the
remaining areas would be suitable. Therefore, no impacts related to septic suitability
are anticipated, and this issue will not be evaluated further in the EIR.

Hazards and Hazardous Materials

< Would the Project create a significant hazard to the public or the environment through the
routine transport, use, or disposal of hazardous materials?

The project is a Community Plan that provides General Plan-level guidance for long-term
development within the Los Osos area. The proposed land use pattern within the
community includes a mixture of residential, commercial, office, public facility,
recreation, and open space uses, similar to, but less intensive than, what is currently
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anticipated under the Estero Area Plan. It is an extension and continuation of the
existing land use pattern in Los Osos. No industrially-designated land uses are
anticipated in the Community Plan.

According to the San Luis Obispo County Safety Element, the major hazardous materials
transport routes in the County include U.S. Highway 101; State Routes 41, 46 and 166;
and the Union Pacific Railroad. None of these facilities is in or near the Los Osos
Community Plan area.

Various regulations set forth criteria and specific requirements for the benefit of public
health and safety from hazardous materials, including (but not limited to): the Federal
Hazardous Materials Transportation Act; the Federal Resource Conservation and
Recovery Act; the California Hazardous Substance Control Law; the State Emergency
Response Act; the State Hazardous Materials Management Act; the California Health
and Safety Code § 25550; the San Luis Obispo County Hazardous Materials Emergency
Response Plan; and the San Luis Obispo County General Plan Safety Element.

The routine transport of hazardous materials for new commercial projects that may be
allowed under this or any other plan within the County is addressed in the County’s
Safety Element Standard S-68, which requires the review of individual “commercial
projects which use, store, or transport hazardous materials to ensure necessary
measures are taken to protect public health and safety.”

The USEPA is the lead agency responsible for enforcing federal laws and regulations
pertaining to hazardous materials that affect public health and the environment. The
major federal laws and regulations enforced by the USEPA that could potentially relate
to the Proposed Project include the: Resource Conservation and Recovery Act (RCRA);
Toxic Substances Control Act (TSCA); the Comprehensive Environ-mental Response,
Compensation, and Liability Act (CERCLA); Superfund Amendments and Reauthorization
Act (SARA); and, Federal Insecticide, Fungicide, and Rodenticide Act (FIFRA).

In California, the federal USEPA has granted most enforcement authority of federal
hazardous materials regulations to the California Environmental Protection Agency
(Cal/EPA). Under the authority of Cal/EPA, the SWRCB and DTSC are responsible for
overseeing the remediation of contaminated sites. The provisions of Government Code
Section 65962.5 require the SWRCB, DTSC, the California Department of Health Services,
and the California Integrated Waste Management Board to submit information
pertaining to sites associated with solid waste disposal, hazardous waste disposal,
and/or hazardous materials releases to the Secretary of Cal/EPA.

The routine management of hazardous materials in California is administered under the
Unified Program (California Health and Safety Code, Chapter 6.11, Sections 25404
through 25404.8). The Cal/EPA has granted responsibilities to the County’s
Environmental Health Services Division for implementation and enforcement of
hazardous materials regulations in all areas of the County under the Unified Program as
a Certified Unified Program Agency (CUPA). The Unified Program consolidates,
coordinates, and makes consistent the administrative requirements, permits,
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inspections, and enforcement activities of the following environmental and emergency
response programs for hazardous materials:

* Hazardous Materials Business Plan Program;

¢ California Accidental Release Prevention Program;
¢ Underground Storage Tank Program;

* Aboveground Storage Tank Program; and

* Hazardous Waste Tiered-Permitting Program

Because projects under the LOCP must adhere to federal, state and local requirements
that pertain to the use and transport of hazardous materials, no significant impacts
related to their use and transport are anticipated. This issue will not be examined
further in the EIR.

Would the Project 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?

In addition to the potential for transportation-related releases of hazardous materials,
potential exposure of the public to hazardous materials can result from their use by
industry, agriculture, commercial, and service establishments. Household use of
hazardous materials also has the potential to result in their release into the
environment. However, the potential for such hazards to occur within Los Osos are not
any greater than any other community in the County.

Refer to the response to the previous question related to the use and transport of
hazardous materials. Because projects under the LOCP must adhere to federal, state
and local requirements that pertain to the use and transport of hazardous materials, no
significant impacts related to their use and transport are anticipated. This issue will not
be examined further in the EIR.

Would the Project emit hazardous emissions or handle hazardous or acutely hazardous
materials, substances, or waste within one-quarter mile of an existing or proposed school?

Several schools are located in Los Osos, including Monarch Grove Elementary School,
Baywood Elementary School, Los Osos Middle School, and Bay Osos Montessori School,
all of which are within one-quarter mile of existing and potential development that
could occur under the LOCP. However, no projects are currently proposed that are
anticipated to use or release hazardous materials, so these schools are not considered
to be at any elevated risk.

Refer to the response to the previous question related to the use and transport of
hazardous materials. Because projects under the LOCP must adhere to federal, state
and local requirements that pertain to the use and transport of hazardous materials, no
significant impacts related to their use and transport are anticipated. This issue will not
be examined further in the EIR.
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<> Would the Project be located on a site which is included on a list of hazardous materials sites
compiled pursuant to Government Code Section 65962.5 and, as a result, would it create a
significant hazard to the public or the environment?

The project is a Community Plan that provides General Plan-level guidance for long-term
development within the Los Osos area. It is not a development plan, and no specific
development is proposed pursuant to the LOCP at this time. There are no listed
hazardous materials sites within the community, so implementation of the LOCP would
not create a significant hazard to the public or the environment related to development
in the community. This issue will not be examined further in the EIR.

< 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, would the project result in a safety
hazard for people residing or working in the project area?

There are no airports within two miles of the LOCP area. The nearest airport is the San
Luis Obispo County Regional Airport in San Luis Obispo, about 11 miles to the southeast
No impacts would occur.

< For a project within the vicinity of a private airstrip, would the project result in a safety hazard
for people residing or working in the project area?

There are no private airstrips in or near Los Osos. No impacts would occur.

<> Would the Project impair implementation of or physically interfere with an adopted emergency
response plan or emergency evacuation plan?

The San Luis Obispo County Safety Element describes the need and applicability of
emergency response plans to address a variety of hazards within the County. It
prescribes conditions for their creation, and how such plans would be coordinated with
multiple agencies to address disasters.

The project is a Community Plan that would provide for orderly development, including
improvements to the circulation system to accommodate that development. As such, it
will not interfere with any existing or potential emergency response plan, but would
likely help facilitate a more timely evaluation because of improvements to the roadways
network that would be called for under the plan. No impacts would occur, and this
issue will not be examined further in the EIR.

®

< Would the Project expose people or structures to a significant risk of loss, injury, or death
involving wildland fires, including where wildlands are adjacent to urbanized areas or where
residences are intermixed with wildlands?

Fire suppression, fire prevention, and paramedic services within the community of Los
Osos are provided by the Los Osos Community Services District Fire Department. The
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fire station is located at 2315 Bayview Heights Drive and is centrally located within the
community.

Most of Los Osos is not considered at high risk from wildland fires, but the hills to the
south and east are considered to be at higher risk than the more level and coastal
portions of the community, as identified on the County’s Fire Hazard map. This includes
existing residential development south of Los Osos Valley Road, where homes are near
or intermixed with areas of native and non-native vegetation. The County Safety
Element describes these risks, and provides a policy framework to address the potential
for risk in the context of existing and potential development countywide. It also
prescribes strategies for development to minimize potential risks to the extent possible,
including:

* Use fire resistant building materials and construction methods
* Provide defensible space around structures

* Provide adequate water supply

* Provide adequate access

The Safety Element also includes the following programs that are applicable to all
development within the County, including Los Osos:

e Standard S-29. Identify high value and high risk areas, including urban/wildland
interface areas, and develop and implement mitigation efforts to reduce the
threat of fire.

* Standard S-30. Site homes near one another to the extent practicable to reduce
the need for multiple response teams during fires. Require that the subdivision
design be reviewed by fire safety personnel. Require the clustering of lots or
buildings in high and very high fire hazard areas as appropriate. New
developments in high and very high fire hazard areas should maintain open
areas large enough to allow for control burns and other vegetation management
programs.

*  Program S-31. Encourage applicants for subdivisions in fire hazard areas to
cluster development to allow for a wild fire protection zone. Consider the
voluntary use of transfer of development credits to bring development out of
high and very high fire hazard areas.

* Standard S-32. Require fire resistant material to be used for building
construction in fire hazard areas.

*  Program S-33. Work with homeowners to improve fire safety and defensibility
on developed parcels. Defensible space should be required around all structures
in high and very high fire hazard areas.

Future development in Los Osos is subject to many state and local regulations intended
to further mitigate risk, including:

*  Uniform Fire Code
* California Health and Safety Code
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* Title 19 of the California Code of Regulations
¢ Title 14 of the Public Resources Code
* Assembly Bill 337 (Bates Bill)

Several local ordinances direct fire prevention activities within San Luis Obispo County.
These include Chapter 19.20, Construction Standards of Title 19, of the County Code; as
well as Section 22/23.05.050 et. seq. of the Land Use Ordinance and Coastal Zone Land
Use Ordinance. These sections of Titles 22 and 23 contain standards pertaining to the
preparation and review of fire safety plans, fire safety standards, site access, and
driveway requirements. In addition, the provisions of the Uniform Fire Code have been
adopted by San Luis Obispo County.

Because of the programmatic nature of the Community Plan, and because future
development within the area is already subject to a wide range of regulations intended
to mitigate risk and reduce fire hazard risk, impacts are considered less than significant,
and will not be analyzed further in the EIR.

It is also notable that in addition to these existing regulatory requirements, the
proposed LOCP includes the following Planning Area Standard, which will further
minimize potential fire risk related to new development:

E.2.d. Resource Protection — Concentration of Development Required; Development
Requirements; Setbacks for Fire Safety. Where setbacks are required by the fire
protection agency for fuel-breaks and vegetation or fuel modification, they shall be
located adjacent to development and be in addition to the required setbacks for
protection of the identified sensitive features.

Mineral Resources

< Would the Project result in the loss of availability of a known mineral resource that would be of
value to the region and the residents of the state? Would the Project result in the loss of
availability of a locally-important mineral resource recovery site delineated on a local general
plan, specific plan or other land use plan?

The project is a Community Plan in an area that is mostly built out with various urban
land uses and open space areas. There is no mineral extraction within the Plan Area,
nor any sites designated for mineral extraction. No impacts would result.

Because there would be no potential impacts related to Mineral Resources that would result from
implementation of the proposed LOCP, this issue will not be studied further in the EIR.

According to the NRCS, nearly the entire Plan Area is urbanized, and is not designated as
either Prime Farmland, Unique Farmland, or Farmland of Statewide Importance. The
margins of Los Osos Creek along the eastern boundary of the Plan Area includes some
Prime Farmland Soils (if irrigated) or Farmland of Statewide Importance. However,
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these areas are either designated as Open Space, or on the margins of designated
Residential Suburban land that is already developed. The one exception to this is APN

Population and Housing

< Would the Project displace substantial numbers of existing housing, necessitating the
construction of replacement housing elsewhere?

The LOCP is a long-range planning document that sets forth a proposed land use
pattern, and provides a regulatory framework to ensure orderly growth. By its nature, it
is not intended to displace housing, but rather, facilitate its construction through a set
of policies and development guidelines. No impacts would result.

This issue will not be examined further in the EIR.

®

< Would the Project displace substantial numbers of people, necessitating the construction of
replacement housing elsewhere?

The LOCP is a long-range planning document that sets forth a proposed land use
pattern, and provides a regulatory framework to ensure orderly growth. By its nature, it
is not intended to displace housing, but rather, facilitate its construction through a set
of policies and development guidelines. No impacts would result.

This issue will not be examined further in the EIR.

Socioeconomic and Environmental Justice

< Would the Project expose minority or disadvantaged populations to proportionately greater risks
or impacts compared to those borne by other individuals?

Environmental justice addresses issues concerning whether a proposed project would
expose minority or disadvantaged populations to proportionately greater risks or
impacts compared to those borne by other individuals. Environmental Justice is defined
in California law (Government Code § 65040.12) as “the fair treatment of people of all
races, cultures, and incomes with respect to the development, adoption,
implementation, and enforcement of environmental laws and policies.”

The proposed project is a Community Plan that provides a regulatory framework for
future development within Los Osos, and a corresponding Land Use Map that
establishes the future location of potential development. It is not a development plan,
and no physical development is proposed at this time. The proposed Community Plan is
an extension and refinement of the existing adopted Estero Area Plan, and the proposed
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land use pattern is substantially similar to what is in the currently adopted Area Plan.
Land use redesignations that would occur under the Community Plan are intended
either to protect known sensitive environmental resources, to provide a more logical
framework for future development, or to address known land use incompatibilities. The
land use pattern does not displace housing or populations, and maintains opportunities
for new housing and economic growth. Planned growth will not adversely affect any
socioeconomic group, or put one group at a relative advantage over another to attain
new housing or develop new businesses in the community. Constraints to
development, such as they are, would be based on environmental considerations,
including the availability of water an d the protection of sensitive resources.

No adverse impacts related to socioeconomic and environmental justice would occur as
a result of potential Community Plan adoption, and this issue is not considered further
in the EIR.

1.7 ENVIRONMENTAL IMPACT REVIEW PROCESS

The environmental impact review process, as required under CEQA, is outlined below. The steps are
presented in sequential order.

1. Notice of Preparation (NOP) Distributed. Immediately after deciding that an EIR is
required, the lead agency must file a NOP soliciting input on the EIR scope to
"responsible," "trustee," and involved federal agencies; to the State Clearinghouse, if one
or more state agencies is a responsible or trustee agency; and to parties previously
requesting notice in writing (CEQA Guidelines Section 15082; Public Resources Code
Section 21092.2). The NOP must be posted in the County Clerk's office for 30 days. A
scoping meeting to solicit public input on the issues to be assessed in the EIR is not
required, but may be conducted by the lead agency.

2. Draft Environmental Impact Report (DEIR) Prepared. The DEIR must contain: a) table of
contents or index; b) summary; c) project description; d) environmental setting; e)
significant impacts (direct, indirect, cumulative, growth-inducing and unavoidable
impacts); f) alternatives; g) mitigation measures; and h) irreversible changes.

3. Public Notice and Review. A lead agency must prepare a Public Notice of Availability of
an EIR. The Notice must be placed in the County Clerk's office for 30 days (Public
Resources Code Section 21092). The lead agency must send a copy of its Notice to anyone
requesting it (CEQA Guidelines Section 15087). Additionally, public notice of DEIR
availability must be given through at least one of the following procedures: a) publication
in a newspaper of general circulation; b) posting on and off the project site; and c) direct
mailing to owners and occupants of contiguous properties. The lead agency must consult
with and request comments on the DEIR from responsible and trustee agencies, and
adjacent cities and counties (Public Resources Code Sections 21104 and 21253). The
minimum public review period for a DEIR is 30 days. When a DEIR is sent to the State
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10.

Clearinghouse for review, the public review period must be 45 days unless a shorter
period is approved by the Clearinghouse (Public Resources Code 21091). Distribution of
the DEIR may be required through the State Clearinghouse (CEQA Guidelines Section
15305).

Notice of Completion. A lead agency must file a Notice of Completion with the State
Clearinghouse as soon as it completes a DEIR.

Final EIR (FEIR). A FEIR must include: a) the DEIR; b) copies of comments received during
public review; c) list of persons and entities commenting; and d) responses to comments.

Certification of FEIR. The lead agency shall certify: a) the FEIR has been completed in
compliance with CEQA; b) the FEIR was presented to the decision-making body of the lead
agency; and c) the decision-making body reviewed and considered the information in the
FEIR prior to approving a project (CEQA Guidelines Section 15090).

Lead Agency Project Decision. A lead agency may: a) disapprove a project because of its
significant environmental effects; b) require changes to a project to reduce or avoid
significant environmental effects; or c) approve a project despite its significant
environmental effects, if the proper findings and statement of overriding considerations
are adopted (CEQA Guidelines Sections 15042 and 15043).

Findings/Statement of Overriding Considerations. For each significant impact of the
project identified in the EIR, the lead or responsible agency must find, based on
substantial evidence, that either: a) the project has been changed to avoid or
substantially reduce the magnitude of the impact; b) changes to the project are within
another agency's jurisdiction and such changes have or should be adopted; or c) specific
economic, social, or other considerations make the mitigation measures or project
alternatives infeasible (CEQA Guidelines Section 15091). If an agency approves a project
with unavoidable significant environmental effects, it must prepare a written Statement of
Overriding Considerations that set forth the specific social, economic or other reasons
supporting the agency’s decision.

Mitigation Monitoring/Reporting Program. When an agency makes findings on
significant effects identified in the EIR, it must adopt a reporting or monitoring program
for mitigation measures that were adopted or made conditions of project approval to
mitigate significant effects.

Notice of Determination. An agency must file a Notice of Determination after deciding to
approve a project for which an EIR is prepared (CEQA Guidelines Section 15094). A local
agency must file the Notice with the County Clerk. The Notice must be posted for 30 days
and sent to anyone previously requesting notice. Posting of the Notice starts a 30-day
statute of limitations on CEQA challenges (Public Resources Code Section 21167[c]).
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2.0 PROJECT DESCRIPTION

2.1 SUMMARY

The Los Osos Community Plan (LOCP) functions as a General Plan and Local Coastal Plan guiding future
development within the Los Osos community. The LOCP is part of the Estero Area Plan and located
within the Estero Planning Area. The LOCP establishes a vision for the future of Los Osos and defines the
nature of future development in the Los Osos planning area, and provides development standards that
in many cases are site-specific. The LOCP is facilitated to a large extent by the recently completed sewer
project. The sewer project has been a prerequisite to growth in Los Osos, and the effects of that project
were examined in a separate certified EIR. At the same time, the County is preparing a communitywide
Habitat Conservation Plan (HCP), the permitting requirements of which will potentially affect the nature
of future of development in Los Osos. That project is undergoing separate CEQA review, and the
applicable prescribed mitigation measures in that effort will be incorporated into the final LOCP as
appropriate.

The key components of the draft LOCP include:

* Updating data and information from the approved Estero Area Plan with respect to the Los
Osos urban area;
* Incorporating strategic growth policies;
* Incorporating conditions of approval from the Coastal Development Permit for the Los Osos
Wastewater Project, including
v' Development of a sustainable buildout target supported by the safe yield of the
groundwater basin; and
v Integration of conservation strategies from the HCP currently under preparation
* Considering Coastal Commission issues identified during the 2004 and 2009 Estero Area Plan
update; and
* Developing a Public Facilities Financing Plan for new development.

As a regulatory document, the draft LOCP is organized as follows:

* Chapter 1: Introduction

* Chapter 2: Community Plan Framework

* Chapter 3: Land Use Descriptions and Setting
* Chapter 4: Environmental Resources

* Chapter 5: Circulation Element

* Chapter 6: Coastal Access

* Chapter 7: Planning Area Standards

* Chapter 8: Public Facilities Financing Plan
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The LOCP also includes several technical appendices that provide information supporting the policy
framework of the document. As appropriate, much of this information will be used in the EIR for the
LOCP, and critically evaluated as appropriate. The specific characteristics of the proposed Community
Plan are described in greater detail below.

2.2 PROJECT PROPONENT

San Luis Obispo County

Department of Planning and Building
County Government Center, Room 300
San Luis Obispo, California 93408

Contacts: Kerry Brown, Project Manager
Rob Fitzroy, Deputy Director, Policies and Programs

2.3 PROIJECT LOCATION

The unincorporated community of Los Osos is located along the coast in the central portion of San Luis
Obispo County, generally south of and adjacent to Morro Bay and its associated estuary. Los Osos is
approximately 4 miles south of the City of Morro Bay, across the bay/estuary, and approximately 10
miles west of the City of San Luis Obispo, at the western end of Los Osos Valley, a broad, relatively flat
agricultural area formed by Los Osos Creek (refer to Figure 2-1). However, the Los Osos Community Plan
does not include all land or development within the U.S. Census-defined Los Osos (CDP), but only
encompasses the land within the identified Urban Reserve Line (URL). The area within the existing URL
includes about 3,087 acres (4.8 square miles). The proposed project envisions minor changes to the URL
boundary, including 17 acres added along Turri Road beyond the end of the eastern terminus of Santa
Ysabel Avenue, but another 65-acre area adjacent to Montana de Oro State Park removed, resulting in a
net decrease of about 48 acres overall.

The existing Urban Services Line (USL) is smaller than, and completely within the URL, and with some
exceptions, is generally focused on the urbanized portions of the community west of South Bay
Boulevard. Under the LOCP, the USL will be contracted to some extent in certain areas, so the proposed
USL will be smaller than the existing boundary. Figures 2-2 and 2-3 show the existing and proposed URL
and USL.
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2.4 EXISTING COMMUNITY CHARACTERISTICS

2.4.1 Demographics and Development Pattern

The unincorporated community of Los Osos is home to about 14,300 residents (2010 U.S. Census), most
of whom live within the community’s designated Urban Reserve Line (Figure 2-2). As noted above,
however, the Los Osos Community Plan area is a subset of the Census-defined CDP, and has an existing
population of 13,906 (San Luis Obispo County Department of Planning and Building, 2015). This smaller
population figure will be used as the basis of analysis within this EIR. Overall, the community is a semi-
urban enclave within a relative rural portion of San Luis Obispo County.

Los Osos is primarily residential in nature, and there are few head-of-household employment
opportunities within the community. Population growth has been relatively flat since the early 1990s,
primarily due to the fact that there had been a growth moratorium pending resolution of the long-
standing need to provide community wastewater treatment service. With the recent approval and
construction of the new wastewater facility, this constraint to future development within the
community has been removed, and for that reason, the Los Osos Community Plan will be an important
tool to guide that future growth. In order to new allow development on presently undeveloped parcels
within the Los Osos Wastewater Project service area, the County is required to amend the Estero Area
Plan to incorporate a sustainable buildout target that demonstrates there is sufficient water available to
support such development without impacts to wetland and habitats (condition number 86 of CDP A-3-
SLO-09-055/069).

There are two primary commercial areas, the downtown area or Central Business District centered
around Los Osos Valley Road and the Baywood Commercial Area centered along Second Street. These
areas are focused either on local community-servicing businesses and office space, or on supporting the
regional tourist economy. The downtown area is more locally focused, with grocery stores, restaurants,
banks, and offices, while the Baywood community is more tourist-oriented, with some hotels, and
recreational businesses along with other businesses that serve the local neighborhoods.

2.4.2 Environmental Character

The Los Osos urban area lies at the westerly end of the agriculturally productive Los Osos Valley. The
community contains a variety of natural resources and environmental assets that define its character
and contribute to its high quality of life.

The eastern fringe of Los Osos near Los Osos Creek is an environmentally sensitive area. The creek and
its riparian corridor are habitat to rare and endangered species, and land uses next to the creek affect
the Morro Bay Estuary. Pygmy oak groves are also found here. The more agriculturally-oriented
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Creekside area provides a visual contrast to the more intensively developed areas to the west and forms
the urban edge of Los Osos. This neighborhood with larger lot sizes complements the greenbelt, and
helps protect the valuable habitat and visual quality of the area.

Local features include the marshes and mud flats of the Morro Bay estuary and freshwater springs and
creeks such as Los Osos Creek. Varied topography includes the massive volcanic rock formations of the
Morros, the rolling to rugged terrain of the Irish Hills and San Luis Range and the relatively flat terrain of
the narrow east-west-trending Los Osos Valley. Los Osos Creek runs south to north across the eastern
portion of the community; it enters Morro Bay via the Morro Bay Salt Marsh.

2.4.3 Public Services

a. Water Service. Services in Los Osos are provided primarily through two purveyors, the Los
Osos Community Services District (LOCSD) and Golden State Water Company. A small mutual water
company, S&T Mutual Water Company serves the neighborhood of Sunset Terrace. Some properties in
the URL are served by private, individual wells. Irrigated agriculture just outside the URL also use private
wells that use the groundwater basin as their source.

b. Wastewater Disposal. Los Osos currently relies solely on septic tanks for sewage disposal.
According to the Regional Water Quality Control Board (RWQCB), percolation from septic tank leach
fields is high in nitrates. As population has grown, nitrate levels in groundwater have gradually increased
to the point where they have exceeded the State's maximum level allowable for drinking water in the
upper aquifer. In response to this condition, the RWQCB established a prohibition zone in 1988 that
covers much of the urban area, within which discharge from septic systems is not allowed, with limited
exceptions.

The County of San Luis Obispo recently completed a community sewer system that will serve most of
the area within the prohibition zone. It is intended to remedy the water quality problem identified by
the RWQCB. An assessment district has already been approved by local voters to help fund the sewer
project.

The sewer project includes construction and operation of a community sewer, including a treatment
plant, collection/disposal/reuse facilities, and all associated development and infrastructure. The
treatment plant site, known locally as the Giacomazzi site, is located outside of the Los Osos Urban
Reserve Line on Los Osos Valley Road behind the Los Osos Mortuary and Memorial Park. Collection,
disposal, and reuse infrastructure is located throughout the community of Los Osos, with the primary
effluent disposal leach field located above Highland Drive at the site known as the Broderson site. The
project treats wastewater to a tertiary level, and will reuse as much of the treated effluent as possible
for urban and agricultural irrigation. Disposal of effluent will be prioritized to reduce seawater intrusion
and otherwise improve the health and sustainability of the underlying Los Osos Groundwater Basin.
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Besides meeting State water quality standards, the project is intended to provide several benefits, such
as reducing seawater intrusion, minimizing septic tank discharge to the Morro Bay Estuary, recharging
groundwater to increase the sustainable yield of the groundwater basin, and making recycled water
available for irrigation. The wastewater treatment plant is designed to have a capacity to treat an
average daily dry weather flow of about 1.2 million gallons per day (mgd), as adjusted to account for a
planned water conservation program. This capacity could serve a population of about 18,400 residents
within the area to be served by the sewer system. As noted above, the Los Osos planning area has an
existing population of 13,906 (San Luis Obispo County Department of Planning and Building, 2015).
Therefore, as currently planned, the capacity of the sewer system could accommodate, but not exceed
the needs of the projected future population within the sewer service area.

c. Other Public Services. Police protection is provided by the County Sheriff and California
Highway Patrol. Education is provided by the San Luis Coastal Unified School District, with K-8 schools
within the community. High school students attend Morro Bay High School.

2.5 PROIJECT OBJECTIVES

The primary objective of the Los Osos Community Plan is to establish a framework for the orderly
growth and development of Los Osos. Additionally, the plan is intended to be consistent with strategic
growth principles and other land use policies established in the County General Plan.

This overall objective is further articulated in Chapter 2 of the draft Community Plan through a series of
Community Goals, which are intended to implement the community’s vision. These are stated below,
following the Community Vision from which they are derived:

Los Osos Community Vision. All land use policies and plans should be based on sustainable
development that meets the needs of current population and visitors without endangering the ability
of future population to meet its needs or drawing upon the water of others to sustain community
livelihood.

1. Environment
a. Protect and enhance the Morro Bay Estuary so that it is a clean, healthy, functioning
ecosystem that harbors a diversity of wildlife.
b. Promote conservation of natural environment through preservation of the existing flora,
fauna, and sensitive habitats.
c. Protect, maintain, enhance, and expand the existing greenbelt.

2. Economy. Improve and diversify the local economy by providing more opportunity for local
businesses and head of household jobs.
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3. Air Quality. Minimize the amount and length of automobile trips through planning decisions
and land use practices.

4. Population Growth. Establish a maximum rate of growth within the Los Osos Urban Reserve
Line, consistent with available resources, services and infrastructure.

5. Distribution of Land Uses, Location and Timing of Urban Development. Focus on infill and
mixed use development consistent with the County’s Strategic Growth Policies and Framework
for Planning.

6. Residential, Commercial and Industrial Land Uses
a. Maintain a small-town atmosphere.
b. Provide zoning that enables businesses to expand and remain in the community, and
establish incentives to encourage good design of commercial development.

7. Visitor-Serving, Recreation and Industrial Land Uses
a. Encourage improvement of tourist-oriented facilities, with an emphasis on eco-tourism.
b. Develop additional neighborhood and community parks and recreation facilities for
existing and future populations.
c. Provide maximum public access, and protect existing public access, to the coast, the
shoreline, the bay, and public recreation areas, consistent with the need to protect
natural and agricultural resources and private property rights.

8. Public Services and Facilities
a. Base all land use policies and plans on sustainable development that meets the needs of
current population and visitors without endangering the ability of future population to
meet its needs.
b. Carefully manage water resources to provide a clean, sustainable resource for the
community.
c. Provide needed local services, such as urgent care facilities, senior care facilities, etc.

9. Circulation
a. Establish an efficient circulation system and pattern of land uses that minimize the
number of automobile trips.
b. Encourage alternatives to single-occupant and automobile travel, such as pedestrian and
bicycle travel, transit, carpooling, and telecommuting.
c. Complete and pave the community’s grid system where feasible.

10. Implementation and Administration. Promote a high level of community participation and
voice in land use planning decisions.
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2.6

PROJECT CHARACTERISTICS

2.6.1 Land Use and Population

The Los Osos Community Plan Area (also referred to in this document as the “project area”, or

“proposed project area”) encompasses roughly 3,469 acres, and includes the anticipated 20-year growth

boundary (URL). This area also encompasses the proposed Urban Services Line (USL). Figures 2-2 and 2-

3 show the existing and proposed URL and USL. The Study Area also encompasses some additional

surrounding properties in order to provide the context for a comprehensive analysis of potential

environmental impacts under the Community Plan.

There are no expansion areas planned outside the URL, although as noted above, there will be minor

adjustments to the existing URL, largely for administrative purposes so that certain parcels better

coincide with existing property lines and ownership. Although no expansion is anticipated, there are

areas within the URL where special planning area standards will apply, which are intended to guide and

facilitate future growth in these areas. In general, these areas include the following:

Central Business District

Baywood Commercial Area

West Side of 7% Street, between El Moro and Santa Maria Avenue
Sweet Springs Area

Broderson Site

Midtown Site (Los Osos Valley Road at Palisades Avenue)

Golf Course north of Howard Avenue

Santa Ysabel Avenue Coastal Access

Creekside Area (Rural Residential)

West of Pecho Road Area

Northwest corner of Mountain View Drive and Santa Ynez Avenue
Morro Shores Area

Bayview Heights

Cuesta-by-the-Sea; Martin Tract

Baywood Park Area

Cabrillo Estates

Highlands Neighborhood

Los Osos Creek/Eto Lake Corridor

Southwestern Hillsides

Within these areas, most existing land use designations will remain the same as they currently are. In

some cases, minor land used designation changes are contemplated.

growth will be a function of developing on currently vacant parcels.

In general, however, future
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Parcels within the proposed project area where existing land use categories would change under the
LOCP are listed in Table 2-1. In all, these parcels encompass 755 acres, or about 21% of the entire
planning area. These parcels are shown on Figure 2-4, while Figure 2-5 identifies the various
neighborhoods in Los Osos, providing context for many of the references in Table 2-1.

Figure 2-6 shows the resulting proposed Land Use Plan once the changes identified in Table 2-1 and
Figure 2-4 are made.
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PROPOSED CHANGES "
1. Whitehole to OS W B
2. Whitehole to OS 2
3. RSF00S

4. Whitehole to RSF 5

5. 0S to REC

6. Tract 1589 - RSF and RS %o REC, OS and RSF
7. RS and RMF 1o RSF

8.0P 10 CR

9.0S 10 PF

10. OP to RMF

11. RSF 10 OP and include in CBO

12. REC to OS (take out of URL)

13. RMF to REC

14.RR o

15. RS 10 RR (spit zoning-correct and make all RR)
16.RS10 OS

17. REC, RS and RSF all 10 OS

18. RSF 10 PF

19.RS100S

20. Conform URL to line

property
21. RSF and RMF to RSF, RMF, and CS (special zone -

all categories apply)

22 RSF o REC

23.RS100S

24. RS 10 RSF (10 cofrect spht 20ning)
25.RS100S

26. CR and OP 1o PF and REC
27.0P10CS

wirkro 847

S s e e -

Coastal Zone

LOS OSOS AREA UPDATE
PROPOSED CHANGES

LEGEND
i + Proposed Central Business District

B Resicential Mults Family
Residential Rural
Residential Suburban
Residential Single Family

\ T .
AR
Ao

s 1 =

4

Figure 2-4. Proposed Land Use Changes by Parcel
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LOS OSOS URBAN AREA N
Neighborhoods

% E
1. DOWNTOWN
1a. Central business district s

2. BAYWOOD PARK AREA
2a. Baywood commercial area
2.b. Tract 40

3. MORRO SHORES AREA
4. SWEET SPRINGS AREA

5. CUESTA-BY-THE-SEA
5a. Cuesta inlet

6. MARTIN TRACT

7. WEST OF PECHO AREA
Ta. Sunset Terrace

7b. Monarch Crove

7.c West of Pecho Valley Rd. south of
Monarch Grove

8. REDFIELD WOODS

9. VISTA DE ORO AREA

10.LOS 0S0S HIGHLANDS (Tract 84)
11. MORRO PALISADES (Tract 122)

12. SOUTHWESTERN HILLSIDES AREA
12a. East of Pecho Valey Rd.

12b. Cabrillo Estates

12c. Sea-Horse Lane

13. SOUTHEASTERN HILLSIDES AREA
14, BAYVIEW HEIGHTS AREA

15. CREEKSIDE AREA

Coastal Zone

Figure 2-5. Los Osos Neighborhoods
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Coastal Zone

LOS OSOS AREA UPDATE
] PROPOSED CHANGES

LEGEND

# Proposed Central Business District

Figure 2-6. Proposed Land Use Plan
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Table 2-1. Proposed Land Use Designation Changes

Reference Description of Area APN Existing Proposed Acreage
Code Designation Designation
Shown in
Figure 2-4
1 Elfin Forest 038-701-004, 008, Uncertified * oS 84.0
012, and 016
2 Sweet Springs 074-229-010 Uncertified 0S 24.9
074-101-004
3 Sweet Springs East 074-229-009 RSF oS 2.5
4 Sweet Springs (Morro Palisades Co.) 074-229-014 Uncertified REC 1.15
074-229-015
5 West of 3rd between Pismo and 038-262-001, 007, oS REC 3.81
El Moro Aves. and 004; 038-341-
001
6 Tract 1589 (Monarch Grove) 074-026-002; 074- RS (4.0 ac) 0S (16.31 ac) 26.65
026-003; 074-029- RSF (22.65 ac) REC (10.34 ac)
001 thru 015
7 Nipomo/13th (Kesner GPA) 074-273-001 and RS (1.26 ac) RSF 1.32
038-642-001 RMF (0.06 ac)
8 S/side LOVR from w/o Chaparral to 074-304-004; 005; oP CR 9.2
near South Bay Blvd. and 007; 074-314-
015 thru 020
9 LOCSD well site west of 3rd St., 038-262-008 oS PF 0.19
s/o El Moro Ave.
10 East side Fairchild Way; north side 074-226-030-039; oP RMF 8.25
Santa Ynez Ave. west of 12th 074-294-014, 020,
021,011, 013, 012;
074-223-017, 025;
074-227-001 thru
012 and 015
11 Northwest corner Los Osos 074-243-013 thru RSF oP 0.5
Valley Rd/Bush Dr. 015
12 West of Western Fringe of West of 074-011-010 and REC OS (Rural 64.7
Pecho area and Hotel site 074-011-012 Estero)
(State-owned)
13 East side Palisades Ave. adjacent to 074-229-027 RMF REC 1.65
community park (county)
14 Powell Property Adjacent to Los 067-012-011 RR oS 40.0
Osos Creek (State owned)
15 Southerly Ptn. Parcel B, COAL 01- 067-012-017 RS RR 0.83
0203 (Powell)
16 Ptn. former Tr. 1976 067-131-006 RS oS 30.0
(Southeastern Hillsides)
17 Eastern Hillsides, Morro Palisades 073-023-004, and REC (32.0 ac) oS 220.5
005 RS (79.0 ac)
RSF (109.5 ac)
18 Upper Broderson 074-022-074 RS PF 40.0
19 Lower Broderson 074-022-073 RSF oS 41.5
20 URL to conform to property boundary | 038-711-011 OS (Rural Estero) oS 17.0
21 Morro Shores Mixed Use Area 074-229-024, 026 RSF (23.3 ac) Morro Shores 62.65
RMF (38.0 ac) Mixed Use
2-15
» R “DPLANNING & BUILDING




Los Osos Community Plan EIR
Section 2.0 — Project Description

Table 2-1. Proposed Land Use Designation Changes

Reference Description of Area APN Existing Proposed Acreage
Code Designation Designation
Shown in
Figure 2-4
22 Ptn. Tract 1646 west of Pecho 074-026-010 RSF REC 2.4
Road, s/o Skyline
23 Terminus Butte Dr. 074-011-014 RS oS 15.2
24 Cabrillo RS to RSF correct split zoning 074-457-030, 031, RS RSF 1.0
and 032
25 Northeast properties RS to OS 038-711-004, 041, RS oS 40.0
(State owned) 015, 016, 035, 036,
037,038
26 TRI-W / Midtown 074-229-017 CR/OP PF/REC 13.7
27 Los Olivos and Fairchild 074-293-015 oP CS 1.5
TOTAL ACREAGE SUBJECT TO LAND USE REDESIGNATION 755.1

1. “Uncertified” refers to areas where the Coastal Commission currently has retained jurisdiction, because the County and the Coastal
Commission could not agree on land use designations and standards. These areas would be redesignated as shown in the table.

Based on the proposed changes shown above, Table 2-2 summarizes the existing and proposed land use
distribution and development potential within each land use category under the proposed Los Osos

Community Plan.

Table 2-2. Los Osos Community Plan Land Use and Buildout Potential

Existing (2015) Proposed (2035 Plan Horizon) 7
Maximum
Land Use Dwellings Ponulation Non-
Land Use Acreage Acreage Acreage Distribution at at BFl)JildOUt 1 Residential
Category (Gross) (Net) 4 (Gross) (%) Buildout Square Feet
at Buildout 2
Residential 107 107 68 2.2 10 22 -
Rural
Residential 1,000 927 789 227 279 614 -
Suburban
Residential 1,640 1,640 1,440 415 5,806 12,773 -
Single-Family
Residential 135 110 104 3.0 1,430 2,605 -
Multi-Family
Commercial 92 77 92 26 200 440 668,100
Retail
Commercial 27 23 29 0.8 23 51 186,600
Service
2-16
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Table 2-2. Los Osos Community Plan Land Use and Buildout Potential

Existing (2015) Proposed (2035 Plan Horizon) 7
Maximum
Land Use Dwellings Ponulation Non-
Land Use Acreage Acreage Acreage Distribution at at BFl)JildOUt 1 Residential
Category (Gross) (Net) 4 (Gross) (%) Buildout Square Feet
at Buildout 2

Officeand 44 35 9 0.3 10 22 61,600
Professional
Open Space 168 168 696 20.1 0 0 -
Recreation 129 129 52 1.5 10 22 10,000
Public Facilities 75 66 115 33 0 0 -
Public Facilities 0 0 14 0.4 0 0 10,000

and Recreation

Morro Shores
Mixed Use 0 0 63 2.1 414 803 98,000
(RMF, RSF, €S) ®

Uncertified °
(Sweet Springs

and Elfin 110 110 0 0 ) ) )
Forest)

TOTAL: 3,515 3,392 3,469 100% 8,182 18,000 1,034,300
Notes:

(1) Population estimates are based on 2.2 persons per occupied dwelling unit and 0% vacancy.

(2) The maximum non-residential floor area is based on floor area averages for each land use category; does not include
potential lodging units.

(3) Morro Shores Mixed Use categories: RMF, RSF, CS: 63 acres

(4) Existing net acreage excludes road rights-of-way; net acreage unknown for future development, so gross acreage is used.

(5) Uncertified refers to areas where the Coastal Commission currently has retained jurisdiction, because the County and the
Coastal Commission could not agree on land use designations and standards. This would be resolved under the LOCP.

Development under the LOCP could result in an additional 1,861 residential units and up to 364,000
square feet of commercial space, for a total of 8,182 residential units and 1,034,300 square feet of non-
residential space (floor area) within the Study Area within the 20-year plan horizon (by 2035).
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In general, the LOCP envisions substantial decreases in land designated for residential and non-
residential development, and corresponding increases in land designated for Open Space. Overall, the
LOCP accommodates the potential for notable residential and non-residential growth, as detailed below.
Key findings from the table include the following:

* Substantial Decrease in Overall Residential Area. There would be a net decrease in residential
land use categories of nearly 419 acres, or about 15% less land area than is currently devoted to
these categories. This even accounts for the addition of the 65-acre Morro Shores Mixed Use
category. This would result a commensurate decrease in residential development potential
compared to the existing land use designations, a concept that is explored in greater detail in
the Alternatives section of this EIR. Figure 2-7 shows proposed residentially-designated areas in
Los Osos.

* Decrease in Overall Non-Residential Area. There would be a 21-acre (or 14%) net decrease in
non-residential (commercial and office) land use categories, although the proposed Morro Shore
Mixed Use would provide some non-residential development potential to offset some of this
decrease. Overall, this would result a commensurate decrease in non-residential development
potential compared to the existing land use designations, a concept that is explored in greater
detail in the Alternatives section of this EIR. Figure 2-8 shows proposed commercially-
designated areas in Los Osos.

¢ Substantial Increase in Open Space. The proposed LOCP would include a 418-acre increase in
Open Space within the plan area, which is over twice the amount currently designated for that
purpose. Most of this change comes from decrease in both residential and non-residential area,
and is shown on parcels throughout the community.

¢ MSMU Category Provides Mixed Use Potential. The Morro Shores Mixed Use category
converts previously-designed RMF and RSF land into a 63-acre site that can take advantage of
potential designs that incorporate a range of residential development, while also allowing a
commercial service component. The intent is to allow flexibility in design to achieve a mixed-
use community that addresses a variety of regional and County land use, air quality, and
transportation goals. Figure 2-9 shores the Morro Shore Mixed Use area in more detail, while
Figure 2-10 shows all potential mixed use areas in the community.

Table 2-2 also reflects a proposed land use distribution based on the concept that the LOCP would
modify the existing Los Osos Urban Reserve Line (URL) in two places to provide more logical boundaries,
resulting in a net decrease of 46 acres within the URL. This includes removing a portion of the URL
along the western side of the community abutting Montana de Oro State Park, which is now State-
owned and part of the State Park. The other modification would be to add a small area to the URL in the
northeastern part of the community (which is also State-owned) in order to have the URL follow an
existing property boundary.
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Figure 2-7. Proposed Residentially-Designated Areas
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Figure 2-10. Proposed Mixed Use Areas in Los Osos
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a. Summary of Residential Development Potential. Table 2-3 shows existing and potential
residential development and population within the planning area based on the proposed land use
designations under the Los Osos Community Plan.

Table 2-3. Residential and Population Buildout Summary

Existing1 Buildout Capacity3 Potential Increase
Dwelling Units :
Single-Family 5,426 6,487 1,061
Multi-Family 895 1,695 800
Total Dwelling Units 6,321 8,182 1,861
Population 4 13,906 18,000 4,094

1  County of San Luis Obispo Department of Planning and Building, based on subset of 2010 Census for Los Osos CDP

2 Alldwellings in all land use categories

3 Based on County of San Luis Obispo Department of Planning and Building projections summarized in Table 2-2. All
projected residential within RSF, RS and RR categories assumed to be single-family. All projected residential within
non-residential categories assumed to be multi-family. Morro Shores Mixed Use assumed to include 265 multi-family
and 100 single-family homes.

4 Based on 2.2 persons per household, consistent with the 2010 U.S. Census

Buildout within the community would result in a potential population of 18,000, which is based on a
potential capacity of 8,182 dwelling units. This is a 30% increase over the existing population and
number of households currently in the planning area. New residential development under the LOCP
would be more heavily multi-family oriented than the current mix of development, which is now about
85% single-family residential. New development potential would be about 75% single-family, resulting
in an overall mix of 79% single-family communitywide at buildout.

Differences in development potential and resulting impacts between the proposed LOCP and existing
land use categories are explored in detail in the Alternatives section of this EIR.

b. Summary of Non-Residential Development Potential. Table 2-4 shows existing and
potential non-residential development within the planning area based on the proposed land use
designations under the Los Osos Community Plan.
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Table 2-4. Non-Residential Buildout Summary (in square feet)

Land Use Category Existing ! Buildout Capacity2 Potential Increase
Commercial Retail 439,200 668,100 228,900
Commercial Service 221,100 284,6003 63,600
Office and Professional 10,100 61,600 51,500
Recreation 0 10,000 10,000
Public Facility/ Recreation 0 10,000 10,000
Total 670,300 1,034,300 364,000

1  County of San Luis Obispo Department of Planning and Building estimates

2 County of San Luis Obispo Department of Planning and Building projections

3 Assumes 186,600 SF in CS category; 98,000 SF in Morro Shores Mixed Use

The overall development potential of 364,000 square feet in all categories represents a 54% increase
over existing non-residential development in the community. About 63% of non-residential
development potential would be in the Commercial Retail category, which is similar to the existing mix
of non-residential development within the community.

Differences in development potential and resulting impacts between the proposed LOCP and existing
land use categories are explored in detail in the Alternatives section of this EIR.

2.6.2 Transportation and Circulation

a. Roadways. Chapter 5 of the draft LOCP includes the Circulation Plan for the community. It
describes existing deficiencies, future needs and proposed roadway improvements that would be
included in the LOCP. The existing deficiencies and future needs were identified by both County staff
and the community in general through a series of workshops that led to the creation of the draft Plan.
Please refer to Chapter 5 of the draft LOCP for a full discussion of these issues. Table 2-5 shows the
circulation improvements proposed under the Plan that resulted from this needs assessment.

Table 2-5. Proposed Circulation Improvements

Arterial Roads
Los Osos Valley Road
- Corridorwide * Center medians in the downtown corridor
* Traffic calming measures
- Doris Avenue to Palisades Avenue * Widen and provide a continuous center left turn lane
* Multi-use trail (north side)
- Bush Drive to Sunset Drive * Raised median
* Right turn deceleration lane at Bush Drive
* Traffic median to restrict left turn lanes at Bush Drive
* Synchronize traffic signals

2-24




Los Osos Community Plan EIR
Section 2.0 — Project Description

Table 2-5. Proposed Circulation Improvements

Pedestrian striping/pavers at Bayview Heights Drive and 10" st.

- Sunset Drive to South Bay Boulevard .

Traffic signal and intersection improvements at Fairchild Way
Synchronize traffic signals

Pedestrian striping/pavers at South Bay Boulevard

“Gateway feature” at South Bay Boulevard

- South Bay Boulevard to Los Osos Creek .

Pedestrian trail

- Within the CBD .

Streetscape improvements

South Bay Boulevard .

Intersection improvements at Los Osos Valley Road
Future intersection with Ramona Avenue extension
Multi-use trail (east side)

Collector Roads
Ramona Avenue * Realign intersection at 4" street
* Complete roadway from 10" Street to South Bay Boulevard
Ravenna Avenue * Extend between Los Osos Valley Road and Ramona as
development occurs
Skyline Drive * Complete roadway between Doris ad Pine Avenues
* Extend the street eastward to Palisades Avenue
* Acquire ROW and extend eastward from Palisades Avenue to
Nipomo Avenue (at 7" Street) as development occurs
Doris Avenue * Complete roadway from Rosina Avenue to South Court
Fairchild Way ¢ Signalize intersection with Los Osos Valley Road
* Extend the street northward to Nipomo Avenue
Local Roads
Van Beurden Drive * Extend the street westerly to provide access for nearby parcels
Baywood Park grid * Improve local roads to complete the established grid system

Figure 2-11 shows the overall Circulation Plan included in the draft LOCP, which conceptually shows

many of the improvements described in Table 2-5. Figure 2-12 shows the conceptual improvements to
the Los Osos Valley Road corridor as illustrated in the draft LOCP.
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Figure 2-11. Proposed Circulation Plan
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Western Segment — Bush Drive to Sunset Drive
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Figure 2-12. Conceptual Improvements to Los Osos Valley Road
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b. Bicycles, Pedestrians, and Equestrians. The draft LOCP identifies the importance of
developing alternatives means of travel as a way of providing “complete streets” for all users of public
roadways. To that end, it conceptually discusses potential bikeways, pedestrian facilities, and multi-use
trails that could be developed under the Plan. Figure 2-13 shows the proposed Bikeway Plan under the
LOCP, while Figure 2-14 existing and proposed trails.

c. Transit. The draft LOCP identifies that public transit is an essential part of the transportation
system, and includes the following recommended improvements to the transit system:

* Increase the frequency and hours of service, areas served and destinations served;
* Provide a more appropriately-located, well-designed and easily accessible park-and-ride lot;
* Improve the performance of transit service, examples of which might include:
o Identify key focus points for regional transit access for large buses;
o Provide a permanent park-and-ride lot, mostly for ridesharing;
o Provide a future transfer node between South Bay and Morro Bay Dial-A-Ride vans;
o Integrate local transit with school buses
* Assure safe and convenient access to ADA-compliant bus stops
* Improve public awareness and education
* Improve passenger comfort and convenience
* Improve reliability

d. Transportation Demand Management (TDM). The LOCP identifies several TDM strategies
intended to reduce dependency on the automobile. These are summarized below:
* Marketing and consumer information programs
* Transit and ridesharing incentives
* Transit service improvements
* Parking management programs
e Alternative work schedules
* Land use and circulation policies in the LOCP intended to help reduce auto dependency and
offer more transportation choices The LOCP specially identifies the following approaches as
worthy of consideration:
o Reducing parking requirements and establishing a maximum amount of parking in
new developments;
o Increasing opportunities for neighborhood shopping by creating neighborhood-
serving retail commercial in convenient locations
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2.6.3 Coastal Access

Coastal access is recognized as an important consideration under the LOCP. Chapter 6 of the draft Plan
describes policies and strategies intended to support this concept, which is consistent with and required
by the California Coastal Commission as part of approving a Local Coastal Plan and development within
the Coastal Zone.

The LOCP identifies all parcels with the area that have lateral and vertical access to coastal amenities,
including the estuary and bay, as well as trails that would facilitate that access. Figure 2-15 shows
proposed coastal access opportunities within the LOCP.

II ‘)
{ Figure 2-15. Coastal Access Points
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2.6.4 Parks, Recreation and Open Space

Los Osos includes a variety of recreational opportunities, which are generally located within areas
designated as Recreation or Open Space. In all, there are currently 129 acres within the community
designated as Recreation, which includes areas for parks, special recreation activities and lodging
facilities. There are an additional 168 acres designated as Open Space. Both designations include
environmentally sensitive areas, which in some cases are used for passive recreation. One intent of the
LOCP is to protect more environmentally sensitive areas by redesignating such areas to Open Space
wherever appropriate. In all, the proposed LOCP would include 695 acres of Open Space, or 427 more
than under the current plan.

Los Osos has one community park, the 6.2-acre Los Osos Community Park. In addition, Los Osos
residents have convenient access to Montana de Oro State Park, and other "special” recreation facilities,
including Sweet Springs Nature Preserve, Elfin Forest Natural Area, Morro Bay State Park and Golf
Course, and Los Osos Oaks State Reserve. Public schools augment the community’s recreational
facilities. The California Education Code allows community use of public school facilities and grounds,
including supervised recreation activities. Although the County has no joint-use agreements with the
school district, school sites are extensively used by local neighborhoods for recreational purposes.

The County’s Parks and Recreation Element states that a reasonable goal for the amount of parkland
needed is a minimum of three acres of parkland per 1,000 people. Based on this measure, new parkland
is needed for the current population of Los Osos. To address this, the LOCP proposes to redesignate a
13.7-acre site in Midtown from Office Professional and Commercial Retail to Public Facilities/Recreation,
for the purpose of providing additional parkland (see Item 26 in Table 2-1).

2.7 REQUIRED APPROVALS

In order for this plan to become effective, the County will need to take the following actions:

¢ Certify an Environmental Impact Report. As lead agency, the County will certify an
Environmental Impact Report (EIR) and adopt a mitigation monitoring and reporting program.

¢ Adopt the Community Plan. The County will adopt the Los Osos Community Plan as a
component of the Land Use and Circulation Element of the County General Plan.

* Amend the Estero Area Plan. Adopting the Los Osos Community Plan as a separate document
will necessitate making revisions to the Estero Area Plan, a component of the Land Use and
Circulation Element of the County’s General Plan.
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* Amend Official Maps of the Land Use Element. Land use category maps (i.e. zoning maps) will
be amended to reflect changes in land use categories proposed under the Los Osos Community
Plan.

* Coastal Commission Certification. The California Coastal Commission will certify the Los Osos
Community Plan and the amendments to the Estero Area Plan.

The above actions will be taken by the County Board of Supervisors and the California Coastal
Commission, based upon a recommendation provided by the County Planning Commission.

In addition to the County actions reference above, a number of other County Departments, and local,
state, and federal agencies may have permitting authority over individual development proposals,
implementation actions, or mitigation measures prescribed by the Community Plan. These agencies
include, but are not limited to, the following:

* County Public Works Department — Stormwater drainage, public roads, flood control,
assessment districts

* County Parks — Parks and trails

* County Central Services — acquisition of land

¢ County Environmental Health Department — Public health, water systems, wastewater
treatment

¢ (California Department of Fish and Wildlife — Streambed alteration, special-status species

¢ Central Coast Regional Water Quality Control Board (RWQCB) — Stormwater management,
wastewater discharges, site disturbance activities

* Local Agency Formation Commission (LAFCo) — Changes to the URL/USL

* Los Osos Community Services District — Fire safety, water and sewer service

* US Army Corps of Engineers — Wetlands and waterways

* US Fish and Wildlife Service — Special-status species

2.8 ALTERNATIVES

As required by Section 15126(d) of the State CEQA Guidelines, this EIR examines several alternatives to
the proposed Los Osos Community Plan. These alternatives examine a range of buildout scenarios for
the community, and are described in Chapter 6.0 Alternatives.
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3.0 ENVIRONMENTAL SETTING

This section provides a brief description of the current environmental conditions in the Los Osos Community
Plan area.

3.1 REGIONAL AND LOCAL SETTING

The community of Los Osos is located in west-central San Luis Obispo County about midway between
the San Francisco and Los Angeles metropolitan areas. The County includes a diversity of landscapes,
from fertile coastal plains and valleys, to rolling hills and mountain ranges rising to over 4,000 feet. The
mediterranean climate of the region produces moderate temperatures year round, with rainfall
concentrated in the winter months. The region is subject to various natural hazards, including earthquakes,
landslides, and wildfires.

Los Osos is approximately 4 miles south of the City of Morro Bay, across the bay/estuary, and
approximately 10 miles west of the City of San Luis Obispo, at the western end of Los Osos Valley, a
broad, relatively flat agricultural area formed by Los Osos Creek. The Los Osos urban area lies at the
westerly end of the agriculturally productive Los Osos Valley. Los Osos is located at the south end of the
Morro Bay estuary, recognized as one of the most important biological resources on the entire west
coast of the United States. In addition to providing a resting place for dozens of species of migratory
waterfowl, the Bay is a nursery to both marine and anadromous fish, and provides a forage and resting
area for marine mammals. The coastal dunes that surround the community to the west (and upon
which the community has developed) are one of the most sensitive—and threatened—environments in
California. Species of plants that have adapted to the harsh coastal dune environment are among the
most rare, with many occurring nowhere else on earth. The biological richness and sensitivity of the
Morro Bay estuary have given rise to a number of conservation efforts. The Bay achieved Natural
Estuary status, which affords a higher level of protection at the Federal, State and local levels.

The Morro Bay watershed stretches inland to the foothills of the Santa Lucia Range. Coastal creeks and
their tributaries, including Los Osos, Warden, Chorro and Morro Creeks, support rich riparian plant and
animal communities.

Los Osos is located on a series of ancient sand dunes in close proximity to the ocean. Development in
Los Osos began in the late 19th century with the division of land into small residential lots intended for
summer homes and retreats. The physical development pattern in much of Los Osos consists of long,
narrow (25 to 50 feet by 125 feet) residential lots located on wide (40 to 80 feet) streets arranged
generally in a grid.
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3.1.1 Topographic Setting

Los Osos sits on a series of ancient dunes formed by centuries of wind-driven sand that accumulated at
the south end of Morro Bay. The resulting topography is a series of gently-rolling hills stretching
eastward from the Bay to the foothills of the Irish Hills. Although present day urban development masks
the dynamic processes associated with dune formation; today the process continues, albeit at a much
more arrested rate.

Stretching to the east from Morro Bay is a series of small peaks of volcanic origin, called Morros, which
provide a unique scenic backdrop of regional significance. The westernmost morro, Morro Rock, guards
the entrance to Morro Bay. The fertile soils of the Los Osos Valley, formed by the Morros to the north
and the Irish Hills to the south, supports productive agricultural operations.

3.1.2 Hydrology, Water Quality and Water Resources

The community contains a variety of natural resources and environmental assets that define its
character and contribute to its high quality of life. The eastern fringe of Los Osos near Los Osos Creek is
an environmentally sensitive area. The creek and its riparian corridor are habitat to rare and endangered
species, and land uses next to the creek affect the Morro Bay Estuary. Local features include the
marshes and mud flats of the Morro Bay estuary and freshwater springs and creeks such as Los Osos
Creek. Varied topography includes the massive volcanic rock formations of the Morros, the rolling to
rugged terrain of the Irish Hills and San Luis Range and the relatively flat terrain of the narrow east-west-
trending Los Osos Valley. Los Osos Creek runs south to north across the eastern portion of the
community; it enters Morro Bay via the Morro Bay Salt Marsh.

Surface water features in the area include the Pacific Ocean, Morro Bay Estuary and Sweet Springs
Marsh. Other surface water systems drain the hillsides and the surrounding farmland, namely Los Osos
Creek, Warden Creek, Eto Creek, and several other unnamed, smaller tributaries. Warden Creek drains
Los Osos Valley through Warden Lake, a marshy depression to the east of the community. Eto Creek is a
well-defined waterway within the dune sands that drains to Eto Lake before reaching the ocean. Los
Osos derives all of its drinking water from groundwater supplies. The nature of the groundwater system
in the Los Osos area has been studied extensively since the Regional Board acted in 1988 to prohibit
new septic systems. Generally, there are two distinct aquifers underlying the area, a more shallow
aquifer that ranges in depth from 30 to 200 feet, and a deep aquifer, some 500 feet below the surface.
The exact depth and shape of each aquifer is still under investigation.

Drainage which does not flow into Morro Bay and which does not evaporate is left to infiltrate into
underlying aquifers. Near Morro Bay, these include a shallower aquifer located from approximately 30
feet to 200 feet below ground level, and a deeper aquifer located approximately 500 feet below the
earth’s surface.
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The water quality of the shallow aquifer has been compromised by the historical presence of septic tank
systems and other sources of nitrogen. The community has recently implemented a new
communitywide wastewater treatment facility and collection system to address these issues.

3.1.3 Cultural Resources

The combination of mild coastal climate and abundant food and water resources made the Los Osos
area an attractive location for native peoples. As a result, the entire Los Osos area is rich in artifacts of
archaeological importance.

The Native American groups inhabiting the Morro Bay region during the ethnographic, or contact,
period were speakers of the Obispeno language of the Chumash language family. These people
apparently shared a greater number of cultural traits with their Salinan neighbors to the north than with
their Chumash language-group relatives of the Santa Barbara Channel region to the south. Obispefo
Chumash hunter-gatherers made a variety of stone, bone, and shell tools and used vegetal materials
such as tule balsa for canoes, and various grasses and thatch for construction of houses and sweat-
lodges. Population densities for the Morro Bay area were apparently relatively low, with native
settlements consisting of seasonal settlement shifts from temporary camps to more centralized hamlets
or villages. During the Mission Period, Native Americans from 19 coastal villages within a 20-mile radius
of Morro Bay were relocated to the more interior Mission San Luis Obispo established in 1772.

3.1.4  Agricultural Resources

Although the Los Osos Community Plan Area does not include any lands designated for agricultural use,
it is located within a productive agricultural region. Approximately 77 percent of the Estero Planning
Area is designated for Agriculture and of that, an estimated 65 percent are in agricultural preserves and
subject to land conservation contracts. Mixed irrigated and dry farm croplands occupy most of the valley
lowlands, while grazing use predominates in the extensive hilly and mountainous areas. These uses are
largely interrelated because much of the farmland produces irrigated and dry farm grain and hay for
supplemental livestock feed. Substantial acreage of row crops, orchards, and garbanzo beans also occur
in the area.

Agriculture in the San Luis Obispo area including Los Osos has been extensive since the introduction of
livestock in the 1860s. Raising livestock on large land grants and some production of grain under dry-
farming methods were the chief agricultural pursuits until about 1880. Rapid agricultural development
occurred after 1880 due to the development of irrigation, affordable land, favorable crop yields, the
advent of two railroads, and access to markets.

The broad, flat valley known as the Los Osos Valley is mostly devoted to dry farm barley and garbanzo
bean production and includes the Coastal Zone for the western half of the valley. Flatlands subject to
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poor drainage are commonly used as dry pasture. Row crops are grown in the Los Osos Valley
bottomlands just east of the community of Los Osos.

3.2 CUMULATIVE PROJECTS SETTING

The State CEQA Guidelines require the analysis of the cumulative effects of a project in combination
with other foreseeable development in the area.

CEQA Guidelines Section 15130 requires the consideration of cumulative impacts within an EIR when a
project’s incremental effects are cumulatively considerable. CEQA defines “cumulative impacts” as two
or more individual events that, when considered together, are considerable or will compound other
environmental impacts. Cumulative impacts are the changes in the environment that result from the
incremental impact of development of the proposed project and other nearby projects. For example,
traffic impacts of two nearby projects may be insignificant when analyzed separately, but could have a
significant impact when analyzed together.

As allowed under Section 15130 of the State CEQA Guidelines, this EIR uses a summary of growth
projections to analyze cumulative impacts. The evaluation of buildout under the LOCP in this EIR
accounts for all of the expected growth in the Los Osos area, as it represents a growth blueprint for the
entire Los Osos community in the context of the Estero Area Plan. Therefore, in general cumulative
impacts evaluated in this EIR are considered the same as project-specific impacts. For certain issues,
such as traffic and air quality, the cumulative condition accounts for regional growth and development
that may affect the Los Osos community.

Cumulative impacts are discussed within each of the specific impact analysis discussions in Section 4.0,
Environmental Impact Analysis.
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4.0 ENVIRONMENTAL IMPACT ANALYSIS

This Draft Environmental Impact Report (Draft EIR) provides analysis of impacts for those environmental
topics where it was determined in the Notice of Preparation, or through subsequent analysis that the
proposed project would result in “potentially significant impacts.” Sections 4.1 through 4.15 discuss the
environmental impacts that may result with approval and implementation of the proposed project.

“Significant effect” is defined by the State CEQA Guidelines §15382 as “a substantial, or potentially
substantial, adverse change in any of the physical conditions within the area affected by the project
including land, air, water, minerals, flora, fauna, ambient noise, and objects of historic or aesthetic
significance. An economic or social change by itself shall not be considered a significant effect on the
environment, but may be considered in determining whether the physical change is significant.”

Determining the severity of project impacts is fundamental to achieving the objectives of CEQA. CEQA
Guidelines Section 15091 requires that decision makers mitigate, as completely as is feasible, the
significant impacts identified in the Final EIR. If the EIR identifies any significant unmitigated impacts,
CEQA Guidelines Section 15093 requires decision makers in approving a project to adopt a statement of
overriding considerations that explains why the benefits of the project outweigh the adverse
environmental consequences identified in the EIR.

The level of significance for each impact examined in this Draft EIR was determined by considering the
predicted magnitude of the impact against the applicable threshold. Thresholds were developed using
criteria from the CEQA Guidelines and checklist; state, federal, and local schemes; local/regional plans
and ordinances; accepted practice; consultation with recognized experts; and other professional
opinions.

The assessment of each issue area begins with any relevant setting information that is needed to
provide context for the impact analysis that follows. Extraneous setting information that does not shed
light on the impact analysis is not included in the EIR.

Within the impact analysis, the first subsection identifies the methodologies used and the “significance
thresholds”, which are those criteria adopted by the State, County, other agencies, universally
recognized, or developed specifically for this analysis to determine whether potential effects are
significant. Each effect under consideration for an issue area is separately listed in bold text, with the
discussion of the effect and its significance following. Each bolded impact listing also contains a
statement of the significance determination for the environmental impact as follows:

Class I. Significant and Unavoidable: An impact that cannot be reduced to below the threshold
level given reasonably available and feasible mitigation measures. Such an impact requires a

4-1
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Statement of Overriding Considerations to be issued if the project is approved per §15093 of the
State CEQA Guidelines.

Class Il. Significant but Mitigable: An impact that can be reduced to below the threshold level
given reasonably available and feasible mitigation measures. Such an impact requires findings
to be made under §15091 of the State CEQA Guidelines.

Class Ill. Not Significant: An impact that may be adverse, but does not exceed the threshold
levels and does not require mitigation measures. However, mitigation measures that could
further lessen the environmental effect may be suggested if readily available and easily
achievable.

Class IV. Beneficial: An effect that would reduce existing environmental problems or hazards.

Following each environmental effect discussion is a list of programmatic mitigation measures (if
required) and the residual effects or level of significance remaining after the implementation of the
measures. In those cases where the mitigation measure for an impact could have a significant
environmental impact in another issue area, this impact is discussed as a residual effect. The impact
analysis concludes with a discussion of cumulative effects, which evaluates the impacts associated with
the proposed project in conjunction with other future development in the area.

It should be noted that the environmental impacts are assessed at a “program” level of detail that is
more conceptual and general than for a development project, and mitigation measures, if required, are
more programmatic and policy-oriented. These are intended to augment the regulatory framework of
the proposed Community Plan, not provide development-specific direction, which is not appropriate for
this level of analysis. Individual development projects that are within the Plan Area would need to
undergo project-specific CEQA review if they are discretionary in nature. The environmental
determination and analysis for those projects may refer to and use information from this program level
EIR as appropriate.

Please refer to the Executive Summary for this EIR, which clearly summarizes all impacts and mitigation
measures that apply to the project.
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4.1 AESTHETICS

Development under the LOCP would introduce new housing and commercial opportunities, and introduce
new sources of light and glare in a high quality rural setting. Although the intensity of development
would be less than currently envisioned under the Estero Area Plan, impacts to visual resources are still
possible. However, the LOCP includes a robust policy framework intended to guide future development,
and mitigate potential visual impacts, not only to offsite views of scenic resources, but to improve and
enhance the existing urban design character of the community. With the policy framework, most
programmatic impacts would be considered less than significant. Impacts related to the protection of
scenic corridors are potentially significant but mitigable if more stringent policy language is included in
the LOCP.

4.1.1 Setting

a. Physical Setting. The natural setting of Los Osos is a place of unique beauty. The Los Osos
urban area is located at the westerly end of the picturesque and agriculturally productive Los Osos
Valley and is bound by the environmentally important Los Osos Creek and riparian corridor on the east
and southeast, and the older coastal dunes to the north, south, and southwest. The creek and dune-
covered hills form a natural edge and greenbelt for the community. Morro Bay and its tidelands towards
the north, the scenic Irish Hills towards the south, Montafia de Oro State Park towards the southwest,
and Morro Bay State Park towards the northwest form natural, scenic backdrops.

b. Regulatory Setting. Various local regulations set forth criteria and specific requirements for
the definition and preservation of visual resources, including (but not limited to) the County of San Luis
Obispo General Plan, the Estero Area Plan, the Local Coastal Plan, and the Coastal Zone Land Use
Ordinance.

Federal. There are no federal regulations pertaining to aesthetic resources.

State. The California Department of Transportation (DOT) is responsible for designating and
inventorying scenic highways. A highway may be designated scenic based on how much of the natural
landscape can be seen by travelers, the scenic quality of the landscape, and the extent to which
development intrudes upon the traveler’s enjoyment of the view. State laws governing the State Scenic
Highway program are found in the Streets and Highways Code, Section 260 through 263. Nomination of
a highway occurs by a city or county. These entities must define the scenic corridor for the candidate
highway, and must adopt ordinances, zoning or planning policies to preserve the scenic quality of the
corridor. There are five required elements for scenic corridor protection.

1. Regulation of land use and density of development;
2. Detailed land and site planning;
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3. Control of outdoor advertising;
4. Careful attention to and control of earth moving and landscaping; and
5. The design and appearance of structures and equipment.

Highway 1 is designated as a state scenic highway from the City of San Luis Obispo to the Monterey
County line and is referred to as the North Coast Scenic Byway. Its designation is based on views from
the highway of rocky headlands that appear to tumble into the Pacific Ocean and views of the
mountainous coast. There are no discernible views of Highway 1 from the LOCP area.

Local. Local regulations pertaining to protection and management of visual resources are found
in the San Luis County General Plan, the Estero Area Plan (updated 2009), the Local Coastal Plan, the
Coastal Zone Framework for Planning, and the Coastal Zone Land Use Ordinance.

Also note that the proposed Los Osos Community Plan is a regulatory document that is intended to
expand upon the policy framework of the Estero Area Plan. Because this is not an existing document,
but the subject of the EIR analysis, it is not included in the existing Regulatory Setting. However, its
policies are analyzed in the Impact Analysis section relative to their adequacy to provide sufficient
regulatory protections for visual resources, when considered in combination with the existing
regulations described below.

County of San Luis Obispo Conservation and Open Space Element, San Luis Obispo County
General Plan (2010)

Scenic Resources

Policy VR 1.1 Adopt Scenic Protection Standards
Protect scenic views and landscapes, especially visual Sensitive Resource Areas (SRAs) from
incompatible development and land uses

Implementation Strategy VR 1.1.1 Identify and Designate Scenic Landmarks and Landscapes
After extensive public participation, identify and designate scenic landscapes and important
scenic landmarks that define the image of the county in order to conserve highly sensitive areas.
This effort will refine and supplement the existing designated scenic areas, such as Sensitive
Resource Area combining designations for visual resources, using recognized methods.

Implementation Strategy VR 1.1.2 Amend Plans and Ordinances

Amend the Land Use Ordinance, Coastal Zone Land Use Ordinance, and/or Area Plans, as
applicable to enact or revise ordinance standards to protect scenic resources. Adoption and
implementation of scenic protection standards shall not interfere with agricultural uses on
private lands consistent with AGP30. Standards for land use permits, including industrial and
processing uses, and subdivisions should include visual assessments by qualified experts; visually
effective setbacks near highways and roadways; siting in unobtrusive locations; and standards
for height, architectural design, landscaping, lighting, and signs. The standards should
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emphasize avoiding visual impacts through alternative locations and designs where feasible.
Establish consistent Countywide Viewshed Protection Standards.

Policy VR 2.1 Develop in a manner compatible with Historical and Visual Resources

Through the review of proposed development, encourage designs that are compatible with the
natural landscape and with recognized historical character, and discourage designs that are
clearly out of place within rural areas.

Policy VR 2.2 Site Development and Landscaping Sensitively

Through the review of proposed development, encourage designs that emphasize native
vegetation and conform grading to existing natural forms. Encourage abundant native and/or
drought-tolerant landscaping that screens buildings and parking lots and blends development
with the natural landscape. Consider fire safety in the selection and placement of plant material,
consistent with Biological Resources Policy BR 2.7 regarding fire suppression and sensitive plants
and habitats.

Policy VR 3.1 Identify and Protect Community Separators

Identify Community Separators and propose land use strategies and development standards to
maintain separate, identifiable cities and communities with intervening rural land. Involve
landowners and communities in this process. Identification and designation of Community
Separators shall not interfere with agricultural uses on private lands consistent with AGP 30.

Policy VR 3.2 Community Involvement

Encourage communities adjacent to Community Separators to maintain a sense of place and
separation through education about the importance of separators. Community advisory groups
or nonprofit organizations could lead these efforts.

Policy VR 3.3 Conservation Tools

Collaborate with community advisory councils, cities, landowners, and non-profit conservation
organizations to propose voluntary scenic, agricultural, or conservation easements and/or
greenbelt programs that support private landownership while retaining the visual resources
within Community Separators.

Policy VR 3.4 Community Edges

Maintain clear community edges for urban and village areas with appropriate plan designations
when updating community and area plans. Avoid suburban or low-density sprawl! at the edges of
communities.

Policy VR 4.1 Designation of Scenic Corridors
Designate scenic corridors based on the recommendations for Scenic Corridor Studies, for the
candidate roads and highways listed in the Conservation and Open Space Element.

Implementation Strategy VR 4.1.1 Scenic Corridor: Work Plan

Propose a priority list and work program for consideration by the Board of Supervisors to
conduct corridor studies and designate the candidate roads and highways listed in this Element.
At a minimum, the corridor studies should (a) specify the features that need to be protected
through a site-specific analysis of each viewshed; (b) state why it is important to protect those
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features; (c) where applicable, establish specific mapped boundaries that define the minimum
area necessary to protect the identified features; (d) identify the type of inappropriate
development that should be regulated; (e) Involve area property owners; and (f) be accompanied
by an economic assessment.

Implementation Strategy VR 4.1.2 Scenic Corridor: Design Standards

Establish scenic corridor design standards in conjunction with scenic corridor and highway
designations. Regulations should be modeled after the Highway Corridor Design Standards in
place in the Land Use Element. Guidelines and standards should require sensitive siting of
development and visually effective setbacks. In addition, the guidelines and standards should
address siting and building design below ridgetops, access roads, landscaping, building height,
signs, lighting, and outdoor advertising. Any regulations should ensure that there would not be
undue restrictions on private property or agricultural operations. In addition, design standards
for projects subject to discretionary review should balance the protection of scenic resources
with protection of agricultural resources and facilities. Industrial, processing and similar uses
should be located outside of scenic viewsheds as the first priority, or if not feasible, requiring
unobtrusive designs.

Policy VR 4.2 Balanced Protection
Balance the protection of scenic resources with the protection of biological and agricultural
resources that may co-exist within the scenic corridor.

Policy VR 5.1 Retain Existing Scenic Access

Encourage Caltrans to maintain existing scenic vista points. Where vista points and turnouts
must be eliminated due to bluff erosion, other hazards, or operational needs, they should be
replaced in reasonable proximity if feasible.

Policy VR 5.2 Create New Scenic Access

The County and Caltrans, as applicable, should identify, construct, and maintain additional scenic
overlooks, turnouts, or vista points along designated scenic corridors. Vista points, overlooks,
and turnouts should include parking, support facilities, and interpretive features as appropriate.

Policy VR 5.3 Sale of Public Lands

Seek to assure, through required General Plan conformity reports and the disposal of County-
owned lands, that the sale of publicly owned land is consistent with the goals and policies in this
Element to protect the county’s visual resources.

Policy VR 6.1 Urban Design

Ensure that new multi-family residential, mixed-use, and commercial or other non-residential
development in the urban and village areas is consistent with local character, identity, and sense
of place.

Policy VR 7.1 Nighttime Light Pollution

Protect the clarity and visibility of the night sky within communities and rural areas, by ensuring
that exterior lighting, including streetlight projects, is designed to minimize nighttime light
pollution.
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Policy VR 9.1 Underground Utilities

Encourage all existing areas with overhead lines, particularly the candidate Scenic Corridors
listed in this Element, to be placed underground through special districts, supplementing existing
funding through Rule 20A utility fees. The County Undergrounding Coordinating Committee
should give high priority to these critical areas, as well as central business districts and urban
corridors. Government agencies should set an example by ensuring that utilities serving public
properties are relocated underground as part of the construction or remodeling of public
facilities.

Policy VR 9.2 Utility Service Lines

Utility companies should prepare long-range corridor plans for service lines in consultation with
local organizations and government agencies. New transmission lines that would be visually
damaging should be designed to minimize visual effects. In addition, access roads and right-of-
way clearing should be kept to the minimum necessary where new installation or repair of
existing installations occurs.

Open Space Policies (OSP)
Policy OS 1.1 Future Open Space Protection
Continue to identify and protect open space resources with the following characteristics:
* Recreation areas
* Ecosystems and environmentally sensitive resources such as natural area preserves,
streams and riparian vegetation, unique, sensitive habitat, natural communities;
significant marine resources
* Archaeological, cultural, and historical resources
* Scenic areas
* Hazard areas
*  Rural character

Policy OS 1.8 Land Divisions and Development
Encourage the use of cluster land divisions and cluster development that will locate residential
clusters on the least environmentally sensitive portions of properties.

OSP25 Development and Land Divisions Within Scenic Corridors

a. Proposed discretionary development and land divisions within scenic corridors shall
address the protection of scenic vistas as follows:

1. Balance the protection of the scenic resources with the protection of biological
resources that may co-exist within the scenic corridor.

2. Locate structures, roads, and grading on portions of a site that minimize visual
impact. Locate structures below prominent ridgelines and hilltops so they are
not silhouetted against the sky. Encourage architectural/structural solutions that
achieve in the least obtrusive manner the property owner’s desire to enjoy scenic
views.
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County of San Luis Obispo Agriculture Element, San Luis Obispo County General Plan (1998)

Agriculture Policies (AGP)

AGP30 Scenic Resources

a. Designation of a scenic corridor through the public hearing process as described
under OSP24, and its subsequent management as described in OSP25, shall not
interfere with agricultural uses on private lands.

b. In designated scenic corridors, new development requiring a discretionary permit
and land divisions shall address the protection of scenic vistas as follows:

1. Balance the protection of the scenic resources with the protection of agricultural
resources and facilities. When selecting locations for structures, access roads, or
grading, the preferred locations will minimize visibility from the scenic corridor
and be compatible with agricultural operations.

3. Use natural landforms and vegetation to screen development whenever
possible.

4. In prominent locations, encourage structures that blend with the natural
landscape or are traditional for agriculture.

Estero Area Plan, Revised 2009

Chapter 6 Environmental and Cultural Resource Protection Policies and Programs
Section Ill, Combining and Other Designations

E. Sensitive Resources Areas (SRA)

Although no SRAs are identified within the Los Osos urban area relative to the protection of
visually sensitive areas, the Morros are designated a an SRA with the rural portion of the Estero
Area. Portions of these, including Hollister Peak and Cerro Cabrillo are visible from within the
Los Osos Community Plan area. For this reason, the applicable SRA is included here:

Other Rural Areas

16. The Morros SRA and Critical Viewshed, Including Cerro Cabrillo, Hollister Peak and
Associated Hills (SRA). These unique volcanic peaks stretch from San Luis Obispo to
Morro Bay and separate the Chorro and Los Osos Valleys. This chain of peaks forms
spectacular scenic backdrops and natural landmarks that rise above the valley floor and
help define the character of the area.

The SRA covers Cerro Cabrillo, Hollister Peak and associated hills from the tops of these
peaks, hills and connecting ridges down to the 300-foot elevation. These areas
correspond to the visually prominent peaks and backdrops that are visible from Highway
1, Los Osos Valley Road, Turri Road, and South Bay Blvd. The SRA standards in this plan
are intended to protect scenic vistas from those roads.
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Chapter 7 Planning Area Standards
Section IV, Rural Area Standards, Areawide

Although the Los Osos Community Plan is not within the rural portion of the Estero Area Plan,
there are protected scenic views within the rural area that are visible from portions of Los Osos.
For that reason, these resources are sensitive to development within Los Osos, and are
described below.

B. lIrish Hills Scenic Backdrop Critical Viewshed and Los Osos Valley Road Scenic Corridor.
The Irish Hills Scenic Backdrop Critical Viewshed and the Los Osos Valley Road Scenic
Corridor (see Figure 7-8 of the Estero Area Plan) are established with the primary
purpose of protecting the following: important views of scenic backdrops, background
vistas and foreground areas from Los Osos Valley Road; important plant and animal
habitats; and watershed resources. All applicable standards in the Coastal Zone Land
Use Ordinance apply within this area (e.g., those in Chapter 23.04).

Section VI, Los Osos Urban Area Standards

This section of the Estero Area Plan includes a variety of zoning standards that pertain to new
development in each land use designation within the Los Osos Urban Area. These related to
building heights, setbacks, and urban design, including the form and massing of commercial and
residential development. There are also sign regulations, and other provisions to minimize
visual impacts, such as the requirement to underground utilities within the Baywood Village
area. Key highlights from this section are described below:

Communitywide
D. Bayfront Development

1. Height. Proposed structures are limited to the maximum heights shown on
Figures 7-41 and 7-42. [ranges from 14 to 22 feet, depending on location]

2. Fences. Fences shall not be constructed that would restrict public views of the
bay from public roads or preclude lateral public access.

3. Vegetation Protection. On-site vegetation shall be preserved whenever
possible. Grading shall be minimized and limited to the building pad and
driveway, road and other required improvements.

Commercial Retail
A. Baywood Park Commercial Area
2. Baywood Village. New commercial development shall meet the following
standards:
a. Height shall be limited to 25-feet.
b. Low monument signs (maximum 8 feet in height not to exceed 20
square feet) shall be used.
c. All utility lines shall be undergrounded from property lines to the
commercial structure.
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Residential Multi-Family
The following standards apply only to lands within the Residential Multi-Family land use
category.
B. Height Limitation. Maximum height shall be 28 feet except for bayfront areas
(see Figures 7-41 and 7-42).

Residential Single Family

The following standards apply only to lands within the Residential Single Family land use

category.
A. Height Limitations. Maximum height shall be 28 feet except where other
applicable planning area standards establish other specific height limits (see
Figures 7-41 and 7-42).

F. Highland Area - Cabrillo Estates
1. Architectural Control Committee. No grading or building permit is to
be issued until the applicant has filed with the Planning Department
certification that the Architectural Control Committee for Cabrillo
Estates, as it then exists and functions: 1) has reviewed pertinent plans
and specifications and any applicable land use permit and 2)
recommends approval or disapproval of such plans and specifications. If
the Architectural Control Committee recommends disapproval of the
plans and specifications, the certification is to set forth the reasons for
such disapproval. The county approval body (as determined by Sections
23.02.030 through 23.02.034 of the Coastal Zone Land Use Ordinance) is
to review the reasons for disapproval of the plans and specifications by
the committee. In the event the committee fails to make its
recommendation within thirty (30) days after the plans and
specifications have been submitted to it, no recommendations will be
required and the proposed plans and specifications shall be deemed to
be favorably recommended. The approval body is not bound by any
decision of the committee, and may grant permits and approvals under
these provisions.
6. Height Limitation. The maximum height of all buildings and structures
shall be 15 feet above the highest point of the lot when measured from
the highest point of the roof.

Residential Suburban
The following standards apply only to lands within the Residential Suburban land use
category.
G. Heights - West of Pecho Valley Road. Maximum height shall be 22 feet.
K. Highland Area - Design. The following shall apply to development within this
area: (This does not include the Morro Palisades property.)
1. Site selection shall be such as to preserve significant areas of
ecological or public visual importance. All development shall be
clustered to preserve a maximum of 60 percent of each parcel in
undeveloped open space.
2. No development shall be permitted on slopes exceeding 20%.
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3. Building exteriors shall be principally composed of native materials
and textures (such as wood siding and shingles). Extensions, including
roofs, shall be of subdued natural hues and tones harmonizing with the
colors of the natural environment.

Chapter 8: Coastal Access
Section VI. Estero Area Plan Goals; Policies And Standards

C. Standards: Los Osos
3. Fences. Fences shall not be constructed that would restrict public views of the
bay from public roads or preclude lateral public access. (Chapter 7: VI., Los Osos
Urban Area Standards, Communitywide, Bayfront Development)

Local Coastal Plan: Coastal Plan Policy Document
Chapter 4. Energy & Industrial Development

Policy 16: Siting within Viewsheds

Transmission line rights-of-way shall be routed to minimize impacts on viewsheds in the
coastal zone, especially in scenic rural areas, and to avoid locations in or adjacent to
significant or unique habitat, recreational, or archaeological resources, whenever
feasible. Scarring, grading, or other vegetation removal shall be minimized and disturbed
areas shall be revegetated with plants similar to those in the area. [This policy shall be
implemented as a standard.]

Policy 17: Undergrounding Requirements

Where above-ground transmission line placement would unavoidably affect views,
undergrounding shall be required where it is technically and economically feasible unless
it can be shown that other alternatives are less environmentally damaging. When above-
ground facilities are necessary, design and color of the support towers shall be
compatible with the surroundings to the extent safety and economic considerations
allow. Above-ground pipeline or transmission facilities should be sited outside view
corridors of scenic areas where alternate corridors are feasible.

Where above-ground pipeline or transmission facilities must be sited within a scenic
corridor, the pipelines and/or utility lines should not be located along the road right-of-
way for continuous extended distances unless the alternative routes are technically or
economically infeasible.

Siting of transmission lines should avoid the crests of roadways to minimize their
visibility on distant views. Lines should cross roadways at a downhill low elevation site or
a curve in the road unless the alternative routes are technically or economically
infeasible.

Chapter 10. Visual and Scenic Resources
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Policy 1: Protection of Visual and Scenic Resources

Unique and attractive features of the landscape, including but not limited to unusual
landformes, scenic vistas and sensitive habitats are to be preserved protected, and in
visually degraded areas restored where feasible. [Also referenced in the Draft LOCP]

Policy 2: Site Selection for New Development

Permitted development shall be sited so as to protect views to and along the ocean and
scenic coastal areas. Wherever possible, site selection for new development is to
emphasize locations not visible from major public view corridors. In particular, new
development should utilize slope created “pockets” to shield development and minimize
visual intrusion.

Policy 6: Visual Compatibility

Within the urbanized areas defined as small-scale neighborhoods or special
communities, new development shall be designed and sited to complement and be
visually compatible with existing characteristics of the community. [Also referenced in
the Draft LOCP]

Policy 8: Utility Lines within View Corridors

Where feasible, utility lines within public view corridors should be placed underground
whenever their aboveground placement would inhibit or detract from ocean views. In all
other cases, where feasible, they shall be placed in such a manner as to minimize their
visibility from the road.

Coastal Zone Framework for Planning

Several portions of the Coastal Zone Framework for Planning apply to visual resources.

Chapter 5: Circulation Element

C. Goals and Objectives for Circulation
1. Developing and enhancing a system of scenic roads and highways through
areas of scenic beauty without imposing undue restrictions on private
property, or unnecessarily restricting the placement of agricultural support
facilities.

G. Scenic Highways

1. Identify scenic areas and features within view of state highways, city streets,
and county roads in the open space plan and incorporate them into the
applicable Land Use Element Area plan, designating them within sensitive
resource areas.

2. Adopt programs and standards in the Land Use Element Area Plans to
protect scenic quality of identified areas and to maintain views from
designated scenic roads and highways. Provide special attention to the
location, siting, and design of visible structures, access roads, and outdoor
advertising, while ensuring that there will not be undue restriction on
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private property or agricultural operations. Encourage area native plants in
landscaping. Promote placing utilities underground where feasible.

3. Ensure that the location, design, and construction of each scenic road or
highway blends into and complements the scenic corridor, by coordinating
among involved agencies for the integrated design of the project.

4, Promote special scenic treatment and design within scenic road and
highway rights-of-way, to include highway directional signs, guardrails and
fences, lighting, provisions of scenic outlooks, frontage roads, grading
vegetation and highway structures.

Coastal Zone Land Use Ordinance

Applicable sections include the following: 23.03.186-Landscape plans, 23.04.021-Parcel
size standards, 23.05.034-Grading standards, and 23.05.064-Tree Removal standards
and 23.04.210 Visual Resources.

The proposed LOCP is not part of the existing regulatory framework. Applicable policies, programs and
standards included in the proposed LOCP are evaluated in the Impact Analysis, to the extent they would
adequately guide future development, and thus mitigate potential programmatic impacts related to this
issue.

4.1.2 Impact Analysis

a. Methodology and Significance Thresholds.

Methodology. The analysis is based on an evaluation of whether the LOCP would accommodate
new development in visually sensitive areas, and the extent to which its policy framework would adequately
address potential impacts from specific development projects that might occur under the LOCP.

The assessment of aesthetic impacts involves qualitative analysis that is inherently subjective in nature.
Different viewers react to viewsheds and aesthetic conditions differently. This evaluation measures the
existing visual environment against the anticipated level of development under the proposed LOCP. For
this analysis, the community has been observed and photographically documented in the surrounding
context. Primary view corridors, typically major public roadways, were used as a basis for classifying
impacts, because they define the primary public vantage points for the largest number of viewers within
the community.

It should be noted that project-level details for individual development projects are not known at this
time. Therefore, this analysis is programmatic in nature and uses a “reasonable worst case scenario” to
assess potential impacts regarding the appearance of future development in the context of existing
regulations and design standards pertaining to aesthetics.
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Significance Thresholds. The following criteria are based on the County’s Initial Study and Initial
Study checklist, and Appendix G of the State CEQA Guidelines. An impact is considered significant if
development facilitated by the Community Plan would:

* Create an aesthetically incompatible site open to public view;

* Introduce a use within a scenic view open to public view;

* Change the visual character of an area;

* Create glare or night lighting, which may affect surrounding areas; or
* Impact unique geologic or physical features.

o

. Impacts and Mitigation Measures.

Threshold: Would the Community Plan create an aesthetically incompatible site open to
public view?

Impact AES-1 Development under the Community Plan would not result in aesthetically
incompatible site open to public views. Development would be required to
comply with Community Plan design standards, which would reduce impacts
to a Class lll, less than significant, level.

As part of the Community Plan, design guidelines and standards were established for the community as
a whole, as well as for new commercial, industrial, mixed-use, and multi-family residential projects.
Guidelines are measures that projects should endeavor to undertake, where possible. Standards are
requirements that must be met. Together, the guidelines and standards are meant to cultivate
aesthetically compatible development in the community of Los Osos. Applicable guidelines and
standards include, but are not limited to: height restrictions, prohibition of certain building materials and
encouragement for others, tree planting requirements, use of compatible building massing and
architectural style, inclusion of pedestrian-scale details, and massing to avoid the appearance of large,
continuous building facades.

Compliance with proposed design guidelines and standards would ensure that future development
would not be aesthetically incompatible with the existing community. Impacts would be less than
significant.

Mitigation Measures. No mitigation measures would be required.

Residual Impacts. Impacts would be less than significant.
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Threshold: Would the Community Plan introduce a use within a scenic vista open to
public view?

Impact AES-2 The Community Plan would introduce development within a scenic public
view. However, design guidelines and standards included in the Community
Plan that address the appearance of future development projects in these
areas would ensure that impacts would be less than significant (Class Ill).

A scenic vista for purposes of CEQA can be defined as a viewing point that provides expansive views of a
highly valued landscape available to the general public. Although the proposed LOCP does not define
“scenic vista”, for the purposes of this analysis, a scenic vista will be views of these features from public
places (e.g., roadways) that may be altered by future development within the LOCP. The Estero Area
Plan identifies several scenic vistas outside the LOCP area that are visible from within the Los Osos
Community area, which should therefore be considered in the project analysis. These include:

* Irish Hills Scenic Backdrop Critical Viewshed and Los Osos Valley Road Scenic Corridor. These are
established to protect important views of scenic backdrops, background vistas and foreground
areas from Los Osos Valley Road. Note that the protected portion of Los Osos Valley Road begins
eastward from the eastern boundary of the Los Osos Valley Memorial Park, and is thus outside
the LOCP area.

* The Morros SRA. The SRA covers Cerro Cabrillo, Hollister Peak and associated hills from the tops
of these peaks, hills and connecting ridges down to the 300-foot elevation. These areas
correspond to the visually prominent peaks and backdrops that are visible from Highway 1, Los
Osos Valley Road, Turri Road, and South Bay Blvd. The SRA standards are intended to protect
scenic vistas from those roads.

The Estero Area Plan also contains policies and programs regarding the protection of scenic hillsides,
ridgelines, native trees, coastal views and open space. The degree to which the existing regulatory
framework, in combination with the proposed LOCP policy framework, provides adequate protection of
these resources will be the basis for determining the significance of the potential impact.

The proposed LOCP envisions urban development throughout the community, generally similar to what
is currently allowed in the Estero Area Plan, but with important differences, in that some areas
previously designated for development will now remain in Open Space. Other areas will still be
developed, but with less intensive land uses, or at lower residential densities. In general, these changes
will reduce potential long-term impacts on nearby scenic vistas compared to what might have otherwise
occurred under the existing Estero Area Plan. Nevertheless, future development in currently
undeveloped areas could have an adverse effect on scenic vistas, if not properly designed, especially
with respect to setbacks and building heights as visible from public roadways, including South Bay
Boulevard and Los Osos Valley Road, which are identified as important view corridors.
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Proposed LOCP Policies to Address Potential Impacts. The proposed LOCP includes the following

policy framework to address potential impacts, which would be applied to future development within
the area as appropriate:

2.5.3 Land Use

LU-1. Maintain a hard urban edge around the community of Los Osos, surrounded by a well-

managed community greenbelt.

A.

Do not expand the Urban Reserve Line (URL) beyond what has been delineated in this
plan.

Do not expand existing Residential land use categories or increase residential densities
outside the Urban Service Line beyond what is delineated in this plan.

Program LU-1.1. Los Osos Greenbelt. The County should support expansion, conservation,

maintenance, and enhancement of the greenbelt as shown in Figure 4-1. The County should

support efforts of public agencies, conservation organizations, and others to acquire

easements and properties in fee within and outside of the URL to expand the greenbelt along

the eastern and southern fringe of the community. Easements could be acquired through

means such as purchase, approval of land use permits for development projects, and

mitigation banking.

LU-3. Maintain a small-town atmosphere, while increasing opportunities for businesses and

employment.

A.

Encourage new development to provide variety in appearance of housing in new
neighborhoods and street-facing entrances that are less dominated by garages.

Program LU-3.1. Gateways. The County should work with the community to enhance
and landscape entryways to the community along Los Osos Valley Road and South Bay
Boulevard in a way that reflects community identity. One preferred location for an
entryway is a portion of the right-of-way at the northeast corner of Los Osos Valley Road
and South Bay Boulevard.

Chapter 7, Planning Area Standards.

7.3 Communitywide Standards

E.2.c. Visual Resources. If applicable, building sites shall not be located on slopes or ridgetops so

that structures are silhouetted against the night sky as viewed from public roads, public beaches,

the ocean, or the Morro Bay estuary.

M. Coastal Access and Bayfront Development.

y

\
=

4.1-14

—

~ v
=
>

- Z

<~z

.z

w0

UILDING
[ oBiIsPoO

\



Los Osos Community Plan EIR
Section 4.1 — Aesthetics

1. Height. Proposed structures on sites that are bayward of a line shown in Figure 7.3
[of the LOCP] are limited to a maximum height of 14 feet, except where a greater height
is noted.

3. Fences. Fences shall not be constructed that would restrict public views of the bay
from public roads or preclude lateral public access. Fences on the bayfront side of
development shall not interfere with movement or migration of native wildlife.

N. Building Height. Exceptions to height limitation pursuant to Chapter 23.04 of the Coastal

Zone Land Use Ordinance shall not apply to any planning area standards that specify maximum

building height or building face height. Solar panels may extend 2 feet above the ridgeline.

Q. Residential Development and Design Guidelines. [This section provides a variety of guidelines

intended to encourage diversity of appearance, discourage gated communities, provide for

visually compatible fencing, and appropriate setback requirements. Refer to the Draft LOCP for a

complete description of standards.]

7.5 Land Use Category Standards

A.5. Baywood Commercial Area (Special Community)

b. Height. Maximum building height shall be 25 feet, except where a lower height limit
is established.

j. Baywood Design Guidelines. [This section provides a variety of standards intended to
improve the architectural character of development within the CBD. Refer to the Draft
LOCP for a complete description of standards.]

G. Recreation (REC)

4.b. Portion of Tract 16436 West of Pecho Road, Lodging Design and Height Limitation.
All buildings shall be residential in scale and have a maximum height of 28 feet.

I. Residential Multi-Family (RMF)

1.b.2. Height Limitation. Maximum height shall be 28 feet, except for bayfront areas
[which are less, per LOCP Figure 7-3].

J. Morro Shores Mixed Use Area (RMF, RSF, CS)

1. Height. Maximum height for residential, transient lodgings, and accessory uses shall

be 28 feet.

5. Multi-Use Business/Commerce Park Standards
b. Character. The multi-use business park shall have landscaped open spaces in
a campus-like character that provides an attractive environment and respects
the natural environment. It shall be compatible with surrounding neighborhoods
and the community.
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j. Height. Maximum building height shall be 30 feet.

k. Other Criteria. [This section includes a variety of design criteria intended to
address potential compatibility and visual impacts. Refer to the draft LOCP for
the complete description.]

8.a.(iii). Low Density Residential, Area 2: 8.8-acre property fronting on Ramona Avenue.
Compatibility. Non-residential development shall be sited, designed, and landscaped to
be compatible with surrounding residential areas. Several smaller buildings are
preferred to fewer, more massive ones.

K. West of South Bay Boulevard RMF, REC
4. Design Guidelines. [This section provides a variety of guidelines intended to improve
the character of development that recognize the visual sensitivity of this area. Refer to
the Draft LOCP for a complete description of standards.]

L. Residential Single-Family (RSF)
1. Height. Maximum height shall be 28 feet, except where other applicable planning
area standards establish other specific height limits. [Draft LOCP describes modified
limits within Cabrillo Estates]

M. Residential Suburban (RS)
3.b.(i). West of Pecho Area, South of Monarch Grove. Height. Maximum building height
shall be 22 feet.

These policies and standards address a variety of design-related issues throughout the community,
especially as they relate to building heights, setbacks, and land use compatibility. In the aggregate, they
build on the existing framework of the Estero Area Plan, and protect visual resources, including those
associated with the nearby Irish Hills and Morros, as well as those associated with the bay and estuary.
In the aggregate, they provide a high level of programmatic protection, and serve as a clear basis for
protecting these resources when applied to future development through the entitlement process
associated with that development.

Impacts to nearby scenic vistas are therefore considered to be less than significant (Class Ill).

Mitigation Measures. No mitigation measures are required, because the impact is less than
significant. Although not identified as an impact, it is recommended that the LOCP identify the Morros
and Irish Hills as protected resources within its policy framework (carried forward from the Estero Area
Plan), in order to provide a clear basis for their protection. It is also recommended that views of the bay
and across the bay be identified as potentially scenic resources in the LOCP, again to provide the basis for
the policies already included in the plan to protect those resources.

Residual Impacts. Impacts would be less than significant without mitigation.
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Threshold: Would the Community Plan introduce a use within a scenic vista open to
public view?

Impact AES-3 Buildout under the LOCP would not impair views from currently designated
scenic corridors. However, the LOCP does not address the evaluation of Pecho
Valley Road, which is identified in the COSE as a potentially scenic corridor. In
addition, both Los Osos Valley Road and South Bay Boulevard could
potentially qualify as critical viewsheds, which should be considered in the
LOCP. This is a significant but mitigable (Class Il) impact.

There are no designated scenic roadways within the Community Plan area. Los Osos Valley Road outside
the LOCP area is designated as a scenic corridor, eastward of the Los Osos Valley Memorial Park. Within
this corridor, there are views of the Irish Hills critical viewshed to the south, and views of hills subject to
agricultural land uses to the north.

Although not designated as scenic corridors within the LOCP area, Los Osos Valley Road and South Bay
Boulevard provide scenic views of nearby natural resources, as described in Impact AES-2. Similarly,
these corridors are also not identified in the Conservation and Open Space Element as “suggested scenic
corridors” pursuant to COSE Policy VR 4.1. Although the proposed policy framework included in the
LOCP to address potential aesthetic impacts is generally considered sufficient to address potential visual
impacts along these corridors, they may warrant special protection under the County’s Coastal Zone
Land Use Ordinance.

Similarly, views from many other roadways within the community, including Pecho Road, Bayview
Heights Drive and other collectors and/or local roads, may be considered to be generally scenic, largely
because the overall setting of the community itself, in its location adjacent to the Morro Bay estuary,
Pacific Ocean, Morro Bay sandspit, and nearly hillsides. The regulations included in the LOCP recognize
this fact, and place adequate protections to protect public views of these resources from community
roadways. However, because these roads are not as heavily used as the two major arterials identified
above, it is not recommended that additional scenic roadways be identified in the LOCP for the purpose
of putting additional regulations in place.

The County’s Conservation and Open Space Element designates Pecho Valley Road west of Rodman Drive
through Montana de Oro State Park as a “suggested scenic corridor”, which means it is a candidate for
potential evaluation under that document’s Policy VR 4.1, Designation of Scenic Corridors. Pursuant to
that policy, a corridor study would include the following components:

(a) specify the features that need to be protected through a site-specific analysis of each
viewshed;
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(b) state why it is important to protect those features;

(c) where applicable, establish specific mapped boundaries that define the minimum area
necessary to protect the identified features;

(d) identify the type of inappropriate development that should be regulated;
(e) involve area property owners; and
(f) be accompanied by an economic assessment.

The proposed LOCP does not include policies or programs to address the evaluation of this potentially
scenic roadway.

Proposed LOCP Policies to Address Potential Impacts. The proposed LOCP includes the following
policy framework to address potential impacts, which would be applied to future development within
the area as appropriate:

2.5.3 Land Use

LU-1. Maintain a hard urban edge around the community of Los Osos, surrounded by a well-
managed community greenbelt.
C. Do not expand the Urban Reserve Line (URL) beyond what has been delineated in this
plan.
D. Do not expand existing Residential land use categories or increase residential densities
outside the Urban Service Line beyond what is delineated in this plan.

Program LU-1.1. Los Osos Greenbelt. The County should support expansion, conservation,
maintenance, and enhancement of the greenbelt as shown in Figure 4-1. The County should
support efforts of public agencies, conservation organizations, and others to acquire
easements and properties in fee within and outside of the URL to expand the greenbelt along
the eastern and southern fringe of the community. Easements could be acquired through
means such as purchase, approval of land use permits for development projects, and
mitigation banking.

These policies and standards require a hard urban edge and protective greenbelt around the community.
This will collectively have the effect of protecting the designated scenic corridor of Los Osos Valley Road
outside the community. However, the proposed LOCP does not include policies or programs to address
the evaluation of Pecho Valley Road, which is identified as a potentially scenic roadway under the
Conservation and Open Space Element. Similarly, neither the COSE nor the LOCP include similarly
protective policies for Los Osos Valley Road and South Bay Boulevard where they traverse the
community. This is considered a potentially significant (Class Il) impact requiring mitigation.

€
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Mitigation Measures. In addition to the policies discussed above, the following mitigation

measures are required to reduce Impact AES-3 to a less than significant level.

AES-3(a)

AES-3(b)

Pecho Valley Road Scenic Corridor Policy. The table under Section 2.4.1 of the
LOCP shall be modified to include the following under the heading “Conservation
and Open Space Element”:

Policy VR 4.1 Designation of Scenic Corridors. Designate scenic corridors based on
the recommendations for Scenic Corridor Studies, for the candidate roads and
highways listed in Table VR-2. Pecho Valley Road from Rodman Drive through
Montana de Oro State Park is identified as a candidate scenic corridor.

In addition, the following language shall be added as a new policy in Section 2.5.5 of
the LOCP:

Pecho Valley Road from Rodman Drive to the boundary of Montana de Oro State
Park shall be designated as a Critical Viewshed. Development along this corridor
shall be subject to the Visual Resource standards included in the Coastal Zone Land
Use Ordinance Section 23.04.210.

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included
in the LOCP prior to adopting the plan.

Los Osos Valley Road and South Bay Boulevard Policy Modification. The following
language shall be added as a new policy in Section 2.5.5 of the LOCP:

South Bay Boulevard, and Los Osos Valley Road east of South Bay Boulevard, shall be
designated as a Critical Viewshed. Development along these corridors shall be
subject to the Visual Resource standards included in the Coastal Zone Land Use
Ordinance Section 23.04.210.:

Plan Requirements and Timing. The Planning and Building Department shall add the
recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included
in the LOCP prior to adopting the plan.

Residual Impacts. With proposed mitigation, impacts would be less than significant.
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Threshold: Would the Community Plan change the visual character of the area?

Impact AES-4 Buildout under the LOCP would not degrade the visual character of the
Community Plan area and its surroundings, because the proposed LOCP
provides adequate protection of these resources in its policy framework. This
is a less than significant (Class Ill) impact.

This impact addresses the potential for development under the proposed LOCP to substantially degrade
the visual character within the community and the surrounding area.

Within the community itself, the urban design quality is highly variable. Residential buildings vary in age
and style, and lack architectural cohesiveness. The visual quality of homes varies greatly, although many
would regard this characteristic as a distinctive part of the Los Osos community character, which in the
aggregate is recognizable as a semi-rural coastal community, similar to what might be found elsewhere in
rural coastal California or on the Pacific coast in general.

The commercial core of the community west of South Bay Boulevard on Los Osos Valley Road is
recognizable as such, but not visually distinctive. With large building setbacks and parking lots between
the road and buildings, it tends to provide the feeling it is auto-oriented, and not conducive to
pedestrian circulation. Visually, it tends to lack cohesiveness that are essential to developing and
enhancing a community’s character.

The community’s partially-paved circulation system is part of the distinctive character of the community.
While most roadways are paved, some are not, and many lack curbs gutters and sidewalks. Again, many
people feel these features contribute to the overall character of the community, but others might feel
that roadways improvements would be warranted to improve the overall visual quality of the town.

In contrast to the variable urban design quality of Los Osos, the edges of the community are visually
striking. The existing visual character of the surrounding area is generally considered to be of very high
quality, in a semi-rural setting, surrounded by distinctive visual resources such as the bay, estuary, Irish
Hills and the Morros. The Estero Area Plan recognizes the value of these resources through extensive
resource protection policies.

The Estero Area Plan also contains policies and programs regarding the community’s overall character,
including the protection of scenic hillsides, ridgelines, native trees, coastal views and open space. The
degree to which the existing regulatory framework, in combination with the proposed LOCP policy
framework, provides adequately protection of these resources will be the basis for determining the
significance of the potential impact.

The proposed LOCP envisions urban development throughout the community, generally similar to what
is currently allowed in the Estero Area Plan, but with important differences, in that some areas
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previously designated for development will now remain in Open Space. Other areas will still be
developed, but with less intensive land uses, or at lower residential densities.

With respect to community character, the proposed LOCP includes many policies that focus not only on
the protection of scenic resources, but also on urban design. These include creating a more inviting
commercial core (Central Business District) that enhances the existing community character.

Proposed LOCP Policies to Address Potential Impacts. The proposed LOCP includes the following
policy framework to address potential community character related impacts, which would be applied to
future development within the area as appropriate:

2.5.3 Land Use

LU-1. Maintain a hard urban edge around the community of Los Osos, surrounded by a well-
managed community greenbelt.
E. Do not expand the Urban Reserve Line (URL) beyond what has been delineated in this
plan.
F. Do not expand existing Residential land use categories or increase residential densities
outside the Urban Service Line beyond what is delineated in this plan.
Program LU-1.1. Los Osos Greenbelt. The County should support expansion, conservation,
maintenance, and enhancement of the greenbelt as shown in Figure 4-1. The County should
support efforts of public agencies, conservation organizations, and others to acquire
easements and properties in fee within and outside of the URL to expand the greenbelt along
the eastern and southern fringe of the community. Easements could be acquired through
means such as purchase, approval of land use permits for development projects, and
mitigation banking.

LU-2. Concentrate of cluster development to protect contiguous environmentally sensitive areas,
including the habitat of rare, endangered and other sensitive species, and other biologically
important communities.

LU-3. Maintain a small-town atmosphere, while increasing opportunities for businesses and
employment.
B. Encourage new development to provide variety in appearance of housing in new
neighborhoods and street-facing entrances that are less dominated by garages.
C. Street trees and landscaping. Require street tree planting and substantial native,
drought-tolerant landscaping with new development.
D. Consider neighborhood compatibility when reviewing discretionary development
proposals. In particular, ensure consistency with the following principles:
* Integrate new development with the adjacent neighborhood
*  Prevent development that is isolated by perimeter walls and fences
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* Design new development to conserve energy and consider use of passive
solar energy design.

* Protect sensitive habitat areas by locating development away from
environmentally sensitive areas. Provide options, incentives and flexibility to
accomplish this.

Program LU-3.1. Gateways. The County should work with the community to enhance and
landscape entryways to the community along Los Osos Valley Road and South Bay Boulevard
in a way that reflects community identity. One preferred location for an entryway is a
portion of the right-of-way at the northeast corner of Los Osos Valley Road and South Bay
Boulevard.

Program LU-3.2. CBD Design and Enhancement. If there is property owner interest, the
County should facilitate development of a design plan and possible accompanying standards
and guidelines for the central business district the implement the following design principles,
in addition to the design standards and guidelines listed for the central business district in
Chapter 7, Planning Area Standards.

A. Design streets, streetscapes, landscaping, parking lots, and buildings to encourage

pedestrian use and activities.

B. Promote a mixture of commercial and residential uses.

C. Emphasize the importance of public spaces.
The design plan should be developed together with property and business owners, with
participation by surrounding neighborhoods. Also, if there is property owner interest,
facilitate formation of a business improvement district or other entity in order to finance,
implement and maintain improvements.

LU-6. Maintain and enhance the unique character of the Baywood Commercial area.

Program LU-6.1. Baywood Commercial Area Design and Enhancement. If there is property

owner interest, the County should facilitate development of a design plan and possible

accompanying standards and guidelines for the central business district the implement the

following design principles, in addition to the design standards and guidelines listed for the

Baywood Commercial in Chapter 7, Planning Area Standards.

A. Design streets, streetscapes, landscaping, parking lots, and buildings to encourage
pedestrian use and activities.

B. Emphasize the importance of public spaces.
C. Provide landscaped pedestrian spaces that are inter-connected by a network of
walkways and plazas.
D. Provide traffic calming measures on 2" Street.
E. Provide for a balance of neighborhood and visitor-serving uses.
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F. Provide access to the bay, and promote visitor-serving or tourist-oriented recreation
focused on the bay.

G. Encourage use of sidewalks and public spaces for restaurant seating, arts and crafts
displays and other uses that encourage pedestrian activity.

H. Encourage mixed residential and commercial/office uses throughout the Baywood
Commercial area, as well as bed and breakfast accommodations on 3" Street.

The design plan should be developed together with property and business owners, with
participation by surrounding neighborhoods. Also, if there is property owner interest,
facilitate formation of a business improvement district or other entity in order to finance,
implement and maintain improvements.

LU-8. Maintain a suburban character for specific Residential Single Family projects that will not
be served by the communitywide wastewater project.
A. Retain a more suburban character in the Martin Tract and minimize removal of trees in
the eucalyptus grove.
B. Maintain a more suburban character in a portion of the Vista de Oro Area between the
Vista de Oro development and Redfield Woods.

2.5.4 Circulation

CIR-4. Design the Los Osos community circulation system to be compatible with the community’s
character and responsive to local environmental needs.

Program CIR-4.3. Commercial Streetscape. In commercial areas, require curbs, gutters, wide
sidewalks, street lights, gathering areas, and undergrounded utilities. Maintenance
responsibility for improvements in gathering areas, including tree planters, street lights and
pedestrian amenities, rest with the fronting property owner, an established maintenance entity
or as defined with the encroachment permit.

Chapter 7, Planning Area Standards

7.3 Communitywide Standards

E.2.h. Visual Resources. If applicable, building sites shall not be located on slopes or ridgetops so
that structures are silhouetted against the night sky as viewed from public roads, public beaches,
the ocean, or the Morro Bay estuary.

G. Light and Glare. At the time of application for any land divisions, land use permit or coastal

development permit, the applicant shall provide details on any proposed exterior lighting, if
applicable. Except as necessary to support agricultural operations, all lighting fixtures shall be
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shielded so that neither the lamp nor the related reflector interior surface is visible from adjacent
properties. Light hoods shall be dark-colored.

L.1.d. Streets and Circulation, Trees, Characteristics [relevant portion]. Trees [for planting in the
streetscape] shall meet the following requirements...: Drought tolerant, appropriate to the
climate, resistant to disease, compatible with the character of the area, consistent with the scale
of the roadway, and of a size that will not impair major public view corridors to and along the
coast.

M. Coastal Access and Bayfront Development.
1. Height. Proposed structures on sites that are bayward of a line shown in Figure 7.3
[of the LOCP] are limited to a maximum height of 14 feet, except where a greater height
is noted.
3. Fences. Fences shall not be constructed that would restrict public views of the bay
from public roads or preclude lateral public access. Fences on the bayfront side of
development shall not interfere with movement or migration of native wildlife.

N. Building Height. Exceptions to height limitation pursuant to Chapter 23.04 of the Coastal
Zone Land Use Ordinance shall not apply to any planning area standards that specify maximum
building height or building face height. Solar panels may extend 2 feet above the ridgeline.

Q. Residential Development and Design Guidelines. [This section provides a variety of guidelines
intended to encourage diversity of appearance, discourage gated communities, provide for
visually compatible fencing, and appropriate setback requirements. Refer to the Draft LOCP for a
complete description of standards.]

7.5 Land Use Category Standards

A.4. Commercial Retail, Central Business District

a. Height. Maximum building height shall be 30 feet.

b.(vii). Mixed Use Development, Site Design. [This section provides a variety of standards
intended to promote appropriate scale and enhance the visual quality of the CBD. Refer to the
Draft LOCP for a complete description of standards.]

c. Design Guidelines. [This section provides a variety of standards intended to improve the
architectural character of development within the CBD. Refer to the Draft LOCP for a complete
description of standards.]

A.5. Baywood Commercial Area (Special Community)
b. Height. Maximum building height shall be 25 feet, except where a lower height limit
is established.
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j. Baywood Design Guidelines. [This section provides a variety of standards intended to
improve the architectural character of development within the CBD. Refer to the Draft
LOCP for a complete description of standards.]

B. Commercial Service (CS)
1. Height. Maximum building height shall be 30 feet.
2. Compatibility. All commercial development subject to discretionary approval shall
incorporate measures to assure compatibility with nearby residences (including onsite
caretaker units), with regard to impacts associated with, but not limited to, noise,
vibration, odor, light, glare, hazardous materials, truck traffic, exhaust, unsightliness, or
hours of operation. Land use permit applications shall include a description of activities
that may be incompatible with residential neighbors and measures to avoids or mitigate
those incompatibilities. This may require the applicant to submit special studies, such as
a noise study, to address these issues.

C. Office and Professional (OP)
2. Height, Central Business District. Maximum building height in the CBD shall be 30
feet.
3.b. Site Design Criteria. All new development shall resemble the size, character and
scale of the surrounding residences, and shall provide landscaping between new
development and the frontage of the nearest public road. Pedestrian sidewalks shall be
provided between new development and the nearest public road. All outdoor lighting,
play areas, and new parking spaces shall be located away from residential property lines
or shall be separated by a minimum 10-foot wide landscaping screen.

G. Recreation (REC)
4.b. Portion of Tract 1646 West of Pecho Road, Lodging Design and Height Limitation.
All buildings shall be residential in scale and have a maximum height of 28 feet.

I. Residential Multi-Family (RMF)
1.b.2. Height Limitation. Maximum height shall be 28 feet, except for bayfront areas
[which are less, per LOCP Figure 7-3].

J. Morro Shores Mixed Use Area (RMF, RSF, CS)
1. Height. Maximum height for residential, transient lodgings, and accessory uses shall
be 28 feet.
5. Multi-Use Business/Commerce Park Standards
b. Character. The multi-use business park shall have landscaped open spaces in a
campus-like character that provides an attractive environment and respects the natural
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environment. It shall be compatible with surrounding neighborhoods and the
community.

j. Height. Maximum building height shall be 30 feet.

k. Other Criteria. [This section includes a variety of design criteria intended to address
potential compatibility and visual impacts. Refer to the draft LOCP for the complete
description.]

8.a.(iii). Low Density Residential, Area 2: 8.8-acre property fronting on Ramona Avenue.
Compatibility. Non-residential development shall be sited, designed, and landscaped to be
compatible with surrounding residential areas. Several smaller buildings are preferred to fewer,
more massive ones.

L. Residential Single-Family (RSF)
1. Height. Maximum height shall be 28 feet, except where other applicable planning
area standards establish other specific height limits. [Draft LOCP describes modified
limits within Cabrillo Estates]

M. Residential Suburban (RS)
3.b.(i). West of Pecho Area, South of Monarch Grove. Height. Maximum building height
shall be 22 feet.
3.c.(i). West of Pecho Area, 17-acre Property North of Seascape Plan. Building Design,
All Areas. In the entire Southwestern Hillsides [as shown on Figure 7-34 of the LOCP], all
buildings shall have 1) low profiles that architecturally follow and adapt to the natural
slope and 2) subdued colors that blend with the natural environment.

These policies and standards address a variety of design-related and character-related issues throughout
the community, especially as they relate to building heights, setbacks, and land use compatibility. In the
aggregate, they build on the existing framework of the Estero Area Plan, and protect and enhance the
community’s character, especially as it relates to enhancing the community’s urban center, and providing
a more visually attractive setting for future urban development in its high quality rural setting.

Impacts to the community’s overall visual character are therefore considered to be less than significant
(Class ).

Mitigation Measures. No mitigation measures are required, because the impact is less than
significant.

Residual Impacts. Impacts would be less than significant without mitigation.
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Threshold: Would the Community Plan create glare or night lighting, which may affect
surrounding areas?

Impact AES-5 Buildout under the LOCP could introduce new sources of light and glare, but
potential impacts would be generally addressed by the proposed policy
framework set forth in the LOCP. This is considered a less than significant
(Class Ill) impact.

The Los Osos community is in a rural setting, and apart from existing low intensity lighting of its streets,
businesses and homes, is a relatively dark place at night, with little light spillover into the surrounding
rural area.

Future development within the LOCP area would introduce new housing and commercial uses, which will
increase the opportunities for new lighting and glare that could potentially result in impacts. Street
improvements will also include new street lights. Overall, continued development would gradually
increase the potential for new sources of light and glare throughout the community. This is especially
important, not only in the context of land use compatibility and community character, but from a habitat
protection perspective. Without proper regulatory protections, new lighting could result in potential
impacts.

Proposed LOCP Policies to Address Potential Impacts. The proposed LOCP includes the following
policy framework to address potential light and glare related impacts, which would be applied to future
development within the area as appropriate:

Chapter 7, Planning Area Standards

7.3 Communitywide Standards

G. Light and Glare. At the time of application for any land divisions, land use permit or coastal
development permit, the applicant shall provide details on any proposed exterior lighting, if
applicable. Except as necessary to support agricultural operations, all lighting fixtures shall be
shielded so that neither the lamp nor the related reflector interior surface is visible from adjacent
properties. Light hoods shall be dark-colored.

7.5 Land Use Category Standards

A.4. Commercial Retail, Central Business District
b.(vii). Mixed Use Development, Site Design. [This section provides a variety of
standards intended to promote appropriate scale and enhance the visual quality of the
CBD. Refer to the Draft LOCP for a complete description of standards.]
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c. Design Guidelines. [This section provides a variety of standards intended to improve
the architectural character of development within the CBD. Refer to the Draft LOCP for a
complete description of standards.]

B. Commercial Service (CS)

2. Compatibility. All commercial development subject to discretionary approval shall
incorporate measures to assure compatibility with nearby residences (including onsite
caretaker units), with regard to impacts associated with, but not limited to, noise,
vibration, odor, light, glare, hazardous materials, truck traffic, exhaust, unsightliness, or
hours of operation. Land use permit applications shall include a description of activities
that may be incompatible with residential neighbors and measures to avoids or mitigate
those incompatibilities. This may require the applicant to submit special studies, such as
a noise study, to address these issues.

C. Office and Professional (OP)

3.b. Site Design Criteria. All new development shall resemble the size, character and
scale of the surrounding residences, and shall provide landscaping between new
development and the frontage of the nearest public road. Pedestrian sidewalks shall be
provided between new development and the nearest public road. All outdoor lighting,
play areas, and new parking spaces shall be located away from residential property lines
or shall be separated by a minimum 10-foot wide landscaping screen.

These policies and standards address a variety of design-related throughout the community, especially as
they relate to light and glare. In the aggregate, they build on the existing framework of the Estero Area
Plan, and protect and enhance the community’s character, especially as it relates to reducing potential

impacts with respect to light and glare.

As the street lighting authority, Los Osos Community Services District could expand or increase the
density of street lighting within the district. The community considers adequate exterior lighting to be
desirable, as it helps to promote safety. However, the introduction of new lighting sources could reduce

visibility of the nighttime views in the area. Additionally, new sources of glare may result from materials

used for new development within the community. However, compliance with exterior lighting
regulations in Section 23.04 of the Coastal Zone Land Use Ordinance and the proposed design-related
guidelines included in the LOCP would ensure that impacts are less than significant (Class Ill).

Mitigation Measures. Impacts would be less than significant.

Residual Impacts. Impacts would be less than significant without mitigation.
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Threshold: Would the Community Plan impact a unique geologic or physical feature? ‘

Impact AES-6 Buildout under the LOCP would not damage any identified unique geologic or
physical feature. Potential impacts would be adequately addressed by the
proposed policy framework set forth in the LOCP. This is considered a less
than significant (Class Ill) impact.

All development under the LOCP would occur either within previously identified or partially developed
urban areas, or in certain cases, within undeveloped lands that are generally flat and suitable for
development. There are no identified unique geologic or physical features that would be removed or
damaged as a result of such development. Therefore, impacts to such features within Los Osos would be
less than significant.

Mitigation Measures. Impacts would be less than significant.

Residual Impacts. Impacts would be less than significant without mitigation.

¢. Cumulative Impacts. The evaluation of the LOCP in this EIR, which includes buildout of the
Los Osos community, accounts for all of the expected and foreseeable growth in the Los Osos area. As
described above, this includes less than significant impacts related to aesthetic compatibility,
introducing a use within a scenic view open to public view, changes in visual character, glare and night
lighting, and unique geologic or physical features. Regional growth in the project vicinity, including in the
City of Morro Bay and nearby rural areas between Los Osos and the City of San Luis Obispo, while
expected to be relatively minor over the life of the proposed LOCP, may impact regional aesthetics and
visual resources. However, buildout of the proposed LOCP would not contribute to these cumulative
impacts. Cumulative impacts were evaluated comprehensively in this EIR at a programmatic level based
on available information, and are considered Class lll, Less Than Significant. As future applications for
individual projects are submitted at a project level of detail, the precise evaluation of future project-
related impacts would be coordinated through individual project-level environmental review.

d. Subsequent Environmental Review for Future Development Projects in the Community Plan
Area. Pursuant to CEQA Guidelines Section 15183, additional CEQA review is not required for projects
that are consistent with the development density established by existing zoning, community plan or
general plan policies for which an EIR was certified, except as might be necessary to examine whether
there are project-specific effects which are peculiar to the project or its site. Table 4.1-1 describes
conditions under which future development in the study area would require additional CEQA review,
pursuant to Section 15183.
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Table 4.1-1. Conditions Under Which Future Development in the Community Plan Area
Would Require Additional CEQA Review

Condition Impact to Address
The future project is inconsistent with underlying AES-1 through AES-6
General Plan and zoning designations.
The future project is inconsistent with Community AES-1 through AES-6
Plan policies or design guidelines.
The future project would result in an impact peculiar Impact that is peculiar to the project or parcel

to the project or parcel in any issue area. An effect is
not considered peculiar if uniformly applied
development policies or standards previously adopted
by the County would substantially mitigate the
environmental effect.

The future project would result in an impact or Impact other than AES-1 through AES-6
impacts not analyzed above, including off-site or
cumulative effects.

The future project would result in an impact or Worsened AES-1 through AES-6, as applicable
impacts analyzed above, but at a higher level of
severity as a result of substantial new information
not known at the time the EIR was certified.
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4.2 AIR QUALITY

This chapter summarizes the results of the Air Quality Analysis prepared for the Community Plan
(Appendix B). Impacts were assessed in accordance with guidance provided by the San Luis Obispo Air
Pollution Control District (SLOAPCD). The Community Plan would be consistent with the Clean Air Plan
(CAP. Construction emissions associated with projects implemented under the Community Plan would be
Class Il, significant but mitigable. Impacts associated with sensitive receptors and odors would be Class
111, less than significant.

4.2.1 Setting

a. Environmental Setting.

Air Basins. The State of California is divided geographically into 15 air basins for managing the
air resources of the state on a regional basis. Areas within each air basin are considered to share the
same air masses and, therefore, are expected to have similar ambient air quality. If an air basin is not in
either federal or state attainment for a particular pollutant, the basin is classified as a moderate, serious,
severe, or extreme non-attainment area for that pollutant (there is also a marginal classification for
federal non-attainment areas). Once a non-attainment area has achieved the air quality standards for a
particular pollutant, it may be redesignated as an attainment area for that pollutant. To be
redesignated, the area must meet air quality standards and prepare a maintenance plan demonstrating
the ability of the basin to in continuing to meet and maintain air quality standards, as well as satisfy
other requirements of the Clean Air Act (CAA). Areas that are redesignated attainment are called
maintenance areas. The project is located in San Luis Obispo County, which is within the South Central
Coast Air Basin (Basin), which also includes Santa Barbara and Ventura Counties.

Geographic Setting. The unincorporated community of Los Osos is located along the coast in the

central portion of San Luis Obispo County, generally south of and adjacent to Morro Bay and its
associated estuary. Los Osos is approximately 4 miles south of the City of Morro Bay, across the
bay/estuary, and approximately 10 miles west of the City of San Luis Obispo, at the western end of Los
Osos Valley, a broad, relatively flat agricultural area formed by Los Osos Creek. The county can be
divided into three general geographic regions including the Coastal Plateau, the Upper Salinas River
Valley, and the East County Plain (SLOAPCD 2001). The Community Plan area is located with the Coastal
Plateau region.

Climate. The climate of the County can be generally characterized as Mediterranean, with
warm, dry summers and cooler, relatively damp winters. Along the coast, mild temperatures are the rule
throughout the year due to the moderating influence of the Pacific Ocean. The mean annual
temperature for the project area is 63 degrees Fahrenheit (°F). The average annual precipitation is

4.2-1

W@”Q _—DPLANNING & BUILDING
cov o s s o sPO
//\ﬁ/ NTVY F AN LU BiIseP



Los Osos Community Plan EIR
Chapter 4.2 Air Quality

17 inches, falling primarily from November to April. Winter low temperatures in the project area
average about 43°F, and summer high temperatures average about 66°F (Western Regional Climate
Center 2016).

The dominant meteorological feature affecting the region is the Pacific High Pressure Zone, which
produces the prevailing westerly to northwesterly winds. These winds tend to blow pollutants away
from the coast toward the inland areas. Consequently, air quality near the coast is generally better than
that which occurs at the base of the coastal mountain range.

Fluctuations in the strength and pattern of winds from the Pacific High Pressure Zone interacting with
the daily local cycle produce periodic temperature inversions that influence the dispersal or
containment of air pollutants in the county.

The prevailing westerly wind pattern is sometimes interrupted by regional “Santa Ana” conditions. A
Santa Ana occurs when a strong high pressure develops over the Nevada-Utah area and overcomes the
prevailing westerly coastal winds, sending strong, steady, hot, dry northeasterly winds over the
mountains and out to sea.

Existing Air Quality.

National and California Ambient Air Quality Standards

In order to achieve the purposes of the Federal CAA and the California CAA, the United States
Environmental Protection Agency (U.S. EPA) developed primary and secondary national ambient air
quality standards (NAAQS) and the State developed California ambient air quality standards (CAAQS). Six
criteria pollutants of primary concern have been designated: ozone (0O3), carbon monoxide (CO), sulfur
dioxide (SO,), nitrogen dioxide (NO,), lead (Pb) and respirable particulate matter (PMjo and PM;s). The
current NAAQS and CAAQS are presented in Table 4.2-1.

4.2-2
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Table 4.2-1. Ambient Air Quality Standards

Averaging California Standards National Standards
Pollutant Time Concentration Method Primary Secondary Method
0.09 ppm _
Ozone 1 Hour (180 pg/m?) Ultraviolet f,?::;?s Ultraviolet
3 Hour 0.07 ppm Photometry 0.070 ppm Standazd Photometry
(137 ug/;nB) (137 ug/rrf)
Respirable 5\4 HOLllr 50 pg/m Gravimetric or 150 pg/m Same as Inertial Separation
Particulate A:i?:r?\etic 20 pg/m’ Beta Attenuation B Primary and Gravimetric
Matter (PMyo) Mean He Standard Analysis
Same as
. 3 .
F|ne. 24 Hour No Separate State Standard 35 pug/m Primary Inertial Separation
Particulate Standard . .
Matter Annual and Gravimetric
. ) 3 Gravimetric or 3 3 Analysis
(PM,5) Arithmetic 12 pug/m Beta Attenuation 12 ug/m 15 ug/m
Mean
1 Hour 20 ppm 3 35 ppm 3 -
(23 mg/m°?) . . (40 mg/m°?) ) .
Carbon 9.0 pom Non-dispersive 9 pom Non-dispersive
Monoxide 8 Hour (1'0 Frjnp /) Infrared (1zpm /) - Infrared
(CO) 3 Hour 6 ppmg Photometry g Photometry
(Lake Tahoe) (7 mg/m’) B B
1 Hour ?3';3 Tg);nt) (110808p£gb/m3) B
Nitrogen A I Gas Phase Chemi- 3 Gas Phase Chemi-
Dioxide (NO,) A:i?:r?\etic 0.030 ppm luminescence 0.053 ppm P?irr?;?ys luminescence
3 3
Mean (57 ng/m’) (100 pg/m’) Standard
0.25 ppm 75 ppb _
1 Hour (655 pg/m’) (196 pg/m’)
_ _ 0.5 ppm Ultraviolet
3 Hour (1,300 ug/ma) Fluorescence;
Sulfur Dioxide Ultraviolet 0.14 ppm Spectro-
0.04 ppm
(SO,) 24 Hour (105 pg/m’) Fluorescence (for certain - photometry
He areas) (Pararosaniline
Annual 0.030 ppm Method)
Arithmetic - (for certain -
Mean areas)
30 Day 3
Average 1.5 pg/m
Calendar _ 1.5 pg/m’ (for High Volume
Lead Quarter Atomic Absorption | certain areas) Same as Sampler and
Rolling Primary Atomic Absorption
3-Month - 0.15 pg/m’ Standard
Average
Instrumental
equivalents:
- -extlr?ctlon of0.23 Beta Attenuation
Visibility per kilometer N
R X and Transmittance
Reducing 8 Hour statewide through Filter
Particles -extinction of 0.07 g
. Tape
per kilometer for
Lake Tahoe Air No National Standards
Basin
Sulfates 24 Hour 25 pg/m’ lon Chroma-
HE tography
Hydrogen 0.03 ppm Ultraviolet
X 1 Hour 3
Sulfide (42 pg/m’) Fluorescence
. . 0.01 ppm Gas Chroma-
Vinyl Chloride | 24 Hour (26 pg/m’) tography

Source: State of California 2015.
ppm = parts per million; ppb = parts per billion; pg/m’ = micrograms per cubic meter; — =

not applicable.
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Air Quality Measurements

Air quality at a particular location is a function of the kinds, amounts, and dispersal rates of pollutants
being emitted into the air locally and throughout the basin. The major factors affecting pollutant
dispersion are wind speed and direction, the vertical dispersion of pollutants (which is affected by
inversions), and the local topography.

Air quality is commonly expressed as the number of days in which air pollution levels exceed state
standards set by the California Air Resources Board (CARB) or federal standards set by the U.S. EPA.
There are currently ten air quality monitoring stations located in the county. Eight of these stations are
maintained and operated as a part of the SLOAPCD network, and two stations are operated by the CARB
(SLOAPCD 2015). Air pollutant concentrations and meteorological information are continuously
recorded at these stations. Measurements are then used by scientists to help forecast daily air pollution
levels.

The Morro Bay monitoring station located at 899 Morro Bay Boulevard, approximately 2.5 miles north of
Los Osos is the nearest monitoring station to the Community Plan area. The Morro Bay monitoring
station measures ozone and NO,. Table 4.2-2 provides a summary of measurements collected at the
Morro Bay monitoring station for the years 2015 through 2019.

Table 4.2-2. Summary of Air Quality Measurements Recorded
at the Morro Bay Monitoring Station
Pollutant/Standard 2015 2016 | 2017 2018 | 2019

Ozone

Days State 1-hour Standard Exceeded (0.09 ppm) 0 0 0 0 0

Days State 8-hour Standard Exceeded (0.07 ppm) 0 0 0 0 0

Days Federal 8-hour Standard Exceeded (0.075 ppm) 0 0 0 0 0

Max. 1-hr (ppm) 0.064 | 0.060 | 0.071 | 0.057 | 0.058

Max 8-hr (ppm) 0.057 | 0.057 | 0.062 | 0.055 | 0.051
Nitrogen Dioxide

Days State 1-hour Standard Exceeded (0.18 ppm) 0 0 0 0 0

Days Federal 1-hour Standard Exceeded (0.100 ppm) 0 0 0 0 0

Max 1-hr (ppm) 0.043 | 0.036 N/A N/A N/A

Annual Average (ppm) 0.011 | 0.008 N/A N/A N/A
Source: CARB 2019.

Ozone. Nitrogen oxides and hydrocarbons (reactive organic gases [ROG]) are known as the chief
“precursors” of ozone. These compounds react in the presence of sunlight to produce ozone, which is
the primary air pollution problem in the county. Because sunlight plays such an important role in its
formation, ozone pollution—or smog—is mainly a concern during the daytime in summer months. A
majority of the county, including the Community Plan area, have experienced relatively low levels of
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ozone. However, ozone levels exceeding state and federal levels have been measured in the eastern
portion of the county. The eastern portion of the county was designated as a nonattainment area for
the federal ozone standard in May 2012.

Carbon Monoxide. CO is an odorless, colorless gas. It is produced as a result of incomplete combustion
of carbon containing fuels such as coal, wood, charcoal, natural gas, and fuel oil. The county is classified
as a state attainment area and as a federal unclassified area for CO. Small-scale, localized concentrations
of CO above the state and national standards have the potential to occur at intersections with
stagnation points such as those that occur on major highways and heavily traveled and congested
roadways. Localized high concentrations of CO are referred to as “CO hot spots” and are a concern at
congested intersections, where automobile engines burn fuel less efficiently and their exhaust contains
more CO.

Particulate Matter. Particulate matter is a complex mixture of microscopic solid or liquid particles
including chemicals, soot, and dust. Anthropogenic sources of direct particulate emissions include
crushing or grinding operations, dust stirred up by vehicle traffic, and combustion sources such as motor
vehicles, power plants, wood burning, forest fires, agricultural burning, and industrial processes.
Additionally, indirect emissions may be formed when aerosols react with compounds found in the
atmosphere. Health studies have shown a significant association between exposure to particulate
matter and premature death in people with heart or lung diseases. Other important effects include
aggravation of respiratory and cardiovascular disease, lung disease, decreased lung function, asthma
attacks, and certain cardiovascular problems such as heart attacks and irregular heartbeat (U.S. EPA
2016). As its properties vary based on the size of suspended particles, particulate matter is generally
categorized as particulate matter with an aerodynamic diameter of 10 microns or less (PMyg) or
particulate matter with an aerodynamic diameter of 2.5 microns or less (PM,s). PM;o, occasionally
referred to as “inhalable coarse particles” has an aerodynamic diameter of about one-seventh of the
diameter of a human hair. High concentrations of PMy, are often found near roadways, construction,
mining, or agricultural operations. PM,s, occasionally referred to as “inhalable fine particles” has an
aerodynamic diameter of about one-thirtieth of the diameter of a human hair. PM, s is the main cause of
haze in many parts of the United States. Federal standards applicable to PM,5s were first adopted in
1997.

Other Criteria Pollutants. The national and state standards for NO,, oxides of sulfur (SO,), and the
previous standard for lead are being met in the county, and the latest pollutant trends suggest that
these standards will not be exceeded in the foreseeable future. The county is also in attainment of the
state standards for vinyl chloride, H,S, sulfates, and visibility-reducing particulates.

b. Regulatory Setting. Motor vehicles are leading source of air pollution in the county
(SLOAPCD 2016). In addition to these sources, other mobile pollution sources include farming
operations, construction equipment, trains, and airplanes. Emission standards for mobile sources are
established by state and federal agencies, such as the CARB and the U.S. EPA. Reducing mobile source
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emissions requires the technological improvement of existing mobile sources and the examination of
future mobile sources, such as those associated with new or modification projects (e.g., retrofitting
older vehicles with cleaner emission technologies). The state of California has developed statewide
programs to encourage cleaner cars and cleaner fuels. The regulatory framework described below
details the federal and state agencies that are in charge of monitoring and controlling mobile source air
pollutants and the measures currently being taken to achieve and maintain healthful air quality in the
county. In addition to mobile sources, stationary sources also contribute to air pollution in the county.
Stationary sources include gasoline stations, power plants, dry cleaners, and other commercial and
industrial uses. Stationary sources of air pollution are regulated by the local air pollution control or
management district, in this case the SLOAPCD.

Federal Regulations. The Federal CAA was enacted in 1970 (and amended several times since)

for the purpose of protecting and enhancing the quality of the nation’s air resources. In 1971, in order to
achieve the purposes of Section 109 of the CAA [42 United States Code 7409], the U.S. EPA developed
primary and secondary NAAQS. Six criteria pollutants of primary concern have been designated: Os, CO,
S0,, NO,, lead and respirable particulate matter (PM;o and PM,s). The current NAAQS are presented in
Table 4.2-1 and represent the maximum levels of background pollution considered safe, with an
adequate margin of safety, to protect public health and welfare considering long-term exposure of the
most sensitive groups in the general population (i.e., children, senior citizens, and people with breathing
difficulties). The eastern portion of the county is also currently classified as a federal non-attainment
area for ozone, however, the portion of the county containing the Community Plan area is classified as a
federal attainment area for ozone.

State Regulations.

Criteria Pollutants

The U.S. EPA allowed states the option to develop different (stricter) air quality standards. Through the
California CAA signed into law in 1988, the CARB has generally set more stringent limits on the criteria
pollutants as shown in Table 4.2-1. The County is currently classified as a state non-attainment area for
ozone and PMy,.

The California CAA additionally requires that air quality management districts implement regulations to
reduce emissions from mobile sources through the adoption and enforcement of transportation control
measures and:

e Demonstrate the overall effectiveness of the air quality program;

e Reduce non-attainment pollutants at a rate of 5 percent per year, or include all
feasible measures and expeditious adoption schedule;

e Implement public education programs;

e Reduce per-capita population exposure to severe non-attainment pollutants
according to a prescribed schedule;
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* Include any other feasible controls that can be implemented, or for which
implementation can begin, within 10 years of adoption of the most recent air quality
plan; and

e Rank control measures by cost-effectiveness and implementation priority.

Toxic Air Contaminants

The public’s exposure to toxic air contaminants (TACs) is a significant public health issue in California. In
1983, the California Legislature enacted a program to identify the health effects of TACs and to reduce
exposure to these contaminants to protect the public health (Assembly Bill [AB] 1807). Diesel-exhaust
particulate matter emissions have been established as TACs. Diesel exhaust is a complex mixture of
gases, vapors, and fine particles.

The California Air Toxics Program establishes the process for the identification and control of TACs and
includes provisions to make the public aware of significant toxic exposures and for reducing risk.
Additionally, the Air Toxics "Hot Spots" Information and Assessment Act (AB 2588) was enacted in 1987
and requires stationary sources to report the types and quantities of certain substances routinely
released into the air. The goals of the Air Toxics "Hot Spots" Act are to collect emission data, to identify
facilities having localized impacts, to ascertain health risks, to notify nearby residents of significant risks
and to reduce those significant risks to acceptable levels. The Children's Environmental Health
Protection Act (California Senate Bill 25) focuses on children's exposure to air pollutants. The act
requires the CARB to review its air quality standards from a children's health perspective, evaluate the
statewide air monitoring network and develop any additional air toxic control measures needed to
protect children's health.

Following the identification of diesel particulate matter (DPM) as a TAC in 1998, the CARB has worked
on developing strategies and regulations aimed at reducing the risk from DPM. The overall strategy for
achieving these reductions is found in the Risk Reduction Plan to Reduce Particulate Matter Emissions
from Diesel-Fueled Engines and Vehicles (CARB 2000). A stated goal of the plan is to reduce the
statewide cancer risk arising from exposure to DPM by 85 percent by 2020.

In April 2005, the CARB published the Air Quality and Land Use Handbook: A Community Health
Perspective (CARB 2005). The handbook makes recommendations directed at protecting sensitive land
uses from air pollutant emissions while balancing a myriad of other land use issues (e.g., housing,
transportation needs, economics, etc.). It notes that the handbook is not regulatory or binding on local
agencies and recognizes that application takes a qualitative approach. As reflected in the CARB
Handbook, there is currently no adopted standard for the significance of health effects from mobile
sources. Therefore, the CARB has provided guidelines for the siting of land uses near heavily traveled
roadways. Of pertinence to this study, the CARB guidelines indicate that siting new sensitive land uses
within 500 feet of a freeway or urban roads with 100,000 or more vehicles per day should be avoided

when possible.
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As an ongoing process, the CARB will continue to establish new programs and regulations for the control
of diesel particulate and other air-toxics emissions as appropriate. The continued development and
implementation of these programs and policies will ensure that the public’s exposure to DPM will
continue to decline.

State Implementation Plan

The State Implementation Plan (SIP) is a collection of documents that set forth the state’s strategies for
achieving the NAAQS. In California, the SIP is a compilation of new and previously submitted plans,
programs (such as monitoring, modeling, permitting, etc.), district rules, state regulations, and federal
controls. The CARB is the lead agency for all purposes related to the SIP under state law. Local air
districts and other agencies, such as the Department of Pesticide Regulation and the Bureau of
Automotive Repair, prepare SIP elements and submit them to the CARB for review and approval. The
CARB then forwards SIP revisions to the U.S. EPA for approval and publication in the Federal Register. All
of the items included in the California SIP are listed in the Code of Federal Regulations (CFR) at 40 CFR
52.220.

Local Regulations. The SLOAPCD is the agency that regulates air quality in the county. The

SLOAPCD is responsible for preparing the CAP, which is the attainment plan for the county that
addresses how State standards will be met. The Final 2001 CAP provides the framework for application
of Best Available Control Technology and Best Available Retrofit Control Technology, implementation of
transportation control measures, development of control programs for area sources and indirect
sources of emissions, sufficient control strategies to achieve ROG and NOy emissions reductions required
by the CARB, and preparation of annual progress reports for submittal to the CARB.

4.2.2 Impact Analysis

a. Methodology and Significance Thresholds.

Methodology. The analysis of air quality impacts follows the guidance and methodologies
recommended in the SLOAPCD’s CEQA Air Quality Handbook. A program-level analysis was performed
for the Community Plan, which, according to the SLOAPCD, does not require a quantitative air emissions
analysis. Rather, a qualitative consistency analysis of air quality impacts is required. A qualified analysis
of air quality impacts was conducted based on the Community Plan’s consistency with the CAP.
Additionally, although a quantified analysis is not required, for informational purposes, emissions due to
operation of the existing land uses as well as buildout of the adopted Estero Area plan and the
Community Plan were calculated using the California Emissions Estimator Model (CalEEMod) (California
Air Pollution Control Officers Association 2013). In brief, the model estimates criteria air pollutants and
GHG emissions by multiplying emission source intensity factors by estimated quantities of emission
sources based on the land use information.
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Significance Thresholds. Pursuant to the County’s Initial Study Checklist and Appendix G of the

State CEQA Guidelines, impacts would be significant if development under the Community Plan would:

e Violate any state or federal ambient air quality standard, or exceed air quality
emission thresholds as established by the County Air Pollution Control District;

e Expose any sensitive receptors to substantial pollutant concentrations;

e Create or subject individuals to objectionable odors;

e Beinconsistent with the District’s Clean Air Plan; and/or

e Resultin a cumulatively considerable net increase of any criteria pollutant either

considered in non-attainment under applicable state or federal ambient air quality

standards that are due to increased energy use or traffic generation, or intensified

land use.

b. Impacts and Mitigation Measures.

Threshold:

Threshold:

Would actions under the Community Plan be inconsistent with the District’s
Clean Air Plan?

Would actions under the Community Plan result in a cumulatively
considerable net increase of any criteria pollutant either considered in non-
attainment under applicable state or federal ambient air quality standards
that are due to increased energy use or traffic generation, or intensified land
use

Impact AQ-1

The Community Plan would generally be consistent with the transportation
control measures and land use and circulation management programs in the
2001 CAP. Consistency with the Clean Air Plan ensures that long-term
operational impacts associated with future buildout under the Community
Plan are adequately addressed. This impact would be Class lll, less than

significant.

As described above, the California CAA requires air basins that are designated non-attainment of State

AAQS for criteria pollutants prepare and implement plans to attain the standards by the earliest
practicable date. The two pollutants addressed in the CAP are ROGs and NOy, which are precursors to
the formation of ozone. Projected increases in motor vehicle usage, population, and growth create

challenges in controlling emissions and by extension to maintaining and improving air quality.

Operation emissions are long-term and include mobile and area sources. Sources of operational

emissions associated with future projects developed under the Community Plan include:
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* Traffic generated by the project; and,
* Area source emissions from the use of natural gas, fireplaces, and consumer products.

The SLOAPCD does not require quantified analysis of operational air contaminant emissions impacts for
program-level evaluations, such as for the Community Plan. Rather, a qualitative consistency analysis of
air quality impacts is required. Significant impacts are identified by determining whether applicable land
use management strategies and transportation control measures from the CAP have been included in
the Community Plan to the maximum extent feasible. If the Community Plan is consistent with the land
use management strategies and transportation control measures, it is considered consistent with the
CAP. Although a quantified analysis is not required, for informational purposes, emissions due to
operation of the existing land uses as well as buildout of the adopted Estero Area plan and the
Community Plan were calculated and are contained in Attachments 1 through 3 of the Air Quality
Analysis (Appendix B).

The current residential population of the Community Plan area is 13,906. Buildout of the Community
Plan would accommodate 18,000 residents consistent with the San Luis Obispo Council of Governments
(SLOCOG) 2035 population estimates for Los Osos, and therefore consistent with the growth assumed in
the CAP.

Project trip generation rates were obtained from the Transportation Impact Analysis Report prepared
for the Community Plan (Omni Means 2016). The existing land uses generate 74,836 trips and future
buildout of the Community Plan would generate 100,648 trips. A comparison of vehicle miles travelled
(VMT) with and without implementation of the Community Plan was completed using average trip
lengths in County (CARB 2014) and CalEEMod vehicle calculations. Based on data reported by SLOAPCD,
the existing year 2016 and year 2035 average regional trip length trip lengths in the County are 5.56 and
5.20 miles, respectively (CARB 2014). Based on CalEEMod calculations, the existing land uses currently
generate 105,487,960 annual VMT and future buildout of the Community Plan would generate
125,576,933 annual VMT. This increase in VMT is consistent with the anticipated population growth in
Los Osos, and therefore consistent with the growth assumed in the CAP.

The following Transportation Control Measures (TCMs) contained in the CAP would apply to the
Community Plan:

e T-1C Voluntary Commute Options Program
e T-2A  Local Transit System Improvements

e T3 Bicycling and Bikeway Enhancements
e T-6 Traffic Flow Improvements
e T8 Telecommuting, Teleconferencing, and Telelearning
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The Community Plan identifies deficiencies in the circulation network, proposes specific circulation

improvements, and proposes a number of transportation and circulation goals and policies. Strategy

growth goals and circulation policies include the following:

Strategic Growth Goal 4 — Create walkable neighborhoods and towns.

Strategic Growth Goal 5 — Provide a variety of transportation choices.

Policy CIR-1. Maximize public access to and along the coast.

Policy CIR-2. Provide safe, convenient access to multiple transportation modes from
shopping areas, schools, residential areas, and recreation facilities.

Policy CIR-3. Responsibly finance and administer the community circulation system in
Los Osos.

Policy CIR-4. Design the Los Osos community circulation system to be compatible
with the community’s character and responsive to local environmental needs.

In addition to these transportation and circulation goals and policies, the proposed Community Plan

contains the following specific circulation improvements.

Los Osos Valley Road

Construct center medians in the downtown corridor intended to slow traffic,
encourage pedestrian activity, attract economic activity, and make the area more
attractive.

Widen Los Osos Valley Road between Doris Avenue and Palisades Avenue to provide
a continuous center left turn lane.

Implement traffic calming measures where feasible to slow traffic and encourage
safe pedestrian travel within the central business district, such as bulb- outs,
medians and raised crosswalks at intersections and mid- block locations.

Construct a multi- use trail on the northerly side of Los Osos Valley Road between
Palisades Avenue and Doris Avenue.

Los Osos Valley Road Corridor Improvements

A Los Osos Valley Road Corridor Study was prepared to define a specific set of
guidelines and serve as an overall master plan that will guide future circulation
improvements within the Los Osos Valley Road right-of-way between the Los Osos
Creek Bridge and Bush Drive. The study includes a number of recommendations
including raised medians, dedicated right turn lanes, intersection improvements,
pedestrian crossings, new and synchronized signals, and pedestrian improvements.
The Los Osos Valley Road Corridor Study also provides guidelines for amenities in the
Central Business District. These amenities include on-site parking off of Los Osos
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Valley Road, street furnishings, sitting walls, benches, trash receptacles, pathways,
perpendicular streets, bike racks, tree grates, in-ground planters, container planters,
landscaped medians, and street lighting.

These goals, policies, and circulation improvements would be consistent with CAP TCMs. The CAP also
identifies land use strategies that reduce VMT by planning compact communities, providing for a mix of
land uses, creating a job and housing balance, and implementing circulation management policies. The
Community Plan would provide a mixed-use area that would incorporate these land use strategies, the
Morro Shores Mixed-Use Area. New development within this area would include efficient pedestrian,
bicycle, and vehicular connections to other neighborhoods and important activity centers within the
community including open space areas, the Central Business District, and the Baywood Commercial
Area. The Community Plan would be consistent with CAP land use strategies.

In summary, because the Community Plan would be consistent with the growth assumed in the CAP and
would incorporate TCMs and land use strategies from the CAP, the Community Plan is considered

consistent with the CAP. Impacts would be Class I, less than significant.

Mitigation Measures. No mitigation is required.

Residual Impacts. Impacts associated with odors would be Class Ill, less than significant.

Threshold: Would actions under the Community Plan violate any state or federal
ambient air quality standard, or exceed air quality emission thresholds as
established by the County Air Pollution Control District?

Impact AQ-2 Construction activity within the Community Plan area would generate
temporary increases in localized air pollutant emissions. These emissions
would occur in proximity to existing and future residents within the
community. Construction-related impacts would be Class Il, significant but
mitigable.

Construction-related activities are temporary, short-term sources of air emissions. Sources of
construction-related air emissions include:

* Fugitive dust from grading activities;

* Construction equipment exhaust;

* Construction-related trips by workers, delivery trucks, and material-hauling trucks;
and
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* Construction-related power consumption.

Air pollutants generated by the construction of projects within the Community Plan area would vary
depending upon the number of projects occurring simultaneously and the size of each individual project.
The exact number and timing of all development projects that could occur under the Community Plan
are unknown. The Community Plan would accommodate 1,861 residential units and 364,000 square feet
of commercial space over the existing condition. Construction activities associated with individual
projects are not generally considered to have significant air quality impacts because of their short-term
and temporary nature. However, because the number, type, and size of construction projects that could
occur at any given time is unknown and because the Community Plan would accommodate additional
growth over the existing condition, it is reasonable to conclude that some major construction activity
could be occurring at any given time over the buildout horizon of the Community Plan. Large
construction projects or multiple construction projects occurring simultaneously would have the
potential to exceed construction emission thresholds established by the SLOAPCD. In addition, because
the SLOAPCD is in non-attainment with the state standard for PM;o, the amount of fugitive dust
generated from construction activities is potentially significant. Therefore, construction-related impacts
associated with development under the Community Plan are Class ll, significant but mitigable.

Mitigation Measures. Implementation of standard SLOAPCD dust and emissions control

measures would minimize construction-related air quality impacts and reduce them to a less than
significant level. The specific measures that would be applied in accordance with standard requirements
include the following:

AQ-2(a) Community Plan Equipment Emission Reductions. The following language shall
be added as a subsection to 7.3 Communitywide Standards of the Community
Plan:

Construction Equipment Emissions Reductions. Construction projects shall
implement the following emissions control measures so as to reduce diesel
particulate matter in accordance with SLOAPCD requirements:

*  Maintain all construction equipment in proper tune according to
manufacturer’s specifications;

* Fuel all off-road and portable diesel powered equipment with a CARB
certified motor vehicle diesel fuel (non-taxed version suitable for use off-
road);

e Use diesel construction equipment meeting the CARB’s Tier 2 certified
engines or cleaner off-road heavy-duty diesel engines, and comply with the
State Off-Road Regulation;

e Use on-road heavy-duty trucks that meet the CARB’s 2007 or cleaner
certification standard for on-road heavy-duty diesel engines, and comply
with the State On-Road Regulation;
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* Construction or trucking companies with fleets that do not have engines in
their fleet that meet the engine standard identified in the above two
measures (e.g., captive or NOx exempt area fleets) may be eligible by
providing alternative compliance;

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

* Diesel idling within 1,000 feet of sensitive receptors is not permitted;

e Staging and queuing areas shall not be located within 1,000 feet of sensitive
receptors;

*  FElectrify equipment when feasible;

* Substitute gasoline-powered in place of diesel-powered equipment, where
feasible; and

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

Plan Requirements and Timing. The Planning and Building Department shall add
the recommended language to the Community Plan prior to adoption.

Monitoring. Planning and Building shall ensure that the above language is
included in the Community Plan prior to adoption.

AQ-2(b) Community Plan Fugitive Dust Control Measures. The following language shall
be added as a subsection to 7.3 Communitywide Standards of the Community
Plan:

Fugitive Dust Control Measures. Construction projects shall implement the
following dust control measures so as to reduce PM;y emissions in accordance
with SLOAPCD requirements:

* Reduce the amount of the disturbed area where possible;

* Use water trucks or sprinkler systems in sufficient quantities to prevent
airborne dust from leaving the site. Water shall be applied as soon as
possible whenever wind speeds exceed 15 miles per hour. Reclaimed
(nonpotable) water should be used whenever possible;

e Alldirt-stock-pile areas shall be sprayed daily as needed;

* Permanent dust control measures shall be identified in the approved project
revegetation and landscape plans and 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 shall be sown with a fast-germinating
native grass seed and watered until vegetation is established;
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e All disturbed soil areas not subject to revegetation shall be stabilized using
approved chemical soil binders, jute netting, or other methods approved in
advance by the SLOAPCD;

e All roadways, driveways, sidewalks, etc., to be paved shall be completed as
soon as possible. In addition, building pads shall be laid as soon as possible
after grading unless seeding or soil binders are used;

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

e All trucks hauling dirt, sand, soil or other loose materials shall be covered or
shall maintain at least two feet of freeboard (minimum vertical distance
between top of load and top of trailer) in accordance with CVC Section
23114;

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

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

e All of these fugitive dust mitigation measures shall be shown on grading and
building plans; and

* The contractor or builder shall designate a person or persons to monitor the
fugitive dust emissions and enhance the implementation of the measures as
necessary to minimize dust complaints, reduce visible emissions below 20
percent opacity, and 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
SLOAPCD Compliance Division prior to the start of any grading, earthwork or
demolition.

Plan Requirements and Timing. The Planning and Building Department shall add
the recommended language to the Community Plan prior to adoption.

Monitoring. Planning and Building shall ensure that the above language is
included in the Community Plan prior to adoption.

Residual Impacts. Due to the temporary nature of construction activities and implementation of

the above mitigation measures, construction air quality impacts would be reduced to a less than
significant level.

Threshold: Would actions under the Community Plan expose any sensitive receptors to
substantial pollutant concentrations?
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Impact AQ-3  Sensitive receptors sited next to roadways in the Community Plan area would
not be exposed to a significant source of diesel particulate matter.
Additionally, no CO hot spots would occur as a result of the Community Plan.
Implementation of the Community Plan would not expose sensitive receptors
to substantial pollutant concentrations. Impacts would be Class lll, less than
significant.

Localized Carbon Monoxide Hot Spots. Localized CO concentration is a direct function of motor

vehicle activity at signalized intersections (e.g., idling time and traffic flow conditions), particularly
during peak commute hours and meteorological conditions. Under specific meteorological conditions
(e.g., stable conditions that result in poor dispersion), CO concentrations may reach unhealthy levels
with respect to local sensitive land uses. Guidance for the evaluation of CO hot spots is provided in the
Transportation Project-level Carbon Monoxide Protocol (CO protocol) (University of California, Davis
1997) prepared for the Environmental Program of the California Department of Transportation by the
Institute of Transportation Studies, University of California Davis. According to the CO Protocol, projects
that increase the percentage of vehicles in cold start modes by 2 percent or more significantly increase
traffic volumes over existing volumes, worsen traffic flow, or have the potential to result in CO hotspots.
The CO Protocol defines a significant increase in traffic as a 5 percent or greater increase in average daily
trips (ADT) from all roadways. Worsening traffic flow is defined for signalized intersections as increasing
average delay at intersections operating at level of service (LOS) E or F or causing an intersection that
would operate at LOS D or better without the project to operate at LOS E or F with the project. CO
hot-spots almost exclusively occur near intersections with LOS E or worse in combination with relatively
high traffic volumes on all roadways (Garza et al. 1997). Unsignalized intersections are not considered as
potential candidates for CO hot spots, as unsignalized intersections do not experience large traffic
volumes and delays, and are typically signalized when significant delays in traffic are identified.

LOS projections were developed in the Transportation Impacts Analysis Report prepared for the project
(Appendix E). Based on this analysis, the Community Plan would not result in any signalized intersections
with LOS E or worse. Therefore, no CO hot spots would occur as a result of the Community Plan and
localized air quality impacts would be Class Ill, less than significant.

Toxic Air Emissions. Diesel-fired particulate matter has been identified as a TAC. The health risks

associated with diesel particulate matter are those related to long-term exposures (i.e., cancer and
chronic effects). Long-term health risk effects are generally evaluated for an exposure period of 70 years
(i.e., lifetime exposure).

CARB guidelines indicate that siting new sensitive land uses within 500 feet of a freeway or urban roads
with 100,000 or more vehicles per day should be avoided when possible. Based on the Transportation
Impacts Analysis Report, future traffic volumes on all roadways are projected to be less than 22,000 ADT
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at buildout of the Community Plan. Sensitive receptors sited next to roadways in the Community Plan
area would not be exposed to a significant source of diesel particulate matter. Impacts would be
Class lll, less than significant.

Mitigation Measures. No mitigation is required.

Residual Impacts. Impacts associated with CO hot spots and TAC would be Class lll, less than

significant.

Threshold: Would actions under the Community Plan create or subject individuals to
objectionable odors?

Impact AQ-4 Implementation of the Community Plan would not create operational-related
objectionable odors affecting a substantial number of people. Impacts would
be Class lll, less than significant.

The potential for an odor impact is dependent on a number of variables including the nature of the odor
source, distance between the receptor and odor source, and local meteorological conditions. During
construction, potential odor sources associated with the project include diesel exhaust associated with
construction equipment. Diesel exhaust may be noticeable temporarily; however, construction activities
would be temporary. Therefore, the diesel exhaust odors would not result in significant impacts.

The SLOAPCD CEQA Air Quality Handbook identifies multiple odor-causing sources including but not
limited to; wastewater treatment plants, landfills, composting facilities, petroleum refineries and
chemical manufacturing. The Community Plan proposes single-family residential, multi-family
residential, commercial (office and retail), recreational, and open space land uses, and would not
introduce land uses that would generate substantial odor. Implementation of the Community Plan
would not create operational-related objectionable odors affecting a substantial number of people.
Program-level impacts associated with odor would be Class Ill, less than significant.

Mitigation Measures. No mitigation is required.

Residual Impacts. Impacts associated with odors would be Class Ill, less than significant.

c¢. Cumulative Impacts. A project that does not exceed the SLOAPCD thresholds and is
consistent with the CAP would have a less than significant cumulative impact. Conversely, a project that
exceeds the SLOAPCD significance thresholds or is found to be inconsistent with the CAP would result in
significant cumulative impacts. As discussed, the Community Plan would be consistent with the SLOCOG
growth projections. Additionally, the Community Plan would decrease the development potential when
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compared to the adopted Estero Area Plan. Because the Community Plan would be consistent with the
growth assumed in the CAP and would incorporate TCMs and land use strategies from the CAP, the
Community Plan is considered consistent with the CAP. The evaluation of the Community Plan in this EIR
accounts for expected population growth and associated development in the Community Plan area.
Therefore, cumulative air quality impacts from buildout of the Community Plan have been addressed in
this impact analysis. Cumulative impacts on air quality would be less than significant (Class Ill).

d. Subsequent Environmental Review for Future Development Projects in the Community Plan
Area. Pursuant to CEQA Guidelines Section 15183, additional CEQA review is not required for projects
that are consistent with the development density established by existing zoning, community plan or
general plan policies for which an EIR was certified, except as might be necessary to examine whether
there are project-specific effects which are peculiar to the project or its site. Table 4.2-3 describes
conditions under which future development in the study area would require additional CEQA review,
pursuant to Section 15183.

Table 4.2-3. Conditions Under Which Future Development in the Community Plan Area
Would Require Additional CEQA Review

Condition Impact to Address
The future project is inconsistent with underlying AQ-1 through AQ-4
General Plan and zoning designations.
The future project is inconsistent with Community AQ-1 through AQ-4
Plan policies or design guidelines.
The future project would result in an air quality Impact that is peculiar to the project or parcel

impact peculiar to the project or parcel. An effect is
not considered peculiar if uniformly applied
development policies or standards previously adopted
by the County would substantially mitigate the
environmental effect.
The future project would result in an impact or Impact other than AQ-1 through AQ-4
impacts not analyzed above, including off-site or
cumulative effects. This may include if the project
would result in operational emissions that exceed
project level APCD thresholds and cannot be
mitigated to a less than significant level.
The future project would result in an impact or Worsened AQ-1 through AQ-4, as applicable
impacts analyzed above, but at a higher level of
severity as a result of substantial new information
not known at the time the EIR was certified. This
may include the following circumstances:
*  [f future APCD standards have changed
such that the future project would result in
a significant effect;
*  [f pollutants other than PM10 and ozone
have gained nonattainment status; and/or
. If the future project would generate toxic
air contaminants
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4.3 BIOLOGICAL RESOURCES

Implementation of the proposed LOCP would focus infill development in undeveloped areas within the
Urban Reserve Line (URL, Plan Area) on small, primarily disturbed lots dominated by non-native
vegetation. Still, future development in the URL could potentially impact special status biological
resources including special status plants and wildlife, Sensitive Resource Areas, and Environmentally
Sensitive Habitat Areas. The existing policies in the General Plan, Estero Area Plan, and Coastal Zone
Land Use Ordinance, and those proposed in the LOCP are intended to avoid impacts to special status
biological resources to the maximum extent feasible. The Los Osos Habitat Conservation Plan (LOHCP) is
also anticipated to be completed within the near future. The LOHCP will provide a streamlined process
for future development activities that could affect federal-listed threatened and endangered species
within and adjacent to the URL and Plan Area, and will ensure compliance with federal Endangered
Species Act requirements for those covered species. With the policy framework embodied in the General
Plan, Estero Area Plan, Coastal Zone Land Use Ordinance, and those anticipated in the LOHCP, most
programmatic impacts associated with implementation of the LOCP would be considered less than
significant. Impacts related to the protection of special status species and habitats are potentially
significant but mitigable through implementation of the measures included in the LOCP.

4.3.1 Setting

a. Physical Setting. The unincorporated community of Los Osos is located along the coast in
the central portion of San Luis Obispo County, generally south of and adjacent to the Morro Bay estuary.
Los Osos is approximately four (4) miles south of the City of Morro Bay, and approximately 10 miles west
of the City of San Luis Obispo, at the western end of Los Osos Valley. The Irish Hills, a generally west to
east trending mountain range, form the southern boundary of the community, and the Morro Bay
estuary and Los Osos Creek form the northern and eastern boundaries, respectively. Los Osos is nestled
along the southern shore of the Morro Bay estuary, a nationally significant resource that supports
important plant communities, wildlife and recreational opportunities.

For the most part, the community of Los Osos was developed on old stabilized sand dunes, and the
dominant vegetation communities originally consisted of an amalgamation of coastal scrub, maritime
chaparral and oak woodlands growing on Baywood fine sand soils. Drainage features such as Los Osos
Creek and the Morro Bay shoreline contain a mix of wetland types including freshwater emergent, salt
and brackish marsh, and riparian vegetation communities. Other land cover types present include
development, agricultural uses, and ruderal or disturbed areas. Figure 4.3-1 shows the aerial extent of
the vegetation communities and land cover types identified within and adjacent to the Plan Area.
Figure 4.3-2 provides an aerial overview map that illustrates the extent of wetland and riparian habitats
in and adjacent to the Plan Area, as mapped in the National Wetland Inventory (NWI) maintained by the
U.S. Fish and Wildlife Service.

Additional physical setting information related to land use may be found in both Section 2.0 (Project
Description) and 3.0 (Environmental Setting) of this EIR. A detailed literature review of background
environmental and biological reports coupled with field reconnaissance provided the basis for the
analysis in this section.
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Background information reviewed included:

* California Natural Diversity Database (California Department of Fish and Wildlife, 2018);

* Coastal Zone Land Use Ordinance Title 23 of the San Luis Obispo County Code (revised 2014);
* Estero Area Plan (County of San Luis Obispo, revised 2009);

* Habitat Management Plan for the Los Osos Wastewater Project (SWCA, 2012); and

* Los Osos Wastewater Project DEIR and Expanded Biological Resources Analysis (MBA, 2008).

b. Vegetation Communities. The discussion of natural vegetation communities or habitat types
that occur within the Plan Area generally follow those described in standard vegetation classification
systems (Holland, 1986; Sawyer, Keeler-Wolf and Evens, 2009). The vegetation maps prepared by the
County as part of the LOHCP and countywide vegetation mapping effort (CMCA, 2003; AlS, 2009;
McGraw, 2017) were used as the basis for the LOCP analysis. The primary vegetative communities
present include Grasslands (both California Annual Grassland and Non-Native Grassland), Coastal Sage
Scrub (including areas of Central Dune Scrub), Central Maritime Chaparral, Woodlands (including Coast
Live Oak Woodland and Eucalyptus Woodland), Wetlands, and Riparian areas (please refer to Figures
4.3-1 and 4.3-2). Other land uses within the Plan Area include ruderal (or disturbed), agriculture, and
developed areas.

Grasslands

Within the Plan Area, grasslands occur primarily where coastal sage scrub, chaparral, and oak
woodlands were cleared for use in agriculture, grazing, or for development. As a result, grasslands occur
primarily as patches and fringe areas around and intermixed with other vegetation communities, and
are generally dominated by non-native species.

California Annual Grassland. This habitat as described by Holland (1986) is characterized by a mix of
native and exotic grasses and forb species, and can include perennial tussock-forming grasses such as
purple needlegrass (Stipa pulchra) even though they are perennial species. Other species that may occur
in the Plan Area within this plant community include creeping wild rye (Elymus triticoides), giant wildrye
(Elymus condensatus), and six weeks fescue (Vulpia microstachys). Other herbaceous species such as
native wildflowers and non-native forbs are also present. Sawyer, Keeler-Wolf, and Evens (2009)
describe this community as the Purple Needle grass grassland. This vegetation community occurs
sporadically in the Plan Area.

Most native bunchgrasses have been displaced throughout California by European annual grass species,
or in the case of the sandy soils in Los Osos, by veldt grass (Ehrharta calycina), which is described further
below under Non-native Grassland. Native perennial grass species are present in the Plan Area in areas
with minimal disturbance, such as open areas in coastal sage scrub, maritime chaparral, oak woodland,
and bay margin habitats in undeveloped lots and along drainage features.

Larger swaths of grassland habitat (both native and non-native) provide foraging and/or breeding
habitat and movement corridors for wildlife species in the area. Mammals including coyote (Canis
latrans), black-tailed deer (Odocoileus hemionus), Botta’s pocket gopher (Thomomys bottae), American
badger (Taxidea taxus), and California ground squirrel (Spermophilus beecheyi) occur within this habitat
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type. Several of these species, such as the American badger, California ground squirrel, Botta’s pocket
gopher, and deer mice (Peromyscus spp.), are known to breed within this habitat type. Birds including
raptors (“birds of prey”) such as red-tailed hawk (Buteo jamaicensis), and American kestrel (Falco
sparverius), along with other common bird species such as western kingbird (Tyrannus verticalis),
western meadowlark (Sturnella neglecta), lark sparrow (Chondestes grammacus), black phoebe
(Sayornis nigricans), Brewer’s blackbird (Euphagus cyanocephalus), and goldfinches (Carduelis spp.) rely
on open expanses of grasslands for foraging habitat and are common in the general area. Grasslands
that are bordered by habitats containing trees are particularly important for raptors because the birds
can use the large trees as nesting, roosting, and as observation points to locate potential prey within
nearby grassland habitats.

Reptiles and amphibians common to California Annual Grasslands include the fence lizard (Sceloporus
occidentalis), California alligator lizard (Elgaria multicarinatus multicarinatus), California kingsnake
(Lampropeltis getula), ring-necked snake (Diadophis punctatus), and coast garter snake (Thamnophis
elegans terrestris). In addition, in areas where California Annual Grasslands surround creeks or wetlands
with seasonal pools of freshwater, amphibians including the western toad (Bufo boreas), Pacific tree
frog (Hyla regilla) and reptiles including the southern Pacific pond turtle (Actinemys marmorata pallida)
and two-striped garter snake (Thamnophis hammondii) may be present.

Non-native Grassland. The Non-native Grassland habitat type within the Plan Area, as described by
Holland (1986), corresponds to the Annual Brome and Wild Oats Grasslands described by Sawyer,
Keeler-Wolf, and Evens (2009). Included in this habitat discussion are extensive areas of veldt grass, an
invasive perennial species that forms dense tussocks. Neither Holland or Sawyer et al. specifically
describe veldt grass dominated areas, and thus are included as Non-native Grassland and heavily
disturbed vegetation types shown on Figure 4.3-1. Non-native Grassland occurs throughout the Plan
Area, including pastures and equestrian influenced areas. Non-irrigated pastures are comprised mainly
of annual species that are described below, but also have extensive veldt grass cover. Non-native
Grassland also forms the understory of many of the Oak Woodland areas in the Plan Area.

Non-native Grassland within the Plan Area is comprised primarily of non-native short to tall annual
grasses and native and non-native broad-leafed forbs. Dominant grasses include soft chess (Bromus
hordeacous), ripgut grass (Bromus diandrus), slender wild oat (Avena barbata), and rat-tail fescue
(Vulpia myuros). Extensive stands of veldt grass are also present, and are also included in the Coastal
Sage Scrub habitats discussed below. Dominant forbs usually include red stem filaree (Erodium
cicutarium), ltalian thistle (Carduus pycnocephalus), and mustards (Brassica nigra and Hirschfeldia
incana). Native flowering herbs include the California milkweed (Asclepias californica), turkey mullein
(Eremocarpus setigerus), California poppy (Eschscholzia californica), and yarrow (Achillea millefolium). A
few scattered coast live oak trees and coyote brush shrubs (Baccharis pilularis) can also be found within
this vegetation community.

Although Non-native Grassland is comprised mainly of non-native plant species, it also includes
assemblages of native species, and is an important habitat for many native animal species. The animal
species described under the California Annual Grassland habitat type also occur in Non-native
Grasslands. Special status species such as the Morro shoulderband snail (Helminthoglypta walkeriana)
are often found in this vegetation community associated with veldt grass occurrences.
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Coastal Sage Scrub. The Coastal Sage Scrub plant community within the Plan Area corresponds
to a combination of the Central (Lucian) Coastal Scrub and Central Dune Scrub as described by Holland,
and the California sagebrush community described by Sawyer, Keeler-Wolf and Evens (2009). The
Habitat Map identifies four coastal sage scrub associations that are generally consistent with Holland’s
classification, including California Sagebrush-Black Sage Series (Disturbed and Heavily Disturbed) and the
Coyote Brush Series. Within the Plan Area, this plant community is dominated by coyote brush and
California sagebrush (Artemisia californica), and also includes other common associates such as mock
heather (Ericameria ericoides), sticky monkey flower (Diplacus = Mimulus aurantiacus), and black sage
(Salvia mellifera). Coastal Sage Scrub occurs primarily below 2,000 feet on the ocean side of the Santa
Lucia Mountain Range. It occurs throughout the Plan Area as intact stands of dense shrub cover in the
greenbelt, as scattered shrubs on undeveloped parcels, and undeveloped bay margin areas. In the
western part of the Plan Area, Coastal Sage Scrub transitions into Central Dune Scrub comprised of dune
lupine (Lupinus chamissonis), beach bur (Ambrosia chamissonis), mock heather, and deer weed
(Acmispon glaber) with bare sand areas present around shrub occurrences. In many areas, Coastal Sage
Scrub (including areas of Central Dune Scrub) is severely degraded due to the presence of veldt grass.

Coastal Sage Scrub communities provide foraging or breeding habitat and movement corridors for
several wildlife species in the area. Mammals including coyote, woodrat (Neotoma lepida intermedia),
California mouse (Peromyscus californica), and brush rabbit (Sylvilagus bachmani). Common birds
including California thrasher (Toxostoma redivivum), scrub jay (Aphelocoma californica), blue-gray
gnatcatcher (Polioptila caerulea), and Bewick’s wren (Thryomanes bewickii) rely on the dense foliage for
foraging and breeding habitat and are common in the region. Reptiles common to coastal scrub that
have been observed in the region include fence lizard, California alligator lizard, gopher snake
(Pituophus catenifer), common kingsnake, and western rattlesnake (Crotalus viridis). The Coastal Sage
Scrub communities present can provide high habitat quality due to their relatively robust structure and
connectivity with other native habitat types, as well as the potential to support special status species
such as the Morro shoulderband snail.

Central Maritime Chaparral. Central Maritime Chaparral is described as a variable sclerophyll
scrub habitat characterized by a moderate to high percent cover of native shrubs typically dominated by
manzanita (Arctostaphylos spp.) or ceanothus (Ceanothus spp.) species (Sawyer, Keeler-Wolf and Evens,
2009; Holland 1986). This community is restricted to areas within the summer coastal fog incursion
zone, on windward uplands and coastal lowlands that are supported by well-drained and nutrient poor
sandy substrates. Other native species characteristic of this community may include coast live oak,
chamise (Adenostoma fasciculatum), holly leaf cherry (Prunus ilicifolia), coffee berry (Rhamnus
californica), poison oak (Toxicodendron diversilobum), toyon (Heteromeles arbutifolia), and black sage,
with scattered California sagebrush, coyote brush, mock heather, and sticky monkeyflower.

In the Plan Area, Central Maritime Chaparral is dominated by the federally endangered Morro
manzanita (Arctostaphylos morroensis), a species endemic to the Los Osos ecosystem. Central Maritime
Chaparral occurs primarily in the higher elevation portions of the Plan Area including on the north-facing
slopes along the southern URL boundary. In relatively undisturbed areas such as on the Broderson Site
and Morro Dunes Ecological Reserve, and undeveloped lots within the Plan Area, Morro manzanita,
commingles with pygmy coast live oak trees (Quercus agrifolia) and coastal scrub habitat to form an
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undulating vegetation mosaic of wind sculpted shrubs and trees. Individuals can also be found growing
throughout the Plan Area on developed residential and commercial properties, roadside areas, and
other unmaintained locations. Other species in Maritime Chaparral habitat include California sagebrush,
black sage, wedge leaf ceanothus (Ceanothus cuneatus), mock heather, deerweed, and veldt grass,
among others. The Central Maritime Chaparral habitat provides suitable habitat for common and
sensitive plant and wildlife species associated with scrub-type communities in the local area.

Woodlands

The Plan Area contains remnant stands of native oak woodland, and large areas of planted non-
native woodlands dominated by Eucalyptus. Also included on the vegetation communities map are
landscaped trees and Bishop pine trees.

Coast Live Oak Woodland. The coast live oak is the dominant tree in this woodland habitat, and in the
Los Osos Community Plan area, this community may also contain a mix of species more characteristic of
coastal scrub or maritime chaparral. In many locations influenced by onshore winds and poorly
developed sandy soils, the oak trees are dwarfed and form the pygmy oak forests, such as along the
northern limits of the URL and USL along the Bay margin. Common understory species include non-
native grasses, red-stem filaree, Italian thistle, and other non-native ornamentals such as garden
nasturtium (Tropaeolum majus). Coast live oak woodland occurs primarily on north-facing slopes, but
trees may also be interspersed with pockets of coastal scrub, maritime chaparral and Non-native (veldt
grass) grassland in more level open areas.

Oak woodlands are inhabited by a large variety of animal species. Oaks provide nesting and roosting
sites and cover for birds, bats, and many other mammals. Oak habitats offer shade in summer, shelter in
winter, and provide food storage sites. Many bird species use dead and decaying oak trees as perches
from which to search for prey and as resting spots. Decaying trees also contribute woody debris to the
duff, which provides foraging areas for small mammals and microclimates suitable for amphibians,
reptiles, and fungi. Acorns produced by oak trees are a valuable food source for many animal species,
including acorn woodpecker (Melanerpes formicivorus), scrub jay, western gray squirrel (Sciurus
griseus), and black-tailed deer. Other bird species that frequent oak woodlands include American
kestrel, red-shouldered hawk (Buteo lineatus), Cooper’s hawk (Accipiter cooperii), spotted towhee
(Pipilo maculates), Bewick’s wren, western bluebird (Sialia mexicana), bushtit (Psaltriparus minimus),
California towhee (Pipilo crissalis), dark-eyed junco (Junco hyemalis), oak titmouse (Baeolophus
inornatus), wrentit (Chamaea fasciata), western wood pewee (Contopus sordidulus), and California quail
(Callipepla californica). Mammals expected to occur in oak woodland habitats include black-tailed deer,
coyote, California ground squirrel, Botta’s pocket gopher, big-eared woodrat, raccoon (Procyon lotor),
Virginia opossum (Didelphis virginianus) and deer mice. Mountain lion (Puma concolor) and bobcat (Lynx
rufus) may also utilize oak woodlands in the greenbelt areas for foraging and movements. Other
representative animal species of oak woodlands that occur in the Plan Area include arboreal salamander
(Aneides lugubris), black-bellied slender salamander (Batrachoseps nigriventris), western skink (Eumeces
skiltonianus), and common kingsnake.

Eucalyptus Woodland. Eucalyptus Woodland is not a natural plant community described in Holland
(1986). The eucalyptus woodland present in the Plan Area is dominated by blue gum (Eucalyptus
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globulus) trees planted as windrows, and corresponds to Eucalyptus groves in Sawyer, Keeler-Wolf, and
Evens (2009). In general Eucalyptus Woodland has lower species diversity than most other habitats and
often occurs as a monoculture of tall, dense eucalyptus trees with dense tree litter (i.e., branches, bark,
and leaves). The closed canopy and dense tree litter reduces sunlight to the soil surface, thereby
reducing understory shrub and herb growth. In addition, allelopathic (growth inhibiting) chemicals
leached from tree litter during precipitation further inhibit growth of other plants. Eucalyptus Woodland
provides suitable nesting and foraging habitat for various birds listed in other habitat type descriptions,
and in certain specific locales contain turkey vulture and heron roosts, as well as provides overwintering
habitat for the monarch butterfly (Danaus plexippus). In select areas where eucalyptus groves (including
pine and cypress trees) support overwintering monarchs or contain raptor nests, they may be
considered SRA and ESHA.

Wetlands. The term wetlands includes several types of habitats that vary based upon hydrology,
salinity, slope aspect, and soils, that ultimately affect the distribution and composition of vegetation.
Wetlands are shown in combination with other plant communities on Figure 4.3-1, and as mapped by
the National Wetland Inventory (NWI), on Figure 4.3-2. Each of the various wetland habitats present in
the Plan area contain plant species that are adapted to saturated soil conditions that are present for at
least part of the year. In the general region, ponded surface water or soils that are saturated for at least
two weeks during the growing season may be sufficient to form wetland habitat. This category includes
seasonal pools that hold rainwater for a few weeks to a few months; areas surrounding intermittent
streams or seeps; marshes that can occur within or adjacent to floodplains; and emergent wetland plant
species that occur along the margin of the Morro Bay estuary.

The Cattail, Disturbed Wetland, and Open Water habitats correspond to Coastal and Valley Freshwater
Marsh community described by Holland (1986). The Pickleweed Series corresponds to the Northern
Coastal Salt Marsh, Coastal Brackish Marsh, and Vernal Marsh communities described by Holland (1986)
and the Bulrush-Cattail and various Rush and Sedge associations described by Sawyer, Keeler-Wolf, and
Evens (2009). Coastal and Valley Freshwater Marsh is characterized by the presence of emergent
monocots up to five (5) meters tall. Species include bulrushes (Scirpus acutus, S. americanus, and S.
californicus), cattails (Typha latifolia), and sedges (Carex spp.). Seasonal pools and wetland areas
surrounding intermittent streams have emergent wetland vegetation such as Mexican rush (Juncus
mexicanus), common spikerush (Eleocharis macrostachya), curly dock (Rumex crispus), toad rush (Juncus
bufonius), rabbitfoot grass (Polypogon monspeliensis), and hyssop loosestrife (Lythrum hyssopifolium).
Northern Coastal Salt Marsh and Coastal Brackish Marsh habitats along the Morro Bay interface are
dominated by saltgrass (Distichlis spicata), pickleweed (Salicornia spp.), fleshy jaumea (Jaumea carnosa),
and a mix of rushes and sedges. The above described wetland plant communities are identified as
special status Natural Communities by the CDFW in the CNDDB, and may be regulated by state and
federal laws.

Wetlands provide habitat to a diverse group of wildlife, including those species described above in the
grasslands discussion. Small ponded areas within these wetlands may provide habitat for aquatic
invertebrates such as water striders (family Gerridae) and boatmen (family Carixidae), and more
opportunistic amphibians such as the Pacific chorus frog (Psuedacris regilla). Seasonal ponded water
would also be expected to be used as a drinking source for larger animals, and also a potential stop over
or foraging site for ducks and great blue herons (Ardea herodias). The bay margins where salt and
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brackish marshes are present provide foraging and overwintering habitat for numerous migratory birds
such as black brant (Branta bernicla nigricans).

Riparian. The Riparian habitat types present within the Plan Area most closely corresponds to
the Central Coast Arroyo Willow Riparian Scrub and Forest habitats described by Holland (1986).
Riparian areas also contain elements of Central Coast Cottonwood-Sycamore Riparian Forest and Central
Coast Live Oak Riparian Forest, and some areas are also consistent with the arroyo and red willow
thickets and black cottonwood forest habitats described by Sawyer, Keeler-Wolf, and Evens (2009).
Mature riparian vegetation occurs in a wide band along Los Osos Creek. Swaths of willow riparian
habitat are also present scattered in swales, topographic depressions, and along bay margins.
Understory vegetation in this community is usually an herbaceous cover of forbs, and broadleaved and
emergent wetland plant species such as California mugwort (Artemisia douglasiana), California wild rose
(Rosa californica), poison oak, California blackberry (Rubus ursinus), California man-root (Marah
fabaceus), and non-native plants such as periwinkle (Vinca minor) and nasturtium. The CNDDB lists
many of these riparian areas as plant communities of special concern following the community
designations provided by Holland (1986). Since willow and cottonwood dominated habitats are a type
of wetland community, they are also considered SRA and ESHA.

Riparian communities are important for many wildlife species since the abundance of moisture and
associated vegetation provide structure, materials, and food sources for nesting and roosting animals.
Many species forage within the understory and use riparian habitat as cover and as a corridor for
movement along the edges of open areas. Common inhabitants of riparian woodland habitats include
amphibians and reptiles such as the Pacific tree frog and Coast Range fence lizard, and mammals such as
raccoon, opossum, striped skunk (Mephitis mephitis), woodrat, and shrews (Sorex spp.) Riparian
woodland habitat also supports a diverse number of resident and migratory bird species including
raptors, house wren (Troglodytes aedon), ruby-crowned kinglet (Regulus calendula), warbling vireo
(Vireo gilvus), Wilson’s warbler (Wilsonia pusilla), common yellowthroat (Geothlypis trichas), black
phoebe, goldfinches, and turkey vulture (Cathartes aura). Riparian communities preserve water quality
by filtering sediment and some pollutants from runoff before it enters streams. These areas also protect
stream banks from erosion and shade water, keeping it cool.

Other Land Cover

Ruderal (or Disturbed). Ruderal habitat occurs in areas that are regularly disturbed by human activities
such as along dirt roads and road shoulders. Since this is not a native habitat, it is not described by
Holland (1986) or Sawyer, Keeler-Wolf, and Evens (2009). Typically these are bare soils areas with
scattered occurrences of non-native species such as black mustard (Brassica nigra), filaree (Erodium
spp.), fennel (Foeniculum vulgare) and non-native grasses including veldt grass. Ruderal areas provide
poor habitat for animal species; however, these areas can be used during dispersal and for movement
during foraging in adjacent habitats. Within the Plan Area, ruderal habitat also includes consistently
disturbed areas such as equestrian facility and trail areas.

Developed. Developed areas include urban centers, residential areas, roadways, and landscaped areas.
Within developed portions of the Plan Area, vegetation consists primarily of ornamental species.
Developed habitat areas are utilized by species adapted to human occupation such as rodents, fence
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lizards, house finches (Carpodacus mexicanus), and northern mockingbirds.

c. Natural Drainage Feature and Jurisdictional Wetlands and Waters. Los Osos Creek is the
primary drainage feature in the LOCP area. It directs surface runoff from the San Luis Range with
headwaters in the Clark Valley and surrounding areas through the plan area in a generally east to west
direction. It ultimately connects with the Morro Bay estuary in the northern part of the plan area.
Vegetation along the creek consists of riparian and wetland habitats. The creek and its smaller tributary
drainages perform important hydrologic functions including transport of nutrients and sediment to
wetlands and estuaries, flood flow conveyance, surface and subsurface water storage, groundwater
recharge, and nutrient removal through plant uptake.

It is expected that the entire length of Los Osos Creek constitutes Waters of the U.S. It is also a coastal
stream considered SRA and ESHA under current County policies. Clean Water Act and California Coastal
Act policies pertaining to wetlands and coastal streams also would apply to the smaller drainage
features and swales with riparian habitat scattered through the plan area. The outer extent of wetland
habitat along the margin of Morro Bay would also be classified as a jurisdictional wetland habitat subject
to Clean Water Act and California Coastal Act requirements.

d. Special Status Biological Resources. The Estero Bay and Morro Bay region supports
numerous special status, or rare, plant communities, and species of plants and animals. Figures 4.3-3
and 4.3-4 illustrate the documented occurrences of these resources within and immediately surrounding
the plan area. The following identifies those plant communities of special concern, U.S. Fish and Wildlife
Service (USFWS) designated critical habitat, and special status plants and wildlife expected or potentially
occurring within the plan area.

For the purpose of this report, special status species are those plants and animals listed, proposed for
listing, or candidates for listing as Threatened or Endangered by the USFWS under the federal
Endangered Species Act (ESA); those listed or proposed for listing as Rare, Threatened, or Endangered
by the CDFW under the California Endangered Species Act (CESA); animals designated as “Species of
Special Concern,” “Fully Protected,” or “Watch List” by the CDFW; and plants occurring on California
Rare Plant Rank lists 1, 2, 3 and 4 developed by the CDFW working in concert with the California Native
Plant Society. The specific code definitions are as follows:

* 1A = Plants presumed extinct in California;

e 1B.1 = Rare or endangered in California and elsewhere; seriously endangered in California
(over 80% of occurrences threatened/high degree and immediacy of threat);

* 1B.2 = Rare or endangered in California and elsewhere; fairly endangered in California (20-
80% occurrences threatened);

* 1B.3 =Rare or endangered in California and elsewhere, not very endangered in California
(<20% of occurrences threatened or no current threats known);
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* 2 =Rare, threatened or endangered in California, but more common elsewhere;

* 3 =Plants needing more information (mostly species that are taxonomically unresolved;
some species on this list meet the definitions of rarity under CNPS and CESA); 4.2 = Plants
of limited distribution (watch list), fairly endangered in California (20-80% occurrences
threatened); and,

* 4.3 = Plants of limited distribution (watch list), not very endangered in California.

In addition, other state and global rankings are now used to identify special status species, and those
resources with state rankings of S1-S3 or G1-G3 (including plant communities) may meet the special
status species definition. Natural communities meeting the special status threshold are those listed
in the CNDDB (California Department of Fish and Wildlife, 2003; queried in 2016 and 2017).

The assessment of special status species occurrence within the plan area, and identification of
habitat that could potentially support these species, was based on review of background reports and
findings from previous studies conducted in the area, field observations of local experts coupled with
our knowledge of the particular species’ biology, as well as the CNDDB data.

Natural Communities of Special Concern and USFWS Designated Critical Habitat. The CNDDB
search identified occurrences of six (6) special status plant communities within the Plan Area and
included central dune scrub, central maritime chaparral, coastal brackish marsh, coastal and valley
freshwater marsh, northern coastal salt marsh, and valley needlegrass grassland (Table 4.3-1). Five of
these special status natural communities were documented in the Plan Area as shown on Figure 4.3-4,
In addition, some riparian habitats discussed above are a form of woody shrub and tree wetland type,
and therefore would meet the special status plant community definition for Central Coast Arroyo Willow
Riparian Scrub, and therefore this habitat type has been included in Table 4.3-1. Moreover, any habitat
type, including non-native habitats could potentially meet the special status plant community definition
if it were to support a rare, threatened or endangered species. For example, the Morro shoulderband
snail is known to occur in iceplant mats and veldt grass dominated areas. In these situations, policies
pertaining to the avoidance and protection of special status species would apply.

Table 4.3-1. CDFW Natural Communities Of Special Concern in the Plan Area
Natural Communities Of Special Concern Occurrence in Plan Area

Central Dune Scrub Yes

Central Maritime Chaparral Yes

Coastal Brackish Marsh Yes

Coastal and Valley Freshwater Marsh Yes

Northern Coastal Salt Marsh Yes

Valley Needlegrass Grassland No

Central Coast Arroyo Willow Riparian Scrub Yes

Pursuant to the County LCP and CZLUO policies, the plant communities described above constitute SRA
and ESHA. Natural drainage features such as Los Osos Creek and the Morro Bay estuary are also
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characterized as SRA and ESHA, and have additional regulatory protections constituting special status
biological resources.

Critical habitat is designated by the USFWS as defined in Section 3 of the federal Endangered Species Act
(FESA) as:

(1) The specific areas within the geographical area occupied by the species, at the time it is listed
in accordance with the Act, on which are found those physical or biological features that are:

(a) Essential to the conservation of the species, and

(b) Which may require special management considerations or protection; and
(2) Specific areas outside the geographical area occupied by the species at the time it is listed,
upon a determination that such areas are essential for the conservation of the species.

USFWS Critical Habitat for the Morro Bay kangaroo rat (Dipodomys heermanni morroensis), Morro
shoulderband snail (Helminthoglypta walkeriana), and steelhead trout (Oncorhynchus mykiss) are
present within the Los Osos URL (see Table 4.3-1). Just outside the URL boundaries, critical habitat is
designated for the California red-legged frog (Rana draytonii) and western snowy plover (Charadrius
nivosus). Please refer to Figures 4.3-3 and 4.3-4 illustrating the extent of special status species
occurrence and USFWS designated critical habitat in the plan area.

Table 4.3-2. Critical Habitats in the Regional Vicinity of the Plan Area
Species Occurrence in LOCP Area
Steelhead — South/Central California ESU Yes
California red-legged frog Yes
Western snowy plover Yes
Morro shoulderband snail Yes
Morro Bay kangaroo rat Yes

Special Status Plants. The CNDDB contains records of 19 special status plants and three (3)
lichens that are known to occur within the Plan Area. Species identified by the CNDDB that are known to
occur or could potentially occur in the Plan Area are shown in Table 4.3-3 below.

Table 4.3-3. Special Status Plants in the Regional Vicinity of the Plan Area
Species Al Habitat Requirements Potential to Occur in Plan Area
Fed/CA/CDFW
LICHENS/BRYOPHYTES
Known in CA only from coastal
. dunes in the Morro Bay a|_'1d Lc_)s Yes. Potentially suitable coastal scrub,
Popcorn lichen Osos area. Often forms biological .
--/--12B.1 . - . chaparral and oak woodland habitats
soil crusts with other lichens and
g present.
Cladonia firma mosses.
Known from the Los Osos area
Splitting yarn lichen —//1B.A growing on branches of coast live Yes. Potentially suitable coastal scrub,
' oak and maritime chaparral plants in | chaparral and oak woodland habitats
Sulcaria isidiifera sandy areas. present.
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Table 4.3-3. Special Status Plants in the Regional Vicinity of the Plan Area

*
Species Fed?(t:itlquDFW Habitat Requirements Potential to Occur in Plan Area
Largest known population is on the
Samoa Peninsula in Humboldt Co.
Twisted horsehair lichen gj:fol gaovnaf’ggz;’g;he;:;’ dzlt’;ZZa Yes. Potentially suitable coastal scrub,
--/--/1B.1 P A'b. d d Tsuga chaparral and oak woodland habitats
Bryoria spiralifera hmenZIesu, 1es grandis, an 9 present.
eterophylla.
PLANTS
Perennial shrub; blooms from
December to March; occurs
Arroyo de la Cruz between 60 and 310 meters on
manzanita sandy soils; in broadleaved upland Yes. Potentially suitable scrub, chaparral
-/--11B.2 forest, coastal bluff scrub, closed- and. rassland present ’
Arctostaphylos cone coniferous forest, chaparral, 9 P :
cruzensis coastal scrub and valley and foothill
grassland. Only found in Monterey
and San Luis Obispo Counties.
Rhizomatous, perennial herb;
Beach spectaclepod blooms March through May; found
--[T/1B.1 in sandy soils, usually near shore, in No. No suitable habitat present.
Dithyrea maritima coastal dunes and coastal scrub
habitats; ranges from 3 to 50 meters
in elevation.
Perennial herb; blooms April
through June; found on rocky, often
Blochman’s dudleya clay or serpentine soils in coastal Yes. Potentially suitable grassland,
Dudleya blochmaniae --/--11B.1 bluff scrub, chaparral, coastal scrub, | coastal scrub and maritime chaparral
ssp. blochmaniae and valley and foothill grassland; habitats present.
ranges from 5 to 450 meters in
elevation.
, ) Rhizomatous perennial herb;
Blochman's leafy dalsy blooms July through August, ranges Yes. Potentially suitable coastal scrub
. ) --/--11B.2 from 3 to 45 meters in elevation and h b'.t t t
Erigeron blochmaniae occurs in coastal dunes and coastal abitat present.
scrub.
Californi biit Perennial succulent shrub that
alifornia seablite grows along the margins of coastal ) .
o E/--/1B.A1 salt marshes in a narrow elevational t\w(el?t I:’otentlaltly suitable salt marsh
Suaeda californica range from 0 to 5 meters; known to abitat present.
occur in the Morro Bay area
Rhizomatous, perennial herb;
Cambria (San Luis blooms from April to May; occurs in
Obispo County) chaparral, cismontane woodland,
morning-glory and sparse to dense grassland Yes. Potentially suitable grassland,
--[--14.2 covering sloped or flat areas in clay- | chaparral and oak woodland habitat
Calystegia subacaulis rich soils; ranges from 60-500 present.
ssp. episcopalis meters; restricted to outer South
Coast ranges in SLO and Santa
Barbara Counties.
Coast woolly threads Annual herb that grows in coastal
sand dunes in open spaces of the Y . .
) —//1B.2 coastal strand: known 1o oceur in es. Potentlall)_/ suitable coastal scrub and
Nemacaulis denudata ; 8 sand dune habitat present.
var. denudata the Montana de Oro area in sandy
soils.
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Table 4.3-3. Special Status Plants in the Regional Vicinity of the Plan Area

*
Species Fed‘l?’(t:itlquDFW Habitat Requirements Potential to Occur in Plan Area
Annual herb that grows on sandy
Coastal goosefoot flats in coastal dunes along wetland
—//1B.2 and salt marsh habitat. Typically Yes. Potentially suitable coastal scrub and
Chenopodium littoreum ' found between 30 and 100 meters wetland habitat present.
elevation, and is known from the
Morro Bay estuary.
Coulter's goldfields Annual herb that grows in coastal
. —//1B.A fS:cl;ttr:ri:|arigg:faﬂgygﬁljv\?gﬁ\g?ngo|s Yes. Potentially suitable grassland, salt
Lasthenia glabrata ssp. : g A p marsh and wetland habitat present.
coulteri usually on alkaline soils from 1-
1,400 meters.
Hardham’s evening Annual herb found in chaparral,
primrose cismontane woodland habitats on
—//1B.2 decomposed carbonate or recently Yes. Potentially suitable scrub and
Camissoniopsis ' burned soils; 330-500 meter woodland habitat present.
hardhamiae elevation. Typically blooms March
to May.
Evergreen shrub; blooms March
Indian Knob through June; ranges in elevation
mountainbalm from 80 to 270 meters and occurs in | Yes. Potentially suitable coastal scrub,
E/E/1B.A maritime chaparral, cismontane maritime chaparral and oak woodland
Eriodictyon altissimum woodland, and coastal scrub, habitat present.
usually on sandstone; often found in
open disturbed areas.
Stoloniferous, perennial herb;
blooms May to August; occurs in
Marsh sandwort freshwater marshes and swamps, . . )
E/E/B.A bogs and fens. and some coastal Yes. Potentially suitable wetland habitat
. . g )
Arenaria paludicola scrub, ranging from 3 to 170 meters present.
in elevation; common associates
include Typha, Juncus, and Scirpus.
Mesa horkelia Sandy or gravelly sites in chaparral,

) —//1B.A coastal scrub and cismontane Yes. Potentially suitable scrub, chaparral
Horkelia cuneata ssp. : woodland; 70 to 700 meter elevation | and oak woodland habitat present.
puberula range.

. Evergreen shrub; blooms December
Morro manzanita through March; ranges in elevation
T/ 1B from 5 to 205 meters; typically found | Yes. Potentially suitable scrub, chaparral

Arctostaphylos : on sandy-loam or Baywood sands in | and oak woodland habitat present.
morroensis chaparral, woodlands, coastal

dunes and coastal scrub.
Oso manzanita Perennial shrub known to occur in

--/--/1B.2 chaparral and cismontane woodland No. Suitable habitat not present.
Arctostaphylos osoensis gn the porphyry buttes east of Morro
ay.
) Perennial shrub; blooms November

Pecho manzanita to March; occurs on siliceous shale

in closed-cone coniferous forest, . .
Arctostaphylos --/--11B.2 chaparral, and coastal scrub No. Suitable habitat not present.
pechoensis habitats, ranging from 170 to 1100

meters in elevation.
Salt marsh bird’s-beak Annual herb known to occur along

» E/E/B.2 margins of salt marsh habitat and Yes. Potentially suitable salt marsh and

Chloropyron maritimum : coastal dunes. Limited to the higher | wetland habitat present.
ssp. maritimum zones of the Morro Bay estuary.
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Table 4.3-3. Special Status Plants in the Regional Vicinity of the Plan Area

*
Species FedIS(t:it;ICESDFW Habitat Requirements Potential to Occur in Plan Area
San Luis Obispo owl’s
clover Annual herb; blooms in April; ranges
—//1B.2 from 10 to 400 meters in elevation Yes. Potentially suitable grassland and
Castilleja densiflora ssp. ' and occurs in meadows, seeps, and | seasonal wetland habitat present.
obispoensis valley and foothill grassland.
Annual herb; blooms May through
Southern curly-leaved September; occurs on dunes and
monardella )ld2 sandy soils in coastal strand, Yes. Suitable coastal scrub and chaparral
’ chaparral, northern coastal scrub, habitats present.
Monardella undulata coastal sage scrub, at elevations
below 300 meters.

*E = Endangered; T = Threatened; R = Rare CE = Candidate for Endangered Status; WL = Watch List; List 1B — Rare, threatened,
or endangered in California and elsewhere; List 2 — Rare, threatened or endangered in California, but more common elsewhere; List
4 — Limited distribution (Watch List). Source: California Natural Diversity Database (California Department of Fish and Wildlife
2017); California Native Plant Society Online Inventory of Rare Plants, accessed 2017 and 2018 (online at www.cnps.org); Special
Vascular Plants, Bryophytes, and Lichens List (California Department of Fish and Wildlife 2018).

To summarize the information above, the following special status plant species separated by habitat type
could potentially occur within the Plan Area:

Grassland:
* Cambria morning glory (Calystegia subacaulis ssp. episcopalis; CRPR 4.2);
¢ Blochman’s dudleya (Dudleya blochmaniae ssp. blochmaniae; CRPR 1B.1); and
* San Luis Obispo owl’s clover (Castilleja densiflora ssp. obispoensis; CRPR 1B.2).

Coastal Scrub/Central Dune Scrub (including areas of Coastal Sage Scrub):
¢ Blochman’s dudleya;
* Blochman'’s leafy daisy (Erigeron blochmaniae; CRPR 1B.2);
* Coast woolly heads (Nemacaulis denudata var. denudata, CRPR 1B.2);
* Coastal goosefoot (Chenopodium littoreum; CRPR 1B.2)
* Hardham’s evening primrose (Camissoniopsis hardhamiae; CRPR 1B.2);
* Mesa horkelia (Horkelia cuneata ssp. puberula, CRPR 1B.2); and
* Southern curly-leaved monardella (Monardella sinuata, CRPR 4.2).

Central Maritime Chaparral:
* Arroyo de la Cruz manzanita (Arctostaphylos cruzensis; CRPR 1B.2)
* Indian Knob mountain balm (Eriodictyon altissimum; California/Federal Endangered and
CRPR 1B.1)
* Mesa horkelia; and
* Morro manzanita (Arctostaphylos morroensis; Federal Endangered and CRPR 1B.1)

Wetland/Riparian:
* California seablite (Suaeda californica; Federal Endangered and CRPR 1B.1);
*  Coulter’s goldfields (Lasthenia glabrata ssp. coulteri; CRPR 1B.1);
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*  Marsh sandwort (Arenaria paludicola, California/Federal Endangered and CRPR 1B.1); and
e Salt marsh bird’s beak (Chloropyron maritimum, California/Federal Endangered and CRPR
1B.2).

Lichens:
*  Popcorn lichen (Cladonia firma, CRPR 2B.1);
¢ Splitting yarn lichen (Sulcaria isidiifera; CRPR 1B.1); and
* Twisted horsehair lichen (Bryoria spiralifera, CRPR 1B.1).

While identified in the CNDDB search for the Plan Area, coastal foredune species such as beach
spectaclepod (Dithyrea maritima; California Threatened and CRPR 1B.1) are not expected to occur. The
Plan Area does not extend westward into the active coastal dunes along the immediate coast, and
therefore, the beach spectaclepod or other species found in the more active coastal dunes would not be
expected to occur in the Plan Area. Similarly, other species such as Oso and Pecho manzanitas are
unlikely to occur due to their known habitat requirements and documented occurrences located to the
east outside the Plan Area. It is possible, however that an unrecorded occurrence of a particular species
may be present within the Plan Area, but unlikely based on the known range and occurrence
information. In addition, the CNDDB does not contain recorded occurrences of all special status plants
that could potentially occur within the Plan Area, including species such as sand almond (Prunus
fasciculata var. punctata, CRPR 4.2). This is a watch list species that typically does not meet the rarity
thresholds defined in CEQA. It may be identified as a special status plant that is a component of SRA or
ESHA requiring mitigation for impacts that would be developed on a case-by-case basis.

Special Status Wildlife. The CNDDB contained recorded occurrence data for 17 special status
animal species in the Plan Area, including six (6) invertebrates, one (1) amphibian, two (2) reptiles, two
(2) fish, three (3) birds, and three (3) mammals. The CNDDB identifies one species of bat, and there
could potentially be others that forage and/or roost within the Plan Area. Bat species, for example,
specifically the pallid bat (Antrozous pallidus), Townsend’s big-eared bat (Corynorhinus townsendii), and
various species of Myotis are highly sensitive to disturbance and human presence and therefore would
not be expected to roost in the densely developed areas of town. In addition, while there are numerous
eucalyptus groves in the plan area, only select stands are known or could potentially support the
Monarch butterfly (Danaus plexippus). While the butterfly itself is not a special status species, its
overwintering behavior and the habitat that supports it is of special ecological value. This species
requires specific autumnal and over-wintering habitat attributes such as stands of eucalyptus, pine and
Monterey cypress forming protected microclimates with just the right amount of sun exposure and
protection from winds. These conditions are present in select areas of the Plan Area. Nesting birds are
also protected, and raptor nests in particular are afforded further protection under California Fish and
Game Code.
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Table 4.3.4. Special Status Wildlife in the Regional Vicinity of the Plan Area

*
Species Fe d/scte/‘-\tll:':sDFW Habitat Requirements Potential Occurrence in Plan Area
INVERTEBRATES
California brackishwater .
. Found only in permanently
snail —-/SAJ-- submerged areas in coastal No. Suitable habitat not present.
Tryonia imitator lagoons.
Globose dune bestle Inhabits coastal sand dune habitat in
foredunes and sand hummocks . .
Coelus globosus --ISA/-- most common beneath dune No. Suitable habitat not present.
vegetation.
Wind-protected tree groves of
Monarch butterfly ISA/~ eucalyptus, Monterey pine and No. Suitable overwintering habitat not
Danaus plexippus cypress with nectar and water present.
sources nearby.
Morro Bay blue butterfly Inhabits stabilized dunes and
adjacent areas of coastal San Luis . .
Plebejus icarioides --ISA/-- Oliispo and NW Santa Barbara No. Suitable habitat not present.
moroensis counties.
Morro shoulderband Known to occur in coastal sage ) )
snail scrub and dune scrub habitats on Yes. Potentially suitable grasslan_d,
Helminthoglypta E/--/-- Baywood fine sands near Morro ci):Ss;?]Itscrub, and landscape habitat
walkeriana Bay. P '
The Pacific Coast from Santa
Obscure bumble bee JSA/ Stziza?ogngtngg:et;\i/xilsurljlggton Yes. Potentially suitable plant species are
Bombus caliginosus Baccharis, Cirsium, Lupinus, Lotus, present.
Grindelia, and Phacelia.
FISH
Steelhead — ) )
South/Central California Fresh water, fast flowing, highly
ESU T/SSC/-- oxygenated, clear, cool stream Yes. Seasonal habitat present in Los
. where riffles tend to predominate Osos Creek.
Oncorhynchus mykiss
o pools.
irideus
Tidewater goby ; ;
, Bra_ck|sr_1 water habitats a'°’?9 the Yes. Potentially suitable brackish water
Eucyclogobius E/SSC/-- California coast from San Diego habitat present
newberryi county to Del Norte county. P '
AMPHIBIANS/REPTILES
Lowland and foothills in or near
. i permanent or semi-permanent
California red-legged sources of deep water (at least 0.5 i .
frog - Yes. Potentially suitable creek and
T/SSC/-- meter) with emergent wetland / wetland habitat present
Rana draytonii riparian vegetation. May use a P ’
variety of upland habitats during the
year for refugia and dispersal.
. Frequents a wide variety of habitat
Coast horned lizard - /SSC/— including sandy washes with Yes. Potentially suitable coastal scrub
Phrynosoma blainvillii scattered shrubs and open areas for | habitat with loose soils present.
sunning. Loose soils for burial.
Silvery/Black legless T
lizard —/SSC/-- fsoir:r?i“ (;Jc:gglrg r)1/ dSSOILSh:p\;?II’Zy and Yes. Potentially suitable coastal scrub
Anniella pulchra coastal scrub and coastal dunes. habitat with loose soils present.

ILDING
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Table 4.3.4. Special Status Wildlife in the Regional Vicinity of the Plan Area

*
Species Fed?Ctz:Iu(':sDFW Habitat Requirements Potential Occurrence in Plan Area
BIRDS

Freshwater marshes, wet meadows

California black rail and shallow margins of saltwater
. . . T/ marshes bordering larger bays. Yes. Potentially suitable salt marsh habitat

La;‘era{lusljama/cenSIs Needs water depths of about 1 inch present.
coturniculus that does not fluctuate and dense

vegetation for nesting.
California clapper rail Occurs in salt-water and brackish . . .
Rallus longirostris E/E/-- marshes traversed by tidal sloughs Y:,;ss.erli’totentlally suitable salt marsh habitat
obsoletus dominated by pickleweed. P ’
Cooper’s hawk --/WL/-- g%ogf?gna;iﬁé gzﬁf d|r;“tjz:rl1|;;ees Yes. Potential roosting and nesting habitat
Accipiter cooperii (nesting) structures. present.

MAMMALS
American badger Friable soils and open, uncultivated
_ a ground for denning. Preys on . .

Taxidea taxus 1SSC/ burrowing rodents such as ground No. Suitable habitat not present.

squirrels.

Occurs in low lying arid areas of
Big free-tailed bat Southern California. Needs high
Nvcti fi --/SSCl/-- cliffs or rocky outcrops for roosting No. Suitable habitat not present.

yctinomops macrotis sites. Feeds primarily on large

moths.

Morro Bay kangaroo rat Coastal sage scrub on the south
; " n side of Morro Bay. Needs sandy soil . . .

D/podomy_s heermanii E/E/ on stabilized dunes with open scrub Yes. Potentially suitable habitat present.
morroensis vegetation.

*E = Endangered; T = Threatened; R = Rare CE = Candidate for Endangered Status; SSC = California Species of Special Concern;
FP = Fully Protected; WL = Watch List; SA — Special Animal; “—* = no status. Source: California Natural Diversity Database
(California Department of Fish and Wildlife 2017); Special Animals List (California Department of Fish and Wildlife 2017).

To summarize the information presented above, the following special status wildlife separated by
vegetation community could potentially occur within the Plan Area:

Grassland:
* American badger (Taxidea taxus, species of concern);
* Coast horned lizard (Phrynosoma blainvilli, species of concern);
*  Morro shoulderband snail (Helminthoglypta walkeriana, Federal Endangered); and
*  Obscure bumble bee (Bombus caliginosus, species of concern).

Coastal Sage Scrub
* American badger;
* Coast horned lizard;
* Globose dune beetle (Coelus globosus, species of concern);
*  Morro Bay blue butterfly (/caricia icarioides moroensis, species of concern);
* Morro Bay kangaroo rat (Dipodomys heermanii morroensis);
*  Morro shoulderband snail; and
¢ Silvery and black legless lizard (Anniella pulchra, species of concern).
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Maritime Chaparral:
* American badger;
* (Coast horned lizard;
* Morro Bay kangaroo rat;
* Silvery and black legless lizard; and to a lesser extent
*  Morro shoulderband snail.

Wetland/Riparian:
¢ (California black rail (Laterallus jamaicensis coturniculus, State Threatened);
* (California clapper rail (Rallus obsoletus, Federal/State Endangered);
¢ (California red-legged frog (Rana draytonii, Federal Threatened);
¢ (California brackish water snail (Tryonia imitator, species of concern);
* Steelhead (Oncorhynchus mykiss irideus, Federal Threatened); and
* Tidewater goby (Eucyclogobius newberryi, Federal Threatened).

Woodland:
*  Monarch butterfly; and
* Nesting birds and raptors such as Cooper’s hawk (Accipiter cooperii).

Similar to the plant evaluation above, the majority of the rare animal species have highly specialized
habitat requirements that are not expected to occur in the developed portions of the Plan Area,
including small remnant lots surrounded by existing residential or urban development. Overall, the
majority of the developed portions of the Plan Area are disturbed and do not provide appropriate
habitat or vegetation structure to support these species. However, undeveloped lots supporting
grassland, coastal scrub, oak woodland, maritime chaparral, eucalyptus, wetland or riparian habitats
could potentially contain special status plant and wildlife species. Current LCP and CZLUO policies as
well as those proposed in the LOHCP could in some circumstances require site-specific biological analysis
for a proposed project to determine if special status species or potentially suitable habitat is present.

Morro shoulderband snail is a federally endangered mollusk found in coastal scrub habitats on Baywood
fine sands throughout the Los Osos area, including within and adjacent to developed and ruderal areas.
It also occurs in non-native grasslands where veldt grass has out-competed the coastal scrub habitat.
The species is regularly observed in non-native habitats such as iceplant mats growing on sandy soils. It
is currently not believed to occur on clay soils but could potentially occur at the interface between dune
sands and clay/loam soil types. This species does not utilize open beach sands with patchy vegetation
associated with foredune habitat along the immediate coast. Due to numerous documented
occurrences in disturbed or previously developed locations that contain little or no native habitat,
almost any action that would disturb vegetation or soil within the Plan Area has potential to result in
take of this species.

Los Osos Creek and its various tributary drainages provide suitable aquatic habitat to support the
California red-legged frog (Rana draytonii; CRLF), tidewater goby (Eucyclogobius newberryi), and
southern steelhead (Oncorhynchus mykiss irideus). Also, other highly aquatic species not identified in
the CNDDB such as the western pond turtle (Emys marmorata) and the two-striped garter snake
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(Thamnophis hammondii) may occur in the Los Osos Creek corridor and other freshwater wetland
habitats within the Plan Area.

A number of avian species including raptors are known from the general area and could potentially
utilize the Plan Area as foraging and nesting habitat. Large trees including Eucalyptus would also be
expected to support breeding activities of various raptors. Ground nesting birds are also expected to
occur along the Morro Bay margin and larger expansive grasslands. Other special status avian species
known from the region such as Cooper’s hawk (Accipiter cooperii) and red-shouldered hawk (Buteo
lineatus) could potentially occur in the Plan Area at some point during the year.

Special status animals known to occur along the coastal strand, such as the globose dune beetle (Coelus
globosus) and western snowy plover (Charadrius alexandrines nivosus), are unlikely to occur within Plan
Area zones proposed for future development. The legless lizard (Anniella pulchra) could potentially
occur in coastal scrub/central dune scrub and iceplant dominated locations, even on small undeveloped
lots in urban areas.

As stated above, the evaluation of special status species occurrence was based on a habitat suitability
analysis. It did not include definitive surveys to determine their presence or absence, but did include
review of biological reports and the CNDDB records documenting recorded occurrence data from the
area to conclude whether or not a particular species could be expected to occur. Based on this analysis,
the special status wildlife species identified above are expected to occur in the Plan Area.

e. Wildlife Movement Corridors. Wildlife movement corridors or habitat linkages are critical to
maintaining populations of plant and animal species. The fragmentation of large habitat areas into
small, isolated segments reduces biological diversity, eliminates disturbance sensitive species, restricts
gene flow between populations, and may eventually lead to local extinctions of entire floral or faunal
assemblages. Many land use planning guidelines now recognize the importance of protecting wildlife
movement corridors and seek to retain major linkages wherever possible. However, defining precise
corridor alignments and specific spatial and resource requirements can be problematic.

Depending on the species, wildlife movement corridors can vary from relatively narrow paths for
movement between breeding and foraging areas to areas at the scale of mountain ranges or valleys for
dispersal and migration. Movement corridors can also either be continuous or discontinuous patches of
suitable habitat. For example, fish require relatively continuous riverine habitat while amphibians and
aquatic reptiles can move between aquatic habitats traversing through upland areas. They may remain
in suitable terrestrial habitats for periods of several months to years. Juvenile frogs disperse away from
aquatic breeding sites in all directions, apparently without regard to habitat corridors such as riparian
areas, when in undeveloped landscapes. Therefore, while aquatic breeding habitats have received the
most attention for protection in the past with respect to wildlife movement, there is an increasing
amount of evidence that the protection of terrestrial migration and dispersal habitats is of at least equal
importance for the conservation of these species.

Contiguous upland habitats are needed for movement of smaller animals, whereas highly mobile species
such as birds and large mammals can often utilize discontinuous habitat patches. The majority of the
Plan Area is developed with undeveloped parcels littered throughout. In addition, the mid-town area
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contains open tracts of lands that many common wildlife may utilize. The large extensive greenbelt
abutting state parks lands to the south and north also provide ample wildlife movement corridors for
common and special status species adjacent to the Plan Area.

f. Regulatory Setting. The following describes the federal, state and local regulatory framework
that addresses biological resources.

Federal Laws and Regulations

Federal Endangered Species Act. The U.S. Fish and Wildlife Service (USFWS) and the National Marine
Fisheries Service (NMFS) are the agencies that oversee the Federal Endangered Species Act (FESA).
Under the FESA, these agencies are required to provide and maintain a list of native species whose
existence are imperiled, and are thus provided with legal protections. These species are known as
“listed” species. The NMFS is responsible for the protection of marine mammals, marine fishes, and
anadromous fishes, whereas all other species are regulated by the USFWS. Listed species are
categorized by a ranking system that indicates a species’ status of survival as threatened or endangered.

The USFWS and NMFS may “list” a species if it is endangered (at risk of extinction throughout all or a
significant portion of its range) or threatened (likely to become endangered within the foreseeable
future). Section 9 of the FESA prohibits the “take” of any wildlife species listed as endangered and most
species listed as threatened. Take, as defined by the FESA, means “to harass, harm, pursue, hunt, shoot,
wound, kill, trap, capture, or collect, or to attempt to engage in any such conduct.” Harm and harass are
further defined as any act that kills or injures the species, including significant habitat modification or
degradation where it actually kills or injures wildlife by significantly impairing essential behavioral
patterns, including breeding, feeding, or sheltering.

The FESA includes exceptions to Section 9 take prohibition that allow an action to be carried out, despite
the fact that the action may result in the take of listed species, where conservation measures are
included for the species as detailed in a Habitat Conservation Plan. Section 7 of the FESA provides an
exception to the take prohibition for actions authorized permitted, funded, or otherwise carried out by a
Federal agency (e.g., under the USACE Section 404 permit program). FESA Section 10 provides for
permitting incidental take of listed species for actions by non-federal entities. To receive a FESA Section
10(a)(1)(B) incidental take permit (ITP) for a take of Federally listed fish and wildlife species “that is
incidental to, but not the purpose of, otherwise lawful activities,” the permit applicant is required to
provide:

* A complete description of the activity sought to be authorized;
* A Habitat Conservation Plan (HCP) that specifies:

o The impact that will likely result from such taking;

o What steps the applicant will take to monitor, minimize, and mitigate such impacts to
the maximum extent practicable; the funding that will be available to implement such
steps; and the procedures to be used to deal with unforeseen circumstances;

o What alternative actions to such taking the applicant considered and the reasons why
such alternatives are not proposed to be used; and,
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o Such other measures that the Interior Secretary or Commerce Secretary may require as
being necessary or appropriate for purposes of the HCP.

The USFWS or NMFS will issue an ITP if the Interior Secretary or Commerce Secretary, as the case may
be, finds with respect to the ITP application and HCP that:

¢ the taking will be incidental;

* the applicant will, to the maximum extent practicable, minimize and mitigate the impacts of
such taking;

* the applicant will ensure that adequate funding for the plan will be provided;

* the taking will not appreciably reduce the likelihood of the survival and recovery of the species
in the wild; and,

* the measures, if any, required by the Secretary of Interior or Commerce Secretary, will be met

Section 9 also prohibits the “removal or reduction to possession” of any listed plant species “under
Federal jurisdiction” (i.e., on Federal land, where Federal funding is provided, or where Federal
authorization is required). The FESA does not prohibit take of listed plants on non-federal land, other
than prohibiting the removal, damage, or destruction of such species in violation of state law. Consistent
with section 7 (a)(2) of the FESA, however, Section 10 prohibits the issuance of an ITP that would
appreciably reduce the likelihood of the survival and recovery in the wild (i.e., “jeopardize”) of any
endangered or threatened species, including plants.

Federal Clean Water Act, Section 404, Discharge of Dredged of Fill Material in Waters of the U.S. The
Clean Water Act (CWA) is the primary Federal law that protects the quality of the nation’s waters,
including wetlands, lakes, rivers, and coastal areas. Section 404 of the CWA regulates the discharge of
dredged or fill material into the waters of the United States, including wetlands. The CWA holds that all
discharges into the nation’s waters are unlawful unless specifically authorized by a permit; issuance of
such permits constitutes its principal regulatory tool. The U.S. Army Corps of Engineers (USACE) is
authorized to issue Section 404 permits, which allow the placement of dredged or fill materials into
jurisdictional waters of the United States under certain circumstances. The USACE issues two types of
permits under Section 404: general permits (either nationwide permits or regional permits) and
standard permits (either letters of permission or individual permits). General permits are issued by the
USACE to streamline the Section 404 permitting process for nationwide, statewide, or regional activities
that have minimal direct or cumulative environmental impacts on the aquatic environment. Standard
permits are issued for activities that do not qualify for a general permit (i.e., that may have more than a
minimal adverse environmental impact).

Federal Clean Water Act, Section 401—Water Quality Certification. Under the CWA Section 401,
applicants for a Federal license or permit to conduct activities that may result in the discharge of a
pollutant (including dredged or fill material) into waters of the United States must obtain certification
from the state in which the discharge would originate. Therefore, all projects that have a Federal
component and may affect state water quality (including projects that require Federal agency approval,
such as issuance of a Section 404 permit) must also comply with CWA Section 401 and the California
Porter-Cologne Water Quality Control Act. In California Section 401 certification is handled by the
Regional Water Quality Control Boards. San Luis Obispo falls under the jurisdiction of the Central Coast
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Regional Water Quality Control Board (CCRWQCB). The CCRWQCB must certify that the discharge will
comply with State water quality standards and other requirements of the CWA.

Migratory Bird Treaty Act. The Migratory Bird Treaty Act of 1918, as amended (MBTA), implements
various treaties and conventions between the U.S. and Canada, Japan, Mexico, and the former Soviet
Union for the protection of migratory birds. Under the MBTA, taking, killing, or possessing migratory
birds is unlawful, as is taking of any parts, nests, or eggs of such birds (16 U.S. Government Code [USC]
703). Take is defined more narrowly under the MBTA than under FESA and includes only the death or
injury of individuals of a migratory bird species or their eggs. As such, take under the MBTA does not
include the concepts of harm and harassment as defined under FESA.

Bald and Golden Eagle Protection Act. The Bald and Golden Eagle Protection Act prohibits the taking or
possession of and commerce in bald and golden eagles, with limited exceptions. Under the Act it is a
violation to “...take, possess, sell, purchase, barter, offer to sell, transport, export or import, at any time
or in any manner, any bald eagle commonly known as the American eagle, or golden eagle, alive or
dead, or any part, nest, or egg, thereof...”. Take is defined to include pursue, shoot, shoot at, poison,
wound, kill, capture, trap, collect, molest, and disturb. Disturb is further defined in 50 CFR Part 22.3 as
“to agitate or bother a bald or golden eagle to a degree that causes, or is likely to cause, based on the
best scientific information available (1) injury to an eagle, (2) a decrease in its productivity, by
substantially interfering with normal breeding, feeding, or sheltering behavior, or (3) nest abandonment,
by substantially interfering with normal breeding, feeding, or sheltering behavior.”

National Environmental Policy Act. The National Environmental Policy Act (NEPA) requires Federal
agencies to include in their decision-making process appropriate and careful consideration of all
environmental effects of a proposed action and of possible alternatives. However, NEPA applies only to
proposed actions that are either on federal lands, involve federal funding, or for which a federal agency
is acting as the lead agency. Otherwise, environmental review is addressed through the California
Environmental Quality Act (CEQA) described in the next section. NEPA does not apply to the LOCP itself,
because none of the above conditions apply. It is possible, however, that certain future projects under
the LOCP could be subject to NEPA, if any of the above conditions apply.

If NEPA applies to a future project or projects under the LOCP, documentation of the environmental
impact analysis and efforts to avoid or minimize the adverse effects of proposed actions must be made
available for public notice and review. This analysis is documented in either an Environmental
Assessment (EA) or an Environmental Impact Statement (EIS). Project proponents must disclose in these
documents whether their proposed action will adversely affect the human or natural environment.
NEPA’s requirements are primarily procedural rather than substantive in that NEPA requires disclosure
of environmental effects and mitigation possibilities, but includes no requirement to mitigate.

State Laws and Regulations

California Endangered Species Act. Administered by the California Department of Fish and Wildlife
(CDFW), California ESA prohibits the take of listed species and also species formally under consideration
for listing (“candidate” species) in California. Under CESA take means “hunt, pursue, catch, capture, or
kill, or attempt to hunt, pursue, catch, capture, or kill.” (Fish and Game Code § 86.) Under this definition,
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and in contrast to the ESA, CESA does not prohibit “harm” to a listed species where an action results in
the loss or modification to habitat but does not result in mortality of a listed species. However, the
killing of a listed species that is incidental to an otherwise lawful activity and not the primary purpose of
the activity constitutes a take under CESA. CESA does not protect insects, but with certain exceptions
prohibits the take of plants on private land.

Natural Community Conservation Planning Act (NCCP). The NCCP Act was enacted to implement broad-
based planning to provide for effective protection and conservation of California’s wildlife heritage while
continuing to allow appropriate development and growth. The NCCP Act does not focus only on listed
species and is broader in its orientation and objectives than are the ESA or CESA. The NCCP Act
encourages local, State, and Federal agencies to prepare comprehensive conservation plans that
maintain the continued viability of species and biological communities impacted by human changes to
the landscape. The NCCP Act provides for incidental take authorization, such that covered activities
resulting in incidental take of listed species may be carried out without violating CESA. Permits issued
under the NCCP Act can also be broad and may include both listed species and non-listed species.

California Fish and Game Code Sections 1600-1616—Master Streambed Alteration Agreement for
Streambed Modifications. CDFW has jurisdictional authority over streams, lakes, and wetland resources
associated with these aquatic systems under California Fish and Game Code Section 1600 et seq. CDFW
has the authority to regulate work that will “substantially divert or obstruct the natural flow of, or
substantially change or use any material from the bed, channel, or bank of, any river, stream, or lake, or
deposit or dispose of debris waste or other material containing crumbled, flaked, or ground pavement
where it may pass into any river, stream, or lake” (Fish and Game Code § 1602.). An entity that proposes
to carry out such an activity must first inform CDFW. Where CDFW concludes that the activity will
“substantially adversely affect an existing fish or wildlife resource,” the entity proposing the activity
must negotiate an agreement with CDFW that specifies terms under which the activity may be carried
out in a way that protects the affected wildlife resource. CDFW can enter into programmatic
agreements that cover recurring operation and maintenance activities or regional plans. These
agreements are sometimes referred to as “master streambed alteration agreements.”

California Fully Protected Species. In the 1960s, before CESA was enacted, the California Legislature
identified specific species for protection under the California Fish and Game Code. These fully protected
species may not be taken or possessed at any time, and no licenses or permits may be issued for their
take except for collecting these species for necessary scientific research and relocation of bird species
for the protection of livestock. Fully protected species are described in Sections 3511 (birds), 4700
(mammals), 5050 (reptiles and amphibians), and 5515 (fish) of the California Fish and Game Code.

California Fish and Game Code 3503 (Bird Nests). Section 3503 of the California Fish and Game Code
makes it “unlawful to take, possess, or needlessly destroy the nests or eggs of any bird, except as
otherwise provided by this code or any regulation made pursuant thereto.” Therefore, CDFW may issue
permits authorizing take.

California Fish and Game Code 3503.5 (Birds of Prey). Section 3503.5 of the California Fish and Game
Code prohibits the take, possession, or destruction of any birds of prey or their nests or eggs “except as
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otherwise provided by this code or any regulation adopted pursuant thereto.” CDFW may issue permits
authorizing take of birds of prey or their nests or eggs pursuant to CESA or the NCCP Act.

Native Plant Protection Act (NPPA). The NPPA was enacted in 1977 and allows the Fish and Game
Commission to designate plants as rare or endangered. There are 64 species, subspecies, and varieties
of plants that are protected as rare under the NPPA. The NPPA prohibits take of endangered or rare
native plants, but includes some exceptions for agricultural and nursery operations; emergencies; and
after properly notifying CDFW for vegetation removal from canals, roads, and other sites, changes in
land use, and in certain other situations.

California Environmental Quality Act. The California Environmental Quality Act (CEQA) is similar to, but
more extensive than NEPA in that it requires significant environmental impacts of proposed projects be
reduced to a less-than-significant level through adoption of feasible avoidance, minimization, or
mitigation measures unless overriding considerations are identified and documented that make the
mitigation measures or alternative infeasible. CEQA applies to certain activities in California undertaken
by either a public agency or a private entity that must receive some discretionary approval from a
California government agency.

California Rare Plant Rank System. The California Native Plant Society (CNPS) is an organization, which
evaluates the health of botanical resources in California and has developed a ranking system in
conjunction with the CDFW to which differing degrees of sensitivity or rarity are assigned to different
plant species. The plants with a California Rare Plant Rank of 1A are presumed extinct because they
have not been seen or collected in the wild in California for many years. Plants with a California Rare
Plant Rank of 1B are rare throughout their range with the majority of them endemic to California.
California Rare Plant Rank 2 species are plants designated as rare, threatened, or endangered in
California, but are more commonly found elsewhere. The plants that comprise California Rare Plant
Rank 3 are united by one common theme; a lack of the necessary information to assign them to one of
the other ranks or to reject them. California Rare Plant Rank 4 are plants of limited distribution where a
watch list has been established to ensure their populations do not suffer further. The Threat Rank is an
extension added onto the California Rare Plant Rank number and designates the level of endangerment
by a 1 to 3 ranking with 1 being the most endangered and 3 being the least endangered; 0.1-Seriously
threatened in California (over 80% of occurrences threatened / high degree and immediacy of threat),
0.2-Fairly threatened in California (20-80% occurrences threatened / moderate degree and immediacy
of threat) and 0.3-Not very threatened in California (<20% of occurrences threatened / low degree and
immediacy of threat or no current threats known).

County of San Luis Obispo

General Plan. The San Luis Obispo County General Plan (General Plan) outlines the development goals of
the county and provides a basis for government decision making, as well as for informing the public
about the rules that guide development within the county. The County Plan includes both ordinances
and elements. The key elements that are relative to the protection of biological resources include the
Land Use Element, as well as the Conservation and Open Space Element.

Estero Area Plan. Information regarding biological resources is included in the Estero Area Plan Update
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in Section 6: Land Use, Section 7: Combining Designations, and Section 8: Planning Area Standards.
These sections include Area Land Use information, the Combining Designations for Sensitive Resource
Areas and Environmentally Sensitive Habitat Areas, and Development Standards.

Land Use Ordinances. Land use ordinances contain standards for development based on what the
effects of an action or project will be on specific land uses. Specific ordinances relevant to a discussion of
biological resources include:

* Title 23 - Coastal Zone Land Use Ordinance (CZLUO) (revised in January, 2006)

Local Coastal Plan. The community of Los Osos uses the San Luis Obispo County Local Coastal Program
(LCP) as a planning tool to guide development in the coastal zone, in partnership with the California
Coastal Commission. The LCP contains the ground rules for future development and the protection of
coastal resources. The elements of the General Plan include the LCP, which applies to those areas within
the Coastal Zone. For the purposes of preparing the LCP, the County is divided into four segments. Los
Osos is located within the region covered by the Estero Area Plan.

Coastal Plan Policies. The County of San Luis Obispo Coastal Plan Policies forms part of the San Luis
Obispo County Land Use Element of the General Plan (revised April 2007). Relevant to biological
resources, these policies address Environmentally Sensitive Habitats in Chapter 6 and Coastal
Watersheds in Chapter 9. The Coastal Plan Policies are implemented through the County of San Luis
Obispo Coastal Zone Land Use Ordinances.

Coastal Zone Land Use Ordinance. The County assumes permit authority in the Coastal Zone based on
the adopted and certified Coastal Zone Land Use Element (CZLUE) and the Coastal Zone Land Use
Ordinance (CZLUO). Relevant to the study area and the proposed project, the CZLUO provides policy
protecting categorical sensitive biological resources that include; Sensitive Resource Areas (SRAs) and
Environmentally Sensitive Habitat Areas (ESHAs); Wetlands, Streams, and Riparian Vegetation;
Terrestrial Habitat Protection; and Marine Habitats. These areas are high-priority areas for preservation
and developments requiring a land use permit within or adjacent to these areas and are subject to
Section 23.07.160 — Section 23.07.176 of the CZLUO. Tree Removal Standards are presented in Section
23.05.060 — Section23.05.064 of the CZLUO.

SRAs are subject to the provisions of Sections 23.07.160 — Section 23.07.166 of the CZLUO. The CZLUO
combining designations for SRAs are applied by the official maps of the Land Use Element of the Estero
Area Plan Update to identify areas “with special environmental qualities, or areas containing unique or
endangered vegetation or habitat resources.” ESHAs are subject to the provisions of Section 23.07.170
of the CZLUO. According to the CZLUO, an ESHA is a “type of SRA where plant or animal life or their
habitats are either rare or especially valuable because of their special nature or role in an ecosystem and
which could be easily disturbed or degraded by human activities and development.” Figure 4.3-5 shows
the current known distribution of ESHAs within the Plan Area, however not all ESHAs have been mapped
to date.

Wetlands, streams, and riparian vegetation are subject to the provisions of Section 23.07.172 — Section
23.07.174 of the CZLUO. Provisions protecting wetlands are intended “to maintain the natural ecological

4.3-28

A = DPLANNING & BUILDING
ygi%(ﬂ""'v oOF SAN LuUISs oBISsSPO



Los Osos Community Plan EIR
Section 4.3 — Biological Resources

functioning and productivity of wetlands and estuaries and where feasible, to support restoration of
degraded wetlands.” Provisions protecting streams and riparian vegetation are intended “to preserve
and protect the natural hydrological system and ecological functions of coastal streams.”

Terrestrial habitat areas are subject to the provisions of Section 23.07.176 of the CZLUO. Provisions
protecting terrestrial habitats are intended “to preserve and protect rare and endangered species of
terrestrial plants and animals by preserving their habitats. Emphasis for protection is on the entire
ecological community rather than only the identified plant or animal.” Tree removal is subject to the
provisions of Sections 23.05.060 — 23.05.064 of the CZLUO. The purpose of tree removal standards is “to
protect existing trees and other coastal vegetation from indiscriminate or unnecessary removal
consistent with Local Coastal Plan policies and pursuant to Section 30251 of the Coastal Act which
requires protection of scenic and visual qualities of coastal trees.

Proposed Los Osos Community Plan. The proposed LOCP is not yet part of the existing regulatory
framework. It will become part of the regulatory framework when adopted. Applicable policies,
programs and standards included in the proposed LOCP are evaluated in the following Impact Analysis,
to the extent they would adequately guide future development, and thus mitigate potential
programmatic impacts related to this issue.

The draft LOCP is intended to build on and provide a more detailed regulatory framework for the Los
Osos planning area, tiering from the adopted Estero Area Plan, most recently updated in 2009. The
Estero Area Plan is part of the County’s General Plan and its Local Coastal Plan. All elements of a general
plan must be consistent. Data, assumptions and projections ideally should be the same in each element
of the plan. At the same time it is recognized that documents are generally static once adopted, even if
conditions that they describe are continually changing. For that reason, there may be differences in
information between documents, even if they are consistent from a policy perspective.

The following plans or other related documents are relevant to the Estero Area Plan, and therefore to
the Los Osos Community Plan. They were reviewed in the Final EIR for the Estero Area Plan Update,
which was certified in December 2003, at which time they were found to be consistent with that plan, to
the extent such policies were relevant to the Estero Area Plan. These documents included, but were not
limited to the following:

¢ Land Use Element and Local Coastal Plan, Framework For Planning;
¢ (Coastal Zone Land Use Ordinance (Title 23); and
* Open Space Plan.

Once adopted, the Estero Area Plan was determined to be consistent with its guiding regulatory
framework, including various federal and state regulations, including but not limited to the following:

e (California Coastal Act of 1976;

* Regional Water Quality Control Board, Central Coast Basin Plan;
¢ C(California Department of Fish and Wildlife policies;

¢ U.S. Fish and Wildlife Service policies; and
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* (Clean Water Act.

The Estero Area Plan has since been updated, most recently in 2009. At that time, it was found to still
be consistent with the policy framework described above.

As noted in the introduction of the Estero Area Plan:

“This area plan is consistent with the intent and policies of the California Coastal Act and the San
Luis Obispo County Local Coastal Program (LCP). All other county plans, policies and programs
that involve the Estero Planning Area and are subject to the LCP are to be consistent with and
implement this plan. In addition, where applicable, all public and private development in this
planning area is to be consistent with this plan.”

The Los Osos Community Plan must be consistent with the policy framework for the Estero Area Plan,
since it is a more detailed regulatory document for Los Osos, which is a portion of the Estero planning
area. It follows that if the Los Osos Community Plan can be found to be consistent with the Estero Area
Plan, it will be by definition consistent with the other regulations described above. Many of these
regulations are discussed in more detail within other sections of this EIR, and used in part as the basis
for determining whether or not there would be any potential impacts with respect to those issues that
are evaluated. Thus, the LOCP’s consistency with the overall regulatory framework for various resources
is included elsewhere in this EIR.

For the reasons described above, this section of the EIR will focus on the LOCP’s consistency with
biological resources related policies included in the Estero Area Plan and those associated with Sensitive
Resource Area/Environmentally Sensitive Habitat Area requirements included in the Coastal Zone Land
Use Ordinance and the Coastal Plan Policy Document. It will also focus only on relevant policy
provisions of the Estero Area Plan that relate to Los Osos, including any maps and diagrams that relate
to those policies. For the most part, these are found in Chapter 7 of the Estero Area Plan, which are the
Planning Area Standards, but are found elsewhere throughout the document.

The key aspects of the draft LOCP that will be evaluated in this section of the EIR include, but are not
limited to:

¢ Chapter 2 — Community Plan Policies;
¢ Chapter 4 — Environmental Resources; and
¢ Chapter 7 — Planning Area Standards.

To the extent necessary, other aspects of the LOCP will be evaluated as well, but in general, these
portions of the plan are either background or setting information, or a recitation of relevant existing
coastal policies that provide the basis for protection of biological resources.

Also note that the proposed LOCP is a regulatory document that is intended to expand upon the policy
framework described above. This section describes the regulatory framework with respect to biological
resources in the LOCP area, and when coupled with the existing County policies, provides a series of
rigorous protection measures for the natural resources in the Plan Area.
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4.3.2 Impact Analysis
a. Methodology and Significance Thresholds

Methodology. The analysis is based on a programmatic evaluation of the potential for future
development under the LOCP to result in land use conflicts, or to conflict with the existing policy
framework of the Estero Area Plan found to be consistent with applicable regulatory documents,
including Coastal Act polices. Because of the programmatic nature of the LOCP, project-level analysis of
the specific impacts of development on biological resources cannot be provided in this document. The
level of impact analysis is maintained at the plan-level.

Significance Thresholds. According to the CEQA Guidelines’ Appendix G Environmental
Checklist, to determine whether impacts to biological resources are significant environmental effects,
the following questions are analyzed and evaluated. An impact is considered significant if development
facilitated by the Los Osos Community Plan would:

* 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 Wildlife or U.S. Fish and
Wildlife Service.

* Have a substantial adverse effect on any riparian habitat or other sensitive natural
community identified in local or regional plans, policies, and regulations or by the California
Department of Fish and Wildlife or U.S. Fish and Wildlife Service.

* Have a substantial adverse effect on federally protected wetlands as defined by Section 404
of the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.)
through direct removal, filling, hydrological interruption, or other means.

* 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.

*  Conflict with any local policies or ordinances protecting biological resources, such as a tree
preservation policy or ordinance.

*  Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan.
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b. Impacts and Mitigation Measures

Threshold: Would the Community Plan 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 Wildlife or U.S. Fish
and Wildlife Service?

Impact BIO-1 Development under the Community Plan could have a substantial adverse
effect on candidate, sensitive, or special-status species. This impact would be
Class Il, Significant but Mitigable.

Future development consistent with the General Plan has the potential to impact special-status plant
and wildlife species present within the Plan Area. While the majority of special-status species
occurrences are located in the open space, greenbelt and what will be identified in the Los Osos Habitat
Conservation Plan (LOHCP) as Priority Conservation Areas surrounding urban uses, future development
within grasslands, coastal sage scrub, maritime chaparral, oak woodland, wetland, riparian, as well as
eucalyptus woodland, developed, and disturbed/ruderal habitats within the Plan Area would have the
potential to impact a variety of special-status species that are protected under federal, state, and local
laws and policies. Impacts to federal threatened or endangered species would ultimately be mitigated
through participation in the LOHCP. Any impacts to state or federal listed species not covered in the
LOHCP may require consultation with the applicable state and federal regulatory agencies such as
CDFW, USFWS, and NOAA Fisheries, and additional mitigation may be required to offset specific project
impacts.

The LOHCP is currently in preparation, and is expected to be finalized and approved in the near future.
The LOHCP will cover four species that due to their small geographic range, narrow habitat specificity,
and small and declining populations have been listed as either threatened or endangered under the
federal Endangered Species Act (ESA). The species may also have special listing status under the
California Endangered Species Act (CESA), and include: Morro Bay kangaroo rat (Dipodomys heermanni
morroensis); Morro shoulderband snail (Helminthoglypta walkeriana); Morro manzanita (Arctostaphylos
morroensis); and Indian Knob mountainbalm (Eriodictyon altissimum). Of these four species, Morro
manzanita and Morro shoulderband snail are known to be present within the Plan Area, and both
species could be impacted by future development even in existing developed areas. The LOCHP is being
designed to be consistent with local, state, and federal laws and regulations, in order to streamline
permitting and meet the criteria for issuance of incidental take authorization. It is expected that species
and habitat protection measures, and further land acquisition of high quality habitat required in the
LOHCP will provide mitigation for impacts to the species above as well as special status CEQA species
such as the legless lizard not formally listed under FESA or CESA.

Given the known presence of state and federally listed species, and those rare plants that are CRPR 1B
species and wildlife that are species of concern within the Plan Area, LOCP development impacts to
these species could be considered significant. However, incorporation of proposed LOCP policies,
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LOHCP requirements, and compliance with state and federal laws and policies are expected to reduce
impacts to less than significant levels.

Existing policy language that pertains to the preservation of special status species and habitats that
support them in the Plan Area include the following:

Coastal Plan Policies:

Environmentally Sensitive Habitats Policy 1. New development within or adjacent to
locations of environmentally sensitive habitats shall not significantly disrupt the
resource.

Environmentally Sensitive Habitats Policy 4. No division of parcels having environmentally
sensitive habitats within them shall be permitted unless it can be found that the
buildable area(s) are entirely outside the maximum standard setback required for
that habitat.

Environmentally Sensitive Habitats Policy 5. The County shall continue programs and policies
that support greenbelt and open space areas on the urban fringe of coastal
communities.

Environmentally Sensitive Habitats Policy 6. The County shall participate in creating a
program that would allow development to occur on sites in urban areas that
contain sensitive species habitat, but do not represent long-term viable habitat, in
exchange for participation in an off-site mitigation program.

Coastal Zone Framework for Planning

Strategic Growth Goal 1. Preserve open space, scenic natural beauty, and natural
resources. Conserve energy resources. Protect agricultural land and resources.

Estero Area Plan:

Chapter 6, V.A.1. Slow the process of bay sedimentation. Keep Chorro and Los Osos
Creeks and other watercourses free of excessive sediment.

Chapter 6, V.A.2. Implement provisions of the Total Maximum Daily Levels (TMDLs) as
they are developed for Chorro Creek, Los Osos Creek, and the Morro Bay estuary
consistent with Regional Board requirements.

Chapter 6, V.A.3. Support efforts to ensure a level of water quality in the bay that
supports recreation, viable commercial fishing and shellfish mariculture industries,
healthy eelgrass beds, and thriving fish and shellfish populations.
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Chapter 6, V.A.4. Promote a voluntary, cooperative, educational, and incentive-based
approach to protect Morro Bay and its watershed.

Chapter 6, V.A.5. Where feasible, implement applicable provisions of the Comprehensive
Conservation and Management Plan for Morro Bay published by the Morro Bay
National Estuary Program through special programs, land use planning strategies,
review of development proposals, and public education.

Chapter 6, V.A.6. Where appropriate, continue to obtain open space easements for
sensitive wetlands and bayfront areas, and encourage other agencies and
conservation organizations to obtain open space and conservation easements and
fee title to these areas.

Other relevant policies:

Policy BR 1.1. Protect sensitive biological resources such as wetlands and wildlife
movement corridors.

EN-1. Effectively manage endangered, threatened, and sensitive biological resources in
and around the community of Los Osos.

A. Mitigate impacts to sensitive habitat on the site of development so that contiguous
areas of environmentally valuable habitat are preserved or restored. On smaller
sites where this aim cannot be accomplished, give priority to using off-site
mitigation as part of a mitigation banking or other program that preserves or
restores contiguous areas of environmentally valuable habitat.

B. Use an ecosystem approach whenever possible to preserve viable areas of sensitive
habitat. Instead of focusing only on individual species, emphasize protection of
highly sensitive biological communities, such as dune scrub, coastal sage scrub, and
maritime chaparral.

C. Encourage acquisition, preservation and management of lands in the Sensitive
Resource Area combining designation, as well as other sensitive habitat areas.
Allow passive recreation where compatible with habitat and resource protection.
Following acquisition, change the land use categories of these areas to Open Space.

D. Pursue protection and management of a greenbelt on either side of Los Osos Creek.

Program EN-1.1: Habitat Conservation Plan. The County should coordinate with the USFWS,
CDFW, and the public to finalize the Habitat Conservation Plan for the Los Osos area. The HCP
will preserve sensitive habitats in the Los Osos area using an ecosystem approach, while easing
the regulatory burden on private landowners.
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A. Section 10 Permit. Under Section 10 of the federal Endangered Species Act, the
incidental take of a species may be allowed if a permit is obtained and a HCP is
prepared. The HCP must specify what impacts will result from the taking and the
measures the permit applicant will take to minimize and mitigate the impacts.

B. Streamlined Permitting. In order to reduce the cost, time and difficulty for
landowners seeding land use approvals, the County Planning and Building
Department should create a streamlined permitting procedure for properties that
lie within the Los Osos Ecosystem Sensitive Resource Area (SRA) combining
designation. This should include establishment of an in-lieu fee for most future
“infill” development in Los Osos. The fee would be used to acquire and manage
sensitive habitat within the SRA.

Program EN-1.2: Recovery Plan. Facilitate implementation of the Recovery Plan developed by
the USFWS for the Morro shoulderband snail, Morro manzanita, and Indian Knob
mountainbalm. Encourage participation by landowners and conservation organizations.

Program EN-1.3: Habitat Monitoring. The County or another organization should monitor
development and conservation activities in sensitive habitats in the Los Osos area in order to
keep track of the cumulative effects of these activities.

Program EN-1.4: Protection and management of sensitive habitats. The County should work
closely with public agencies and conservation organizations to protect and management
sensitive habitat resources.

Program EN-1.5: Support conservation organizations. Support efforts of conservation
organizations to protect sensitive habitats by means such as acquiring land or purchasing
development rights.

Program EN-1.6: Morro Bay shoreline wetlands mapping. The County should review the
accuracy of the mapped locations of the wetland designation along the Morro Bay shoreline,
especially in the vicinity of Butte Drive, and initiate any needed general plan amendments to
make revisions to the official maps.

EN-2. Manage urban runoff to reduce discharge of pollutants from the community of Los
Osos into Morro Bay.

Program EN-2.1. Los Osos runoff control. The County Public Works Department should
coordinate with and assist the Los Osos Community Services District in developing
and implementing Best Management Practices to control runoff in Los Osos
consistent with the State’s Nonpoint Source Pollution Plan and Phase Il of the
NPDES Storm Water Regulations.
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Program EN-2.2. Los Osos urban watershed management. To facilitate a communitywide

LU-1.

drainage system that allows for off-site treatment and retention of stormwater
consistent with Central Coast Post Construction Requirements, the Los Osos CSD,
the County Public Works Department and/or the County Flood Control and Water
Conservation District should prepare an urban watershed management plan for Los
Osos and vicinity.

Maintain a hard urban edge around the community of Los Osos, surrounded by a
well-managed community greenbelt.

Do not expand the Urban Reserve Line (URL) beyond what has been delineated in
this plan.

Do not expand existing Residential land use categories or increase residential
densities outside of the Urban Service Line that is delineated in this plan.

Program LU-1.1: Los Osos Greenbelt. The County should support expansion, conservation,

LU-2.

LU-3.(C)

CZLUO (Ti

23.02.035
23.04.036
23.05.043
23.0.060

23.06.100

23.06.102

23.07.160
23.07.170

maintenance, and enhancement of the greenbelt as shown on Figure 4-1. The
County should support efforts of public agencies, conservation organizations, and
others to acquire easements and properties in fee within and outside of the Urban
Reserve Line to expand the greenbelt along the eastern and southern fringe of the
community. Easements could be acquired through means such as purchase,
approval of land use permits for development projects, and mitigation banking.

Concentrate or cluster development to protect contiguous environmentally sensitive
areas, including the habitat of rare, endangered and other sensitive species, and
other biologically important communities.

Protect sensitive habitats by locating development away from environmentally
sensitive areas. Provide options, incentives and flexibility to accomplish this.

tle 23):

Additional information required for discretionary projects.

Cluster development on land subdivision projects.

Environmental determination required.

Tree removal (permit and standards).

Water quality (standards for preventing impacts coastal streams and Morro
Bay).

Regional Water Quality Control Board review of projects and issuance of Waste
Discharge Requirements.

Significant Resource Areas are defined.

Environmentally Sensitive Habitat Areas are defined
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Mitigation Measures. In addition to the existing policies and regulations discussed above, the

following mitigation measures are required to reduce Impact BIO-1 to a less than significant level.

BIO-1(a)

BIO-1(b)

LOCP Natural Resource Policies. The following language shall be added as a new
policy in the LOCP:

Special Status Species Habitat Preservation and Enhancement. During the project
permitting process, the County, including the entity overseeing LOHCP compliance,
shall work with future applicants to encourage preservation or enhancement of
habitat for special status species on parcels greater than 20,000 square feet that
contain suitable habitat. This would be done in concert with LOHCP requirements to
promote habitat preservation and enhancement efforts and regional habitat
connectivity by ensuring that preserved or enhanced areas are connected to other
preserved or enhanced areas and/or to other suitable habitat occurrences.
Preservation of or enhancement of areas that are isolated should be discouraged
unless they are determined to provide unique or unusually valuable habitat
attributes. Isolated patches of native habitat on smaller lots less than 20,000 square
feet are not expected to provide high quality habitat for special status CEQA species
that is sustainable. Impacts to small patches of native habitat that could support
low numbers of CEQA special status species such as CRPR plants or species of
concern wildlife will be further mitigated through implementation of the LOHCP and
payment of the mitigation fee. Habitat set aside outside urban areas will promote
sustainable habitat for the range of special status species known to occur in the Plan
area.

Plan Requirements and Timing. The Planning and Building Department shall include
recommended policy to the LOCP prior to Plan adoption that states habitat
preservation and enhancement opportunities will be evaluated during the initial
phases of the building permit review process for lots greater than 20,000 square
feet. Lots less than 20,000 square feet shall be adequately mitigated by payment of
the mitigation fee associated with LOHCP implementation and no further biology
study will be required.

Monitoring. Planning and Building shall ensure that the above language is included
in the LOCP prior to adopting the plan. If habitat preservation and enhancement is
incorporated as a project permit requirement, the Planning and Building
Department shall ensure that the requirement is properly implemented during the
normal building inspection and final review process. If subsequent monitoring of
restoration areas is required, the County may require Applicants to retain an
approved biologist to monitor and document restoration activities until the success
criteria are met.

LOCP Natural Resources Implementing Programs. Because of the programmatic
structure of the LOCP, and specific impacts for a given private or public project
cannot be determined at this time. It is possible that both private and public
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BIO-1(c)

BIO-1(d)

projects could potentially impact federal and/or state listed species. As such,
the following language shall be added as a new program in the LOCP:

Los Osos Habitat Conservation Plan Compliance. To address the specific
requirements for special status species and habitat identification, protection,
preservation, enhancement, and mitigation that would apply to a given private or
public project subject to the LOHCP, the County shall incorporate the final LOHCP
into the LOCP, to ensure those requirements are fully addressed during development
under the LOCP.

Plan Requirements and Timing. The County shall incorporate the LOHCP into the
LOCP immediately after the LOHCP is finalized and approved.

Monitoring. The Planning and Building Department shall ensure that all applicable
LOHCP requirements are properly implemented during the normal building
inspection and final review process for all development projects within the LOCP.

Biological Resources Assessment, and Focused or Protocol-level Survey
Requirements on Parcels Greater Than 20,000 Square Feet. The following language
shall be added as a new policy in the LOCP:

For all projects on undeveloped lots greater than 20,000 square feet in size that
require issuance of a County land use development permit, project applicants shall
retain a County-approved biologist to conduct a project-specific biological resources
assessment (BRA) to document the existing biological resources within the project
footprint on which development is proposed, as well as an appropriate buffer, to
determine the potential impacts to those resources as part of the environmental
review process. The BRA shall conform to the requirements presented in the County
guidance document, Guidelines for Biological Resources Assessments - Guidelines
for Biological Consultants.

Plan Requirements and Timing. The Planning and Building Department shall add
the recommended policy to the LOCP prior to Plan adoption, and ensure that
project-specific biological resources are evaluated during the initial phases of the
building permit review process.

Monitoring. Planning and Building shall ensure that the above language is included
in the LOCP prior to plan adoption. As applicable, Planning and Building shall ensure
that the policy requirements are properly implemented during the normal building
inspection and final review process.

Special Status Plant Species Avoidance, Minimization, and Mitigation. The
following language shall be added as a new policy in the LOCP:
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If a BRA pursuant to Mitigation Measure BIO-1(c) conducted on undeveloped lots
greater than 20,000 square feet in size identifies potentially suitable habitat for any
federal listed, state listed or California Rare Plant Rank 1B species plant species,
focused floristic surveys that are seasonally timed to coincide with the blooming
period of all species identified as potentially present in the project-specific BRA shall
be conducted. Surveys shall follow current USFWS and CDFW protocols. If special
status plants are identified on a site, the project shall be re-designed to avoid
impacting these plant species, to the maximum extent feasible. Rare plant
occurrences that are not within the immediate disturbance footprint, but are located
within 50 feet of proposed disturbance limits shall be protected such as having bright
orange protective fencing installed at least 30 feet beyond their extent, or other
appropriate distance as determined by a County-approved biologist, to protect them
from direct and indirect impacts.

If special status plant species cannot be completely avoided, and will be impacted by
development, all impacts shall be mitigated at the current County-required ratio for
the species (number of acres of habitat/individuals restored to number of acres of
habitat/individuals impacted). A habitat restoration plan (also referred to as a
mitigation and monitoring plan) shall be prepared and submitted to the County, and
to other state or federal agencies as appropriate. The restoration/mitigation plan
shall include, at a minimum, the following components:

* Description of the responsible party(-ies), project site and impact area (by
habitat type);

* Goal(s) of the mitigation or restoration project including the types and area
of habitat to be established, restored, enhanced, and/or preserved; specific
functions and values of habitat type(s) to be established, restored, enhanced,
and/or preserved;

* Description of the proposed mitigation/restoration site (e.g., location, size,
ownership status, existing functions and values, etc.);

* Implementation plan for the mitigation/restoration site including rationale
for expected success, responsible parties, schedule, site preparation and
planting plan;

* Maintenance activities during plan implementation and monitoring,
including but not limited to weed abatement and adaptive management;

* Monitoring plan for the mitigation/restoration site including no less than
quarterly monitoring visits for the first year, and preparation of annual
monitoring reports;

* Success criteria based on goals and measurable objectives, target functions
and values, target areas to be established, restored, enhanced, and/or
preserved,; and

* An adaptive management program and contingency measures to address
shortcomings and the overall effort in meeting success criteria.
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BIO-1(e)

Plan Requirements and Timing. The Planning and Building Department shall add
the recommended policy to the LOCP prior to Plan adoption. In addition, applicants
with future projects on parcels greater than 20,000 square feet impacting special
status plants or habitats shall submit the mitigation/restoration plan to Planning and
Building Department for review and approval prior to issuance of grading permits.

Monitoring. Planning and Building shall ensure that the above language is included
in the LOCP prior to plan adoption. As applicable, Planning and Building shall ensure
that the policy requirements are properly implemented during the normal building
inspection and final review process.

Special Status Wildlife Species Habitat Assessment, Surveys, Avoidance and
Minimization. The following language shall be added as a new policy in the LOCP:

If a BRA pursuant to Mitigation Measure BIO-1(c) identifies potentially suitable
habitat for a special status wildlife species on a parcel larger than 20,000 square
feet, appropriate levels of surveys to determine the presence or absence of the
species shall be conducted. For federal listed species such as the Morro
shoulderband snail, protocol level surveys or the appropriate compliance
requirements of the future LOHCP shall be conducted.

Specific habitat assessments and protocol surveys have been established for several
special status species (i.e., California red-legged frog and Morro shoulderband snail)
found within the Plan Area. If the results of the BRA determine that suitable habitat
may be present for any such species, protocol habitat assessments or surveys shall
be completed in accordance with applicable CDFW, USFWS, and County protocols
prior to issuance of any construction permits. If consultation with the CDFW and/or
USFWS determines that protocol habitat assessments or surveys are not required,
such consultation shall be documented in writing by the agency prior to issuance of
any construction permits. The project applicant shall be responsible for retaining a
biological consultant that is qualified to conduct any required protocol habitat
assessments or surveys.

Other special status wildlife that are not listed under CESA or FESA or covered in the
LOHCP, shall have current mitigation requirements included in the developer’s
statement. For the Monarch butterfly, for instance, and projects located in
eucalyptus woodland (including tree removal), a County-approved biologist shall
conduct a habitat assessment to determine if suitable habitat for this species is
present. If suitable habitat is present, then the biologist shall conduct seasonally-
timed surveys to determine if Monarch butterflies currently use the site for
overwintering activities. If an overwintering site is located, the County shall work
with the applicant to protect the site and provide a sufficient buffer to avoid impacts
to the species.
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BIO-1(f)

As part of a project’s conditions of approval, the County-approved biologist shall
conduct pre-construction clearance survey(s) of the site to avoid impacts to special
status wildlife. The biologist shall be present during all initial ground disturbing and
vegetation clearing activities. Ground disturbance shall be limited to the minimum
necessary to complete the project, and the limits of disturbance shall be flagged for
identification. Areas of special biological concern within or adjacent to the limits of
disturbance shall have highly visible orange construction fencing installed between
said area and the limits of disturbance. Once initial ground disturbing and vegetation
clearing activities have been completed, the biologist shall conduct additional
surveys as appropriate during project construction activities, based on species habits,
weather conditions, and LOHCP or protocol survey requirements.

Plan Requirements and Timing. The Planning and Building Department shall add
the recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included
in the LOCP prior to plan adoption. As applicable, Planning and Building shall ensure
that the proposed development avoids impacts to special status species and
habitats to the greatest extent feasible and that the policy requirements are
properly implemented during the normal building inspection and final review
process.

Preconstruction Surveys for Nesting Birds. The following language shall be added as
a new policy in the LOCP:

For construction activities occurring during the nesting season (generally February 1
to September 15), where tree, grassland or shrub removal or disturbance would be
considered, focused surveys for nesting birds covered by the California Fish and
Game Code and the Migratory Bird Treaty Act shall be conducted by a County-
approved biologist no more than 14 days prior to vegetation removal. Vegetation is
defined as trees, shrubs, or grasslands. Dependent on the size of the parcel and
proposed development footprint, the surveys shall include the entire disturbance
footprint plus observation of any large trees within a 300-foot buffer around the lot
with binoculars. If active nests are located, all construction work shall be conducted
outside a buffer zone from the nest to be determined by the qualified biologist. The
buffer shall be a minimum of 50 feet for non-raptor bird species and up to 300 feet
for raptor species. Larger buffers may be required depending upon the status of the
nest and the construction activities occurring in the vicinity of the nest. The buffer
area(s) shall be closed to all construction personnel and equipment until the adults
and young are no longer reliant on the nest site. A County-approved biologist shall
confirm that breeding/nesting is completed and young have fledged the nest prior to
removal of the buffer. The results of the pre-construction survey shall be submitted
to the County and construction shall not commence without authorization from the
County.
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Plan Requirements and Timing. The Planning and Building Department shall add
the recommended policy to the LOCP prior to Plan adoption.

Monitoring. Planning and Building shall ensure that the above language is included
in the LOCP prior to plan adoption. As applicable, the Planning and Building
Department shall ensure that the policy is properly implemented during the normal
building inspection and final review process.

Residual Impacts. With proposed mitigation, impacts would be less than significant.

Threshold: Would development under the Community Plan have a substantial adverse
effect on any riparian habitat or other sensitive natural community identified in
local or regional plans, policies, and regulations or by the California
Department of Fish and Wildlife or U.S. Fish and Wildlife Service?

Impact BIO-2 Development under the Community Plan could have a substantial adverse
effect on sensitive habitats, including riparian areas and wetlands not subject
to Clean Water A