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Project Title & No.   Hall Minor  Use Permit  and Variance  ED20-063 /  DRC2019-00112 

and DRC2019 -00113 

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a "Potentially 

Significant Impact" for environmental factors checked below. Please refer to the attached pages for 

discussion on mitigation measures or project revisions to either reduce these impacts to less than 

significa nt levels or require further study.  

 Aesthetics  

 Agricultur e & Forestry  

Resources 

 Air Quality  

 Biological Resources  

 Cultural Resources  

 Energy 

 Geology & Soils 

 Greenhouse Gas Emissions  

 Hazards & Hazardous Materials  

 Hydrology  & Water Quality  

 Land Use & Planning  

 Mineral Resources  

 Noise 

 Population  & Housing  

 Public Services 

 Recreation  

 Transportation  

 Tribal Cultural Resources  

 Utilities  & Service Systems 

 Wildfire  

 Mandatory Findings of 

Significance 

DETERMINATION:    

On the basis of this initial evaluation, the Environmental Coordinator finds that:  

 The proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE 

DECLARATION will be prepared. 

 Although the proposed project could have a significant effect on the environment, there will not be a 

significant effect in this case because revisions in the project have been made by  or agreed to by the 

project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

 The proposed project MAY have a significant effect on the environment, and an ENVIRONMEN TAL 

IMPACT REPORT is required. 

 The proposed project MAY have a "potentially significant impact" or "potentially significant unless 

mitigated" impact on the environment, but at lea st one effect 1) has been adequately analyzed in an 

earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation 

measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT 

REPORT is required, but it must analyze only the effects that remain to be addressed.  

 Although the proposed project could have a significant effect on the environment, because all 

potentiall y significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 

DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to 

that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigati on measures that are 

imposed upon the proposed project, nothing further is required.  
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Project Environmental Analysis  

 The County's environmental review process incorporates all of t he requirements for completing the 

Initial Study as required by the California Environmental Quality Act (CEQA) and the CEQA Guidelines.  The 

Initial Study includes staff's on -site inspection of the project site and surroundings and a detailed review of 

the  information in the file for the project.  In addition, available background information is reviewed for each 

project.  Relevant information regarding soil types and characteristics, geologic information, significant 

vegetation and/or wildlife resources, wat er availability, wastewater disposal services, existing land uses and 

surrounding land use categories and other information relevant to the environmental review process are 

evaluated for each project.  Exhibit A includes the references used, as well as the agencies or groups that 

were contacted as a part of the Initial Study.  The County Planning Department uses the checklist to 

summarize the results of the research accomplished during the initial environmental review of the project.  

 Persons, agencies or  organizations interested in obtaining more information regarding the 

environmental review process for a project should contact the County of San Luis Obispo Planning 

Department, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408 -2040 or call (805) 781 -5600. 

A. Project  

DESCRIPTION: Hearing to consider a request by Max Hall  for 1) a Minor Use Permit  to authorize grading on 

slopes between 20 percent and 30 percent within the area subject to the San Luis Obispo Highway Corridor 

Area design standards , and 2) a Variance to allow grading on slopes greater than 30 percent for the purpose 

of  constructin g a single-family residence and driveway . The project will result in the disturbance of 

approximately 34,000 square feet  (sf) including 11,0 57 sf of disturbance on slopes greater than  30 percent 

and will include  2,000 cubic yards (cy) of cut, 1,500 cy of fill and 500 cy of export. The project site will be served 

by an existing shared well and new septic system . Driveway improvements will include the replac ement of  an 

existing 36 -inch  culvert and construction of a hammerhead turnaround to meet CalFire requirements. The 

building envelope  associated with the project site  is proposed to be modified to enable the residence to be 

constructed in an area that avoids an existing landslide . The project site consists of 2.5 acres  within  the 

Agriculture  land use category and is located at 222 Blue Granite Lane on the west -facing slope of BishopɅs 

Peak, about 0.6 miles north of W. Foothill Boulevard and  3,300 feet west of the City of San Luis Obispo.  The 

site is in the San Luis Obispo Nor th Sub Area of the San Luis Obispo Planning Area . 

The regional location  of the project site  is shown in Figure 1, and an aerial view is provided in Figure 3. Table 

1 provides a summary of the areas of disturbance and proposed grading  on slopes greater than  30 percent . 

Table 1 ɀ Area of Disturbance and Grading on Slopes >30%  

Areas of Disturbance  Quantities  Grading on Slopes >30%  

Dwelling and Back Yard  7,568 sq.ft.  3,544 sq.ft.  

Area Upslope of Back Yard  6,371 sq.ft.  7,513 sq.ft.  

Driveway and Other Site Improvements  20,061 sq.ft.  0 sq.ft.  

Total:  34,000 sq.ft.  11,057 sq.ft.  

 

Cut and Fill  2,000 cy cut, 1,500 cy fill, 500 cy export  

Background and Baseline Conditions  

mailto:planning@co.slo.ca.us
http://www.sloplanning.org/
file://///SVR2800a/Group/Current/GEO%20TEAMS/A_Desk%20Manual/Desk%20Manual%20-%20Project%20Description.doc
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The project site is one of four contiguous pie -shaped parcels created by an agriculture cluster subdivision 

recorded in 1984 (COAL 82-0186). The four , 2.5-acre residential building sites are clustered on a small bench  

about two -thirds of the way up the south face of Bishop Peak; t he 263-acre remainder was designated as  an 

open space parcel.  The conditions of approval for COAL 82-0186 included limitations on the development of 

each parcel to protect sensitive biological resources, views, and to  avoid significant geolo gic hazards; building 

envelopes were established for each parcel . Vehicular access is provided to all four parcels by way of a paved 

driveway (Blue Granite Lane) that extends north from W. Foothill Boulevard and terminates in a cul -de-sac at 

an elevation o f about 510 feet. A shared well and septic system was established to serve all four parcels.  

A Minor Use Permit (DRC2005 -00104) was approved in 2005 that authorized the construction of a single -family 

residence on the project site . The proposed building fo otprint  extended beyond the approved building 

envelope and included grading on slopes exceeding  20 percent. However, s ubsequent geologic investigations 

revealed that a significant portion of the recorded building envelope overlies a deep layer of depositio nal 

material associated with an old landslide in addition to shallow groundwater. Accordingly, the applicant has 

submitted revised plans informed by these previous investigations that avoids the unstable slide area and 

high groundwater but  will require  reconfigur ation of  the building envelope as shown in Figure 3 and will 

necessitate grading on slopes greater than 30 percent.  

The other three parcels have been developed  with single-family  dwellings. Surrounding land uses include 

open space and rural resident ial development along OɅConnor Way. 

Ordinance Modification . No ordinance modifications are required for this project.  

 

ASSESSOR PARCEL NUMBER(S):  067-070-005 

Latitude:  35º 17' 51.46" N  Longitude:  120.º 42'' 3.57"W  SUPERVISORIAL DISTRICT # 2  

B. Existing Setting  

Plan Area:  San Luis Obispo   Sub: San Luis Obispo(North) 

      

Comm:  Rural  

Land Use Category:  Agriculture           

Combining Designation:  Sensitive Resource Area  Geologic Study       

Parcel Size:  2.50 acres   

Topography:  Moderately sloping   to steeply sloping   

Vegetation:  Grasses     Scattered Oaks     

Existing Uses:  Undeveloped         

Surrounding Land Use Categories and Uses:  

North:  Agriculture ; undeveloped        East: Agriculture ; agricultural uses        

South:  Agriculture ; undeveloped           West: Agriculture ; agricultural uses        
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Figure 1 -- Project Location   
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Figure 2 ɀ Project Vicinity  
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Figure 3 ɀ Aerial View of the Project Site  and Adjoining Properties  
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Figure 4 ɀ Land Use Categories  

 

  

mailto:planning@co.slo.ca.us
http://www.sloplanning.org/


DRC2019-00112/DRC2019-00113 Hall Minor Use Permit   and Variance  
PLN-2039 

04/2019  

Initial Study ɀ Environmental Checklist  

 

976 OSOS STREET, ROOM 300 | SAN LUIS OBISPO, CA 93408 |(805) 781-5600 | TTY/TRS 7-1-1 PAGE 8 OF 144 

planning@co.slo.ca.us  |  www.sloplanning.org  

Figure 5 -- Overall Site Plan  
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Figure 6 -- Preliminary Grading Plan s 
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Figure 7 ɀ Site Plan With Slopes  
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Figure 8 -- Section  Drawing  
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Figure 9 -- Building Elevation s  
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C. Environmental Analysis  

The Initital Study Checklist provides detailed information about the environmental impacts of the proposed 

project and mitigation measures to lessen the impacts . 

I. AESTHETICS 

 

Potentially 

Significant 

Impact  

Less Than 

Significant 

with 

Mitigation  

Incorporated  

Less Than 

Significant 

Impact  No Impact  

Except as provided in Public Resources Code Section 21099, would the project: 

(a) Have a substantial adverse effect on a 

scenic vista? 
ἦ Ἠ ἦ ἦ 

(b) Substantially damage scenic resources, 

including, but not limited to, trees, rock 

outcroppings, and historic buildings 

within a state scenic highway?  

ἦ ἦ ἦ Ἠ 

(c) In non -urbanized areas, substantially 

degrade  the existing visual character or 

quality of public views of the site and its 

surroundings? (public views are thos e 

that are experienced from publicly 

accessible vantage point). If the project 

is in an urbanized area, would  the 

project conflict with applicable zoning 

and other regulations governing scenic 

quality?  

ἦ Ἠ ἦ ἦ 

(d) Create a new source of substantial light 

or glare which would adversely affect 

day or nighttime views in the area?  

ἦ Ἠ ἦ ἦ 

Setting 

The project site consists of  2.50 acres located on the south facing slope of Bishop Peak  in a semi -rural area of 

the county where the primary  land use is agriculture ( grazing and crop production ) on parcels ranging in size 

from 200 acres to over 650 acres. The area at the base of Bishop Peak along OɅConnor Way north of the 

intersection with W . Foothill Boulevard has been developed with a variety of rural residences, schools, and 

churches .  

The project site takes access from a paved driveway (Blue Granite Lane) that extends north from W. Foothill 

Boulevard which is a heavily travelled gateway t o the City of San Luis Obispo. Traffic counts  taken on W. 

Foothill Boulevard in 2018 revealed 10,938 Average Daily Trips north of Los Osos Valley Road and 1,036 

afternoon peak hour trips.  

Bishop Peak is one of a series of small peaks aligned  east to west that comprise The Seven Sisters, or Morros. 

The rocky peaks and wooded shoulders of the Morros are a distinctive visual resource of local, regional,  and 

mailto:planning@co.slo.ca.us
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statewide importance. Accordingly, the  visual qualities of the Morros and surrounding landsca pes have been 

afforded special protections by the County Land Use Ordinance, General Plan and Local Coastal Program.  

Conservation and Open Space Element . The Conservation and Open Space Element (COSE) identifies several 

goals for visual resources in rural parts of the county:  

¶ Goal VR 1: The natural and agricultural landscape will continue to be the dominant view in rural parts 

of the county.  

¶ Goal VR 2: The natural and historic character and identi ty of rural areas will be preserved.  

¶ Goal VR 3: The visual id entities of communities will be preserved by maintaining rural separation 

between them.  

¶ Goal VR 7: Views of the night sky and its constellation of stars will be maintained.  

Some of the strategies identified to accomplish the goals listed above include enc ourag ing project designs 

that emphasize native vegetation and conform ing grading to existing natural forms, as well as ensuring that 

new development follows the Countywide Design Guidelines to protect rural visual and historical character.  

Countywide Desi gn Guidelines . The Countywide Design Guidelines identify objectives for both urban and rural 

development. Rural area guidelines applicable to the project include the following:  

¶ Objective RU -5: Fences and screening should reflect an areaɅs rural quality. 

¶ Objective RU -7: Landscaping should be consistent with the type of plants naturally occurring in the 

County and should limit the need for irrigation.  

Inland Land Use Ordinance . The Land Use Ordinance sets forth  standards for exterior lighting (LUO Section 

22.10.060); however, these standards do not apply to uses established within the Agriculture land use 

category.  

Sensitive Resource Combining Designation . LUO Section 22.96.020 (C.) sets forth combining designation 

standards for Sensitive Resource A reas that include the San Luis Obispo Hillsides shown on Figure 10. All 

projects within the Sensitive Resource Areas identified in the San Luis Obispo Sub -area are subject to the 

Highway Corridor Standards contained in Section 22. 10.095.C.  

San Luis Obispo Highway Corridor Area Standards . The highway corridor design area supplements the 

Sensitive Resource Area (SRA) combining designation that is applied to the most critical scenic resources such 

as the Morros. The Highway Corridor Design Standards are inten ded to protect views of scenic backdrops and 

background vistas and foreground views from scenic roads and highways, and other environmental resources 

that provide habitat and watershed drainage.  The primary purpose of the standards is to protect important 

views, natural landmarks, scenic backdrops, important plant and animal habitats, and watershed values.  The 

standards establish an expedited permitting process for new residences and residential accessory structures 

when such development incorporates the sp ecific design criteria set forth in the standards.  

The only Officially Designated State Scenic Highway in San Luis Obispo County is Highway 1. The project site 

is not visible from Highway 1. However, Foothill Road west of the City of San Luis Obispo to Los  Osos Valley 

Road is identified as a Suggested Scenic Corridor by Table VR -2 of the Conservation and Open Space Element.  

Visual Setting  

The project site is approximately 0.9 mile north of Los Osos Valley Road, and about 0.6 mile west of  Foothill 

Boulevard,  approximately 0.5 mile outside of the San Luis Obispo city limits (Note: For the  purpose of th e 

visual impact analysis , Foothill Boulevard is considered as having a generally north/south orientation, and  Los 

Osos Valley Road is considered as having an eas t/west orientation). The project site is located on the  

mailto:planning@co.slo.ca.us
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southwest slope of Bishop's Peak at an elevation ranging between approximately 510 feet and 600 feet  above 

sea level. Bishop's Peak is one of seven distinct mountains peaks referred to as the Morros. These  peaks are 

highly valued in both county and city planning documents as scenic resources. The Morros  provide much of 

the visual identity and scenic background for the Los Osos Valley, which flanks the  mountains to the south, as 

well as the Chor ro Valley which parallels the mountains to the north.    

The project site is approximately 2.5 acres in size and is one of four  parcels within a 10-acre circular cluster , 

surrounded by a single 260 -acre parcel . Three existing residences are visible high on the hillside in the 

immediate vicinity of the proposed  building site near the terminus of Blue Granite Lane, and two other houses 

are visible at lower  elevations on the slope , within the larger surrounding parcel . The project site is situated 

directly belo w a large granite rock outcropping. The  outcropping is a unique, recognizable, and memorable 

feature, which contributes greatly to the high  scenic value of Bishop's Peak.  

The subject parcel was formed through a Lot Line Adjustment recorded October 21, 1984  (35-PM-97) that 

clustered four building sites, including the subject lot, in the 10 -acre circular site on the hillside. The Lot Line 

Adjustment recordation conditions included recording an open space easement over the remaining 262 acres 

of private proper ty and provided 98 acres, including the granite outcrop, to the State of California for the 

Bishop Peak Natural Area.  

The project site serves as a portion of the scenic backdrop for the Los Osos Valley. The overall landform  of 

the Los Osos Valley is flat to undulating farmland within a relatively narrow valley floor, with the  Morros 

defining the horizon to the north, and the Irish Hills rising up to the south. Ranches and farms  consisting 

primarily of row crops and livestock grazing are present along Los O sos Valley Road, and residential 

subdivisions line the road at the city limits approximately 2 miles east of the project area.  OɅConnor Way 

parallels Los Osos Valley Road closer to the base of Bishop's Peak and is lined with  ranchette -style homes. A 

small school and vacant restaurant building are part of the more developed area  near the intersection of 

OɅConnor Way and Foothill Boulevard. Foothill Boulevard intersects Los Osos  Valley Road and continues 

toward the City of San Luis Obispo to the north. Foothi ll Boulevard east of  the project area is predominately 

rural, with a mix of scattered ranch houses and a few smaller residences.  
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Figure 10 -- Areas Subject to the Sensitive Resource Combining Designation  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Figure 11 -- Areas Subject to the Highway Corridor Design Standards  
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Figure 12 -- Views of the Project Site From W. Foothill Boulevard  

 

 

 

 

 

 

 

 

 

Figure 13 -- Views of the Project Site from OɅConnor Way  

 

 

 

 

 

 

 

 

 

Discussion 

(a) Have a substantial adverse effect on a scenic vista? 

For the purposes of determining significance under CEQA, a scenic vista is defined as a viewpoint 

that provides expansive views of a highly valued landscape for the benefit of the general public.  If 

the project substantially degrades the scenic landscape as viewed from  public roads, or in particular , 

designated scenic routes, or from other public or recreation areas, this would  be considered a 

potentially significant impact on the scenic vista. Scenic vistas related to the viewing  experience 

associated with this project include views of the Morros and Irish  Hills, various rock  outcroppings 

and natural patterns of vegetation, pastoral agriculture,  and open space.  

The project would result in residential development in an area that is considered a scenic vista. The 

original approval for the house included a bui lding footprint that was 11,594 square feet, and the 

location of the house was more prominent and potentially visible from surrounding viewpoints. 

Additionally, the originally  approved residence would have removed existing rock outcroppings.  

The currently proposed project was reduced in size  and has a building footprint of approximately 

5,024 square feet . The proposed residence will also be setback into the hillside to  screen it from 

view along Foothill Road. T he colors of the house will be darker muted tones,  and landscaping with 
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native vegetation will be  required to screen the residence and blend it in with the existing homes 

and vegetation surrounding the parcel.  The currently  propose d pro ject will not result in the removal 

of rock outcroppings.   As shown  in the photo  simulations in Figures 12 and 13, the proposed 

development is not significant ly distinguishable from the existing developments as seen  from some 

of the key viewing areas .  

There is existing residential development  immediately  to the north, south, and west of the project 

that includes residences of similar size and nature to the proposed project. Mitigation measures  

(described in subsection I.c below)  are required  to screen the proposed residence  and blend it in 

with the existing development . As proposed, the project will not disturb existing scenic resources 

(e.g., rock outcroppings) . Based on the fact there is new development , the project will result in 

changes to the landscape. However,  due to the existing residential development adjacent to this 

parcel , and with the implementation of mitigation measures  AES-1 through AES-13, the project will 

not result in significant changes to the existing setting , visual quali ty of the SRA, or the  landscape  of 

BishopɅs Peak Therefore, potential impac ts are considered  less than significant with mitigation .  

(b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and historic 

buildings within a state scenic highway? 

The project site is not located along , nor visible from , a designated state scenic highway or eligible 

state scenic highway  (Caltrans 2021). The project site is visible from W. Foothill Boulevard which is a 

Suggested Scenic Corridor identified by Table VR -2 of the Conservation and Open Space Element. 

The project does no t propose development that would damage trees, rock outcropping s, or historic 

buildings. Therefore, the project does not result in substantial damage to scenic resources within a 

state scenic highway, and  no impacts would result.    

(c) In non-urbanized areas, substantially degrade the existing visual character or quality of public views of the 

site and its surroundings? (public views are those that are experienced from publicly accessible vantage 

point). If the project is in an urbanized area, would the project conflict with applicable zoning  and other 

regulations governing scenic quality? 

A Visual Impact Assessment was prepared for the project in 2019 (SWCA  Environmental Consultants, 

December 2019). The following is a summary of the findings and recommendations of that study  

which is incorporated herein in its entirety and available for review at the Department of Planning 

and Building 976 Osos Street, San L uis Obispo.  

The project proposes construction of a 5,936 square foot five -bedroom single-family -residence with 

an attached three -car garage. The residence is  proposed as a two -story rectangular structure with a 

single-axis hip  roof. The structure would be built  partially into the hillside such that a portion of the 

eastern side would be below the surrounding ground  while the entire southern side of the building  

would be exposed to view. The top of the building would be  20-feet 10.5 -inches feet above the 

ɈAverage Natural Gradeɉ per County of San Luis Obispo Ordinance calculations. This would result in 

the actual 32 -foot 7.5 -inch height of the structure to be visi ble from the  south. A paved driveway is 

proposed to access the residence from the end of the existing Blue Granite  Lane cul-de-sac.  

Although no tree removal is included in the project description, some degree of pruning of native 

mature  trees is likely to  occur to allow construction access as well as to accommodate permanent 

driveway  geometrics. The project proposes landscape planting for both screening and ornamental 

purposes . 

Visual Assessment Methodology  
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The findings of th e Visual Impact  study are based  on multiple field visits conducted between the 

months of September,  and December 2019, including review of the entire site as well as the 

surrounding area. Resource  inventories were conducted both on foot and from moving vehicles, 

during the day and night time.  

Existing visual resources and site conditions were photographed and recorded. Assessment of 

project  elements and programs were based on plans, models , and descriptions provided by the 

project applicant . County planning documents were reviewed to defi ne the regulatory setting and 

applicable thresholds of  significance. City of San Luis Obispo planning documents and previous 

studies relevant to the project site  and surrounding area were referred to for gaining an 

understanding of overall community aesthe tic values. 

ϥn order to ensure a thorough analysis of the projectɅs possible effects, sensitive visual resources 

were  inventoried,  and possible sensitive viewer groups were identified. Potentially visible project 

features such as critical roof ridgeline po ints, walls, and important earthwork locations were then 

surveyed and staked  in the field, based on site plan information provided by the applicant. Existing 

ground elevations were  also surveyed and established for each of the above points. Reference 

pylon s were then positioned at each  potentially critical project component location. Each pylon was 

equipped with a marking flag affixed at  the proposed structure height above finished floor elevation 

and existing ground as determined by  architectural drawings and site plans provided by the 

applicant. The known dimensions of the pylons and  existing site features were used as a visual scale 

reference for confirming structure height and massing,  ensuring accuracy of photo simulations, and 

for determining overall p roject visibility.  

The reference pylons were then viewed from all potential viewer group locations with emphasis on 

public  roads and viewpoints. As a result, representative viewpoints were determined for further 

analysis. Key Viewing Area (KVA) selection was based primarily on the number of potential viewers, 

viewer exposure,  viewing duration and distance, and expected sensitivity to visual change (refer to 

Figure 1 of the VRA for KVA locations). Photographs of the existing conditions were taken from each 

KVA. Photo-simulations were  then prepared illustrating the estimated appearance of the project as 

proposed by the applicant (refer to  Figures 7 through 30 of the VRA for photographs of existing 

conditions as well as photo -simulations of the proposed  project). Proposed planting is shown in the 

photo -simulations at three stages of growth: 1) soon after  installation, 2) after approximately 10 

years, and 3) after approximately 20 years. Each photo -simulation  includes an image showing the 

view at a focal le ngth and width similar to that of the un -aided human eye,  as well as a close-in 

image to provide a better understanding of the physical changes proposed for the  project site.  

Photographic images and simulations are valuable tools for understanding and disc losing the 

estimated  appearance of the proposed project. It is important to note however that photographs do 

not represent the  same level of visual acuity and sensitivity to detail as the human eye. As a result, 

photo -simulations tend  to understate the ant icipated perception of impacts.  

With reference pylons in -place, field reviews were conducted to identify the extent of site visibility 

from  public roadways. All public roadways and neighborhoods with a potential for project visibility 

were  examined. This inventory of potential public viewing areas determined that the project will be 

primarily  visible from Foothill Boulevard, Los Osos Valley Road, and OɅConnor Way. Other viewpoints 

would  include the residential neighborhoods along Los Osos Va lley Road. 

Views From Foothill Boulevard 
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Views to the project site are available from Foothill Boulevard at a viewing distance ranging 

from  approximately 0.5 to 1.4 miles away. From Foothill Boulevard the project site is visible 

mostly from the  northbound direction of travel. From the intersection with Los Osos Valley 

Road to approximately the  intersection with OɅConnor Way, the project site appears directly 

ahead of the northbound viewer. The  project site is clearly visible on the hillside ahead. 

Existing development along Foothill Boulevard makes  up the foreground view. North of 

OɅConnor Way, Foothill Boulevard turns slightly east and the view to  the project becomes 

more perpendicular to the direction of travel. Views to the project along this northern  

section of Foothill Boulevard are more pastoral, with less development visible in the 

landscape. The  project site itself appears as open grassland below a prominent rock 

outcropping and immediately  adjacent to an oak and sycamore vegetated drainage ravine. 

The three existing residences, the paved  roadway (Blue Granite Lane), and a white fence 

delineating the northeastern edge of the project parcel are  also part of the view.  

 

Figure 14 -- Simulation of Project Site Immediately Following Construction and at 20  Years After 

Construction As Viewed From Foothill Boulevard  

 

* Note : The Visual Assessment used  for the following simulations used  the originally proposed  gable-end 

building plan . The applicant modified the roofline to  a hip roof to further blend the form. The applicant also 

updated their landscaping and screening plan  to include  a more robust number of native plants t hat  screen 

the residence  and help blend it in with the surrounding environment.  Additionally, the white vinyl fence  as 

seen in the photo simulations  will be replaced with natural -color wood fenc ing. 
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View s From Los Osos Valley Road  

Views of the project site are available from both east and westbound Los Osos Valley Road. 

The total  length of the project  site visibility along Los Osos Valley Road is approximately 2 

miles. Visibility from Los  Osos Valley Road to the site ranges from 1.4 to 2.1 miles away. 

Traveling westbound, the  project site f irst becomes reasonably visible where the residential 
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neighborhoods end, and vacant fields  allow more distant views. At this easternmost viewing 

distance, the project will be visible, however the  specific project elements will not be 

distinguishable. Trave ling north along Los Osos Valley Road, the  project will become more 

noticeable as the viewing distance decreases. From eastbound Los Osos Valley  Road, the 

project site becomes visible as intermediate hills flatten out to the valley floor. The viewing  

angle to the project site is somewhat perpendicular to the direction of travel, however the 

unique and  scenic characteristics of Bishop's Peak and its rock outcroppings tend to draw 

visual attention in that  direction. Foreground views from Los Osos Valley Road are mostly of 

open space and agriculture. Midground  views include ranches and residential development 

along Foothill Boulevard and O'Conn or Way. Much of this mid -ground development is 

identifiable by its associated mature trees and established  vegetation. The existing 

residences adjacent to the site, Blue Granite Lane, and the site's perimeter  fencing are visible 

elements on the Bishop's Peak hillside.  
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Figure 15 -- Simulation of Project Site Immediately Following Construction and at 20 Years After 

Construction As Viewed From Los Osos Valley Road  
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Views From OɅConnor Way  

The proposed project will be visible for approximately 0.5 mile along OɅConnor Way. Views to 

the  project are partially screened from portions of OɅConnor Way due to the adjacent 

development and related  mature vegetation. The existing hillside development i ncluding the 

adjacent residences, Blue Granite  Lane, and the property fencing are visible from OɅConnor 

Way. 

Figure 16 -- Simulation of Project Site Immediately Following Construction and at 20 

Years After Construction As Viewed From OɅConnor Way  
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Other Views  

The project's elevated location on the slopes of Bishop's Peak increases its potential to be 

visible from  greater distances. Field review indicates that the project will be briefly visible 

from the Los Osos Valley  Road/ High way 101 overcrossing, at a distance of 3.5 miles. Views 

of the project will also be available  from portions of residential neighborhoods and public 

parks in the Laguna Lake area south and east of the  project. These long viewing distances 

will cause individ ual elements of the project to be less  distinguishable, however the pattern 

of development will be noticeable extending up the slope of BishopɅs Peak. 

Figure 17 -- Simulation of Project Site Immediately Following Construction and at 20 

Years After Construction As Viewed From the Laguna Lake Area  
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Visual Impact Analysis   

The project is proposed on a highly sensitive site in terms of visual resources. The parcel is clearly 

visible  from two designated scenic roadway corridors, is within a Sensitive Resource Area based on 

its scenic qualities, is located in a Gateway area per the County, and is located in a Greenbelt area 

identified in C ity  of San Luis Obispo planning documents. The inherent aesthetic value of this 

mountainous landform rising  from the valley floor is enhanced by the natural patterns of native 

oaks and distinct granite outcrops and  cliffs. Bishop's Peak and its slopes are primary contributors to 

the natural backdrop to the County and  City of San Luis Obispo and to important county scenic 

roadways. The open space visual integrity of  Bishop's Peak and the Morros is critical in helping 

define the natural beauty of the County a nd City of  San Luis Obispo. It should be noted that th e 

subject  parcel was created for residential development   as part of a  lot line adjustment  in 1981, in 

which the four  parcels along  Blue Granite Lane  were created in exchange for an  open space 

agreement  and easement to preserve BishopɅs Peak and the land around it.  

In determining levels of impact, VRA also compares the proposed project to the specific goals of the  

affected communities. When the stated goals demonstrate that a high degree of value is pla ced on 

the  visual environment, the standards to which the project must be compared are equally high. As a 

result of  the natural beauty of the setting, combined with an awareness of scenic quality as reflected 

in planning  policy, it is anticipated that comm unity and viewer sensitivity to visual changes on the 

slopes of Bishop's  Peak will be high.  

Visual Impacts Associated With the Residence 

As proposed, the residential building would appear visually separated from the other nearby 

residences,  and would have the effect of visually extending development further up the hill and into 

the SRA. It should be noted that  there is an existing white fence along the northeastern edge of the 

property, and development will no t exceed this height.  The proposed  location  and design increases 

visibility of not only the building, but also the proposed excavation  slopes, driveway, walls and other 

site features. This increased noticeability of the project would have the  potential to also draw visual 

attention to the other nea rby development on the hillside, increasing the  perception of visual impact 

onto BishopɅs Peak. The three existing residences at the top of Blue Granite Lane are seen on a 

distinct knoll, which visually separates them from the primary slope of Bishops Peak . 

The project site, however,  is not on the knoll, but rather on the actual slope that rises to the Peak. 

This location on the BishopɅs Peak primary hillside makes the project appear more visually distinc t 

than the other development.  It should be noted that  the previous ly approved  residence was a larger 

structure with more walls, and was farther outside the envelope than the current design.  

In order to reduce these potentially significant impacts, the analysis shows that relocating the 

residential structure and associated development a minimum of 100 feet to the southwest would  

substantially reduce noticeability of project. This relocation would bring the project in closer 

proximity to the other residences, causing it to appear more as part of a unified visua l element, and 

less distinguishable from the other development. This measure would also reduce visibility of the 

structure, earthwork,  and driveway by making better use of the existing large trees and topography 

as visual screening.  However, relocat ing the  residence 100 feet to the southwest  is infeasible due to 

soil and geologic constraints  from existing landslide deposits . To construct a residence at this lower 

location would require  anchors and footings at depths of 35 -55 feet, and further slope instability 

may occur. Relocating the residence  to the southwest would potentially  result in additional impacts 

to the ri parian vegetation.  
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Since relocating the residence is not a feasible alternative to mitigate potentially significant impacts , 

the residence will be  placed and constructed in such a way that  Ɉtucksɉ the development into the 

hillside. Additionally, the applicant prepared a robust landscaping and screening plan  (discussed 

more be low) to soften the development and blend it in with the surrounding environment by 

increasing the amount of native vegetation in areas that are more noticeable to viewers. While 

relocating the development 100 feet to the southwest was recommended , the plac ement of the 

structure and additional landscaping will reduce potential impacts to less than significant with 

mitigation.   

Landscaping 

The project proposes landscaping for both ornamental and screening purposes. Ornamental 

planting will  occur primarily in the immediate area surrounding the house. Screen plantings are 

proposed primarily along the  southern /southwestern  side of the residence and would consist of five 

Leyland cypress trees and 10 coast live oak  trees. The cypress, which have a short lifespan 

(approximately 10 -20 years) are intended as Ɉtransitionalɉ screening until such time that the oak 

trees mature. Under ideal growing conditions, the 10 coast live  oak trees may reach heights of 20 -30 

feet in approximately 20 years.  It shoul d be noted that only three coast live oaks were proposed at 

the time the VRA was conducted.  

The effectiveness of this proposed visual screening would obviously change throughout the life of 

the  project. Based on the VRA, which only included the planting o f three oak trees, the planting is 

expected to provide  zero to approximately 5 percent visual screening of the structure  for the first 

five years following construction. Between approximately five and ten years, the cypress trees  would 

reach maturity and s creen approximately 40 percent of the building. During this time the oaks,  

which are slow growing , would provide minimal screening benefit. Between 10 and 20 years 

following  construction, some or all of the cypress would decline in health and offer less vi sual 

screening. The 10 oak trees would continue to grow in size to effectively block views of the  structure 

or other site developments. At the maximum ideal growing point, when the cypress have not  begun 

to die -off and the oaks are continuing to grow, the plantings are expected to provide approximately  

40 percent visual screening of the residential structure. After approximately 20 years it is expected 

that  the cypress will have all died and the 10 oak trees will provide the main screening   for  the 

project.  Per the VRA, it was estimated that the oak trees would provide up to  40 percent visual 

screening of the  project.  However, the new landscaping plan includes 10 oak trees, which is 

estimated to provide 80 percent screening  within 20 years , and mitigation measures are required to 

ensure  the  required screening  is achieved . 

In addition to tree screening, the proposed project will implement  an erosion control mix of native 

plants to provide substantial groundcover of disturbed areas (i.e., cut and f ill slopes) within the first 

year.  Additionally , mitigation will require a landscape and restoration plan to provide 100 percent 

revegetat ion of  disturbed areas. This includes topsoil preservation, soil testing and 

recommendations for soil amendments, specific landscape design that mimics  natural gradients,  

use of native vegetation that turn s brown in the summer , and the limiting of water in the summer 

months (i.e., to limit the right green contrast with the surrounding golden hillsides) unless necessary 

to achieve erosion control.  Given the  unpredictable and variable nature of vegetation growth 

patterns and health, there is no guarantee of when the screen pla nting and vegetation will achieve 

success; therefore, mitigation for financial fund ing is required to ensure the success criteria will be 

met . 
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With the implementation of landscaping and screening, including long -term management strategies, 

the potential vi sual impacts will be less than significant with mitigation  

  

Cut Slopes 

The large cut slopes surrounding the residence will be visible in terms of contrasting color and  form 

and will be inconsistent with the scenic backdrop setting and Sensitive Resource Area goals. The 

height of the cut slope extending from the driveway turnaround continuing along the north side of 

the  structure to its highest point would be more than 60 feet. In spite of proposed erosion control 

efforts,  short -term impacts will occur for at least one year because of the lack of vegetative cover. 

Long-term  visual impacts could  occur if the slope does not successfully revegetate due to a variety of 

potential  environmental factors, including lack of a supporting growing medium and t he slopeɅs 

southwestern exposure.  Due to this,  a restoration plan along with long -term assurances that  erosion  

control and vegetative cover will be successful  are required as mitigation , which includes  bonding to 

ensure payment for the revegetation  should the applicant not  implement the restoration  plan . 

Additionally, excavation slopes shall utilize contour grading and slope rounding so they appear as 

naturally occurring landforms to the greatest extent possible , and this requirement has been added 

as mitig ation. Therefore, with the implementation of these measures, impacts will be less than 

significant.  

Water Tank 

The project proposes an approximately 13 feet 6 inches tall by 11 feet in diameter cylindrical water  

storage tank west of the residence. Because of its location lower on the parcel, the water tank would 

be partially or completely blocked by existing vegetation and topography as seen from viewpoints 

oriented  more westerly of the site. From other public viewpoints further south, th e rectangular 

profile of the water  tank could be  seen on the hillside. This visibility could  increase project 

noticeability and contrast  with the overall natural setting of the BishopɅs Peak hillside. Based on this, 

the water tank shall be placed undergro und per the required mitigation. However, if the water tank 

cannot be placed underground per California Fire Code requirements, then the tanks must be 

located  lower on the parcel and  screened with vegetation per mitigation measures AES -1 through 

AES-4. With the implementation of the mitigations, impacts will be less than significant.   

Driveway Improvements 

Because of the proposed drivewayɅs location on the hillside, its upper segment will be exposed to 

view as seen from surrounding public viewpoints. Light  colors such as untreated concrete would 

make the  driveway highly reflective and increase noticeability of the project. The proposed culvert 

under the  driveway will be hidden from view behind existing trees and landform and  will not be 

seen from public  viewpoints.  The existing , light -colored  fence along the  siteɅs northwest perimeter is 

highly noticeable and contrasts with the surrounding  natural setting. As such, new fencing has the 

potential to increase visibility of the project and contribute  to visual i mpacts.  

Portions of the driveway may be subject to view from surrounding public viewpoints. If constructed 

of  light -colored concrete, those visible portions would be highway reflective due to their 

southwestern  orientation, and noticeable from great distan ces. Concrete drainage ditches, if 

proposed, would result in a  similar condition.  
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Due to the potential of the driveway to be visible, mitigation  requiring the use of deep earth tones or 

muted tones is required  per AES-10. With the implementation of these measures, impacts will be less 

that significant with mitigation . 

Retaining Walls 

As seen from surrounding public viewpoints, the majority of the proposed retaining wall adjacent to 

the  residence would be hidden by the res idential structure. However, a portion of the wall at the 

northwest  corner of the residence would be visible as it extends along the driveway. This portion of 

the wall will  increase noticeability of the project if it is seen as a light, reflective color.  To minimize 

the visibility of the retaining wall, mitigation requiring the use of deep earth tones or muted tones is 

required per AES -11. With the implementation of these measures, impacts will be less that significant 

with mitigation .  

The proposed retaini ng walls associated with the drainage pipe near the low point of the driveway 

would  be hidden by existing topography and vegetation and not visible from public viewpoints.  

Potentially l ong-term and short -term visual impacts could  be caused by the development Ʌs location 

on the upper portion of  the parcel  as seen from Foothill Boulevard, Los Osos Valley Road,  OɅConnor 

Way, and neighborhoods south of Los Osos Valley Road. This visibility could  result in a contrast  with 

the overall natural setting.  However, implementation of measures AES-1 through AES-13 will 

mitigate potential impact to a level of less than significant.  

(d) Create a new source of substantial light or glare which would adversely affect day or nighttime views in the 

area? 

The project would result in a potentially significant impact if it subjects public viewing locations to a 

substantial amount of point -source lighting visibility at night, or if project illumination resul ts in a 

noticeable spillover effect into the nighttime sky, increasing the ambient light over the region. The 

placement of lighting, source of illumination, and fixture types combined with viewer locations, 

adjacent reflective  elements, and atmospheric con ditions can affect the degree of change to 

nighttime views. If the project results in direct visibility of a substantial number of lighting sources, 

or allows a substantial amount of light to project toward the sky, potentially significant impacts on 

night time views and aesthetic character would result.  

At the time of preparation of the VRA , no specific information was provided regarding outdoor 

lighting proposals, although it is assumed that exterior lighting would be included as part of the 

residential pr ojects for security and/or ornamental purposes.  

Because of the projectɅs elevated location, the potential exists for night lighting to be seen from 

public viewpoints in the surrounding area. As evidenced by visibility of lights associated with the 

existing  residences on Blue Granite Lane, any new sources of light would be visible on the hillside. 

Other than the other three residences, the project site and hillside backdrop are currently very dark. 

Without mitigation measures, new sources of light would be v isible and would extend the 

perception of increased development encroaching up the slopes of BishopɅs Peak. With that , 

mitigation measure AES-12 is required to mitigate  potential impacts associated with the creation of a 

new source of light .  Therefore, im pacts will be less than significant with mitigation . 

. 

mailto:planning@co.slo.ca.us
http://www.sloplanning.org/


DRC2019-00112/DRC2019-00113 Hall Minor Use Permit   and Variance  
PLN-2039 

04/2019  

Initial Study ɀ Environmental Checklist  

 

976 OSOS STREET, ROOM 300 | SAN LUIS OBISPO, CA 93408 |(805) 781-5600 | TTY/TRS 7-1-1 PAGE 30 OF 144 

planning@co.slo.ca.us  |  www.sloplanning.org  

Conclusion 

Project related actions would be considered to have a significant impact on the visual character of the site  if 

they altered the area in a way that substantially changed, detracted from, or degraded the visual quality  of 

the site or its setting, or was inconsistent with community policies regarding visual character. The  degree to 

which that change relates  to  documented community values and meets viewersɅ aesthetic expectations is 

the  basis for determining levels of significance. Visual contrast and compatibility may be  used as a measure 

of the potential impact that the project may have on the visual quality of the site. If a  strong contrast 

occurred where project features or activitie s attract attention and dominate the landscape  setting, this 

would be considered a potentially significant impact on visual character or quality of the site.  

Consideration of potential significance includes analysis of visual  character elements such as lan d use and 

intensity, visual integrity of the landscape type, and other factors.  The mountains and hillsides are primary 

contributors to the areaɅs scenic character. In general, visibility of agricultural buildings on the valley floor 

are consistent with th e rural setting and reinforces the high quality of the views. Scattered residential 

development visible on the  hillsides somewhat diminishes the visual integrity of the open space backdrop 

provided by the Morros  and Irish Hills. View quality is also influe nced by the visibility of existing utility 

towers, which can be  seen crossing the Los Osos Valley.  

The three existing residences on the upper portion of Blue Granite Lane are part of the existing visual  

character of the hillside and the visual baseline. Th ese existing developments contrast with the  surrounding 

open space setting. As proposed the residential structure would appear visually separated from the other 

three residences on  Blue Granite Lane, and would have the potential effect of visually extendin g 

development further up the hill and  into the SRA. This increased  noticeability of the project would have a 

potential impact on the visual character of the site . However, mitigation measures will be implemented to 

screen the development  from surrounding viewpoints. Additionally, the colors and design of the residence, 

grading contours, and use of native vegetation will blend the development with the surrounding landforms 

and existing residences along Blue Granite Lane. In doing so, the p resence of the natural and agricultural 

landscape will continue to be the dominant view , and the historic character of BishopɅs Peak and identity of 

rural areas will be preserved  consistent with the CountyɅs visual resources policies. Therefore, the potent ial 

impacts to visual resources will be less than significant with mitigation .  

Mitigation  

AES-1 At the time of building permit application , the applicant shall submit architectural plans and 

elevations of all proposed structures  to the Department of Plann ing and Building for review and 

approval. The plans and  elevations shall show forms, dimensions, exterior finish materials and 

colors, as follows:  

a. The residential structure shall use hipped -roof forms rather than gable ends.  

b. All exterior colors of the resi dential structure, including but not limited to walls, roofing,  accents, 

doors, trim, shall be limited to deep earth tones, deep muted greens, browns and  grays and no 

brighter than 6 in chroma and value on the Munsell Color Scale on file in  the County Depa rtment 

of Planning and Building. Red, terra cotta, and orange colors  shall not be used. Glossy roofing 

material shall not be used.  

AES-2 At the time of building permit application , the applicant shall submit landscape plans to the 

Department of Planning an d Building for review and approval.  A Landscape Restoration 

Management Plan (with criteria for landscape inspections, reporting and problem -solving) shall be 
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submitted with the grading permit, and approved prior to the issuance of the Building permit.  To  be 

bonded per  AES-3. 

The plans shall include the following:  

a. Screen trees and large shrubs planted along the south and east sides of the residence that will 

provide at least 80 percent view screening of the structure at plant maturity.  

b. The screen planting plan be based in part on soil tests and amendment recommendations for 

proposed planting areas. Soil tests and amendment recommendations shall consider the 

appropriateness and feasibility of saving and reapplying topsoil and duff within proposed 

planting areas.  

c. A combination of evergreen native trees and shrubs shall be included in the screen  planting 

plan.  

d. Screen trees  and shrubs  shall be planted from a minimum 15-gallon  box container size . 

e. Screen planting shall be placed in natural appearing groupings, with undulating edges  and 

densities. No formal straight rows shall be used.  

f. Trees within the screen planting area shall be maintained until fully established.  Vegetation 

within the screen planting area which die shall be replaced.  

AES-3 At the time of application for construction permits , the applicant shall submit a bond to the  

County of San Luis Obispo for an amount determined by the County to be sufficient to cover  the 

estimated cost of planting and establishing the equivalent of the  total number of trees and  shrubs 

included in the screen planting area. The bond shall be held for a minimum of ten  years to ensure 

the successful establishment and maintenance of the screen planting.  

AES-4  Prior to issuance of final occupancy permit , the screen planting area of the landscape plan  shall 

be implemented, and the applicant shall provide a letter to the County of San Luis  Obispo 

Department of Planning and Building for approval demonstrating that the applicant  has entered  a 

contract with a qual ified professional for the purpose of monitoring the  success of the screen 

planting area. The monitoring contract  shall include a requirement that  the monitor conduct at a 

minimum an annual site visit and assessment of the planting success  for ten years. A t the end of the 

ten -year monitoring period, the monitoring report shall be  submitted to the Department of Planning 

and Building for approval and shall be used as a  determining factor in assessing the successful 

establishment of the planting as it relates to  releasing the bond posted by the applicant.  

AES-5 At the time of building permit application , the applicant shall submit grading plans to the 

Department of Planning and Building  for review and approval. The grading plans shall include the 

following:  

a. The excavation slopes shall utilize contour grading and slope rounding so they  appear  as 

naturally occurring landforms to the greatest extent possible.  

AES-6 At the time of building permit application , the applicant shall submit a slope revegetation and 

erosi on control plan to the  Department of Planning and Building for review and approval. The slope 

revegetation and  erosion control plan shall include the following:  

a. All disturbed slopes shall be completely covered (100 percent) by vegetation within  one year of 

project construction. This complete vegetative coverage shall be  maintained for the life of the 
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project. Vegetative coverage shall include perennials  and self -seeding annual that turn brown in 

the summer.  

b. The erosion control seed mix shall be noted  on plans as recommended by the restoration 

specialist for the soil type, drainage,  and exposure.  The erosion control plan shall be based on 

soil tests and amendment  recommendations for proposed erosion control areas. Soil tests and 

amendment  recommendati ons shall consider the appropriateness and feasibility of saving and  

reapplying topsoil and duff within proposed planting areas.  

c. Existing topsoil and duff shall not be removed from areas that would otherwise not  be disturbed 

by necessary project constructi on.  

d. Erosion control areas shall not be irrigated during the summer months  except for erosion 

control areas if needed during the first year to become self -sustaining . 

AES-7 At the time of building permit application , the applicant shall submit a slope reveg etation and 

erosion control plan to the  Department of Planning and Building for review and approval. The slope 

revegetation and  erosion control plan shall include the following:  

a. The project applicant shall retain a qualified revegetation and erosion contro l expert  to monitor 

the success of the erosion control and slope revegetation efforts for a period  of five years after 

construction. The erosion control monitor shall make monthly site  visits, identify any 

deficiencies, and recommend measures to fix defici encies. The project applicant shall implement 

the recommendations of the monitor. The monitor  shall provide an annual written report of the 

progress to the appropriate County  representative.  

AES-8 At the time of application for construction permits , the applicant shall submit a bond to the  

County of San Luis Obispo for an amount determined by the County to be sufficient to cover  the 

estimated cost of maintaining and monitoring the revegetation of all disturbed slopes , per the 

Restoration and Management Plan  (COA 3). The bond shall be held for a minimum of five years to 

ensure the successful establishment and  maintenance of erosion control areas.  

AES-9 At the time of building permit application , the applicant shall submit the appropriate project 

plans to the Department of Planning  and Building for review and approval. The plans shall include 

the following:  

a. The water storage tank shall be placed underground  unless undergrounding the water storage 

tank is  deemed inf easible by a licensed fire protection engineer. If it is infeasible  to put the water 

storage tank  underground , the water storage tank shall be located in a manner that screens it 

from view to the maximum extent feasible and shall be subject to mitigation m easures AES-1 

through AES-4, as applicable . 

AES-10 At the time of building permit application , the applicant shall submit a site plan and a drainage 

plan to the Department of Planning and Building for review and approval. The plans shall include the 

follow ing: 

a. If the proposed driveway is concrete, the concrete shall be colored to reduce noticeability and 

contrast. Colors shall be limited to deep earth tones, deep muted browns and grays and no 

brighter than 6 in chroma and value on the Munsell Color Scale on  file in the County 

Department of Planning and Building.  
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b. If the concrete paved drainage ditches are proposed, the concrete shall be colored to reduce 

noticeability and contrast. Colors shall be limited to deep earth tones, deep muted browns and 

grays and n o brighter than 6 in chroma and value on the Munsell Color Scale on file in the 

County Department of Planning and Building.  

c. No solid fencing or fencing with slats shall be installed on the project. Fencing shall have an 

open character and be agricultural o r rural in appearance. Colors shall be generally earth -tone, 

and white or light -colored materials or paint shall not be used.  

d. The existing white fence near the eastern perimeter of the site shall be removed.  

AES-11  At the time of building permit applicati on , the applicant shall submit a site plan and a structure 

plan to the Department of Planning and Building for review and approval. The plans shall include the 

following:  

a. The portion of the retaining wall extending west of the residential structure shall b e colored to 

reduce noticeability and contrast. Colors shall be limited to deep earth tones, deep muted 

browns and grays and no brighter than 6 in chroma and value on the Munsell Color Scale on 

file in the County Department of Planning and Building.  

AES-12 At the time of building permit application , the applicant shall submit a lighting plan to the 

Department of Planning and Building for review and approval. The lighting plan shall include the 

following:  

a. Direct views of all exterior lighting point -sources shall be directed downward and shielded 

from off -site views.  

b. Exterior lighting shall be designed to not focus illumination onto exterior walls nor the hillsides 

adjacent to the development.  

c. Any security lighting installed on the property shall be equipped w ith motion detectors to 

prevent the illumination from remaining on.  

AES-13  At the time of building permit application , the applicant shall submit a window plan and schedule 

to the County Department of Planning and Building for review and approval , includi ng the following:  

a. No reflective coatings shall be used on exterior south and east facing windows.  

 

Sources 

Provided in Exhibit A.  
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II. AGRICULTURE AND FORESTRY RESOURCES 

 

Potentially 

Significant 

Impact  

Less Than 

Significant 

with 

Mitigation  

Incorporated  

Less Than 

Significant 

Impact  No Impact  

In determining whether impacts to agricultural resources are significant environmental effects, lead agencies may refer to 

the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California Dept. of 

Conservation as an optional model to use in assessing impacts on agriculture and farmland. In determining whether 

impacts to forest resources, including timberland, are significant environmental effects, lead agencies may refer to 

information compiled by the California Department of Forestry and Fire Protection regarding the stateɅs inventory of forest 

land, including the Forest and Range Assessment Project and the Forest Legacy Assessment project; and forest carbon 

measurement methodology provided in Forest Protocols adopted by the California Air Resources Board. Would the project: 

(a) Convert Prime Farmland, Unique 

Farmland, or Farmland of Statewide 

Importance (Farmland), as shown on the 

maps prepared pursuant to the 

Farmland Mapping and Monitoring 

Program of the California Resources 

Agency, to non -agricultural use?  

ἦ ἦ ἦ Ἠ 

(b) Conflict with existing zoning for 

agricultural use, or a Williamson Act 

contract?  

ἦ ἦ ἦ Ἠ 

(c) Conflict with existing zoning for, or 

cause rezoning of, forest land (as 

defined in Public Resources Code 

section 12220(g)), timberland (as defined 

by Public Resources Code section 4526), 

or timberland zoned Timberland 

Production (as defined by Government 

Code section 51104(g))? 

ἦ ἦ ἦ Ἠ 

(d) Result in the loss of forest land or 

conversion of forest land to non -forest 

use? 

ἦ ἦ ἦ Ἠ 

(e) Involve other changes in the existing 

environment which, due to their location 

or nature, could result in conversion of 

Farmland, to non -agricultural use or 

conversion of forest land to non -forest 

use? 

ἦ ἦ Ἠ ἦ 

Setting 

The California Department of Conservation (CDOC) Farmland Mapping and Monitoring Program (FMMP) 

produces maps and statistical data used for analyzing impacts on CaliforniaɅs agricultural resources. 

Agricultural land is rated according to soil quality and current land use. For environmental review purpose s 

under CEQA, the FMMP categories of Prime Farmland, Farmland of Statewide Importance, Unique Farmland, 
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Farmland of Local Importance, and Grazing Land are considered Ɉagricultural land. ɉ Other non -agricultural 

designations include Urban and Built -up Land, Other Land, and Water . Based on the FMMP, soils at the project 

site are not classified  (CDOC 2016).  

Chapter 6 of the County COSE identifies resource management goals, policies, and strategies to protect 

agricultural soils from conversion to urban and resi dential uses. Important Agricultural Soils within the County 

are identified in Table SL -2 of the COSE and Policy SL 3.1 states that proposed conversion of agricultural lands 

to non -agricultural uses shall be evaluated using the applicable policies in the C OSE and Agricultural Element.  

Soils of the s ite  are described in detail below . The acreage and corresponding farmland c lassifications are 

provided in Table 2. 

Los Osos-Diablo complex (15 - 30% slope) 

Los Osos. This moderately sloping loamy claypan soil is  considered not well drained. The soil  

has moderate erodibility and moderate shrink -swell characteristics, as well as having potential septic 

system constraints due to: steep slopes, shallow depth to bedrock,  slow percolation. The soil is 

considered Class IV without irrigation and Class is not rated when irrigated.  

Diablo.  This moderately sloping loamy claypan soil is considered very poorly drained. The  soil has 

moderate erodibility and high shrink -swell characteristics, as well as having p otential septic system 

constraints due to: steep slopes, slow percolation. The soil is considered Class IV without irrigation 

and Class is not rated when irrigated.  

Los Osos-Diablo complex (30 - 50% slope). 

Los Osos. This steeply sloping loamy claypan soil is considered not well drained. The soil  has moderate 

erodibility and moderate shrink -swell characteristics, as well as having potential septic system 

constraints due to: steep slopes, shallow depth to bedrock, slow  percolation. The soil is considered 

Class VI without irrigation and Class is not rated when irrigated.  

Diablo.  This steeply sloping loamy claypan soil is considered very poorly drained. The soil  has 

moderate erodibility and high shrink -swell characteristi cs, as well as having potential septic system 

constraints due to: steep slopes, slow percolation. The soil is considered Class VI without irrigation 

and Class is not rated when irrigated.  

 

As shown in Table 2, none of the soils on the project site are cons idered prime farmland by either the FMMP 

or the COSE. 

Table 2 ɀ Farmland Classifications of the COSE and Corresponding Acreages  

Soil  
COES 

Classification  
FMMP Acres  

Los Osos-Diablo complex (15 - 30% slope) 
Other Productive 

Soils 
Not Classified  1.20 

Los Osos-Diablo complex (30 - 50% slope) Not Classified  Not Classified  1.30 

Total:  2.50 

Source: Classifications based on Table SL -2 of the County General PlanɅs Conservation/Open Space Element 

The Land Conservation Act of 1965, commonly referred to as the Williamson Act, enables local 

governments to enter into contracts with private landowners for the purpose of restricting specific 
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parcels of land to agriculture or related open space use. In re turn, landowners receive property tax 

assessments that  are much lower because they are based upon farming and open space uses as 

opposed to full market value. The project site is not subject to an active  Williamson Act contract  but  is 

surrounded by contracted land .  

According to California Public Resources Code (PRC) Section 12220(g), forest land is defined as land 

that can support 10 % native tree cover of any species, including hardwoods, under natural conditions, 

and that allows f or management of one or more forest resources, including timber, aesthetics, fish 

and wildlife, biodiversity, water quality, recreation, and other public benefits. Timberland is defined 

as land, other than land owned by the federal government and land desi gnated by the State Board of 

Forestry and Fire Protection  as experimental forest land, which is available for, and capable of, 

growing a crop of trees of a commercial species used to produce lumber and other forest products, 

including Christmas trees.  

(a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), as shown on 

the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the California Resources 

Agency, to non-agricultural use? 

The project site is 2.5  acres and is not suitable for agricultural operations  because of itɅs small area, 

irregular shape and slope.  The subject parcel was formed through a Lot Line Adjustment (35-PM-97) 

that clustered the four quarter -circle building sites in a 10-acre circle on the hillside in exchange for 

recording an open space easement over the remining 262 acres of private property and provid ing 98 

acres to the State of California for Bishop Peak Natural Area.  As shown in Table 2, neither of the soils 

impacted by the proje ct are considered Prime Farmland, Farmland o f Statewide Importance or Unique 

Farmland. Therefore , there would be no impact  relating to the conversion of Prime Farmland, Unique 

Farmland, or Farmland of Statewide Importance  resulting from this project . 

In addition,  the project is consistent with the following policies of the Agriculture Element regarding  

the protection and preservation of productive agricultural land:  

AGP8: Intensive Agricultural Facilities.  

a. Allow the development of compatible intensive agricultural facilities that support local agricultural 

production, processing, packing, and support industries. 

b.  Locate intensive agricultural facilities off of productive agricultural lands unless there are no other 

feasible locations. Locate new structures where land use compatibility, circulation, and infrastructure 

capacity exist or can be developed compatible with agricultural uses. 

AGP18: Location of Improvements.  

a. Locate new buildings, access roads, and structures so as to protect agricultural land. 

Discussion : The project site is one of four clustered parcels created through a Lot Line Adjustment 

to consolidate residential development and  preserve the surrounding land for open space and/or 

agricultural use.  

AGP14: Agricultural Preserve Program . 

a. Encourage eligible property owners to participate in the countyɅs agricultural 

preserve program. 

 

Discussion : The project site is not subject to  an active LCA contract . 
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AGP24: Conversion of Agricultural Land.  

a. Discourage the conversion of agricultural lands to non -agricultural uses through the following 

actions: 

1. Work in cooperation with the incorporated cities, service districts, school districts, the County 

Department of Agriculture, the Agricultural Advisory Liaison Board, Farm Bureau, and affected 

community advisory groups to establish urban service and urban reserve lines and village reserve lines 

that will protect agricultural land and will stabilize agriculture at the urban fringe.  

Discussion : The project site is located just west o f urban reserve for the City of San 

Luis Obispo . The Lot Line Adjustment recorded by Parcel Map that created the project 

site was reviewed for consistency with resource protection policies of the City.  This 

clustering of residential development resulted in  recording an Open Space Easement 

over the remaining 262 acres and prohibited further subdivision.  

 

2. Establish clear criteria in this plan and the Land Use Element for changing the designation of land 

from Agriculture to non -agricultural designations.  

3. Avoid land redesignation (rezoning) that would create new rural residential development outside 

the urban and village reserve lines.  

4. Avoid locating new public facilities outside urban and village reserve lines unless they serve a rural 

function or the re is no feasible alternative location within the urban and village reserve lines. 

Discussion : The project is consistent with the allowable land uses in the Agriculture land use 

category and does not propose a change in the land use designation.  

Project  impact s would be less than significant and less than cumulatively considerable.  

(b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? 

The subject property is located within the Agriculture land use category  and is not subject to a 

Williamson Act Contract ; a single-family  dwelling is an allowable use.  Therefore, as conditioned, the 

project would not result in a conflict with existing zoning for agricultural use or a Williamson Act 

contract and no impacts would occur. 

(c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources Code 

section 12220(g)), timberland (as defined by Public Resources Code section 4526), or timberland zoned 

Timberland Production (as defined by Government Code section 51104(g))? 

The project site does not include land use designations or zoning for forest land or timberland  as 

defined by the Public Resources Code ; no impacts would occur. 

(d) Result in the loss of forest land or conversion of forest land to non-forest use? 

The project site does not support resources that  meet the definition of Ɉforest landɉ as prescribed in 

Public Resources Code Section 12220(g):  

ɈForest landɉ is land that can support 10-percent native tree cover of any species, including 

hardwoods, under natural conditions, and that allows for management of one or more forest 
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resources, including timber, aesthetics, fish and wildlife, biodiversity, water quality, 

recreation, and other public benefits.  

Therefore, there would be no impact  relating to the conversion of forest land to a non -forest use .  

(e) Involve other changes in the existing environment which, due to their location or nature, could result in 

conversion of Farmland, to non-agricultural use or conversion of forest land to  non-forest use? 

The project site is generally surrounded by agricultural and open space lands . Surrounding 

agricultural uses (grazing) would be temporarily affected by noise and dust generated during the 

construction phase of the project. These impacts wo uld be temporary in nature and would not result 

in the direct impairment or conversion of agricultural land to other uses.  

Therefore, potential impacts would be  less than significant.  

Conclusion 

The project would result in no impacts relating to the  conversion of farmland, forest land, or timber land to 

non -agricultural uses or non -forest uses and would not conflict with agricultural zoning or otherwise adversely 

affect agricultural resources or uses. Potential impacts to agricultural resources would be less than significant 

and less than cumulatively considerable and no mitigation measures are necessary.  

Mitigation  

None necessary.  

Sources 

Provided in Exhibit A.  
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III. AIR QUALITY 

 

Potentially 

Significant 

Impact  

Less Than 

Significant 

with 

Mitigation  

Incorporated  

Less Than 

Significant 

Impact  No Impact  

Where available, the significance criteria established by the applicable air quality management district or air pollution 

control district may be relied upon to make the following determinations. Would the project: 

(a) Conflict with or obstruct implementation 

of the applicable air quality plan?  
ἦ ἦ Ἠ ἦ 

(b) Result in a cumulatively considerable net 

increase of any criteria pollutant for 

which the project region is non -

attainment under an applicable federal 

or state ambient air quality standard?  

ἦ ἦ Ἠ ἦ 

(c) Expose sensitive receptors to substantial 

pollu tant concentrations?  
ἦ Ἠ ἦ ἦ 

(d) Result in  other emissions  (such as those 

leading to odors ) adversely affecting a 

substantial number of people?  

ἦ ἦ ἦ Ἠ 

Setting 

San Luis Obispo County Clean Air Plan 

The San Luis Obispo County Air Pollution Control District ( SLOAPCD) San Luis Obispo County 2001 Clean Air 

Plan (CAP) is a comprehensive planning document intended to evaluate long -term air pollutant emissions and 

cumulative effects and provide guidance to the SLOAPCD and other local age ncies on how to attain and 

maintain the state standards for ozone and  particulate matter 10 micrometers or less in diameter  (PM10). The 

CAP presents a detailed description of the sources and pollutants that  impact the jurisdictionɅs attainment of 

state sta ndards, future air quality impacts to be expected under current growth trends, and an appropriate 

control strategy for reducing ozone precursor emissions, thereby improving air quality. In order to be 

considered consistent with the  San Luis Obispo County CAP, a project must be consistent with the land use 

planning and transportation control measures and strategies outlined in the CAP .  

The County is currently designated as non -attainment for ozone and PM 10 under state ambient air quality 

standards. Construction and operation of the project would result in emissions of ozone precursors including 

reactive organic gasses (ROG) and nitrous oxides (NO X) as well as fugitive dust emissions (PM 10). 

SLOAPCD Criteria Pollutant Thresholds 

The SLOAPCD has developed and updated their CEQA Air Quality Handbook (most recently updated with a 

November 2017 Clarification Memorandum) to help local agencies evaluate project -specific impacts and 

determine if air quality mitigati on measures are needed, or if potentially significant impacts could result.  This 

handbook includes established  thresholds for both short -term construction emissions and long -term 

operational emissions. The APCD Handbook includes screening criteria to deter mine the significance of 

project impacts. According to the Handbook, a project with grading in excess of 4.0 acres and moving 1,200 

cubic yards of earth per day can exceed the construction threshold for respirable particulate matter (PM 10).  
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The nearest se nsitive receptors to the site are single -family residences located on the adjoining three parcels 

associated with the cluster subdivision . 

Use of heavy equipment and earth -moving operations during project construction can generate fugitive dust 

and engine combustion emissions that may have substantial temporary impacts on local air quality and 

climate change. Combustion emissions, such as nitrogen oxides (NOx), reactive organic gases (ROG), 

greenhouse gases (GHG), and diesel particulate matter (DPM), are mo st significant when using large, diesel -

fueled scrapers, loaders, bulldozers, haul trucks, compressors, generators , and other heavy equipment. The 

SLOAPCD has established thresholds of significance for each of these contaminants.  

Operational impacts are f ocused primarily on the indirect emissions (i.e., motor vehicles) associated with 

residential, commercial , and industrial development. Certain types of project s can also include components 

that generate direct emissions, such as power plants, gasoline stat ions, dry cleaners, and refineries ( referred 

to as stationary source emissions). Table 1-1 of the APCDɅs CEQA Handbook provides screening criteria based 

on the size of different types of projects that would normally generate sufficient motor vehicle trips that would 

cause an exceedance of  the operational thresholds of significance for ozone precursors. A project consisting 

of 99 single-family  residences generating 970 average daily vehicle trips would be expected to exceed the 25 

lbs/day operational thresho ld for ozone precursors.  

The APCD has also estimated the number of vehicular round trips on an unpaved roadway necessary to 

exceed the 25 lbs/day threshold of significance for the emission of particulate matter (PM10). According to 

the APCD estimates, an unpaved roadway of one mile in length carrying 6.0 round trips would likely exceed 

the 25 lbs/day PM10 threshold.  

The prevailing winds in the project vicinity are from the west. The nearest offsite residences are upwind to the 

west.  

Sensitive Receptors 

Sensitive receptors are people with  an increased sensitivity to air pollution or environmental contaminants, 

such as the elderly, children, people with asthma or other respiratory illnesses, and others who are at a 

heightened risk of negative health outcomes  due to exposure to air pollution. Some land uses are considered 

more sensitive to changes in air quality than others, due to the population that occupies the uses and the 

activities involved. Sensitive receptor locations include schools, parks and playgro unds, day care centers, 

nursing  homes, hospitals, and residences.  The nearest sensitive receptor s are the three residences on parcels 

that adjoin the project site.  

Naturally Occurring Asbestos 

Naturally Occurring Asbestos (NOA) is identified as a toxic air contaminant by the California Air Resources 

Board (CARB). Serpentine and other ultramafic rocks are fairly common throughout San Luis Obispo County 

and may contain NOA. If these areas are dist urbed during construction, NOA -containing particles can be 

released into the air and have an adverse impact on local air quality and human health.  Based on SLOAPCDɅs 

NOA Screening Map, t he project site is located in an area identified as having potential f or soils containing 

NOA. 

Developmental Burning 

As of February 25, 2000, the APCD prohibits developmental burning of vegetative material within San Luis 

Obispo County. However, under certain circumstances where no technically feasible alternatives are avail able, 

limited developmental burning under restrictions may be allowed. Any such exception must complete the 

following prior to any burning: APCD approval; payment of fee to APCD based on the size of the project; and 
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issuance of a burn permit by the APCD an d the local fire department authority. As a part of APCD approval, 

the applicant shall furnish them with the study of technical feasibility (which includes costs and other 

constraints) at the time of application.  

Discussion 

(a) Conflict with or obstruct imple mentation of the applicable air quality plan?  

In order to be considered consistent with the 2001 San Luis Obispo County CAP, a project must be 

consistent with the land use planning and transportation control measures and strategies outlined in 

the CAP (SLOAPCD 2012). Adopted land use planning strategies include, but are not limited to, 

planning compact communities with higher densities, providing for mixed land use, and balancing 

jobs and housing.  The project does not include development of retail or commer cial uses that would 

be open to the public, therefore, land use planning strategies such as mixed -use development and 

planning compact communities are generally not applicable. The project would result in the 

construction of a single-family  residence  that would  typically be occupied by three full -time  residents.  

The project would not generate  a significant number of employees and therefore would not 

significantly affect the local areaɅs jobs/housing balance. 

Adopted transportation control measures include, but are not limited to, a voluntary commute 

options program, local and regional transit system improvements, bikeway enhancements, and 

telecommuting programs. The voluntary commute options program targets em ployers in the county 

with more than 20 full time employees ; the project consists of a single -family residence and would 

have no employ ees. The project would not conflict with regional plans for transit system or bikeway 

improvements.  

Overall , the project would not conflict with or obstruct implementation of the  CAP; therefore, impacts 

would be less than significant. 

(b) Result in a cumulatively considerable net increase of any criteria pollutant for which the project region is 

non-attainment under an applicabl e federal or state ambient air quality standard?  

The County is currently designated as non -attainment for ozone and PM 10 under state ambient air 

quality standards.  Construction and operation of the project would result in emissions of ozone 

precursors incl uding reactive organic gases (ROG) and nitrous oxides (NO X) as well as fugitive dust 

emissions (PM 10). 

Construction Emissions  

Based on the project description, the project  will have an area of disturbance of about 34,000 sq. ft.  

and will involve 2,000 cubic yards (cy) of cut, 1,500 cy of fill and 500 cy of export . Construction activities  

will result in the creation of construction dust, as well as short -term construction vehicle emissions. 

Based on the SLOAPCDɅs CEQA Air Quality Handbook (2012) and Clarification Memorandum (2017), 

estimated construction -related emissions were calculated for the  project and are shown in Table 3 

below.   

The project will also result in the export of about 500 cy of cut material offsite. This will re sult in about 

50 total truck trips, or about 5 trips per day assuming 10 cy per truck load and a 10 -day construction 

period. The truck trips will be temporary during the period of construction and are not expected to 

generate emissions that exceed the dail y thresholds identified above.  
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Table 3 -- Estimated Construction -Related Emissions  

Pollutant  
Total Estimated 

Emissions  

APCD 

Emissions 

Threshold  

Mitigation 

Required?  

Reactive Organic Gases 

(ROG) + Nitrogen Oxide 

(NOx) (combined)  

39.55 lbs. / day  137 lbs./day  No 

0.0087 tons  1/ 

quarter  

2.5 tons/quarter  
No 

Diesel Particulate Matter 

(DPM) 

1.72 lbs. /day  7 lbs./day  No 

0.00085 tons  2 / 

quarter  
0.13 tons/quarter  No 

Fugitive Particulate 

Matter (PM 10) 
1.87 tons 3 / quarter  2.5 tons/quarter  No 

Notes:  

1. Based on 3,500 cubic yards of material moved and 0.113 pounds of combined ROG and NOx emissions per 

cubic yard of material moved  and 10 construction days . 

2. Based 3,500 cubic yards of material moved and 0.0049 pounds of diesel particulate emissions pe r cubic yard 

of material moved.  

3. Based on 2.50 total  acres of disturbance for all three sites and 0.75 tons of PM10 generated per acre of 

disturbance per month and 10 days of construction.  

As shown in Table 3, project construction related emissions are not expected to exceed the daily and 

quarterly emissions thresholds for ozone precursors, diesel particulates and fugitive dust. Therefore, 

project impacts associated with the exceedance of  SLOAPCD daily and quarterly emissions thresholds  

will be considered less than significant. 

Operation -Related Emissions . The project consists of a single-family  residence that will likely generate 

about 9.6 average daily trips. Accordingly, project -specific, and cumulative operational impacts are 

conside red less than  significant and  less than cumulatively considerable. 

The project site does not require travel on an unpaved roadway . 

Overall, impacts related to exceedance of federal, state, or SLOAPCD ambient air quality standards 

due to operational activit ies would be less than significant. 

(c) Expose sensitive receptors to substantial pollutant concentrations? 

Sensitive receptors are people or other organisms that may have a significantly increased sensitivity 

to exposure to air pollution by virtue of their age and health (e.g. schools, day care centers, hospitals, 

nursing homes), regulatory status (e.g. federal  or state listing as a sensitive or endangered species), 

or proximity to the source. The nearest sensitive receptors are the three residences located on the 

adjoining parcels created by the cluster subdivision. T hese residences may be occupied by sensitive  

receptors , and the proximity , combined with the  prevailing winds could result in  exposure  to diesel 

particulates and fugitive dust from construction activities. Therefore, potential impacts to sensitive 

receptors would be less than significant with mitiga tion.  
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(d) Result in other emissions (such as those leading to odors) adversely affecting a substantial number of 

people? 

The project site is located in an area identified as containing NOA by the SLOAPCD.  Therefore, the 

project will be conditioned to prepare an investigation of the site for the presence of NOA prior to 

ground disturbing activities.  The project does not propose to burn any onsite vegetative materials and 

would be subject to SLOAPCD restrictions on developmental burning of vegetative material; t herefore, 

the project would not result in substantial air pollutant emissions from such activities.  

Conclusion 

The project would be consistent with the SLOAPCDɅs Clean Air Plan but , construction related dust emissions  

and diesel emissions could adversely impact surrounding sensitive receptors.  Mitigation measures are 

incorporated to: 1) manage and minimize construction fugitive dust, and 2) minimize ROG, NOx emissions in 

construction. Therefore, potential impacts to ai r quality would be less than significant with mitigation . 

Mitigation  

Air Quality 

AQ-1 Prior to issuance of construction permits , the following measures related to fugitive dust emissions 

shall be incorporated into the construction phase of the project and shown on all applicable 

construction plans:  

a) Reduce the amount of the disturbed area where possible;  

b) Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust from 

leaving the site. Increased watering frequency would be req uired whenever wind speeds exceed 

15 mph. Reclaimed (non -potable) water should be used whenever possible;  

c) All dirt stock pile areas should be sprayed daily as needed;  

d) Permanent dust control measures identified in the approved project revegetation and lan dscape 

plans should be implemented as soon as possible following completion of any soil disturbing 

activities;  

e) Exposed ground areas that are planned to be reworked at dates greater than one month after 

initial grading should be sown with a fast germinatin g, non-invasive grass seed and watered until 

vegetation is established;  

f) All disturbed soil areas not subject to revegetation should be stabilized using approved chemical 

soil binders, jute netting, or other methods approved in advance by the APCD;  

g) All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as possible. In 

addition, building pads should be laid as soon as possible after grading unless seeding or soil 

binders are used;  

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

construction site;  

i) All trucks hauling dirt, sand, soil, or other loose materials are to be covered or should maintain at 

least two feet of freeboard (minimum vertical distance between top of load and top of trailer) in 

accordance with CVC Section 23114;  

j) Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash off 

trucks and equipment leaving the site;  
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k) Sweep streets at the end of each day if visible soil material is carried ont o adjacent paved roads. 

Water sweepers with reclaimed water should be used where feasible;  

l) All of these fugitive dust mitigation measures shall be shown on grading and building plans; and  

m) The contractor or builder shall designate a person or persons to m onitor the fugitive dust 

emissions and enhance the implementation of the measures as necessary to minimize dust 

complaints, reduce visible emissions below 20% opacity, and to prevent transport of dust offsite. 

Their duties shall include holidays and weeken d periods when work may not be in progress. The 

name and telephone number of such persons shall be provided to the APCD Compliance Division 

prior to the start of any grading, earthwork or demolition.  

AQ-2 Prior to issuance of construction permits , the fol lowing measures related to ROG and NOx shall be 

incorporated into the construction phase of the project and shown on all applicable construction 

plans:  

a) Maintain all construction equipment in proper tune according to manufacturerɅs specifications; 

b) Fuel all off -road and portable diesel -powered equipment with ARB certified motor vehicle diesel 

fuel (non -taxed version suitable for use off -road);  

c) Use diesel construction equipment meeting ARB's Tier 2 certified engines or cleaner off -road 

heavy-duty diesel engine s, and comply with the State Off -Road Regulation;  

d) Use on-road heavy -duty trucks that meet the ARBɅs 2007 or cleaner certification standard for on-

road heavy -duty diesel engines, and comply with the State On -Road Regulation;  

e) Construction or trucking companies with fleets that that do not have engines in their fleet that 

meet the engine standards identified in the above two measures (e.g. captive or NOx exempt 

area fleets) may be eligible by proving alternative compliance;  

f) All on and off -road diesel eq uipment shall not idle for more than 5 minutes. Signs shall be 

posted in the designated queuing areas and or job sites to remind drivers and operators of the 

5-minute idling limit;  

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

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

i) Electrify equipment when feasible;  

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

a. Use alternatively fueled construction equipment  on-site where feasible, such as compressed 

natural gas (CNG), liquefied natural gas (LNG), propane or biodiesel.  

Sources 

Provided in Exhibit A.  
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IV. BIOLOGICAL RESOURCES 

 

Potentially 

Significant 

Impact  

Less Than 

Significant 

with 

Mitigation  

Incorporated  

Less Than 

Significant 

Impact  No Impact  

Would the project: 

(a) Have a substantial adverse effect, either 

directly or through habitat 

modifications, on any species identified 

as a candidate, sensitive, or special 

status species in local or regional plans, 

policies, or regulations, or by the 

California Department of Fish and Game 

or U.S. Fish and Wildlife Service? 

ἦ Ἠ ἦ ἦ 

(b) Have a substantial adverse effect on any 

riparian habitat or other sensitive 

natural community identified in local or 

regional plans, policies, regulations or by 

the California Department of Fish and 

Game or US Fish and Wildlife Service? 

ἦ Ἠ ἦ ἦ 

(c) Have a substantial adverse effect on 

state or federally protected wetlands 

(including, but not l imited to, marsh, 

vernal pool, coastal, etc.) through direct 

removal, filling, hydrological 

interruption, or other means?  

ἦ ἦ ἦ Ἠ 

(d) Interfere substantially with the 

movement of any native resident or 

migratory fish or wildlife species or with 

established native resident or migratory 

wildlife corridors, or impede the use of 

native wildlife nursery sites?  

ἦ Ἠ ἦ ἦ 

(e) Conflict with any local policies or 

ordinances protecting biological 

resources, such as a tree preservation 

policy or ordinanc e? 

ἦ ἦ ἦ Ἠ 

(f) Conflict with the provisions of an 

adopted Habitat Conservation Plan, 

Natural Community Conservation Plan, 

or other approved local, regional, or 

state habitat conservation plan?  

ἦ ἦ ἦ Ἠ 
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Regulatory Setting 

Federal Laws and Regulations 

Bald and Golden Eagle Protection Act . The Bald and Golden Eagle Protection Act (BGEPA)  prohibits anyone, 

without a permit issued by the Secretary of the Interior, from taking (pursue,  shoot, shoot at, poison, wound, 

kill, capture, trap, collect , molest or disturb) bald or golden eagles,  including their parts, nests, or eggs. This 

includes substantially interfering with normal breeding,  feeding, or sheltering behavior. Activities that may 

result in the take of a bald or golden eagle  require permi ts; the three activities eligible for permits include to 

remove or relocate an eagle nest;  to transport, exhibit, collect, or control eagles or eagle parts, and for 

incidental take of eagles.  

Clean Water Act . The Clean Water Act (CWA) establishes the basic  structure for regulating  discharges of 

pollutants into the waters of the United States and regulating quality standards  for surface waters. The 

purpose of the CWA is to restore and maintain the chemical, physical,  and biological integrity of all waters of  

the U.S. Permitting is required for filling waters of the  U.S. (including wetlands). Permits may be issued on an 

individual basis or may be covered under  approved nationwide permits.  

Endangered Species Act . The federal Endangered Species Act (FESA) provides the legal  framework for the 

listing and protection of species (and their habitats) identified as being  endangered or threatened with 

extinction. ɈCritical Habitatɉ is a term within the FESA designed to guide actions by federal agencies and is 

defined as Ɉan area occupied by a species listed as threatened or endangered within which are found physical 

or geographical features essential to  the conservation of the species, or an area not currently occupied by the 

species which is itself  essential to the conservation of the species.ɉ Actions that jeopardize endangered or 

threatened  species and/or critical habitat are considered a ɄtakeɅ under the FESA. ɈTakeɉ under federal 

definition means to harass, harm, pursue, hunt, shoot, wound, kill, trap, capt ure, or collect, or to  attempt to 

engage in any such conduct.  

Projects that would result in Ɉtakeɉ of any federally listed threatened or endangered species, or critical 

habitats, are required to obtain permits from the USFWS through either Section 7  (inter agency consultation 

with a federal nexus) or Section 10 (Habitat Conservation Plan) of  FESA, depending on the involvement by the 

federal government in permitting and/or funding of  the project. Through Section 10, it is required to prepare 

a Habitat Conserv ation Plan (HCP) to be approved by the United States Fish and Wildlife Service (USFWS), 

which results in the issuance  of an Incidental Take Permit (ITP). Through Section 7, which can only occur when 

a separate  federal nexus in a project exists (prompting i nteragency consultation), a consultation by the  various 

federal agencies involved can take place to determine appropriate actions to mitigate  negative effects on 

endangered and threatened species and their habitat.  

Migratory Bird Treaty Act . All migratory,  non -game bird species that are native to the U.S. or  its territories are 

protected under the federal Migratory Bird Treaty Act (MBTA) of 1918 (50  C.F.R. Section 10.13), as amended 

under the Migratory Bird Treaty Reform Act of 2004.  MBTA makes it illegal to purposefully take (pursue, hunt, 

shoot, wound, kill, trap, capture, or  collect) any migratory bird, or the parts, nests, or eggs of such a bird, 

except under the terms of a  valid Federal permit. Migratory non -game native bird species are protected by 

international treaty  under the Federal Migratory Bird Treaty Act (MBTA).  
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State Law and Regulations 

California Endangered Species Act . The California Endangered Species Act (CESA), similar to FESA, contains a 

process for listing  species and regulating potential impacts to listed species.  State threatened and endangered 

species include both plants and wildlife, but do not include  invertebrates. The designation Ɉrare speciesɉ 

applies only to California native plants. State  threaten ed and endangered plant species are regulated largely 

under the Native Plant Preservation  Act in conjunction with the CESA. State threatened and endangered 

animal species are legally  protected against Ɉtake.ɉ The CESA authorizes the California Department of Fish and 

Wildlife  (CDFW) to enter into a memorandum of agreement for take of listed species to issue an incidental  

take permit for a state -listed threatened and endangered species only if specific criteria are met.  

Section 2080 of the CESA prohibits the take of species listed as threatened or endangered pursuant  to the 

Act. Section 2081 allows CDFW to authorize take prohibited under Section 2080 provided  that: 1) the taking is 

incidental to an otherwise lawful activity; 2) the taking will be  minimized and  fully mitigated; 3) the applicant 

ensures adequate funding for minimization and mitigation; and 4)  the authorization will not jeopardize the 

continued existence of the listed species.  

California Environmental Quality Act (CEQA) . CEQA defines a Ɉprojectɉ as any action undertaken from public 

or private entity that requires discretionary governmental review (a  non -ministerial permittable action). All 

Ɉprojectsɉ are required to undergo some level of environmental review pursuant to CEQA, unless a n 

exemption applies. CEQAɅs environmental review process includes an assessment of existing resources, 

broken up by  categories (i.e., air quality, aesthetics, etc.), a catalog of potential impacts to those resources  

caused by the proposed project, and a qu antifiable result determining the level of significance  an impact 

would generate. The goal of environmental review under CEQA is to avoid or  mitigate impacts that would lead 

to a Ɉsignificant effectɉ on a given resource; section 15382 of the CEQA Guidelines defines a Ɉsignificant effectɉ 

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 histor ic 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. 

California Fish and Game Code (CFGC). The California Fish and Game Code (CFGC) is one of the 29 legal codes 

that form the general statutory law of California. A myriad of statutes  regarding fish and game are specified 

in the CFGC; the following codes are specifically relevant  to the proposed Project:  

California Native Plant Protection Act. Sections 1900-1913 of the California Fish and Game  Code contain the 

regulations of the Native Plant Protection Act of 1977. The intent of this act  is to help conserve and protect 

rare and endangered  plants in the state. The act allowed the CFGC  to designate plants as rare or endangered.  

Lake and Streambed Alteration. Section 1602 of the CFGC requires any person, state, or local  governmental 

agency to provide advance written notification to CDFW prior  to initiating any  activity that would: 1) divert or 

obstruct the natural flow of, or substantially change or remove  material from the bed, channel, or bank of any 

river, stream, or lake; or 2) result in the disposal or  deposition of debris, waste, or othe r material into any 

river, stream, or lake. The state definition of  Ɉlakes, rivers, and streamsɉ includes all rivers or streams that flow 

at least periodically or  permanently through a well -defined bed or channel with banks that support fish or 

other aquat ic life, and watercourses with surface or subsurface flows that support or have supported riparian  

vegetation.  

Nesting Birds. Sections 3503, 3503.5 and 3513 of CFGC states that it is Ɉunlawful to take, possess, or needlessly 

destroy the nest or eggs of any  bird, except as otherwise provided by this code or  any regulation made 
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pursuant thereto,ɉ and Ɉunlawful to take, possess, or destroy any birds of prey or to take, possess, or destroy 

the nest or eggs of any such birdɉ unless authorized. 

Regional Water Qua lity Control Board . The Regional Water Quality Control Board  (RWQCB) not only regulates 

impacts to water quality in federal waters of the U.S. under Section  401 of the Clean Water Act, but they also 

regulate any isolated waters that are impacted under the  state Porter Cologne Act utilizing a Waste Discharge 

Requirement. Discharge of fill material into  waters of the State not subject to the jurisdiction of the USACE 

pursuant to Section 401 of the  Clean Water Act may require authorization pursuant to the Port er Cologne Act 

through application  for waste discharge requirements or through waiver of waste discharge requirements.  

Special Status Species and Sensitive Habitat Regulations 

For the purposes of th e Biological Report, special status species are those plan ts and animals  listed, proposed 

for listing, or candidates for listing as threatened or endangered by the USFWS  under the FESA; those listed 

or proposed for listing as rare, threatened, or endangered by the  CDFW under the CESA; animals designated 

as ɈSpecies of Special Concern,ɉ ɈFully Protected,ɉ or ɈWatch Listɉ by the CDFW; and plants with a California 

Rare Plant Rank (CRPR) of 1, 2, 3, or 4. In the following sections, further details are provided to highlight the 

different guidelines and  qualificat ions that are used to help identify special status species in this report.  

California Natural Diversity Database (CNDDB) 

"Special Plants" and ɈSpecial Animalsɉ are broad terms used to refer to all the plant and animal taxa 

inventoried by the CNDDB, regardl ess of their legal or protection status (CNDDB 2020a and  2020b). The 

Special Plants list includes vascular plants, high priority bryophytes (mosses,  liverworts, and hornworts), and 

lichens. The Special Animals list is also referred to by the  California Dep artment of Fish and Wildlife (CDFW) 

as the list of Ɉspecies at riskɉ or Ɉspecial status species.ɉ 

According to the CNDDB (2020a, 2020b), Special Plants and Animals lists include: taxa that are  officially listed 

or proposed for listing by California or the Federal Government as Endangered,  Threatened, or Rare; taxa 

which meet the criteria for listing, as described in Section 15380 of  CEQA Guidelines; taxa deemed biologically 

rare, restricted in range, declining in abundance, or  otherwise vulnerable; populati on(s) in California that may 

be marginal to the taxonɅs entire range but are threatened with extirpation in California; and/or taxa closely 

associated with a habitat that  is declining in California at a significant rate. Separately, the Special Plants List  

includes taxa  listed in the California Native Plant SocietyɅs ϥnventory of Rare and Endangered Plants of 

California, as well as taxa determined to be Sensitive Species by the Bureau of Land Management,  U.S. Fish 

and Wildlife Service, or U.S. Forest Servic e. The Special Animals List distinctively  includes taxa considered by 

the CDFW to be a Species of Special Concern (SSC) and taxa designated as a special status, sensitive, or 

declining species by other state or federal agencies.  

Federal and State Endangered Species Listings 

The Federal and California Endangered Species Acts are the regulatory documents that govern the  listing and 

protection of species, and their habitats, identified as being endangered or threatened  with extinction (see 

Sections 1.5.1and 1. 5.2). Possible listing status under both Federal and  California ESA includes Endangered 

and Threatened (FE, FT, CE, or CT). Species in the process of being listed are given the status of either Proposed 

Federally Endangered/Threatened, Candidate  for Califo rnia Endangered/Threatened (PE, PT, CCE, or CCT). The 

CESA has one additional  status: Rare (CR). 

Global and State Ranks 

Global and State Ranks reflect an assessment of the condition of the species (or habitats, see 1.6.6  below) 

across its entire range. Bas ic ranks assign a numerical value from 1 to 5, respectively for  species with highest 
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risk to most secure. Other ranking variations include rank ranges, rank  qualifiers, and infraspecific taxon 

ranks. All Heritage Programs, such as the CNDDB use the same  ranking methodology, originally developed by 

The Nature Conservancy and now maintained and  recently revised by NatureServe. Procedurally, state 

programs such as the CNDDB develop the  State ranks. The Global ranks are determined collaboratively 

among the Heri tage Programs for  the states/provinces containing the species. Rank definitions, where G 

represents Global and S  represents State, are as follows:  

¶ G1/S1: Critically imperiled globally/in state because of extreme rarity (5 or fewer  populations).  

¶ G2/S2: Imperiled globally/in state because of rarity (6 to 20 populations).  

¶ G3/S3: Vulnerable; rare and local throughout range or in a special habitat or narrowly  endemic (on 

the order of 21 to 100 populations).  

¶ G4/S4: Apparently secure globa lly/in state; uncommon but not rare (of no immediate  conservation 

concern).  

¶ G5/S5: Secure; common, widespread, and abundant.  

¶ G#G#/S#S#: Rank range - numerical range indicating uncertainty in the status of a species,  (e.g., G2G3 

more certain than G3, but le ss certain that G2).  

¶ G/S#?: Inexact numeric rank   

¶ Q: Questionable taxonomy - Taxonomic distinctiveness of this entity is questionable.  

¶ T#: Infraspecific taxa (subspecies or varieties) ɀ indicating an infraspecific taxon that has  a lower 

numerical ranking ( rarer) than the given global rank of species.  

California Rare Plant Ranks 

Plant species are considered rare when their distribution is confined to localized areas, their habitat  is 

threatened, they are declining in abundance, or they are threatened in a po rtion of their range.  

The California Rare Plant Rank (CRPR) categories range from species with a low threat (4) to  species that are 

presumed extinct (1A). All but a few species are endemic to California. All of  them are judged to be vulnerable 

under presen t circumstances, or to have a high potential for  becoming vulnerable. Threat ranks are assigned 

as decimal values to a CRPR to further define the  level of threat to a given species. The rare plant ranks and 

threat levels are defined below.  

¶ 1A: Plants presumed extirpated in California and either rare or extinct elsewhere.  

¶ 1B: Plants rare, threatened, or endangered in California and elsewhere.  

¶ 2A: Plants presumed extirpated in California, but common elsewhere   

¶ 2B: Plants rare, threatened, or endangered i n California, but more common elsewhere  

¶ 4: Plants of limited distribution - a watch list  

¶ 0.1: Seriously threatened in California (over 80% of occurrences threatened/high degree  and 

immediacy of threat)  

¶ 0.2: Moderately threatened in California (20-80% occurrences threatened/moderate  degree and 

immediacy of threat)  
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¶ 0.3: Not very threatened in California (less than 20% of occurrences threatened/low  degree and 

immediacy of threat or no current threats known)  

California Department of Fish and Wildlife Animal Rank 

The California Department of Fish and Wildlife (CDFW) assigns one of three ranks to Special  Animals: Watch 

List (WL), Species of Special Concern (SSC), or Fully Protected (FP). Unranked species are referred to by the 

term Special Animal (SA) . 

Animals listed as Watch List (WL) are taxa that were previously designated as SSC, but no longer  merit that 

status, or taxa that  do not yet meet SSC criteria, but for which there is concern  and a need for additional 

information to clarify status.  

Animals  listed as California Species of Special Concern (SSC) may or may not be listed under  California or 

federal Endangered Species Acts. They are considered rare or declining in abundance  in California. The Special 

Concern designation is intended to provide th e CDFW biologists, land  planners, and managers with lists of 

species that require special consideration during the planning  process to avert continued population declines 

and potential costly listing under federal and state  endangered species laws. For man y species of birds, the 

primary emphasis is on the breeding  population in California. For some species that do not breed in California 

but winter here,  emphasis is on wintering range. The SSC designation thus may include a comment regarding 

the  specific pr otection provided such as nesting or wintering.  

Animals listed as Fully Protected (FP) are those species considered by CDFW as rare or faced with  possible 

extinction. Most, but not all, have subsequently been listed under the CESA or FESA.  Fully Protected species 

may not be taken or possessed at any time and no provision of the  California Fish and Game code authorizes 

the issuance of permits or licenses to take any Fully  Protected species.  

Sensitive Habitats 

Sensitive Natural Community is a state -wide desig nation given by CDFW to specific vegetation  associations of 

ecological importance. Sensitive Natural Communities rarity and ranking involves  the knowledge of range and 

distribution of a given type of vegetation, and the proportion of  occurrences that are o f good ecological 

integrity (CDFW 2018a). Evaluation is conducted at both  the Global (G) and State (S) levels, resulting in a rank 

ranging from 1 for very rare and threatened  to 5 for demonstrably secure. Natural Communities with ranks 

of S1-S3 are considered Sensitive  Natural Communities in California and may need to be addressed in the 

environmental review  processes of CEQA and its equivalents.  

Environmental Setting 

A biological resources assessment (BRA) was prepared for the project site in 2019  (LSA, October 2019) and 

updated  site survey memorandum s in 2020 (LSA, April 23, 2020) and 20200 (LSA, Auust 12, 2022) which 

included field surveys and an assessment of potenti al project impacts to sensitive biological resources.  LSA 

also provided a memorandum (LSA, April 20, 2020) discussing the alternative site impacts for the revised 

building location as recommended by the visual assessment.  The following is a summary of th e findings and 

recommendations of that study.  

The Ɉproject areaɉ discussed in the BRA refers to all areas within the project parcel boundary  (approximately 

2.5 acres). Within the project parcel, the Ɉgrading limitsɉ refer to all areas where ground disturb ance would 

occur, and the Ɉproposed structural footprintɉ refers to areas that would be permanently impacted by the 

construction of the new home, driveway, septic system, and site finishes.  Approximately 40 percent of the 

2.5-acre parcel would be temporari ly disturbed due to grading activities and retaining wall construction; 

approximately 11 percent of the  parcel would be permanently impacted by the construction of the new home, 
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driveway, and site  finishes. All temporarily impacted areas would be revegetat ed with native plant species. 

The remaining land and natural resources on the parcel would be left undisturbed.  

The project area consists of an approximately 2.5 -acre undeveloped parcel situated on gently  sloping to 

moderately steep hillside terrain that s upports nonnative grassland with patches of  coyote brush ( Baccharis 

pilularis ) scrub as well as coast live oak ( Quercus agrifolia) and California  sycamore ( Platanus racemosa) 

woodland. The parcel is surrounded by existing low -density  residential land uses to the west, with 

undeveloped lands used for cattle grazing to the north, east,  and south. Much of the land in the project vicinity 

was historically subject to longstanding livestock  grazing and ranching activities, which continues in many 

areas surrounding the subject property. An  unnamed ephemeral tributary to San Luis Obispo Creek (at the 

upper extent of the watershed, on  the southwestern slope of Bishop Peak) passes through the western 

portion of the project parcel.  

Based on a review of histor ic aerial imagery and observations made during the July 2019 site  surveys, large 

portions of the site have been maintained for vegetation control (fuel  modification/firebreaks, disking, etc.) 

for at least 10 years. Ground disturbance from disking  activitie s and an infrequently used dirt driveway were 

observed during the July 2019 survey. The  existing dirt driveway on the western portion of the site was 

overgrown with annual nonnative  grassland vegetation during the July 2019 site survey, indicating infreque nt 

use/maintenance. This  existing dirt driveway would be graded and paved to facilitate CalFire -compliant access 

to the  northern terminus of Blue Granite Lane under the proposed project.  

The project parcel is situated on the southwestern slope of Bishop P eak and comprises hilly terrain.  Elevations 

on the parcel range from approximately 508 to 590 feet (154 to 180 meters) above mean  sea level. 

Methodology 

The biologists conducted a literature review and records search on July 16, 2019 to identify the  existence and 

potential for occurrence of sensitive or special -status plant and animal species in the  vicinity of the project 

area. Federal and State lists of sensitive species were also examined. Current  electronic database records 

reviewed included the followi ng: 

¶ California Natural Diversity Data Base information (CNDDB ɀ RareFind 5) , which is  administered 

by the California Department of Fish and Wildlife (CDFW), formerly known as the  California 

Department of Fish and Game (CDFG). This database covers sensitive  plant and animal  species as well 

as sensitive natural communities that occur in California. Records from nine  USGS quadrangles 

surrounding the project area ( San Luis Obispo, Morro Bay North , Morro Bay South, Atascadero, Santa 

Margarita , Lopez Mtn., Port San Luis, Pismo Beach, and Arroyo Grande NE) were obtained from this 

database to inform the field survey.  

¶ California Native Plant SocietyɅs (CNPS) Electronic ϥnventory of Rare and Endangered Vascular 

Plants , which utilizes four specific categories or Ɉlistsɉ of sensitive plant species to assist with the 

conservation of rare or endangered botanical resources. All of the plants constituting  California Rare 

Plant Ranks (CRPR) 1A, 1B, 2A, and 2B are intended to meet the status definitions  of Ɉthreatenedɉ or 

Ɉendangeredɉ in CESA and the California Department of Fish and Game Code and are considered by 

CNPS to be eligible for State listing. At the discretion of the CEQA Lead  Agency, impacts to these 

species may be analyzed as such, pursuant to t he CEQA Guidelines Sections 15125(c) and 15380. 

Plants in Rank 3 (limited information; review list), Rank 4 (limited  distribution; watch list), or that are 

considered Locally Unusual and Significant may be analyzed  under CEQA if there is sufficient 

informa tion to assess potential significant impacts. Records  from the nine USGS quadrangles 

surrounding the project area were obtained from this database  to inform the field survey.   
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¶ United States Fish and Wildlife ServiceɅs (USFWS) ϥnformation for Planning and Conservation 

(IPaC) Online System , which lists all proposed, candidate, threatened, and endangered species  

managed by the Endangered Species Program of the USFWS that have the potential to occur on  or 

near a particular site. This database also lists all kno wn critical habitats, national wildlife  refuges, and 

migratory birds that could potentially be impacted by activities from a proposed  project. An IPaC Trust 

Resource Report (USFWS 2019a) was generated for the project area.  

¶ The USFWS Critical Habitat Mapper  was reviewed to determine whether critical habitat has been 

designated within or in the vicinity of the project area (USFWS 2019b).  

¶ The USFWS National Wetlands Inventory  was reviewed to determine whether any wetlands or 

surface waters of the United State s have been previously identified in the project area (USFWS 2019c).  

In addition to the databases listed above, historic and current aerial imagery, existing environmental reports 

for developments in the project vicinity, and regional habitat conservation plans, and local land use policies 

related to biological resources were reviewed.  The 2020 supplemental survey on April 21, 2020, found no 

special-status plant or animal species , and identified  several previously -unrecorded plant and animal species.   

Mr. Gould conducted a field survey covering the proposed septic line and leach field areas on August 9, 2022. 

Photographs of the off -site septic system component locations were taken, and all plant and animal species 

observed during the survey were recorded. The proposed alignment of the septic line follows the edge of 

existing pavement along Blue Granite Lane, which contains ornamental landscaping, nonnative/ruderal 

grassland vegetation, barren areas, and some scattered native shrubs such as California sagebru sh (Artemisia 

californica) and coyote brush (Baccharis pilularis) at low density. Vegetation along the edges of pavement 

(within existing fencing) appears to be subject to regular maintenance. The proposed leach field area is 

adjacent to existing community  leach fields and consists of nonnative grasses and mixed annual herbaceous 

species such as fascicled tarweed (Deinandra fasciculata). The assessment on August 9, 2022, found that 

habitat assessment for special -status animal species included in the original 2019 BRA, particularly for the 

Annual Grassland habitat type, remains valid for the supplemental septic system study area.   

A complete list of all observations is appended to the  supplemental memorandum. All conclusions and 

recommendations of the 2019 Final Biological Resources Report were deemed valid.  

Surveys 

Prior to conducting a survey of the project area, LSA Senior Biologist Bo Gould visited nearby  reference 

populations of l ate-blooming special -status plant species on July 17, 2019, to confirm that  the targeted species 

were in bloom or otherwise detectable during the planned botanical survey of  the project area. Vegetative, 

budding, and flowering individuals of the following rare plant species  were observed within approximately 

two miles of the project area: CongdonɅs tarplant (Centromadia parryi ssp. congdonii), BrewerɅs spineflower 

(Chorizanthe breweri), Chorro creek bog  thistle ( Cirsium fontinale var. obispoense), San Luis Obispo mariposa 

lily (Calochortus obispoensis), San Luis Obispo serpentine dudleya ( Dudleya abramsii ssp. bettinae), and San Luis 

Obispo dudleya  (Dudleya abramsii ssp. murina ). 

A general biological resources survey and focused late -season botanical survey of the project area  was 

conducted by Mr. Gould on July 18, 2019. The survey took place on a mostly clear morning with  weather 

conditions conducive to the detection of plant and animal species. The entirety of the  project area was 

surveyed on foot, and all biological resources observed were noted. Suitable  habitat for any species of interest 

or concern was noted , and general site conditions were  recorded. All plant species observed were identified 

to the lowest possible taxonomic level and  recorded. Vegetati on communities and other land cover types 
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existing within the project area were  mapped and photographed (refer to Appendix B of the BRA for 

representative site photographs).  

All wildlife species observed or otherwise detected (e.g., by scat, footprints, or  other sign) during  both surveys 

described above were recorded. An inventory of all plant and animal species observed  within the project area 

during the July 18, 2019 survey is contained in Appendix D  of the BRA. 

The project area consists of an undeveloped 2.5 -acre parcel with variable terrain supporting  nonnative annual 

grassland vegetation, coyote brush scrub, as well as mature coast live oak and  California sycamore woodland. 

The proposed structural footprint is located to the east of existing  single-family  homes at the northern 

terminus of Blue Granite Lane. Annual vegetation throughout a  large portion of the project area appears to 

be regularly maintained, and there are no structures  present on the site except for  a corrugated metal pipe 

(CMP) culvert where the existing  unpaved driveway crosses an ephemeral streambed on the western portion 

of the parcel. The  proposed structural footprint is strictly upland in nature and is located outside of the banks 

of the  unnamed ephemeral streambed. Some ri parian vegetation overhangs the proposed driveway  

disturbance limits and would be trimmed to facilitate approved CalFire apparatus clearances and  driveway 

standards.  

Habitat within the proposed project disturbance limits is considered low quality with resp ect to  most of the 

special-status animal species identified during the literature review (refer to Appendix  C of the BRA). An 

inventory of plant and animal species observed during the June 2019 site surveys is provided  in Appendix D.  

of the BRA. 

Habitats 

Dominant vegetation in the project area consists of annual grassland, coyote brush scrub, and coast  live oak 

and California sycamore woodland  (Figure 18). Representative photographs of the project site are presented 

in Appendix  B of the BRA. 

A total of 52 v ascular plant species were identified within the project area during the July 2019 field  surveys 

(refer to Appendix D  of the BRA). A total of 24 (approximately 46 percent) of these plant species  represent 

nonnative taxa and have the most cover on the site,  reflecting a high level of disturbance  within the project 

area. 

Descriptions of the vegetation and land cover types occurring within the project area are listed  below, using 

the Manual of California Vegetation (MCV), Second Edition (Sawyer et. al. 2009). A complete list of plant species 

identified within the project area is contained in Appendix D.  

Annual Grassland (wild oat grasslands and annual brome grasslands): Areas classified as annual  

grassland within the project area are dominated by nonnati ve brome grasses ( Bromus spp.) and wild  oats 

(Avena spp.), and support sparse cover by weedy or pioneering plant species in the herbaceous  layer, including 

field mustard ( Brassica rapa), dog fennel ( Anthemis cotula), Italian thistle ( Carduus pycnocephalus), common 

burclover ( Medicago polymorpha), and sow thistle ( Sonchus sp.), among  many others. Herbaceous nonnative 

species are more prevalent along the margins of the grassland  areas mapped within the project area. As 

previously noted, areas mapped as annual  grassland  appear to be regularly cleared/disked. An existing dirt 

driveway along the western portion of the  project area was overgrown with annual grassland vegetation at 

the time of the site survey and was  mapped using this classification. Several annual  native species were 

detected with minimal cover in  these areas, including hayfield tarweed ( Hemizonia congesta), common 

horseweed ( Erigeron canadensis), and arroyo lupine ( Lupinus succulentus). 
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Coast Live Oak and California Sycamore Woodland: A contiguous  stand of mature coast live oak  and 

California sycamore trees occurs within the western portion of the project area; most of this  woodland is 

associated with the ephemeral streambed and is mapped as California sycamore  woodland because the 

sycamore canopy is dominant in the project area, especially near the existing  unpaved driveway crossing 

where two large sycamore trees and several saplings are present on  each side of the CMP culvert. Arroyo 

willow ( Salix lasiolepis), California coffeeberry ( Rhamnus californica ssp. californica ), and poison oak 

(Toxicodendron diversilobum) are the dominant species  in the shrub layer. The understory is mainly made up 

of nonnative grasses and herbs, such as brome  grasses, rabbitsfoot grass ( Polypogon monspeliensis), and fiel d 

hedge parsley ( Torilis arvensis), along with native California blackberry ( Rubus ursinus), among others.  

Coyote Brush Scrub: Areas classified as coyote brush scrub are dominated by coyote brush  (Baccharis 

pilularis ) with lesser coverage by other coastal sage scrub species such as California  sagebrush ( Artemisia 

californica ), among native and nonnative understory species. This vegetation  community has patchy 

distribution within the project area, outside (north and south) of the  proposed disturbance  limits.  

Special Status Resources 

The San Luis Obispo region is known to support various special -status natural communities, plants,  and 

animals. Appendix C of the BRA provides tables that identify those special -status plant and animal species  

known to occ ur or that potentially occur in the vicinity of the project site (based on the literature  review and 

experience in the region) and includes detailed information about each speciesɅ habitat and distribution, State 

and Federal status designations, and probab ility of occurrence on the project  site. As stated in the 

methodology section above, the background research included occurrence  records from nine USGS 

topographic quadrangles surrounding the survey area. A nine USGS  quadrangle search covers a large, varia ble 

geographic and topographic area containing numerous  habitat types not found within or around the project 

site. As such, many of the species listed in  Appendix C of the BRA are not anticipated to occur on the project 

site due to historic and ongoing  anthropogenic disturbances and/or the lack of suitable habitat. Fish species 

that were identified in  the literature review were not included in Appendix C due to the lack of suitable aquatic 

habitat  (i.e., streams with sufficient flow regimes/pools, lakes, ma rshes, etc.) within the project area.  

Special Status Natural Communities 

The CNDDB search identified occurrences of three special -status natural (i.e., plant) communities  within five 

miles of the project area (hereafter referred to as the Ɉproject vicinityɉ): Coastal and Valley Freshwater Marsh, 

Northern Interior Cypress Forest, and Serpentine Bunchgrass.  

None of these special -status natural communities are present within the project area.  

Special-status Plant Species 

The literature review identified 58 special -status plant species that are known to occur within a  nine -

quadrangle radius of the project site (refer to Appendix C  of the BRA). The majority of the rare plant  species 

that were identified in the databases have specialized habitat r equirements (i.e., they occur  on predominantly 

alkaline or serpentine soils, vernal pool, marsh,  or mountain habitats, etc.) that  do not occur within the project 

area. 

Historic anthropogenic disturbances have greatly altered the natural hydrologic regimes and have  either 

eliminated or greatly impacted the pre -settlement habitats needed to support the special  status  plant species 

identified in the CNDDB and CNPS queries. As such, the specific habitats, soil  substrates or Ɉmicro-climatesɉ 

necessary for specia l-status plant species to occur are absent within  the boundaries of the project area, 

especially the proposed structural footprint. Based on site  observations coupled with the results of the 
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focused late -season botanical survey conducted on July  18, 2019, no special -status plant species were deemed 

to have a moderate or high potential of  occurring within the project area and especially not within the 

proposed structural footprint.  

A suitably timed  spring survey for special -status plant species was conducted  by LSA on April 21, 2020 at the 

height of the blooming season. These surveys covered the typical blooming periods of regional special -status 

plant species, and reference populations of such species were visited prior to each survey to confirm that the 

tar geted species were in bloom or otherwise detectable.  No special -status plant or animal species were 

observed during the focused botanical survey conducted on April 21, 2020.  

Special-status Wildlife Species 

The historic and ongoing anthropogenic disturbance s in the project site and adjacent parcels (i.e.,  disking, 

ranching, etc.) have greatly altered, eliminated, or impacted the pre -settlement habitats  needed to support 

many of the special -status animal species identified in the CNDDB and USFWS  queries (refe r to Appendix C  of 

the BRA). There are no known occurrences of any special -status animal species  within the project area, and 

none were observed during the July 2019 field survey. Nonetheless,  suitable foraging and breeding habitat 

for several regionally occurring special -status species is  present within the project area and those species are 

listed below.  

The project area contains suitable foraging and nesting habitat for various common and special  status  raptors 

such as red -tailed hawk ( Buteo jamaicensis) and white -tailed kite ( Elanus leucurus). One red -tailed hawk was 

observed flying over the project area during the July 2019 survey, although  no active or inactive nests were 

observed within the project area. Suitable nesting habitat for a  variety of common bird species occurs on site, 

particularly the coast live oak and sycamore  woodland within the western portion of the project area. Birds 

and raptors are afforded special  protections while nesting under the California Fish and Game Code as wel l 

as the Federal Migratory  Bird Treaty Act. Direct disturbance from vegetation trimming and grading activities, 

along with  indirect disturbances associated with construction activities (e.g., increased noise and vibration) 

has potential to disrupt the typi cal foraging and nesting activities of special -status bird species that are  known 

to occur in the project vicinity.  

Aquatic special -status animal species documented as occurring in the project vicinity, such as  California red -

legged frog ( Rana draytonii), foothill yellow -legged frog ( Rana boylii), and western  pond turtle ( Emys marmorata) 

are not expected to occur within the project area due to the lack of  suitable perennial stream/pond/pool 

habitat within the project area and in the immediate vicinity.  

Special-status animal species deemed to have at least a moderate potential of occurrence within the  project 

area include white -tailed kite, northern California legless lizard ( Anniella pulchra), and American badger 

(Taxidea taxus). Measures would be implemente d as part of the project to avoid  significant adverse impacts 

on special -status wildlife species and nesting birds.  

The evaluation of special -status animal species occurrence within and adjacent to the project area  was based 

on a habitat suitability analys is. It did not include exhaustive surveys to determine their  presence or absence 

but  did include direct observation of on -site and off -site conditions and a  review of 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, it is unlikely  that the remaining special -status wildlife species 

listed in Appendix C of the BRA occur within the project area  or immediately adjacent habitats.  

Critical Habitats 

There is no designated or proposed critical habitat for any species within the project area .  
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Figure 18 -- Habitats and Potential Impact Areas  
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Figure 19 -- Aquatic Resources and Potential Impact Areas  
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