RESOLUTION NO. R-04-009

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF PISMO BEACH TO CERTIFY
THE FINAL SUPPLEMENT TO THE FINAL ENVIRONMENTAL IMPACT REPORT (SCH
1996103448), ADOPT THE CEQA FINDINGS, ADOPT THE STATEMENT OF OVERRIDING
CONSIDERATIONS, ADOPT THE MITIGATION MONITORING PROGRAM, FOR THE LOS
ROBLES DEL MAR SPECIFIC PLAN AND TENTATIVE TRACT MAP 2273

WHEREAS, Pacific Harbor Homes (the “Applicant”) has submitted applications to the City of
Pismo Beach for a specific plan, two general plan amendments, prezoning code, and tentative tract map
for a 182.0-acre site on Oak Park Boulevard east of James Way commonly known as the Los Robles Del
Mar project; and

WHEREAS, the Planning Commission of the City of Pismo Beach held a regulady scheduled
public hearing on June 10, 2003, for the purpose of considering amendments to the City's General Plan,
the adoption of the Los Robles Del Mar Specific Plan, and Tentative Tract 2273; and

WHEREAS, notices of said public hearing were made at the time and in the manner required by
law; and

WHEREAS, the provisions of the California Environmental Quality Act of 1970 (CEQA), Public
Resources Code Sections 21000 et.seq., as amended, requires the evaluation of environmental impacts,
and

WHEREAS, the City determined that the subject project could result in significant impacts to the
environment and therefore required an Environmental Impact Report (EIR) to be prepared pursuant to the
California Environmental Quality Act (CEQA) and related Guidelines (Public Resources Code 21000 et
seq.); and

WHEREAS, the Pismo Beach City Council certified a Final Environmental Impact Report (FEIR),
on April 16, 1996, for the original Los Robles Del Mar Specific Plan project; and

WHEREAS, the Pismo Beach City Council made CEQA findings and adopted a statement of
overriding considerations prior to approving the original project; and

WHEREAS, the Environmental Officer of the City of Pismo Beach determined that a Supplement
to the Environmental Impact Report (SEIR) was required to analyze the impacts of the revised project and
that said SEIR was prepared in accordance with CEQA and the CEQA Guidelines; and

WHEREAS, prior to, and during preparation of, the draft SEIR, property owners and concerned
agencies were contacted for comments related to the environmental impacts of the project; and

WHEREAS, the Draft SEIR circulated for public review for 45 days between September 18 and
November 6, 2001; and

WHEREAS, the Planning Commission of the City of Pismo Beach has reviewed and considered
the Final SEIR, incorporated herein by reference, which includes the full text of the Draft SEIR, all

comments on the Draft SEIR and responses to said comments, and the Appendix to the SEIR Regarding
Water Supply Analysis; and

WHEREAS, the Final SEIR examines the proposed project and that the Planning Commission
recommends approval of the Los Robles Del Mar Specific Plan as amended; and




WHEREAS, all mitigation measures imposed on the project will be monitored, with the mitigation
measures attached as Attachment A; and

WHEREAS, the Planning Commission and City Council have determined that the applicant’s
proposed project will have significant unavoidable environmental impacts with respect to air quality and
biological resources for which a Statement of Overriding Considerations has been prepared for submittal
to the City Council that balances the benefits of the proposed project against the unavoidable impacts
(Attachment B); and

WHEREAS, at the completion of said public hearing, the Planning Commission and City Council
have duly considered all evidence presented at said public hearing and finds that significant
environmental impacts are associated with the proposed project; and

WHEREAS, all mitigation measures identified in the Final SEIR will be made conditions of
approval;

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Pismo Beach certify
the Final SEIR has been completed in compliance with CEQA and the CEQA Guidelines; and

FURTHER, that the City Council determine that the implementation of the proposed project will
have certain significant impacts on the environment as identified in the Final SEIR and make CEQA
Findings, that these certain environmental impacts can be mitigated to acceptable levels through project
redesign and conditions of approval; and

FURTHER, that the City Council adopt a Statement of Overriding Considerations, that balances
the benefits of the proposed project against the significant, unavoidable air quality and biological impacts
that cannot be mitigated to acceptable levels as identified in the Final SEIR; and

FURTHER, that the City Council adopt the mitigation monitoring program which would be
prepared for the project.

The City Council does hereby certify the Supplement to the Final Environmental Impact Report (SCH
1996103448) based on all of the above findings and subject to the recommended Conditions attached as
Attachment A.

UPON MOTION of Mayor Pro Tem Reiss, seconded by Councilmember Gonzales-Gee, the foregoing
Resolution is hereby approved and adopted the 17" day of February 2004, by the following roll call vote,
to wit:

AYES: Councilmembers Reiss, Gonzales-Gee, Natoli and Mayor Crescione
NOES: None

ABSTAIN: None

ABSENT: Councilmember Rabenaldt

el

Benito J. Creyfone, Mayor




Attachment A

EIR CONDITIONS
CITY COUNCIL MEETING of February 17, 2004
Los Robles Del Mar Specific Plan and Tentative Tract Map 2273
APN: 079-261-011 and 079-261-012

Conditions and mitigation measures as indicated below have been deemed to be of a substantive nature
on the basis of the City Council's decision. These conditions cannot be altered without City Council
approval.

EIR Mitigation Measures:

Number Mitigation Measure/Condition

1 Measure: Landscape plans for homes shall indicate at least 1 tree per 4,000 square feet of
land, which should be planted to provide shading of the residence.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure AQ-13.

2 Measure: When feasible, homes should be designed to incorporate passive solar heating and
cooling technology, and high efficiency appliances and insulation.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure AQ-14.

3 Measure: Residences shall be equipped with solar-assisted water heaters.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure AQ-15.

4 Measure: The applicant shall install a bus shelter to City of Pismo Beach standards, either on
or adjacent to the project site on Oak Park Boulevard.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure AQ-16.

5 Measure: All streets shall have at least one sidewalk.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure AQ-17.

6 Measure: Provide the proposed roadway connection to Ridge Road.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure T-1.

7 Measure: Northbound (Oak Park Boulevard)—Restripe the existing northbound through-right
and right lanes to provide northbound through and through-right lanes.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure T-2.

8 Measure: Westbound (West Branch Street)—Restripe the existing westbound through-right
to provide a through and through-right lanes.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure T-3.

Revised Measure to Reflect Updated Conditions: Action completed.

9 Measure: Northbound (Oak Park Boulevard)—Restripe the existing right-turn lane to provide
a through right lane.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure T-4.

10 Measure: Eastbound (E! Camino Real)—Restripe the existing left-turn lane to provide a left
through-right lane.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure T-5.




Number

Mitigation Measure/Condition

Revised Measure to Reflect Updated Conditions: Action completed.

11 Measure: The project shall contribute its proportionate share to the City of Pismo Beach
Development Impact Fee program. This fee should include a proportionate contribution to
local transit districts, SCAT and CCAT.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure T-6.

12 Measure: The project shall pay its proportionate share of the cost of signalizing the West
Branch/Camino Mercado-U.S. 101 ramps intersection.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure T-7.

13 Measure: The project shall pay its fair share of the cost of signalizing the EI Camino
Real/U.S. 101 southbound ramps intersection.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure T-8.

14 Measure: All construction equipment shall use reformulated diesel fuel and be retrofitted with
the “diesel BACT package”. The applicant shall also retrofit one heavy duty diesel powered
truck or tractor to a lower emission format.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure AQ-1.

15 Measure: All material excavated or graded shall be watered as needed to minimize dust
emissions, and earthmoving activities shall cease in periods of high winds. All material
transported off-site shall be sufficiently watered or covered. Streets adjacent to the project
site that are subject to dust shall be swept daily. Onsite construction vehicle speeds shall be
limited to no more than 15 miles per hour on unpaved surfaces.

Reference: Final EIR (certified April 16, 1996), Mitigation Measures AQ-2, 3, 4, 7, 10, 11 and
12.

16 Measure: Minimal area shall be disturbed, with dust control measures shall be implemented
following soil disturbing activities. Such measures may include revegetation or other APCD-
approved methods. Roads shall be completed as quickly as possible to minimize dust.
Reference: Final EIR (certified April 16, 1996), Mitigation Measures AQ-5, 6, 8 and 9.

17 Measure: All residential lots shall be part of a positive storm drainage system.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure DR-1.
Revised Measure to Reflect Updated Conditions: Project drainage shall be achieved
through onsite detention basins.

18 Measure: A minimum capacity of 21 acre-feet shall be provided in on-site detention basins.
Reference: Final EIR (certified April 16, 1996), Mitigation Measure DR-2.

Revised Measure to Reflect Updated Conditions: Based on detailed project-specific
analysis not available at the time of the original Final EIR, a minimum capacity of 6.32 acre-
feet shall be provided in on-site detention basins.

19 Measure: Extended detention ponds shall be the preferred design for the detention basins,

and porous pavements shall be incorporated into the design where technically feasible.
Reference: Final EIR (certified April 16, 1996), Mitigation Measures DR-3 and 4.

Revised Measure to Reflect Updated Conditions: Facilities that minimize impacts to
Waters of the United States, as included in the proposed project, shall be the preferred design
for the detention basins, and porous pavements shall be investigated and incorporated into
the design where technically feasible.




Number

Mitigation Measure/Condition

20

Measure: Sand filters shall be installed with the detention basins, through which first flush
storm waters shall be diverted for filtering. Sand trenches shall be installed for the school
parking facilities. Filter strips shall be incorporated into the landscape design where practical.

Reference: Final EIR (certified April 16, 1996), Mitigation Measures DR-5 and 6.

21

Measure: To mitigate impacts to the wetlands on-site and the Meadow Creek system to the
east and south of the project sit, the applicant shall have a rare species replacement,
management and monitoring plan prepared that will assure no net loss of sensitive wetland
plant and wildlife species occurs regionally. This plan shall be prepared and approved prior to
issuance of grading plans for the project. The monitoring plan shall include proper methods
of protecting the sites (e.g., fencing) for at least 5 years. The City shall ensure that the
California Department of Fish and Game is included in review and approval of the wetland
mitigation/restoration plan. Also, the Army Corps of Engineers would require a 404 permit for
any removal/replacement or disturbance of wetlands. The applicant shall be responsible for
coordinating this permit process with the Army Corps of Engineers prior to issuance of
grading pemmits.

Reference: Final EIR (certified April 16, 1996) and SEIR, Mitigation Measure BiO—1.

Revised Measure to Reflect Updated Conditions: The project shall incorporate the
mitigation plan components of the applicant’s Nationwide Permit 26 application (February 14,
2000), as well as any other monitoring requirements of the Army Corps of Engineers permit
obtained for the project. This is based on the findings of site and project-specific biological
studies, including an Army Corps certified wetland delineation, that were not available at the
time the original Final EIR was certified. The applicant shall be responsible for obtaining this
Amy Corps pemit prior to issuance of grading permits.

22

Measure: To further mitigate impacts to the coast live oak woodland areas, the appropriate
controls, CC&Rs or other measures, should be placed on each development lot to ensure that
the oak woodland areas that remain on-site and in the adjacent open space areas are left
undisturbed. No ornamental plantings shall occur in any of these areas that impact oaks.

Reference: Final EIR (certified April 16, 1996) and SEIR, Mitigation Measure BIO-2.

23

Measure: Replacement of coast live oaks at a 4:1 ratio for the individuals removed or that die
required for any disturbance of oaks not included in the replacement requirements previously
discussed for on-site mitigation. This mitigation is consistent with the intent of the Specific
Plan prepared for the project.

Reference: Final EIR (certified April 16, 1996) and SEIR, Mitigation Measures BIO-3 and V-2.

24

Measure: All of the specific recommendations of the Biological Study regarding oak tree
preservation during construction shall be followed during the construction phase of the
project. Development on lots should be designed to avoid as much grading around oaks as
possible. The procedures outlined in Appendix 3 of the Biological Study (Appendix G of the
original EIR) shall be followed, particularly measures 1-13 which deal with trenching near the
oak trees.

Reference: Final EIR (certified April 16, 1996) and SEIR, Mitigation Measure B1O-4.

Revised Measure to Reflect Updated Conditions: The project shall incorporate all
provisions of the City’s Oak Tree Ordinance, which includes detailed specifications on
protecting and preserving oak trees near development sites.

25

Measure: Disturbance of steep slopes shall be avoided. If disturbance occurs, careful soil
erosion preventative measures shall be employed including revegetation or artificial
stabilization (jute netting, straw, mulch) of the disturbed sites before the rainy season.

Reference: Final EIR (certified April 16, 1996) and SEIR, Mitigation Measure BIO-5.




Number

Mitigation Measure/Condition

26

Measure: All populations of San Luis mariposa lily, Pismo clarkia, Well's manzanita, and
Hoover’s bent grass should be marked and protected prior to grading. A restoration plan shall
be prepared in accordance with the biologist’'s recommendations (Appendix G of the original
EIR). In addition to the restoration plan, a mitigation plan, prepared by a qualified plant
ecologist, shall be prepared to protect these species. This plan shall be reviewed by the City
of Pismo Beach prior to development. Individual marking of each Pismo clarkia plant would
no be possible given the wide distribution and large numbers of this species. However, an
attempt shall be made to avoid these plants whenever possible.

Reference: Final EIR (certified April 16, 1996) and SEIR, Mitigation Measure BIO-6.

Revised Measure to Reflect Updated Conditions: All populations of San Luis mariposa lily,
Pismo clarkia, Well's manzanita, and Hoover's bent grass within 50 feet of areas where
ground disturbance could occur based on the grading plans shall be marked and protected
prior to grading. A restoration plan shall be prepared in accordance with the biologist’s
recommendations (Appendix G of the original EIR). In addition to the restoration plan, a
mitigation plan, prepared by a qualified plant ecologist, shall be prepared to protect these
species. This plan shall be reviewed by the City of Pismo Beach prior to development.
Individual marking of each Pismo clarkia plant would no be possible given the wide
distribution and large numbers of this species. However, an attempt shall be made to avoid
these plants whenever possible.

27

Measure: The Pismo clarkia Preserve shall be designated as open space. This area will be
fenced and signed as a preserve area to protect against public intrusion.

Reference: Final Supplemental EIR, Mitigation Measure BIO-7.

Revised Measure to Reflect Updated Conditions: The Pismo clarkia Preserve shall be
designated as open space. This area will be fenced and signed as a preserve area,
conditioned in accordance with a Memorandum of Understanding being developed by the
applicant with the Department of Fish and Game.

28

Measure: A 100 foot fire protection zone has been established along the northern project
boundary between the developed lots and the Open Space Remainder Lot #2. This zone
begins on the lot and extends into the open space.

The Los Robles Del Mar Homeowners Association is responsible for the maintenance of the
open space areas, which includes yearly mowing of the fuel modification and fire prevention
zones. The 100-foot zone on the northern boundary will include an initial clean-up of low Oak
branches and thinning of potentially flammable understory shrubs. Mowing of grasses shall
take place after the bloom cycle of the Pismo clarkia is complete so not to disturb the seed
dispersal process. Homeowners abutting open space shall establish fire resistant planting
zones within their lots to promote fire prevention.

Reference: Final Supplemental EIR, Mitigation Measure BIO-8.

Revised Measure to Reflect Updated Conditions: A 100 foot fire protection zone has been
established along the northern project boundary between the developed lots and the Open
Space Remainder Lot #2. This zone begins on the lot and extends into the open space.

The Los Robles Del Mar Homeowners Association or a functionally equivalent private entity is
responsible for the maintenance of the open space areas, which includes yearly mowing of
the fuel modification and fire prevention zones. The 100-foot zone on the northern boundary
will include an initial clean-up of low Oak branches and thinning of potentially flammable
understory shrubs. Mowing of grasses shall take place after the bloom cycle of the Pismo
clarkia is complete so not to disturb the seed dispersal process. Homeowners abutting open
space shall establish fire resistant planting zones within their lots to promote fire prevention.




Number

Mitigation Measure/Condition

29

Measure: All structures within the Specific Plan area shall be designed to include low flow
interior water fixtures.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure PS-1.

30 Measure: The project’s water system shall be designed to provide water pressure and
facilities to City standards, as determined by the Public Works Director and the Fire Chief.
Reference: Final EIR (certified April 16, 1996), Mitigation Measure PS-2.

31 Measure: The applicant shall submit detailed wastewater plans to the Public Works Director
for review prior to issuance of grading permits.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure PS-3.

32 Measure: The applicant shall pay applicable impact fees for wastewater service, as
determined by the City.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure PS-4.

33 Measure: The applicant shall pay the standard development fees for police service impacts,
as determined by the City. The condition shall be finalized and funds deposited prior to
issuance of occupancy permits.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure PS-5.

34 Measure: The applicant shall be responsible for installing and maintaining a radio repeater
system on-site, which shall be in operation prior to issuance of occupancy permits.
Reference: Final EIR (certified April 16, 1996), Mitigation Measure PS-6.

35 Measure: Prior to issuance of occupancy permits, the developer shall deposit funds for the
purpose of providing personnel and equipment to serve the site, as determined by the Fire
Department.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure PS-7.

36 Measure: As determined by State law, the developer shall be required to pay standard school

mitigation fees. ‘

Reference: Final EIR (certified April 16, 1996), Mitigation Measure PS-8.

Revised Measure to Reflect Updated Conditions: As determined by State law, the
developer shall be required to pay standard school mitigation fees, which is currently $2.05
per square foot.

37 Measure: Prior to issuance of certificates of occupancy, the District and developer shall
negotiate an appropriate financial mitigation.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure PS-9.
Revised Measure to Reflect Updated Conditions: The provisions of a mitigation
agreement between the applicant and the Lucia Mar School District shall be implemented.

38 Measure: Each prospective homeowner shall be made aware of the potential hazards
involved in purchasing a home adjacent to an agricultural operation. The City shall check to
ensure that these hazards are disclosed in the CC&Rs for the project.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure AG-1.
39 Measure: The Specific Plan for the project currently incorporates buffer zones, which range

from 16 feet to 60 feet. This range of buffer zones has been deemed acceptable to the
adjacent property owner, the City and the applicant. The Specific Plan design shall be
incorporated into the project design to protect the adjacent property to the north.




Number

Mitigation Measure/Condition

Reference: Final EIR (certified April 16, 1996), Mitigation Measure AG-2.

Revised Measure to Reflect Updated Conditions: The Specific Plan for the project shall
incorporate the recommendations of the Agricultural Commissioner, and developed in

consultation with the neighboring property owner to the north.

40

Measure: Consistent with the general language of the Specific Plan for this project, the entire
western property boundary shall be fenced with a type of fencing which detours animals from
the adjacent site, like “pig fencing” which would prevent even the smallest animals from
passage.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure AG-3.

41

Measure: “No Trespassing” signage shall be posted along the entire western border fencing
to further deter persons from the adjacent ranching operation.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure AG-4.

42

Measure: In addition to the fencing, the western boundary shall be planted with a vegetation
buffer to either trees or dense shrubbery to further discourage trespassing on to the adjacent
agricultural operation. This mitigation is also consistent with the general language of the
Specific Plan design guidelines. The details of this vegetation buffer shall be outlined in the
final landscape plan. The City shall review and approve of the landscape plan prior to project
approval.

keference: Final EIR (certified April 16, 1996), Mitigation Measure AG-5.

43

Measure: The Inland Arterial road planned to bisect this site shall only be improved to the
point at which the road would serve the home sites of the project site up to, but not beyond,
Ridge Road. While this roadway improvement would be dedicated and provided for, it need
not be improved until necessary. This would help minimize automobile and pedestrian traffic
from the western property boundary and adjacent property.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure AG-6.

44

Measure: The applicant should submit a vegetation management plan that has been
prepared by an experienced registered arborist or landscape architect, consistent with the
Specific Plan and City standards.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure V-1.

45

Measure: The applicant should prepare a Transportation Demand Management (TDM) plan
for this project.

Reference: Final EIR (certified April 16, 1996), Mitigation Measure T-9.

Revised Measure to Reflect Updated Conditions: The applicant should prepare a
Transportation Demand Management (TDM) plan for this project. This could take the form of
a pamphlet distributed to initial home buyers, which would describe rideshare and public
transportation options available to residents.




Attachment B

CEQA FINDINGS AND STATEMENT OF OVERRIDING CONSIDERATIONS
CITY COUNCIL MEETING of February 17, 2004
Los Robles Del Mar Specific Plan and Tentative Tract Map 2273
APN: 079-261-011 and 079-261-012




FINDINGS OF FACT AND STATEMENT OF
OVERRIDING CONSIDERATIONS REGARDING THE
FINAL ENVIRONMENTAL IMPACT REPORT
AND THE SUPPLEMENTAL ENVIRONMENTAL IMPACT REPORT
FOR THE LOS ROBLES DEL MAR SPECIFIC PLAN

The City Council (the “City Council”} of the City of Pismo Beach (the “City”)
hereby certifies the Final Supplemental Environmental Impact Report for the Los Robles Del
Mar Specific Plan, State Clearinghouse Number 1996103448 (as defined below) (“SEIR™). The
City Council finds that environmental review has been completed in compliance with the
California Environmental Quality Act (Public Resources Code §§21000, gt seq.) (‘CEQA™) and
that the City has received, reviewed and considered the information contained in the EIR and the
SEIR, the Applications (as defined below), all hearings, and submissions of testimony from
officials and departments of the City, the Applicant (as defined below), the public and other
municipalities and agencies.

Having received, reviewed and considered the foregoing information, as well as
any and all other information in the record, the City Council hereby makes findings pursuant to,
and in accordance with Section 21081 of CEQA.

BACKGROUND

The Proposed Project

The Los Robles Del Mar Specific Plan Area is a 182-acre, roughly rectangular-
shaped area located east of the City of Pismo Beach. Presently, the Los Robles Del Mar Specific
Plan Area is under the jurisdiction of San Luis Obispo County within the City of Pismo Beach’s
Sphere of Influence and Sphere of Service, which indicates that when the site is formally
annexed it will be in the jurisdiction of and receive urban services from the City of Pismo Beach.
The Specific Plan Area consists of two separately owned parcels referred to as Property A and
Property B; Property A includes 154 acres of the northern and western portion of the site
currently owned by Central Coast Development (“Applicant”), while Property B includes 28
acres of the southeastern portion of the project site currently owned by the Coastal Christian
School.

The Environmental Impact Report

~ In 1994 the Applicant prepared and submitted the Los Robles Del Mar Specific
Plan, along with applications for a general plan amendment (specific plan adoption), zoning text
amendment, prezoning and annexation. The Specific Plan Area was to be developed with 298
single-family residences on approximately 91 acres of Property A, a private school on
approximately 22 acres of Property B, and 69 acres of public and private open space (the “EIR
Project”). The potential environmental effects of that project were assessed in the Final
Environmental Impact Report for the Los Robles Del Mar Specific Plan certified by the City
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Council on April 26, 1996 (the “EIR”). The City Council approved the proposed Specific Plan
in April 1996. . '

The EIR concluded, and the City Council adopted Resolution No. R96-32, finding
that the following potentially significant impacts could be mitigated to less than significant:
biological resources (other than impacts to sensitive plant and animal species), surface drainage
and water quality, traffic and circulation, air quality (short term), public services, archeological
resources, agricultural resources and visual resources. The EIR concluded, however, that
adverse impacts associated with cumulative long-term air quality degradation and impacts to
sensitive plant and animal species could not be mitigated to a less-than-significant level, for
which the City Council adopted a Statement of Overriding Considerations.

Two lawsuits were filed challenging the City’s approval of the Los Robles Del
Mar Specific Plan. The Superior Court of California upheld the adequacy of the EIR, including
specifically its description, analysis, mitigation and findings regarding the following impacts:

- wetlands - - golden eagles

- southwestern pond turties - Pismo clarkia

- San Luis mariposa lily : - Well’s margarita
- American badger - open space

- Coast live oak woodland/chaparral - density

- concurrency of infrastructure and development - drainage

- visual resources - air quality

- traffic and circulation ' - agriculture

- General Plan and Coastal Plan consistency - alternatives

- public services, including police, fire, wastewater, and schools.

However, the Court invalidated approval of the Specific Plan, holding that the
Specific Plan was inconsistent with the City’s General Plan.

The Proposed Project

In 2000, Central Coast Development submitted two General Plan Amendments
and a revised Los Robles Del Mar Specific Plan to respond to the General Plan inconsistencies -
identified by the Court, as well as to refine and update the development plan. The revised
Specific Plan sets forth the land uses, policies, infrastructure, public facilities, public services
and development standards for future development of Property A with 312 dwelling units and
Property B as a private school, with 71 acres of public and private open space (the “Proposed
Project”). In addition, Central Coast Development submitted applications for Tentative Tract
2273, a development plan, and a Pre-Annexation and Development Agreement for the proposed
development of Property A. (The General Plan Amendments, revised Specific Plan, tentative
tract, development plan, and Pre-Annexation and Development Agreement are collectively
designated by the City as Project #01-1239 and referred to herein as the “Applications.”) No
applications have been filed for the development of Property B.
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The project was redesigned, which resulted in a number of the environmental

impacts identified in the EIR being further reduced. The foliowing summary highlights the
changes contained within the Proposed Project since the EIR Project:

Lots:

There are 46 fewer single-family lots and 60 new affordable senior apartments.
This results in a net increase of 14 additional units.

The patio homes have been replaced by the “terraced” homes. These lots are
larger overall (5,000 square feet versus 4,800 square feet) and 9 fewer in number
(99 units as opposed to 108 units). These lots extend frther up the slope towards
the custom lots and are set back further away from Oak Park Boulevard.

The single-family lots are now the “estate” homes. These lots are larger (ranging
between 6,000 square feet and 10,000 square feet) and 34 fewer in number (107
units versus 131 units).

The custom lots are labeled the same; however, there are 13 fewer units (37 units
versus 50 units). They are clustered into a smaller portion of the site as well.

Although the number of rural estate lots has not changed (9 units), they are now
smaller and clustered in the northwestern portion of Property A, so as to create the
Oak Woodland and Pismo Clarkia Preserve.

Affordable Housing: The Proposed Project includes affordable housing, whereas the EIR

Project would have provided only an in-lieu fee. Approximately 60 senior
housing apartments are proposed on approximately 2.9 acres located in the central
portion of the site (along the western side of the main artenal), replacing a group
of custom homes and a local road as planned in the EIR Project.

School: The Coastal Christian School remains part of the Proposed Project; however, the

school is smaller than the EIR Pro;ect at 500 students versus 750 students
previously. The site for the school is approximately the same size.

Parks: There are the same number of parks with approximately the same improved area

in the same locations.

Open Space: The amount of open space will be increased by approximately 2.4 acres

(from 68.7 acres to 71.1 acres) from EIR Project. The equestrian trail system has
been deleted due to establishment of the Oak Woodland and Pismo clarkia
Preserve,

Streets: The access point along Old Pak Park Boulevard has been removed in order to

maintain sensitive habitats and establish an Oak Woodland and Pismo Clarkia
Preserve. All other access points will remain the same, consisting of a primary
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access to the inland arterial at Oak Park Boulevard and a secondary access at
Ridge Road.

The streets have been all shifted to some degree through refined grading and
subdivision layout, although the principles guiding the design of the system
remains in place (i.e., street widths, bike lanes, sidewalks, etc). For example, “G”
Street has been extended to provide access to the Estate Lots located along the
northern perimeter of the project site and streets such as Ridge Road and “L”
Street have been repositioned to accommodate the subdivision layout according to
the Proposed specific plan.

Drainage System: The number of detention basins has been reduced from 5 to 4.
However, the volume detained is approximately the same and the project has been
designed so that surface runoff and drainage is re-directed to these basins. The
location of the detention basins has changed. The EIR Project included three
basins in the central drainage, which have been moved outside of the central
drainage channel close to the project entrance along Oak Park Boulevard. The
EIR Project included one basin on the school site, which has been moved to the
open space just north of the school site. The basin previously planned in the
northerly portion of the Project Site has been eliminated so as to create the Oak
Woodland and Pismo clarkia Preserve.

Utility Systems: The new water storage tank previously proposed in the northeast corner
of the Property has been eliminated. The lift station and forced main to Ridge
Road for sewer service is the same.

Grading: Approximately 5.6 fewer gross acres of site disturbance will take place on the
project site (previously 85.9 acres, under current project design site disturbance is
now 80.3 acres). The location of disturbance is somewhat different due to the
refined subdivision plan. The quantity of grading is approximately the same.
Adjacent to Sea Country Estates, the amount of grading and height of slope bank
is less than the EIR Project. Adjacent to Oak Park Boulevard, the graded slope
has been moved approximately 100 feet further west in order to avoid potential
wetlands and will be smaller in size in the new plan.

Wetland: Approximately 2.8 acres of wetland are likely to be disturbed under the current
Proposed Project versus approximately 6.5 acres under the EIR Project.

Qak Trees: Approximately 137 oaks are likely to be removed under the current Proposed
Project versus approximately 80 under the EIR Project. The Development Plan
package, sheet 6, shows a detailed inventory of oaks on the property, including
those which are diseased and dead, and those that are proposed to be relocated.

Pismo Clarkia: There were approximately 3,000 individual plan’is estimated to exist at
the time the EIR Project was prepared. Based on the 1998 spring survey
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conducted on the site approximately 200 plants are likely to be disturbed with the
current Proposed Project.

The Supp lemental Environmental Impact Report

~ Pursuant to CEQA Guidelines Section 15162, an Initial Study was prepared in
May 2001 (the “SEIR Initial Study™), to analyze if (1) substantial changes are proposed in the
project which will require major revisions of the previous EIR due to the involvement of new
significant effects or a substantial increase in the severity of previously identified significant
impacts; (2) substantial changes in circumstances under which the project is undertaken will
occur which will require major revisions of the previous EIR due to the involvement of new
significant environmental effects or a substantial increase in the severity of previously identified
effects; and (3) new information of substantial importance which was not known and could not
have been known with the exercise of reasonable diligence at the time the previous EIR was
certified as complete, shows any of the following: (A) the project will have one or more
significant effects not discussed in the previous EIR; (B) significant effects previously examined
will be substantially more severe than shown in the previous EIR; (C) mitigation measures or
alternatives previously found not to the feasible would in fact be feasible, and would
substantially reduce one or more significant effects of the projects, but the project proponents
decline to adopt the mitigation measure or alternative; or, (D) mitigation measures or alternatives
which are considerably different from those analyzed in the previous EIR would substantially
reduce one or more significant effects on the environment, but the project proponents decline to
adopt the mitigation measure or alternative,

The SEIR Initial Study concluded that the changes in the project, changes in the
environment, and new information did not show any new, more severe, or more mitigable
environmental impacts, except that significant impacts from the Proposed Project related to
Biological Resources could be substantially more severe than described in the EIR. (The Initial
Study is contained within Appendix A of the Draft SEIR.)

: A Notice of Preparation of a supplemental environmental impact report was
circulated for 30 days prior to completion of the Draft Supplemental Impact Report in
_ accordance with CEQA and the Guidelines.

The Draft Supplemental Environmental Impact Report was then prepared and
circulated for a 45-day public review period beginning on September 18, 2001 and ending on
November 5, 2001.- Although not required by CEQA, the City of Pismo Beach Planning
Commission then held a hearing on the adequacy of the Draft SEIR on October 23, 2001. The
Planning Commission of the City of Pismo Beach held another public hearing on March 26,
2003, to consider the Applications and allow all interested persons the opportunity to be heard.

A Final Supplemental Environmental Impact Report, dated May 2003, was
prepared. The Final SEIR included responses to comments received on the Draft SEIR and
discussed minor changes to the Proposed Project since circulation of the Draft SEIR. The
Planning Commission of the City of Pismo Beach held a third public hearing on June 10, 2003,
to consider the Applications and allow all interested persons the opportunity to be heard. At the
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conclusion of the June 10, 2003 hearing, the Planning Commission adopted Resolution No. 03-
1239-B, recommending that the City Council certify the SEIR. The Final SEIR was mailed to
those agencies more than 10 days prior to the public hearing at which the City Council certified
the Final SEIR.

The City Council of Pismo Beach held a public hearing on February 17, 2004, to
consider the Applications and allow all interested persons the opportunity to be heard. The
Agenda Report for that meeting included an Addendum to the SEIR updating the water supply
analysis in the Final SEIR, as well as responses to public comments received since the Final
Supplemental Impact Report.

At the conclusion of said hearing, the City Council certified the Final
Supplemental Environmental Impact Report (consisting of the Draft Supplemental
Environmental Impact Report for the Los Robles Del Mar Specific Plan dated September 2001,
the Final Supplemental Environmental Impact Report for the Los Robles Del Mar Specific Plan
dated May 2003, and the Addendum, collectively referred to as the “SEIR™), and adopted these
findings of fact and statement of overriding considerations.

SECTION 1 of these findings discusses those potential environmental effects of
the Proposed Project which are not significant; SECTION 2 of these findings discusses those
potential environmental effects of the Proposed Project which have been mitigated to a level of
insignificance; and SECTION 3 discusses the significant unavoidable environmental effects of
the Proposed Project which cannot be feasibly mitigated to a level of insignificance. The
findings set forth in each section are supported by substantial evidence in the administrative
record of the Proposed Project. SECTION 4 of these findings discusses the growth-inducing
impacts of the Proposed Project. SECTION 5 of these findings summarizes the alternatives to
the proposed project discussed in the SEIR.

SECTION 1

Potential Environmental Effects
That Are Not Significant

CEQA does not require any specific findings with regard to less-than-significant
environmental effects. Based on the EIR, the following potential impacts of the EIR Project
were considered but not expected to be significant:

Energy

Geology and Soils

Land Use and Planning .

Mineral Resources

Noise

Population and Housing
Recreation

Risk of Upset/Hazardous Materials
Utilities
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Those less-than-significant impacts were re-considered in the SEIR Initial Study,
in light of any project revisions, changes in the environment, or new information, and still were
not expected to be significant. In addition, the SEIR Initial Study identified the following
potential impacts of the Proposed Project to be less than significant:

Aesthetics (scenic resources/highway)

Agricultural Resources (conversion of farmland)

Air Quality (sensitive receptors; odors)

Biological Resources (American Badger habitat)

Transportation/Traffic (air traffic, hazards, emergency access, parking, alternative
transportation)

Utilities and Service Systems (solid waste)

Consequently, no mitigation measures are required. In addition, the City imposed
conditions on the project approvals that will further reduce those less-than-significant impacts:

Condition 48. Affordable Housing. Provision shall be made on site for affordable
housing, in accordance with requirements of Chapter 17.26 of the Zoning Code as
adopted in May 2000.

Condition 60. Grading and Drainage. A preliminary grading, soils and geology report
for the project shall be prepared by a registered professional and supported by adequate
test borings. The report shall address the need for slope protection measures and shall
identify requirements for grading and structural footings. All earthwork design and
grading shall be performed in accordance with the approved soils report.

Condition 76. Lighting. Lighting standards within the subdivision shall use sodium
lamps.

Condition 87. Fit to slope. Homes are to be built on or into existing grades. Grading
should avoid fill slopes and terraced pads.

Condition 91. Noise protection. Residential interiors must meet nojse standards,
consistent with the Noise overlay zone (Section 17.084 of the Zoning Ordinance) or any
subsequent amendment to these standards. Each residential lot, when developed, must
include a specified outdoor activity area, a minimum of 200 square feet in area, that
meets the Noise Element’s exterior maximum noise level standard for residential land
uses of 65 decibels (Lsa). This standard may be met by using decks with glass acoustical
control, patios on the inland side of the residence, or use of patio fences but may not be
met by creating of sound walls at residential property lines.
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SECTION 2

Potentially Significant Environmental Impacts
Which Have Been Mitigated
To A Level of Insignificance

CEQA requires the adoption of written findings of fact for each significant
environmental impact that (1) the project has been changed (including adoption of mitigation
measures) to avoid or substantially reduce the magnitude of the impact; (2) changes to the
project are within another agency’s jurisdiction and have been or should be adopted; or (3)
specific economic, social, legal, technical, or other considerations make mitigation measures or
alternatives infeasible.

The City Council has determined that the Proposed Project may have the
followmg potentially significant impacts. All feasible mitigation measures (as set forth in the
Mitigation Monitoring Plan below) have been incorporated by reference into the conditions of
approval for the Applications. In addition, the City has imposed conditions on the project
approvals that will further mitigate the potential effects of the Proposed Project. The City
Council has determined that these mitigation measures and conditions of approval will avoid or
substantially reduce the magnitude of the following potential impacts.

AESTHETICS/VISUAL RESOURCES

Potential Effect: The Proposed Project will convert approximately 110 acres of
open space to structures and landscaping. The Proposed Project will result in the removal of
approximately 80 of the 1,548 oak trees on the project site. Therefore, the Proposed Project will
have a potentially significant impact to the views of the project site by residents to the east,
northeast, and south of the project site.

Findings: Mitigation Measures, Conditions of Approval and features
incorporated into the Proposed Project design will reduce the identified impact to a level of
insignificance.

Facts: The Proposed Project will comply with General Plan policies related to

" preserving the visual character of the Los Robles Del Mar site in that the residential density of
312 proposed residential units is less than the 345.2 units allowed under the General Plan, and
development will not occur on slopes of 30% or greater. The Proposed Project has been -
designed to provide a general transition in land use density visually compatible with the
surrounding area, from larger, less dense homes on the northern and western areas of the site to
smaller lots and higher density on the southern and eastern areas of the site, with the high-density
apartments in the central portion of the site.

The EIR identified the following mitigation measures to mitigate the identified
impacts to less than significant:
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reduce

VR-1 The applicant should submit a vegetation management plan that has been
prepared by a registered Arborist or landscape architect that is experienced in oak
tree preservation.

VR-2 All oak trees removed should be replaced on the project site at a ratio of 4:1. This
measure should ensure a net gain of on site oak trees and take into account, the
potential loss of replacement trees due to disease and other environmental factors.

In addition, the City imposed conditions on the project approvals that will further
the less-than-significant potential effect:

Caondition 50, Oak Trees:

Preservation. All oak trees are to be preserved, except if a tree is to be removed it shall
occur under the provisions of the City of Pismo Beach Oak Tree Preservation Ordinance.
Improvement plans shall note this requirement.

Vegetation Management Plan. A vegetation management plan, prepared by a certified
arborist familiar with oak preservation, shall be submitted to the Planning Division for
review and approval, consistent with General Plan Conservation Element Policy CO-13.

Improvement plans shall include methods for installing temporary fencing around trees to
be protected when those trees are near areas to be developed. A certified arborist,
familiar with oak preservation, shall review grading plans for those areas near oaks, and
submit a written report (may be in letter form) identifying any changes that need to be
made to the patterns to protect the oaks.

Condition 51. Open Space Easement: An easement over the open space area shall be
dedicated to the City and shown on the final map. An easement shall be recorded with
the final map that spells out the limitations on its use and the maintenance
responsibilities, which are to be borne by the homeowners’ association.

Condition 52. Oak Park Boulevard Landscaping: The undeveloped portion of the
Oak Park Boulevard right-of-way (ROW) plus that privately-owned space between the
ROW and the private road shall be landscaped to harmonize with the natural foothills and
to screen to the degree possible views of hardscape and buildings. The landscape design
must be submitted to the Parks, Recreation, and Beautification Commission for review
and approval prior t final map recordation. The entire landscaped buffer area, including
that inside the Oak Park Boulevard ROW, is to be maintained by the homeowners’
association.

Condition 78. Any existing above-ground utilities located on the property and property
frontages shall be relocated underground,

Condition 87. Fit to slope: Homes are to be built on or into existing grades. Grading
should avoid fill slopes and terraced pads.
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Condition 88. Oak Preservation: Qaks on homesites are to be retained. A certified
arborist must review home plans for any homes on lots with oaks, and make '
recommendations on construction to protect the oaks. QOaks may be removed only if
diseased or a safety hazard, as determined by the Community Development Director, on
advice by the certified arborist.

Condition 97. Colors, Materials, Roof Style: Materials should be natural in
appearance, to blend with the natural surroundings. Colors shall have a light-reflective
value of 4% or lower. “Mission” or “standard finish™ plaster with brick or stone accents is
encouraged. Other materials, including metal siding, are allowable with Fire Department
approval and if determined appropriate through the staff architectural review process.
Roofs shall not exceed 6:12 pitch, shall meet the same reflectivity value as the building
color and may be of any material acceptable to the Fire Department.

Condition 98. Driveways and Other Paved Areas: Driveways and other paved areas
visible from the street shall be textured or colored concrete or unit pavers with low
reflectivity. Circular driveways are to be minimized within the development.

Condition 99. Fencing: Fencing shall conform to one basic style approved for the
subdivision by the Planning staff through final map review.

AGRICULTURAL RESOURCES

Potential Effect: Development of the proposed residential project may have an
indirect impact on the 300-acre parcel to the west of the property site, which is in an Agricultural -
Preserve contract under the Williamson Act, is currently used for grazing, and a portion of which
may be converted to avocado and citrus orchards. The potential impacts include land use
incompatibilities, such as nuisance complaints, restrictions on the use of agricultural chemicals,
trespassing, associated property damage and growth inducing impacts as a result of residential
development.

Findings: Mitigation Measures, Conditions of Approval and features
incorporated into the Proposed Project design will reduce the identified impact to a level of
insignificance. '

Facts: The above finding is made in that the f‘ollowmg mltlgatlon measures will
mitigate the identified impacts:

AG-1 Consistent with the County of San Luis Obispo Ordinance No. 2050 regarding
disclosure of adjacent agricultural operations, each prospective homeowner shall
be made aware of the potential hazards involved in purchasing a home directly
adjacent to the agricultural operation to the west of the development. The
potential impacts shall be listed in the CC&R’s for this project. The City shall
check the CC&R’s to ensure that these potential hazards are disclosed.
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AG-2 The Specific Plan for the project currently incorporates buffer zones which range
from 16 feet to 60 feet. This range of buffer zones has been deemed acceptable to
the adjacent property owner, the City and the applicant. This Specific Plan design
shall be incorporated into the project design to protect the adjacent property to the
north.

AG-3 Consistent with the general language of the Specific Plan for this project, the
entire western property boundary shall be fenced with a type of fencing which
detours animals from the adjacent site, like “pig fencing” which would prevent
even the smallest animals from passage.

- AG-4 “No Trespassing” signage shall be posted along the entire western border fencing
to further deter persons from the adjacent ranching operation.

AG-5 In addition to the fencing, the western boundary shall be planted with a vegetation
buffer of either trees of dense shrubbery to further discourage trespassing on to
the adjacent agricultural operation. This mitigation is also consistent with the
general language of the Specific Plan design guidelines. The details of this
vegetation buffer shall be outlined in the final landscape plan. The City shall
review and approve of the landscape plan prior to project approval.

AG-6 The Inland Arterial road planned to bisect this site shall only be improved to the
point at which the road would serve the home sites of the project site up to, but
not beyond, Ridge Road. While this roadway improvement would be dedicated
and provided for, it need not be improved until necessary. This would help
minimize automobile and pedestr:an traffic from the western property boundary
and adjacent property.

In addition, the City imposed conditions on the project approvals that will further
reduce the less-than-significant potential effect:

Condition 77. Agricultural Requirements: Any deed restrictions precluding
development on Lots A, B and C shall be maintained as long as the agricultural use on
the adjacent property exists.

AIR QUALITY

Potential Effect: Construction emissions for NOx and PM10 would exceed both
daily and quarterly thresholds.

Findings: Mitigation Measures, Conditions of Approval and features
incorporated into the Proposed Project design will reduce the identified impact to a leve! of
insignificance.

Facts: The above finding is made in that the following mitigation measures will
mitigate the identified impacts:
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AQ-1 All construction equipment shall be retrofitted with the “diesel BACT package”
consisting of:
- - Engine timing retarded by two degrees
Installation of high pressure injectors
Use of reformulated diesel fuel

AQ-2 All material excavated or graded shall be sufficiently watered to prevent
excessive amounts of dust. Watering shall occur at least twice daily with
complete coverage, preferably in the late morning and after work is finished for
the day.

AQ-3 All clearing, grading, earth moving, or excavation activities shall cease during
periods of high winds (i.e., greater that 20 mph averaged over one hour) so as to
prevent excessive amounts of dust.

AQ-4 All material transported off site shall be either sufficiently watered or securely
covered to prevent excessive amounts of dust.

AQ-5 The area disturbed by clearing, grading, earth moving, or excavation operations
shall be minimized so as to prevent excessive amounts of dust.

AQ-6 Permanent dust control measures identified in the approved project revegetation
and landscape pians shall be implemented as soon as possible following
completion of any soil distribution activities.

AQ-7 Exposed ground areas that are planned to be reworked at dates greater than one
month after initial grading shall be sown with fast germinating native grass seed
and watered until vegetation becomes established.

AQ-8 All disturbed areas not subject to revegetation shall be stabilized using approved
chemical soil binders, jute netting, or other methods in advance by the APCD.

AQ-9 All roadways, driveways, sidewalks, etc. to be paved shall be completed as soon
as possible. In addition, structural foundations shall be completed as soon as
possible following building pad construction.

AQ-10 On site vehicle speed shall be limited to 15 mph for any unpaved surface.

AQ-11 All unpaved areas with vehicle traffic shall be watered at least twice per day,
using non potable water.

AQ-12 Streets adjacent to the project site shall be swept daily to remove silt which may
have accumulated from construction activities so as to prevent excessive amounts
of dust from leaving the site.
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In addition, the City imposed conditions on the project approvals that will further
reduce the less-than-51gn1ﬁcant potential effect:

Condition 79: The grading contractor shall limit land disturbance to the minimum
needed to completer the work.

Condition 80: Speed for all construction vehicles shall not exceed 15 mph on any
unpaved surface.

Condition 81: If airborne dust is observed leaving the site, water from water trucks or
other sources must be applied in sufficient quantities to reduce those emissions.

BIOLOGICAL RESOURCES

Potential Effects: Development of the Proposed Project would result in the
permanent loss of 2.8 acres of hillside seep wetlands and approximately 270 linear feet of

- “waters of the U.S.” The Proposed Project will result in the removal of approximately 137
coast live oaks.

Approximately 160 oak trees (approximately 10%) within the project site will be
removed or relocated. Approximately 35 of those trees are dead, diseased or damaged.

Drainage from the Proposed Project could result in significant impacts to the
Meadow Creek wetland area to the east of the project site.

Findings: Mitigation Measures, Conditions of Approval and features
incorporated into the Proposed Project design will reduce the identified 1mpact to a level of
insignificance. :

Facts: The above finding is made in that avoidance and minimization are the first
steps in mitigation. The Proposed Project has been designed to avoid and minimize impacts to
wetlands and waters of the U.S. to the maximum extent feasible; of the 9.3 acres of on-site
wetlands, 6.5 acres of the larger wetland complexes will remain intact. The Applicant proposes
to mitigate the loss of 2.8 acres of seasonal wetlands and 270 linear feet of “waters of the U.S.”
through the creation of 5.43 acres of wetlands, comprised of 3.42 acres of created wetlands and 2
acres of expanded existing wetlands.

The Proposed Project has incorporated the preservation of oak trees into the
design of the project; of the 1,548 oak trees on the project site, 1,377 (89%) will be retained,
including a 38.6-acre Oak Woodland and Pismo Clarkia Preserve. The Proposed Project will
comply with the City’s Oak Tree Preservation Ordinance, Section 17.30.070. The removed or
relocated trees will be replaced by planting new oak trees at a ratio of 4:1 throughout the project
site, resulting in 500 “new” oak trees (2 net gain of 375 oaks).

The following mitigation measures will mitigate the identified impacts:
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VR-1 The applicant should submit a vegetation management plan that has been
prepared by a registered Arborist or landscape architect that is experienced in oak
tree preservation. ‘

VR-2 All oak trees removed should be replaced on the project site at a ratio of 4:1. This
measure should ensure a net gain of on site oak trees and take into account, the
potential loss of replacement trees due to disease and other environmental factors.

BIO-1 To mitigate impacts to the wetlands on site and the Meadow Creek system to the
- east and south of this project site, the Applicant shall have a rare species

replacement, management and monitoring plan prepared that will assure no net
loss of sensitive wetland plant and wildlife species occurs regionally. This plan
shall be prepared and approved prior to issuance of grading plans for the project.
The monitoring plan shall include proper methods of protecting the sites (e.g.
fencing) for at least 5 years. The City shall ensure that the California Department
of Fish & Game is included in review and approval of the wetland
mitigation/restoration plan. Also, the Army Corps of Engineers would require a
404 permit for any removal/replacement or disturbance of wetland. The
applicants shall be responsible for coordinating this permit process with the Army
Corps of Engineers prior to issuance of grading permits.

BIO-2 To further mitigate impacts to the coast live oak woodland areas, the appropriate
controls, CC&R’s or other measures, should be placed on each development lot to
ensure that the oak woodland areas that remain on site and in the adjacent open
space areas are left undisturbed. No ornamental planting shall occur in any of
these areas that impact oaks.

BIO-3 Replacement of coast live oaks at a 4:1 ratio for individuals removed or that die is
required for any disturbance of oaks not included in the replacement requirements
previously discussed for on site mitigation. This mitigation is consistent with the
intent of the Specific Plan prepared for the project.

BIO-4 All of the specific recommendations of the Biological Study regarding oak tree
preservation during construction activities shall be followed during the
construction phase of the project. Development on lots should be designed to
avoid as much grading around oaks as possible. The procedures outlined in the
Appendix 3 of the Biological Study (Appendix G) shall be followed, particularly
measures 1 through 13 which deal with trenching near the oak trees.

BIO-5 Disturbance of steep slopes shall be avoided. If disturbance occurs, careful soil
erosion preventative measures shall be employed including revegetation or
artificial stabilization (jute netting, straw, mulch) of the disturbed sites before the
rainy season.

BIO-8 A 100-foot fire protection zone has been established along the northern project
boundary between the developed lots and the Open Space Remainder Lot #2.
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This zone begins on the lot and extends into the open space. The Los Robles Del
Mar Homeowners Association is responsible for the maintenance of the open
space areas, which include yearly mowing of the fuel modification and fire
prevention zones. The 100-foot zone on the northern boundary will include an
initial clean-up of low Oak branches and thinning of potentially flammable
understory shrubs. Mowing of grasses shall take place after the bloom cycle of
the Pismo clarkia is complete so as not to disturb the seed dispersal process.
Homeowners abutting open space shall establish fire resistant planting zones
within their lots to promote fire prevention.

' In addition, the City imposed conditions on the project approvals that will further
reduce the less-than-significant potential effect:

Condition 50, Oak Trees:

Preservation. All oak trees are to be preserved, except if a tree is to be removed it shall
occur under the provisions of the City of Pismo Beach Qak Tree Preservation Ordinance.
Improvement plans shall note this requirement.

Vegetation Management Plan. A vegetation management plan, prepared by a certified
arborist familiar with oak preservation, shall be submitted to the Planning Division for
review and approval, consistent with General Plan Conservation Element Policy CO-13.

Improvement plans shall include methods for installing temporary fencing around trees to

~ be protected when those trees are near areas to be developed. A certified arborist,
familiar with oak preservation, shall review grading plans for those areas near oaks, and
submit a written report (may be in letter form) identifying any changes that need to be
made to the patterns to protect the oaks.

Condition 51. Opén Space Easement: An easement over the open space area shall be
dedicated to the City and shown on the final map. An easement shall be recorded with
the final map that spells out the limitations on its use and the maintenance
responsibilities, which are to be borne by the homeowners’ association.

Condition 88. Oak Preservation. Oaks on home sites are to be retained to the extent
possible in accordance with the City’s Oak Tree Ordinance.

CULTURAL RESOURCES

Although there are no known or anticipated cultural resources within the Project
Site, grading and construction operations could disturb artifacts of cultural, historical,
paleontological, and archaeological significance on the project site.

Findiﬁgs: Mitigation Measures, Conditions of Approval and features
incorporated into the Proposed Project design will reduce the identified impact to a level of
insignificance.
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Facts: The above finding is made in that the Proposed Project will be subject to
regulation under Policies CO-5, Protect Archaeological Resources, and CO-6, Construction
Suspension, of the City of Pismo Beach’s General Plan and Local Coastal Plan.

In addition, the following mitigation measure will mitigate the identified impact:

CR-1 In the event of the unforeseen encounter of subsurface materials suspected to be
of an archaeological or paleontological nature, all grading or excavation shall
cease in the immediate area, and the find left untouched until a qualified
professional archaeologist or paleontologist, whichever is appropriate, is
contacted and called in to evaluate and make recommendations as to dispositions,
mitigation and/or salvage. The developer shall be responsible for costs associated
with the professional investigation.

In addition, the City imposed conditions on the project approvals that will further
reduce the less-than-significant impacts: '

Condition 82. Archaeological Materials: In the event of the unforeseen encounter of
substance materials suspected to be of an archeological or paleontological nature, all
grading or excavation shall cease in the immediate area, and the find left untouched until
a qualified professional archaeologist or paleontologist, whichever is appropriate, is
contacted and called in to evaluate and make recommendations as to its disposition,
mitigation and/or salvage. The developer shall be liable for costs associated with the
professional investigation. -

Condition 89, Archaeological monitoring: A qualified archaeologist or person trained
by an archaeologist must be present on the site during any grading operations, to monitor
excavations for evidence of any cultural resources. If any artifacts are found, work must
cease until an archaeologist can examine the materials and make recommendations on
their disposition. The Community Development Director shall review the archaeologist’s
recommendations and determine which steps must be taken to preserve the materials.

HYDROLOGY & WATER QUALITY

Potential Effects: The Proposed Project will result in an increase in impervious
surfaces, thereby increasing runoff volumes which could impact on-site and adjacent properties.
Because the Project Site is within the Meadow Creek watershed, which drains into the Pismo
Marsh Ecological Preserve, runoff from the Proposed Project could have an adverse impact on
the water quality of those sensitive resources. _

Findings: Mitigation Measures, Conditions of Approval and features
incorporated into the Proposed Project design will reduce the identified impact to a level of
insignificance.
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Facts: The above finding is made in that the following mmgatlon measures will

mitigate the identified impacts:

DR-1

DR-2

DR-3

DR-4

DR-5

DR-6

Residential lots which are not tributary to a proposed retention basin shall be
provided with individual cisterns or drywells for the capture of water collected
from the roof(s) of the structure. If this is not feasible, a separate retention or
infiltration facility shall be developed to serve each such tract of residences.

A minimum capacity of 21 acre feet shall be provided in on site retention basins.
This basin capacity may be reduced consistent with any reduction in anticipated
runoff volumes which would result with incorporation of cisterns, drywells, or
infiltration ditches for roof drainage from any or all the project residences.

Extended detention ponds shall be the preferred design for the detention basins.
Coverage, and therefore capacity, might be increased by creating additional
smaller ponds (in series) along the arroyos.

Porous pavements shall be incorporated into the design where technically
feasible. These should need to be carefully mvestxgated in light of local
conditions.

Sand filters shall be installed in connection with the detention basins, through
which first flush storm waters (those most concentrated in pollutant loading) shall
be diverted for filtering. Sand trenches shall be installed to serve the school
parking facilities, to provide the same first flush filtering.

Filter strips shall be incorporated into the landscape design where practicable to
aid in filtering (landscape strips provide little filtering where water flow speeds
are high, or on steep terrain, but can be used on more gentle slopes).

In addition, the City imposed conditions on the project approvals that will further

reduce the less-than-significant potential effect;

Condition 61. An Erosion and Drainage Control Plan shall be submitted in accordance
wit the City Grading Ordinance. The plan shall reflect “Best Management Practices” as
proposed in the California Regional Water Quality Control Board Erosion and Sediment
Control Field Manual, and shall include both temporary measures (to be used during
construction, and until permanent measures are completed/established) and permanent
measures. Calculations shall be submitted to support location and size of all facilities.

Condition 63. Drainage: Drainage plans and calculations must evaluate the effect on
downstream properties.

Condition 85. Erosion and Drainage control features are to be available to be placed in
the event of rain or other erosive action to prevent any sediment from leaving the site.
Erosion control devices shall be installed and in place following daily construction
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activities. The applicant shall notify the Engineering Division of any changes in
construction that will require additional erosion control measures.

Condition 86. No construction permits will be issued during the period from
November 1 to March 31 without prior approval of the Engineering Division and an

~ approved erosion and sediment control plan and construction schedule. Erosion control
measures shall being place and approved by the Engineering Division prior to the start of
construction.

PUBLIC SERVICES

A A e e

Potential Effects:

Fire Protection. The Proposed Project would increase demand on an aiready
under-staffed fire department. The project site is located outside the range of existing
communications equipment. The project site’s topography, and terrain (dense brush and oak
woodlands) would require wildland fire-fighting equipment.

Police Protection. The Proposed Project, particularly the private school, would
result in increased demand for police services equivalent to approximately one patrol officer. The
project site 18 located outside the range of existing communications equipment.

Schools. Development of the Proposed Project would generate approximately 87
students in the already over-crowded Lucia Mar School District.

Findings: Mitigation Me:asures, Conditions of Approval and features
incorporated into the Proposed Project design will reduce the identified impact to a level of
insignificance.

Facts: The above finding is made in that the following mitigation measures will
mitigate the identified 1mpacts: '

PS-5 The applicants shall pay the standard development fees, as outlined in the Fiscal
Impact and General Plan Consistency report (government/police impact fee) to
the City for mitigation of police service impacts. The condition should be
finalized and funds deposited prior to issuance of the certificate of occupancy
permits. :

PS-6 The developer shall be responsible for installing a radio repeater system on the
site to assure emergency communications capability to the project site. The City
shall determine the specifications and cost for this type of facility prior to project
approval. The repeater facility shall be in operation prior to issuance of any

certificate of occupancy permits.

PS-7 To mitigate fire service impacts, the developer will be responsibie for contributing
1o the cost, through development impact fees, of providing the necessary
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personnel and equipment for assuring fire safety to this site. These costs have
already been estimated in the Fiscal Impact Analysis for the project. The City
Fire Department shall determine more specifically what this monetary
contribution would be and funds shall be deposited by the applicant upon
approval of the project.

PS-8 As mandated by State law, the developer of this prolect would be requn'ed to pay
standard school mitigation fees which are $1.72 per square feet of residential
development.

PS-% Prior to the issuance of certificates of occupancy, the District and the Developer
shall negotiate an appropriate mitigation which demonstrates a clear nexus
between the specific impact {193 worst case students added to the District) and
the required mitigation. Options for appropriate mitigation may include the
following:

Redistribution of students to other facilities,
Year round schools;

Increasing the use of portable classrooms; or
‘Building new permanent class rooms.

In addition, the City imposed conditions on the project approvals that will further
reduce the less-than-significant potential effect:

Condition 49, Homeowners’ Association: A homeowners’ association shall be
established, and Covenants, Conditions, and Restrictions (CC&Rs) developed to provide
for maintenance of all private areas, including the open space, in accordance with these
conditions. The CC&Rs must be submitted for review by the Planmng Division and City
Attorney prior to approval of the final map.

Condition 62. A funding agreement for maintenance of the drainage, sewer, streetlight,
and road facilities shall be submitted for the approval of the City Attorney, or the City
shall approve the related language in the CC&Rs prior to the final map acceptance and
recordation. Documents related to funding of maintenance shall be recorded.

Condition 64. Defensible Space: The lots located along the western perimeter shall
include a minimum 30-foot setback from the rear lot line to allow for an area of
“defensible space” in the event of an approaching wildland fire. This would pertain to
lots 62, 97-104, 121-123 and 244-249 or any other lots that propose to interface with
wildlands. The map shall include the building envelopes along the perimeters to evaluate
the setbacks.

Condition 65. Interconnected Fire Defense Zones: The fire defense zones located on
the north side of a development should be connected to one another and provide
protection to all the homes along the perimeter of the open space area.
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Condition 66. Fire Hydrant Spacing: Fire hydrants must be spaced to a maximum of
400 feet.

Condition 67. Fire Resistive Exterior: All buildings shall be built to have a fire
resistant exterior, including roof, siding and decking materials,

Condition 68. Cul-De-Sac Lengths: No cul-de-sac shall exceed 800 feet in length from
the farthest intersection that provides two way access.

Condition 69. Sprinklers: All buildings shall include fire and life safety sprinklers per
City ordinance. '

Condition 70. Fire Code Compliance: All addressing, smoke detector requirements,
hydrant fire flow requirements, water distribution systems, access road requirements,
and/or any other fire safety issues, must be in compliance with all applicable fire codes
and City ordinances.

Condition 71. Fire Protection Impact Fees: The development impact fee for Fire
Station No. 3. shall be paid for individual lots at the same time of recordation of Final
Maps. '

Condition 90. Fire Protection: All residences shall include fire sprinklers and con-
combustible roofs, to the approval of the Fire Department. Lots adjacent to the hillside
property boundary shall provide adequate vegetative “fuel reduction” landscaping
adjacent to the underdeveloped area to the approval f the Fire Department.

Condition 102, Required Fees: The applicant shall be responsible for the payment of
all applicable development and building fees including the following:

a. All applicable development impact fees pursuant to Ordinance 93-01 and
Resolutions 93-12 and 93-33.

* K % %
e Park development and improvement fee.
f. School impact fees pursuant to the requirements of the applicable school district.
g Subdivision plan check and inspection fees.

h. Other special fees:
1. Assessment district charges.

Other potential fees.
i Any other applicable fees.
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TRANSPORTATION & TRAFFIC

Potential Effects: The Proposed Project is expected to add approximately 4,022
trips per day, including 651 during the AM peak hour and 370 during the PM peak hour. Nine of
the ten intersections studied would not be significantly impacts. The Oak Park Boulevard/El
Camino Real intersection will go from LOS B to LOS C during the PM peak hour due to the
Proposed Project’s addition of 0.03 ICU; nevertheless, the intersection will continue to operate at
an acceptable level of service. In addition, the Proposed Project will have a significant impact on .
the future cumulative conditions at three intersections operating at less than acceptable levels of
service. The Oak Park Boulevard/El Camino Real intersection will have a cumulative LOS of D
at PM peak hour; the addition of the Proposed Project will add 0.4 to the ICU and further reduce
the LOS to E. The intersections at Qak Park Boulevard at W. Branch St/NB 101 Ramp and W.
Branch S¢/NB 101 Ramps/Camino Mercado will have a cumulative LOS of E at PM peak hour;
the Proposed Project will add another 0.04 ICU to the already less-than acceptable condition,

Findings: Mitigation Measures, Conditions of Approval and features
incorporated into the Proposed Project design will reduce the identified impact to a level of
insignificance.

Facts: The above finding is made in that the following mitigation measures will
mitigate the identified impacts:

T-1  Construct the portion of the Phase I and Phase H residential development adjacent

~ to the proposed Ridge Road extension following completion of the Fourth Street
interchange improvements; OR provide the proposed roadway connection to the
existing segment of Ridge Road following completion of the Fourth Street
interchange improvements. Either of these mitigations would mitigate project
impacts at the Fourth Street interchange. In that either option would include a
traffic signal, the selected option should include installation of remote traffic
signal controls to allow buses and emergency vehicles to shorter waits at red
lights.

T-2  Northbound (Oak Park Boulevard) - Restripe the existing northbound through
right and right lanes to provide northbound through and though right lane.

T-3  Westbound (West Branch street) - Restripe the existing westbound through right
lane to provide a westbound left through right lane.

T-4  Northbound (Oak Park Boulevard) - Restripe the existing right turn lane to
provide a through right lane. ‘

T-5  Eastbound (El Camino Real) - Restripe the existing left turn lane to provide a left
through right lane,
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T-6

T-S

P-1

P-2

P-3

C-1

C-2

Contribute its proportionate share to the City of Pismo Beach Development
Impact Fee. The fee should include a proportionate contribution to the South
County Area Transit (SCAT) and the Central Coast Area Transit (CCAT).

The project shall contribute its proportionate share of the cost of signalizing the
West Branch/Camino Mercado - U.S. 101 ramps intersection. The City Public
Works Director should determine what the fair share proportionate cost is prior to
issuance of a building or grading permits for the project.

The project shall contribute its proportionate share of the cost of signalizing the El
Camino Real/U.S. 101 southbound ramps intersection. The City Public Works
Director should determine what the fair share proportionate cost is prior to
issuance of a building or grading permits for the project.

The Project should prepare a Transportation Demand Management (TEM
Program to further reduce traffic impacts of the project. The City will decide
whether this mitigation will become a required measure.

Ridge Road Extension — Construct a two-land roadway to Specific Plan standard
(40 feet wide and sidewalks on both sides of the street) between the existing
terminus of Ridge Road and the Inland Arterial as depicted in the Specific Plan.

Inland Arterial — Construct a two-lane roadway to Specific Plan standard between
Oak Park Boulevard and the northern edge of the project boundary as depicted in
the Specific Plan.

Oak Park Boulevard Intersection ~ Construct new intersection at Oak Park
Boulevard and Meadowlark Drive to add a fourth leg to the existing “T”
intersection. Separate left turn lanes should be installed on Oak Park Boulevard.
The project approach to the intersection should be constructed to provide a left-
turn lane, one through lane, and one right-turn lane. The intersection should
operate well as a 4-way stop intersection.

Oak Park Boulevard at El Camino Real — Restripe the approach on Oak Park at
El Camino Real to provide two through travel lanes through the intersection.
With this measure, the cumulative base ICU value would be 0.71/LOS C. With
the addition of project traffic and this mitigation measure, the intersection would
still operate within acceptable limits at 0.75/LOS C.

Oak Park Boulevard at W. Branch Street/NB 101 Ramp — Restripe the westbound
intersection approach to provide one left turn lane, one left-through-right turn
lane, and one right turn lane. In addition, signal modification would also be
required. With this measure, the cumulative base ICU value would be 0.72/LOS
C. With the adoption of project traffic and this mitigation measure, the
intersection would still operate within acceptable limits at 0.78/LOS C.
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C-3 W, Branch Street/NB 101 Ramps/Camino Mercado — The City of Arroyo Grande
has a traffic signal programmed to be installed at this location within the next
three years. Into the signalization, the southbound W. Branch Street approach
should be widened and restriped to provide two southbound travel lanes on the
approach to the intersection. Two southbound travel lanes presently exist south of
the intersection. Minor roadway widening may be required to provide transition
between the one-lane section and two-lane section of W, Branch Street. With
these measures, the cumulative base ICU value would be 0.76/LOS C. With the
addition of project traffic, and this mitigation measure, the intersection would still
operate within acceptable limits at 0.80/LOS C.

In addition, the City imposed conditions on the project approvals that will further
reduce the less-than-significant potential effect:

Condition 83. Owner or owner’s contractor is to take precaution against damaging road
surfaces. The owner is responsible for protection against and repair of, at owner’s
expense, any damage incurred during or because of construction.

Condition 84. Encroachment permit(s) must be obtained prior to all work in public right
of way. City Streets are to remain open to through traffic at all times. The traffic control
plan shall be submitted to the Engineering Division for approval prior tours and rerouting
of traffic. Excavation within the temporary or long-term parking or storage of

construction equipment or materials shall occur without prior issuance of an
encroachment permit.

UTILITIES AND SERVICE SYSTEMS

Wastewater, The City’s total flow is 1.1 million gallons per day. The Proposed
Project is anticipates to generate approximately 71,888 gallons per day or 151 acre-feet of water
per year.. Thus the totai is well below the existing capacity of 1.3 million gallons per day.
Moreover, the City is in the process of expanding the capacity of its wastewater treatment
facility.

Water Supply. The EIR analyzed State Water Project (“SWP”) water as the
Project’s source of water supply with the City acquiring the two wells on the Project site.
Further evaluations of LRDM’s project-specific and cumulative impacts to the City’s water
supply are included in the SEIR, in the Appendix to the SEIR regarding water supply analysis
(“Water Appendix”), and in the Supplementa! information provided in correspondence to the
City Attorney dated November 5, 2003. All of these documents are included in the Project file
in the City Clerk’s office. The information contained in the further evaluations clarifies and
amplified information contained in the SEIR and does not alter the conclusion that the project
would have no significant adverse need not be re-circulated for further public comments and
review.

Both project-specific impacts and cumulative impacts to water supply are less
than significant. The City’s current, on-line water supply of 2,696 AFY is sufficient to serve the
City’s current water demand of 2,156 AFY plus the LRDM Project’s water demand of 151 AFY,
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totaling 2, 307 AFY. The City would need to bring an additional 572 AFY of water supply
online to serve its maximum total projected water demands. This additional water supply can be
obtained from existing available courses: the City’s Meadow Creek Basin wells, additional

- increments of State Water, and the Project’s on-site wells, among others. The new wells on the
project site could provide an additional water supply resource to supply future increases in
demands or decreases in existing water supplies. The Cleath report found that the aquifer can

support the water demand requirements of the project, and the water quality and quantity is good.

The Project would dedicate its existing wells and water rights to the City.

Findings: Mitigation Measures, Conditions of Approval and features
incorporated into the Proposed Project design will reduce the identified impact to a level of -
insignificance,

Facts: The above finding is made in that the Propbsed Project will comply with
water conservation measures required by the State of California and City of Pismo Beach,
including but not limited to:

- Health and Safety Code Section 17921.3, requiring low-flush toilets and
urinals in all new construction.

- Title 24, California Code of Regulations, requiring installation of water
heating systems and pipe insulation to reduce the amount of water wasted before
hot water reaches equipment fixtures.

- Title 20, California Code of Regulations, regarding water consumption
and conservation,

- General Plan Policy F-36.2, prohibiting the approval of developments
increasing water supply demand above 90% of available supplies.

The above finding also is made in that the following mitigation measures will
mitigate the identified impacts:

PS-1  All structures within the Specific Plan area shall be designed to include low flow
interior water fixtures.

PS-2 The project’s water system shall be designed to provide water pressure to City
standards, as determined by the Public Services Director and the Fire Chief. If it
is determined that the existing water line would not provide enough water
pressure for this site, the applicant shall be responsibie for designing a “loop”
water system onsite which could provide the sufficient water pressure, and/or
shall install pumps or gravity storage capacity to achieve required water pressures
without exacerbating localized pressure deficiencies.
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PS-3 The applicant shall submit plans detailing the wastewater lateral pipelines and
pump station design to the Director of Public Works for review and approval prior
‘to issuance of grading permits.

PS-4 The applicant shall pay applicable impact fees f‘or wastewater service, as
determined by the City.

In addition, the City imposed conditions on the project approvals that will further
reduce the potential effect:

Condition 102. Required Fees: The applicant shall be responsible for the payment of
all applicable development and building fees including the following:

a. All applicable development impact fees pursuant to Ordinance 93-01 and
' Resolutions 93-12 and 93-33.

b. Water system improvement charge.
c. Water meter hook-up charge.
d. Sewer public facilities fee.

LI B |
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Section 3

_ Significant Unavoidable Environmental Effects
' Which Cannot be Mitigated
To a Level of Insignificance

The City has determined that, although mitigation measures and conditions of
approval imposed on the Proposed Project will provide substantial mitigation, Air Quality (long-
term) and Biological Impacts (sensitive plant and antmal species) cannot be feasibly or '
objectively mitigated to a level of insignificance. Consequently, in accordance with Section
15093 of the State Guidelines, a Statement of Overriding Considerations has been prepared to
substantiate the County’s decision to accept these unavoidable adverse environmental effects
because of the benefits afforded by the Proposed Project.

AIR QUALITY

Potential Effect: Long-term emissions associated with buildout (operation) of
the Proposed Project will exceed the thresholds for ROG, CO and NOx.

Findings: The impact identified in the SEIR cannot be mitigated to a level of
insignificance. However, conditions of approval and features incorporated into the Proposed
Project will reduce, to the extent feasible, the adverse environmental effect. A Statement of
Overriding Considerations has been adopted for the Proposed Project (see Section 7).

Facts: The above finding is made in that the following mitigation measures will
partially mitigate the identified impacts:

AQ-13 Landscape plans for individual homes shall be required, and shall indicate the use
of trees as a rate of not less than I tree/4000 spare feet of land (approximately 12
trees per lot). The trees should be planted to provide shading of the residence in
summer, so as to reduce air conditioning requirements and fossil fuel use.

AQ-14 Where feasible future residences should be designed to incorporate passive solar
heating and cooling technology, as sell as high efficiency appliances, higher
insulation (beyond Title 20).

AQ-15 Future residences shall be equipped with solar assisted water heaters.

AQ-16 The applicant shall install a bus shelter to City of Pismo Beach standards either on
the project site, or adjacent to the project site on Oak Park Boulevard.

AQ-17 All streets, except the rural residential estates private road, shall have at least one
sidewalk.
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In addition, the City imposed conditions on the project approvals that will further
reduce the less-than-significant potential effect:

Condition 93. Attic and wall insulation shall meet or exceed Title 24
requirements,

~ Condition 94. To the extent possible, built-in energy-efficient appliances shall be
installed.

Condition 95. All glass shall be double-glazed or equivalent in insulation value, .
Condition 96. Interior lighting shall be energy-efficient.

BIOLOGICAL RESOURCES

Potentlal Effects: Approximately 0.07 acres of Pismo clarkia are located within
grading areas and will be removed or otherwise impacted as a result of project implementation.
The Proposed Project has set aside 38.6 acres of open space for an Oak Woodland and Pismo
clarkia Preserve. Despite this fact, any loss of Pismo clarkia is still considered a significant and
unavoidable impact.

Findings: The impact identified in the SEIR cannot be mitigated to a level of
insignificance. However, conditions of approval and features incorporated into the Proposed
Project will reduce, to the extent feasible, the adverse environmental effect. A Statement of
Overriding Considerations has been adopted for the Proposed Project (see Section 7).

Facts: The above finding is made in that the following mitigation measures will
partially mitigate the identified impacts:

BIO-6 All populations of San Luis mariposa lily, Pismo clarkia, Wells’ manzanita, and
Hoover’s bent grass should be marked prior to grading and protected. A
restoration plan shall be prepared in accordance with the biologist’s
recommendations (Appendix G of this report). In addition to the restoration plan,
a mitigation plan, prepared by a qualified plan ecologist, shall be prepared to
protect these species. This plan shall be reviewed by the City of Pismo Beach
prior to development. Individual marking to each Pismo clarkia plan would not
be possible given the wide distribution and large numbers of this species.
However, an attempt shall be made to avoid these plants whenever possible.

B10-7 The Pismo clarkia Preserve shall be designated as open space. This area will be
fenced and signed as a preserve area to be protected against public intrusion.
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SECTION 4
Growth Inducing Impacts

CEQA requires a discussion of the ways in which a project could induce growth.
CEQA Guidelines Section 15126,2(d) identifies a project as growth inducing if it fosters
economic or population growth, or the construction of additional housing, either dlrectly or
mdlrectly, in the surrounding environment.

There are 46 fewer single-family lots and 60 new affordable senior apartments in
the proposed project. Despite the net increase in residential units, the proposed project will
remain in accordance with the Growth Management Element established in the City’s General
Plan. Therefore, the proposed project will not induce a substantial population growth in an area,
either directly or indirectly.

It should also be noted that development of the proposed project would not
include any substantially adverse impacts on population growth as a result of utility extensions.
The project has been designed and will be serviced with adequate facilities. Implementation of
the project will not require the additional development of any facility that would allow for
significant population growth. Therefore, the change in land use arrangement and intensity will
not result in any new 51gn1ﬁcant impacts or modification that would be considered substantially
more severe.
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SECTION §
Project Alternatives

CEQA provides that public agencies should not approve projects as proposed if
there are feasible alternatives available which would substantially lessen the significant effects of
such projects (see Public Resources Code Section 21002). Where a significant impact can be
substantially lessened solely by the adoption of mitigation measures, the lead agency has no
obligation to consider the alternatives with respect to that impact, even if the alternative would
have a lesser impact than the mitigated project. (Pub. Resources Code Section 21002; Laurel
Hills Homeowners Association, 83 Cal. App. 3d at p. 521; Kings County Farm Bureau v. City of
Hanford (1990) 221 Cal.App.3d 691, 730-731; and Laurel Heights Improvement Associationv.
Regents of the University of California (1988) 47 Cal.3d 376, 400-403,)

The EIR analyzed three alternatives, in addition to the No Project alternative.
Alternative #1 provided for a 17-acre Pismo clarkia preserve in the northwestern portion of the
site, with 303 smaller residential lots. The EIR biologist concluded that significant and
unavoidable impacts would still result to the Oak Woodland/Pismo clarkia resources on site,
Unavoidable long-term air quality impacts would still occur with implementation of this
alternative. Other impacts would remain almost the same for this alternative as for the original
project.

Alternative #2 would provide for a 24-acre Pismo clarkia preserve area, with the
rural estate lots being reduced in size and relocated to the borders of the site. The EIR biclogist
indicated that this alternative would reduce impacts to the Pismo clarkia to Class II (significant
but mitigable). However, this alternative would not serve to reduce the unavoidable air quality
impacts. Other impact areas would not be altered or shifted to other significance levels for this
alternative compared to the original project.

Alternative #3 would eliminate all residential development in the northern portion
(63 acres) of the site, thereby preserving much of the Oak Woodland/Pismo clarkia habitat area.
This alternative would result in the elimination of 52 residential lots. Implementation of this
alternative would reduce the Class I unavoidable impact to the Pismo clarkia habitat to a less
than significant level and reduce the Class II impacts to the Oak Woodland area. In addition, the
reduction of overall density by 52 units would reduce impacts in all areas with the exception of
air quality, which would remain unavoidable and significant.
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Attachment C

MITIGATION MONITORING AND REPORTING PROGRAM
' CITY COUNCIL MEETING of February 17, 2004
Los Robles Del Mar Specific Plan and Tentative Tract Map 2273
APN: 079-261-011 and 079-261-012
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