

















such, no rare, threatened or endangered wildlife species have been observed on the
LRDM site. The 23 special-status wildlife species recorded in the CNDDB occur in a
variety of upland, wetland, aquatic, and beach/estuary habitats from the coast inland. As
shown in Figure 14, CNDDB Wildlife Map, special-status wildlife species occurrences
are scattered throughout the area within the surface expression of the Los Robles Aquifer
outcrop.

. Wetland and Riparian Habitats

The LRDM Specific Plan EIR and Supplemental EIR confirmed the presence of wetlands
and riparian habitat within the LRDM site. Wetlands were characterized by shallow
groundwater seeps, springs and depressions containing seasonal wetland species common
to the region. Wetland plants characterizing the wetland habitats are perennial species
that typically die back during the dry season in response to the seasonal fluctuation of
shallow root saturation. Wetland species typical of the wetland habitats in the LRDM
area include creeping spikerush, brown-headed rush, toad rush, ditch rabbitsfoot grass,
hyssop loosestrife, dwarf bulrush, umbrella sedge and birds-foot trefoil. Riparian habitats
in drainages were characterized by willows and cottonwood trees and a varied
composition of the herbaceous wetland species listed above.

The general field reconnaissance conducted for this study suggests these generalized
wetland and riparian habitats occur in similar saturated soil conditions and drainages
throughout the area delineated by the deep aquifer outcrop by the Fugro West, Inc. report
(April 2007). Observations of drainages with a willow and oak canopy and areas
containing shallow soils substantiate the findings that wetland and riparian habitats occur
throughout the project area. However, some drainage features lacked riparian or wetland
habitat because of limitations in available rainfall and a relatively small watershed.
Cattle and horse grazing could also contribute to the lack of wetland or riparian habitat
around drainage features.

According to the findings of the Fugro West, Inc. report, (April 2007), the hydrology
supporting seasonal wetlands, seeps, drainages, and riparian habitats is from rainfall and
surface runoff to these features and is not supported by deep aquifer groundwater.
Observations of shallow sandstone bedrock features in drainages on the hillsides further
suggest no connection with the aquifer in terms of supporting the drainages or seasonal
wetlands and riparian habitats.

2. Thresholds of Significance

An impact to biological resources would be considered significant if it:

. Results in substantial long-term loss of sensitive/native habitat for fish,
wildlife or plants. In the project area, riparian and wetland habitats would
be considered sensitive native habitats.
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. Substantially affects the population of a State or Federally-listed, proposed
or candidate species or is expected to affect the breeding or foraging
habitat of such a species resulting in substantially increased mortality or
reduced reproductive success.

. Conflicts with local, State or Federal plans and policies protecting
sensitive species and habitat resources.
. Interferes substantially with the movement of any resident or migratory

fish or wildlife species.
Sensitive habitats or species are those that are demonstrably rare, threatened, or
endangered; protected by statute or regulation or have recognized commercial,

recreational, or scientific importance.

3. Project Impacts

The impacts of the proposed municipal pumping of the on-site wells upon biological
resources are evaluated in terms of wetland and riparian habitats and special status plants
and wildlife.

. Wetland and Riparian Habitats

Impact B-1. Fluctuations in the deep aquifer resulting from the proposed use of wells on
the Los Robles del Mar site could impact wetland and riparian habitats in the aquifer
area.

As previously discussed, the Fugro West, Inc. report (April 2007) concluded that the
water supporting seasonal wetlands, seeps, drainages, and riparian habitats in the project
area is from rainfall and surface runoff to these features and that these areas are not
supported by deep aquifer groundwater. Surface drainage features and wetlands are likely
a source of groundwater or aquifer recharge, rather than the converse where vegetative
habitats are supported by the aquifer. As such, biological resources in the area do not
depend on the underground aquifers for their water needs. Therefore, no significant
impacts to wetland and riparian habitats are anticipated to occur from the proposed use of
wells on the Los Robles del Mar site.

. Special Status Plants and Wildlife

Impact B-2. Fluctuations in the deep aquifer resulting from the proposed use of wells on
the Los Robles del Mar site could impact special status plants and wildlife in the project
area.

The special-status plant species identified on the LRDM Specific Plan and the known
occurrences of these special-status plant species in the area are upland species such as the
Pismo clarkia, well’s manzanita, and San Luis mariposa lily. As such, no impacts to
these or any other upland plant species would result from any fluctuation in the deep or
shallow aquifer due to the proposed use of wells on the Los Robles del Mar site.
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Seasonal wetland plants listed in the CNDDB such as the Chorro Creek bog thistle (found
in serpentine seeps), Hoover’s button celery (found in seasonal wetlands) and la Graciosa
thistle (found in dune slack ponds) also would not be impacted by any fluctuations in the
deep aquifer as they rely on surface drainage, shallow aquifer seeps or slack ponds of the
active dune system.

Wetland dependent special-status wildlife species identified in the CNDDB and the
LRDM Specific Plan studies rely on perennial sources of water in ponds, creeks and
riparian habitats. The Fugro West, Inc. report (April 2007) suggests local ponds and
drainages are supported by localized runoff and not supported by the deep aquifer. Based
on those findings, there would be no significant impacts on actual or potential habitat for
the California red-legged frog, western pond turtle, two stripped garter snake or other
species that require perennial or seasonal aquatic habitats.

4. Cumulative Impacts

Pumping of groundwater from the Los Robles del Mar wells is not expected to directly
impact any wetland or riparian habitats in the aquifer area or any special status plants
and/or wildlife in the area. Given the lack of any direct impacts to biological resources,
the proposed pumping of the Los Robles del Mar wells will not contribute to any
cumulative impacts to biological resources in the project area.

5. Mitigation Measures

No mitigation measures are proposed.

6. Residual Impacts

Potential impacts to biological resources are considered to be less than significant (Class
III Impact).
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C. LAND USE AND PLANNING

1. Existing Conditions

. On-Site Land Use

The 182 acre Los Robles del Mar site is located adjacent to and immediately west of Oak
Park Boulevard. The rectangular-shaped parcel is located on the lower slope of the Santa
Lucia foothills adjacent to the inland/northern boundary of the City of Pismo Beach. The
Los Robles del Mar site is located approximately one half mile north of U.S. Highway
101, west of Oak Park Boulevard within the currently unincorporated area of San Luis
Obispo County. The site is located in the City of Pismo Beach Sphere of Influence. The
existing condition of the site is that of undeveloped grassy hillsides with a variety of
vegetation and wildlife present. The existing wildlife habitats include chaparral,
grasslands and oak woodlands.

. Surrounding Land Use

The Los Robles del Mar site is bounded on the south by the City of Pismo Beach and on
the east by the City of Arroyo Grande. The vacant site is bordered on the west by
agricultural land and on the north by multiple rural residential lots both of which are
currently under the jurisdiction of the County of San Luis Obispo. Areas to the east of
the project site contain Oak Park Boulevard, which forms the eastern project boundary,
Noyes Road and single family homes within the City of Arroyo Grande. Areas to the
south of the site contain Sea Country Estates and other residential development within the
City of Pismo Beach.

. Land Use Policies

The Los Robles del Mar site is currently located within the unincorporated portion of San
Luis Obispo County. The subject property is currently designated “Rural Lands” by the
County of San Luis Obispo General Plan which allows development of parcels with a
minimum size of 20 acres. A Specific Plan for the property was approved by the City of
Pismo Beach on February 17, 2004. This Specific Plan provides for development of a
maximum of 312 dwelling units and construction of a private school. Areas to the west
of the Los Robles del Mar site are designated Agriculture while areas to the north are
designated Residential-Suburban (minimum 1 to 5 acre parcels) by the County General
Plan.

In 1987, the San Luis Obispo Local Agency Formation Commission (LAFCO) placed the
Los Robles del Mar site within the City of Pismo Beach’s Sphere of Influence and Sphere
of Service. The Sphere of Influence is a plan that denotes the probable boundaries of a
jurisdiction such as the City of Pismo Beach for a specific property or properties, in this
case the Los Robles del Mar site. As a result, if and/or when the site is annexed into the
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City and developed, it would be under the jurisdiction of the City of Pismo Beach and
would eventually obtain urban services from the City.

Although two separate environmental documents were prepared for the proposed project,
a Final EIR certified in 1996 and a Final Supplemental EIR certified in 2004, the San
Luis Obispo Local Agency Formation Commission determined the need for additional
environmental documentation which evaluates the use of on-site wells as a municipal
water supply source prior to their consideration of annexation of the Los Robles del Mar
site to the City of Pismo Beach.

2. Thresholds of Significance

The proposed project would be considered to have a significant land use impact if it were
to impact existing land uses on the LRDM site or adjacent properties or would conflict
with adopted environmental plans. The proposed project would also represent a
significant adverse land use impact if it induced growth or affected the development
potential of other areas served by the increased water supplies provided by the proposed

pumping.

3. Project Impacts

The land use impacts of the proposed municipal pumping of the on-site wells are
evaluated in terms of impacts to the Los Robles del Mar site, impacts to areas
surrounding the LRDM site and impacts to the City of Pismo Beach.

. On-Site Land Use

Impact C-1. The use (i.e. municipal pumping) of the LRDM wells will eliminate the
final constraint to annexation of the LRDM site to the City of Pismo Beach and its future
development.

The proposed project, that being the use (i.e. municipal pumping) of the Los Robles del
Mar wells by the City of Pismo Beach, will not directly impact land use on the 182 acre
Los Robles del Mar site. A Specific Plan for the property was approved by the City of
Pismo Beach on February 17, 2004 permitting development of a maximum of 312
dwelling units and construction of a private school. (Section III. Project Description of this
EIR provides a detailed description of the nature of this land use approval.) In
conjunction with the approval, the City certified two separate environmental documents
which addressed the environmental impacts of the approval of the Los Robles del Mar
Specific Plan. A Final Environmental Impact Report was certified in 1996 and a Final
Supplemental Environmental Impact Report was certified in 2004.

This Supplemental EIR focuses upon the City’s plan to utilize on-site water wells in order
to augment the municipal water supply. If this EIR is certified by the Local Agency
Formation Commission and the annexation of the Los Robles del Mar site is approved,
the City of Pismo Beach boundaries would be extended to include the Los Robles del
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Mar site. No additional discretionary actions are required by the City in order to proceed
with development of the approved Specific Plan. As such, this proposed project (i.e. the
proposed on-site pumping) and the resultant annexation represent the final discretionary
approval prior to development of the site.

This proposed project, that being the pumping of on-site wells, does not require any
amendments to the City of Pismo Beach General Plan or any changes to the existing
zoning for the property. This proposed project does not conflict with any environmental
plans or policies adopted by agencies with jurisdiction over the project site.
Environmental plans which may apply to the LRDM site include the County of San Luis
Obispo General Plan, the City of Pismo Beach General Plan, the APCD Clean Air Plan or
any other long-range planning documents.

Although the annexation of the Los Robles del Mar site and development of the Los
Robles del Mar Specific Plan will directly result in a transition of land uses from its
current vacant open space use to the proposed residential, open space and institutional
land uses, the impacts of this land use transition were fully addressed in the 1996 Final
Environmental Impact Report for the Los Robles del Mar Specific Plan which was
certified by the City of Pismo Beach. All required discretionary approvals for the
Specific Plan have already been granted by the City. As such, the proposed project will
not directly result in any changes in the ultimate land use of the Los Robles del Mar site
but will instead implement a currently approved land use plan.

Since no new, significant direct land use impacts to the Los Robles del Mar site will
result from this current project, direct land use impacts are considered to be insignificant.

. Surrounding Land Use

Impact C-2. The use of the LRDM wells may indirectly impact land uses adjacent to
the LRDM site.

Although the proposed use of the Los Robles del Mar wells by the City of Pismo Beach
will not directly impact land use on the 182 acre site, this action and future annexation
represents the final discretionary approval prior to the development of the site. This
development would proceed pursuant to the Specific Plan approved by the City of Pismo
Beach in February, 2004.

This future development of the Los Robles del Mar site would occur in an area
containing a variety of adjacent land uses. Areas to the west of the site are devoted to
agricultural and open space uses with areas to the north containing rural residential lots.
Areas to the east and south contain developed residential and commercial use within the
Cities of Arroyo Grande and Pismo Beach, respectively. The impacts of the Specific
Plan in relation to adjacent land uses are discussed within the previously-certified
environmental documentation for the Los Robles del Mar project as noted above. The
proposed project will not directly impact any land uses adjacent to the Los Robles del
Mar site. The proposed project that being the proposed pumping of on-site wells, does
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not require any change to an adopted land use plan and does not conflict with any
General Plans, zoning designations or any other environmental plans or policies adopted
by agencies with jurisdiction over these adjacent areas.

Since no new, significant impacts to land uses adjacent to the Los Robles del Mar site
will result from the current project, these indirect impacts are considered to be
insignificant.

. City of Pismo Beach

Impact C-3. The use of the LRDM wells in order to augment the City of Pismo Beach
water supply may indirectly induce growth elsewhere in the City and/or induce changes
in land use as a result of the reduction or elimination of a potential constraint to future
development.

As discussed above, the proposed project will not result in any direct impacts to land use
on the Los Robles del Mar site or any indirect impacts to the land use of areas adjacent to
the site. The proposed project does, however, involve the provision of additional water
supplies to the City of Pismo Beach thereby reducing and/or eliminating a potential
constraint to future development within areas to be served by this additional water. The
proposed project will implement the City’s plan to utilize the LRDM water wells to
augment the City’s water supply.

Upon annexation of the Los Robles del Mar site into the City of Pismo Beach, these
private on-site wells (LRDM wells #1, #2 and #3) would be transferred to the City of
Pismo Beach. The City intends to include them in its municipal water supply network.
According to the City Public Works Department, the City will, at minimum, pump these
wells at a volume equal to the water demand of the Los Robles del Mar Specific Plan
project, conservatively estimated to total 151 acre-feet per year. A reduced project
demand (as low as 107 afy) may result given the effectiveness of various developer-
proposed water conservation measures (see Mitigation Measure A-3 in Section V.A.
Hydrogeology/ Water Resources.) If the City of Pismo Beach limits the total pumping
of the LRDM wells to that required to serve the Los Robles del Mar Specific Plan, that
being 151 afy or less, this addition to the City’s water supply will only compensate for
the increased consumption of water associated with development of the Specific Plan.

Within the scenario described above, the only future development for which water supply
would be eliminated as a potential development constraint would be the approved Los
Robles del Mar Specific Plan. The resulting inducement to growth would be confined to
the Los Robles del Mar site. Within this water pumping scenario (151 afy or less
depending upon actual water consumption by the LRDM Specific Plan) the potentially
significant land impact related to elimination of a potential constraint to future
development can be reduced to an insignificant level.

However, the adopted Development Agreement between the City of Pismo Beach and the
Los Robles del Mar property owner allows for unrestricted pumping of the LRDM wells
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by the City. Additional pumping of the LRDM wells by the City of Pismo Beach beyond
that required to supply the Los Robles del Mar Specific Plan would result in the
introduction of additional water into the City’s water system to supply existing and/or
proposed development within or adjacent to the City of Pismo Beach. Section IV.B.
Cumulative Projects of this EIR provides a listing (as of April 16, 2007) of future long-
term projects within the Pismo Beach area. Any additional pumping (beyond the amount
to supply the LRDM Specific Plan project) could supply these projects and/or other
development proposals within the water service area of the City or within the City’s
Sphere of Influence.

Within this scenario, the proposed project would represent an elimination of a potential
constraint upon future development within areas that could be served by these additional
water supplies. This has the potential to foster growth and to hasten the conversion of
areas to more intense urbanized uses over those currently allowed. However, any new
development proposed, including the yet-to-be approved cumulative projects noted in
Section IV.B. Cumulative Projects, within the areas served by these additional water
supplies would require discretionary approvals by the City of Pismo Beach. These future
discretionary approvals would also require preparation of additional environmental
documentation as required by the California Environmental Quality Act (CEQA) to
address the potential environmental impacts of these future approvals.

In spite of these required approvals, the pumping of the LRDM wells beyond that
required to serve the LRDM Specific Plan represents a potential long-term land use and
planning impact due to the elimination of the constraint of available water supplies to
future development throughout the City of Pismo Beach or within the City’s Sphere of
Influence. This represents a significant adverse environmental impact which cannot be
reduced to an insignificant level.

4. Cumulative Impacts

In the event that the City of Pismo Beach limits the total pumping of the LRDM wells to
that required to serve the Los Robles del Mar Specific Plan, that being 151 afy or less, the
addition to the City’s water supply will only compensate for the increased water demand
represented by that project. Within this scenario, impacts to land use and planning would
be confined to the LRDM site and are considered to represent an insignificant cumulative
impact.

However, additional pumping of the LRDM wells by the City of Pismo Beach beyond
that required to supply the Los Robles del Mar Specific Plan project will result in the
reduction or elimination of a potential constraint upon the development of other
cumulative projects in the area (see Section IV.B. Cumulative Projects). As such, the
proposed project represents a potential contributor to the development of more urbanized
uses in the areas throughout the City of Pismo Beach or any other areas served by the
increased water supplies provided by the proposed pumping. The proposed project may
therefore indirectly impact land use patterns and changes in the Pismo Beach area to a
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significant level. This impact upon land use and planning is considered to represent a
significant, unavoidable adverse cumulative impact.

5. Mitigation Measures

C-1: Total production from the LRDM wells shall not exceed the amount required to
serve the Los Robles del Mar Specific Plan currently estimated to be 151 afy.
This amount may be lower given the effectiveness of various developer-proposed
water conservation measures.

6. Residual Impacts

If the City of Pismo Beach pumps additional groundwater from the LRDM wells beyond
that required to serve the Los Robles del Mar Specific Plan, the potential long-term and
cumulative land use and planning impacts resulting from the elimination of a constraint
upon future development in areas served by the additional water supplies (Impact C-3)
are considered to be a significant impact which cannot be reduced to an insignificant
level. This significant, unavoidable adverse impact will require adoption of a Statement
of Overriding Considerations by the Lead Agency (Class I Impact).

Mitigation Measure C-1 limits the City of Pismo Beach to pumping no more groundwater
from the LRDM wells than is necessary to serve the Los Robles del Mar Specific Plan
currently estimated to be 151 afy or lower given the effectiveness of various developer-
proposed water conservation measures. This addition to the City’s water system will
only compensate for the increased water demand represented by that project. With this
mitigation measure, a potential constraint upon the development of other projects (that
being water availability) that could be served by the increased water supplies provided by
the proposed pumping would be maintained. With this limitation, potential long-term and
cumulative land use and planning impacts relative to the elimination of a potential
development constraint and to the potential inducement to growth elsewhere in the City
(Impact C-3) can be reduced to an insignificant level (Class II Impact).

Potential direct land use impacts upon the Los Robles del Mar site (Impact C-1) and
adjacent areas (Impact C-2) are considered to be less than significant (Class III Impact).
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VI. UNAVOIDABLE ADVERSE IMPACTS

The State CEQA Guidelines state that an EIR must describe any significant impacts
which cannot be avoided or eliminated if the proposed project is completed. These
impacts have been discussed in detail in Section V. Environmental Analysis of this EIR
and are listed in Table 3, Project Impact Summary below with their respective impact
category.

TABLE 3
PROJECT IMPACT SUMMARY

Impact
Project Impact Category Impact Area
Class I Pumping of groundwater from the deep aquifer in an amount which

exceeds its identified safe yield which would create an overdraft
condition upon the aquifer.
A. Hydrogeology/Water Class I Long-term monitoring and limited pumping of the deep aquifer in
Resources order to avoid an overdraft condition.
Class III  Capability of LRDM wells, reduction of subsurface flows to the
Meadow Creek drainages, mutual interference between wells in the
deep aquifer, interference upon wells pumping from the shallow
aquifer and potential water quality impacts.

B. Biological Class Il  Potential impacts upon wetland and riparian habitats and special
Resources status plants and wildlife species.
Class I Elimination of a constraint upon future development in areas served
by the additional water supplies.
C. Land Use and Class II Limited pumping of the deep aquifer to the amount necessary to serve
Planning the Los Robles del Mar Specific Plan project.

Class III  Direct land use impacts upon the Los Robles del Mar site and adjacent
areas.

Class I Impact — Significant unavoidable adverse impacts that cannot be mitigated to a level of insignificance.
Although mitigation measures may be proposed, these measures are not sufficient to reduce project impacts to a
level of insignificance. These significant, unavoidable adverse impacts require the adoption of a Statement of
Overriding Consideration by the Lead Agency if the proposed project is approved.

Class II Impact — Potentially significant adverse impacts which can be reduced to a level of insignificance or
avoided entirely with the implementation of proposed mitigation measures.

Class IIT Impact — Adverse impacts which are found not to be significant for which mitigation measures may be
applied but are not required.

The significant unavoidable adverse (Class I) impacts noted above are also listed and
briefly described below. These descriptions are followed by a cross-reference to the
subsection of Section V. Environmental Analysis of this EIR where a detailed discussion
of the significant impact is provided.

Hydrogeology/ Water Resources - If potential users of groundwater from the deep aquifer
(Cities of Pismo Beach and Arroyo Grande and other domestic users) pump groundwater
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from the deep aquifer in an amount which exceeds its identified safe yield, an overdraft
condition would be created which represents a significant adverse impact which cannot
be reduced to an insignificant level (see Section V.A. Hydrogeology/Water Resources.)

Land Use and Planning - If the City of Pismo Beach pumps additional groundwater from
the LRDM wells beyond that required to serve the Los Robles del Mar Specific Plan, the
potential long-term and cumulative land use and planning impacts resulting from the
elimination of a constraint upon future development in areas served by the additional
water supplies is considered to be a significant impact which cannot be reduced to an
insignificant level (see Section V.C. Land Use and Planning).

These significant, unavoidable adverse impacts cannot be reduced to an insignificant
level and will require the adoption of a Statement of Overriding Consideration by the San
Luis Obispo Local Agency Formation Commission as the Lead Agency.

VI. Unavoidable Adverse Impacts
Los Robles del Mar Annexation Supplemental EIR
VI-2




VII. ALTERNATIVES TO THE PROPOSED PROJECT

According to the State CEQA Guidelines, an EIR must present alternatives to the
proposed project which are capable of eliminating significant environmental impacts. A
reasonable range of alternatives to the proposed project that could feasibly attain the
basic project objectives must be provided. Significant environmental effects of the
alternatives must be discussed, but the discussion may be in less detail than the prior
analyses concerning the effects of the proposed project. This analysis of project
alternatives will also identify the environmentally superior project alternative(s).

This Draft EIR addresses the following alternatives to the proposed project:

A. No Project Alternative
B. Limited Pumping Alternative
C. Alternative Water Sources

The analysis of each project alternative begins with a description of the alternative
followed by a discussion of its environmental impacts. Following this discussion, these
alternatives are evaluated in terms of their ability to reduce or eliminate the significant
adverse impacts associated with the proposed project. The proposed project has
significant unavoidable adverse impacts in two issue areas: hydrogeology/water resources
and land use and planning. Section VI. Unavoidable Adverse Impacts provides
additional discussion of these significant adverse impacts. Table 4, Project Alternatives,
Elimination of Significant Impacts provides a tabular summary delineating the ability of
various project alternatives to reduce or eliminate significant environmental impacts
associated with the proposed project.

Based upon the following analysis, the No Project Alternative and Alternative Water
Sources are capable of eliminating the unavoidable adverse impacts in the area of
hydrogeology/water resources while the Limited Pumping Alternative would reduce and
possibly eliminate these significant impacts depending upon the extent of overall
groundwater extraction from the deep aquifer. The No Project and Limited Pumping
Alternatives are capable of eliminating the unavoidable adverse impacts in the areas of
land use and planning while the Alternative Water Sources would reduce and possibly
eliminate these significant impacts depending upon the amount of water secured from
these alternative sources.
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TABLE 4
PROJECT ALTERNATIVES,
ELIMINATION OF SIGNIFICANT IMPACTS

Alternatives Hydrogeology/ Biological Land Use and
Water Resources Planning
Resources
A. No Project Alternative E E
B. Limited Pumping E! 111 E’
Alternative
C. Alternative Water Sources E’ I E*
PROPOSED PROJECT /11 111 /11

I

= A significant (Class I) impact which cannot be mitigated to a level of insignificance

II = Potentially adverse (Class II) impact which with implementation of mitigation measures can be reduced to a

II

E
1
2
3
4

level of insignificance

Adverse (Class III) impacts which are found not to be significant

Significant impact eliminated

Assumes pumping of LRDM wells does not cause the deep aquifer to go into overdraft.

= Assumes pumping of LRDM wells does not exceed LRDM Specific Plan water demand.
=Assumes alternative water source does not pump from the same aquifer underlying the LRDM site.
=Assumes pumping from the alternative water source does not exceed the demand of the Los Robles del Mar

Specific Plan project.

These alternatives to the proposed project are also evaluated in terms of their ability to
feasibly attain the objectives of the proposed project as listed below:

1. Utilize on-site water wells to augment the municipal water supply of the City of

Pismo Beach while providing adequate water supplies to respond to and
compensate for the increased water demands of the Los Robles del Mar Specific
Plan.

2. Minimize the impacts of this use of on-site wells in combination with private and
municipal wells within the groundwater basin and on other rural wells in the
surrounding area.

3. Minimize any potential impacts of the pumping of on-site wells upon biological
resources in the area.

4. Minimize the potential land use/growth-inducing impacts of this use of on-site

wells.

These project objectives provide the basis for the evaluation (and possible adoption or
rejection) of various project alternatives. Table 5, Project Alternatives, Comparison With
Project Objectives provides a tabular comparison of the project objectives and these
various project alternatives. The San Luis Obispo Local Agency Formation Commission,
as Lead Agency, must evaluate the comparative merits of these alternatives in their
consideration of the proposed project.
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TABLE 5
PROJECT ALTERNATIVES
COMPARISON WITH PROJECT OBJECTIVES

Augment Minimize Impacts to Minimize | Minimize
ALTERNATIVES | Municipal | Groundwater Basin and Impacts | Land Use/
Water Surrounding Wells to Growth
Supply Biological | Inducing
Resources | Impacts
A. No Project 0 3 3 3
B. Limited Pumping 1/0* 3 2 3
C. Alternative Water 2 3 2 2
Sources
PROPOSED 2 2 2 2
PROJECT

0 — Project alternative fails to meet objective.

1 — Project alternative meets objective but to a level less than the proposed project.

2 — Project alternative meets objective to a level equal to the proposed project.

3 — Project alternative meets objective to a level which exceeds the proposed project.

* — 1 rating if LRDM wells transferred to the City; 0 rating if LRDM wells remain private.

A.  NO PROJECT ALTERNATIVE

1. Description of No Project Alternative

The No Project Alternative would involve no municipal pumping of the LRDM wells.
This No Project Alternative assumes no pumping of the LRDM wells for any purpose. (A
second “No Project” Alternative option could involve the private pumping of these wells
for irrigation/emergency purposes. This second option will be considered within the
subsequent discussion of the Limited Pumping Alternative.)

It should be acknowledged that the No Project Alternative would likely result in the
LRDM wells not being transferred to the City although the City has this right of transfer
as stipulated within the Development Agreement between the City of Pismo Beach and
the property owner. The No Project Alternative does not prevent LAFCO from
approving the proposed annexation. As noted in Section III. Project Description (see
Section III.A. Project Background), the proposed use of the LRDM wells as a municipal
water supply source was not clearly described or thoroughly studied in any of the City of
Pismo Beach’s previously-certified environmental documents (1996 Final EIR and 2004
Supplemental EIR). In March, 2006, the LAFCO Staff as well as members of the public
noted the potential impacts of the expanded use of the wells on the Los Robles del Mar
site and the lack of analysis of the potential impacts of this use upon wells in surrounding
areas. As a result, consideration of the proposed annexation was withheld until additional
environmental documentation could be prepared which would specifically address the
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potential impacts of the use (i.e. municipal pumping) of on-site wells by the City of
Pismo Beach in order to augment the municipal water supply. The assessment of these
impacts is the primary focus of this EIR. If the San Luis Obispo LAFCO certifies this
EIR as complete and adequate pursuant to the State CEQA Guidelines, these potential
impacts have been addressed and the City of Pismo Beach could annex the Los Robles
del Mar site regardless of whether the on-site wells are transferred to the City and without
the proposed pumping of these wells.

2. Impacts of the No Project Alternative

The No Project Alternative involves no pumping of the Los Robles del Mar wells. The
No Project Alternative eliminates the following impacts that are associated with the
proposed project and other development alternatives considered with this analysis:

1. Hydrogeology/Water Resources — Potentially significant impacts upon the
groundwater basin and on other rural wells in the surrounding area are eliminated
with this Alternative.

2. Biological Resources — Impacts to existing biological resources in the project
area are eliminated with this Alternative.

3. Land Use and Planning - Potentially significant impacts related to land use and
growth inducement are eliminated with this Alternative.

3. Comparative Analysis

The No Project Alternative eliminates the significant, unavoidable adverse impacts in the
issue areas of hydrogeology/water resources and land use and planning that are associated
with the proposed project. The No Project Alternative also eliminates the insignificant
impacts of the proposed project upon biological resources (see Table 4, Project
Alternatives, Elimination of Significant Impacts.)

The No Project Alternative fails to meet the project objective of augmenting the City of
Pismo Beach municipal water supply and does not offset the increased water demand of
the Los Robles del Mar Specific Plan project. The No Project Alternative meets the
project objectives of minimizing impacts to the groundwater basin and surrounding wells,
to biological resources and land use/growth inducing impacts to a level which exceeds
the proposed project (see Table 5, Project Alternatives, Comparison With Project
Objectives.)

B. LIMITED PUMPING ALTERNATIVE

1. Description of Limited Pumping Alternative

The Limited Pumping Alternative involves two potential options for the use of the
LRDM wells. In the event that the wells are not transferred to the City of Pismo Beach,
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the LRDM wells could be pumped by the property owner for irrigation and emergency
purposes. Within the Initial Study for the 2004 Supplemental EIR, State Water Project
was identified as a primary source of water for the proposed Los Robles del Mar Specific
Plan. The Initial Study noted that the LRDM wells may represent a possible source for
irrigation and emergency water supply to the City.

The second option within the Limited Pumping Alternative involves the transfer of the
on-site wells to the City of Pismo Beach and pumping of these wells in an amount equal
to or less than the water supply needs of the Los Robles del Mar Specific Plan project.

Within the Limited Pumping Alternative, it is assumed that either the property owner or
the City of Pismo Beach would pump the LRDM wells at a volume not to exceed the
water demand of the Los Robles del Mar Specific Plan project, conservatively estimated
to total 151 acre-feet per year. A reduced project demand (as low as 107 afy) may result
depending upon the effectiveness of various developer-proposed water conservation
measures (see Mitigation Measure A-3 in Section V.A. Hydrogeology/Water Resources).
If the City of Pismo Beach limits the total pumping of the LRDM wells to that required to
serve the Los Robles del Mar Specific Plan, that being 151 afy or less, this addition to the
City’s water supply will only compensate for the increased consumption of water
associated with development of the Specific Plan.

2. Impacts of Limited Pumping Alternative

Environmental impacts associated with the Limited Pumping Alternative are discussed
below.

1. Hydrogeology/Water Resources — Potentially significant impacts upon the
groundwater basin and on other rural wells in the surrounding area are eliminated
with this Alternative with the assumption that the pumping of the LRDM wells,
either privately or by the City of Pismo Beach, does not cause the deep aquifer to
go into an overdraft condition.

2. Biological Resources — Existing biological resources in the project area are not
significantly impacted by this Alternative. Potential impacts to these resources
are insignificant even when pumping of the LRDM wells exceeds this Alternative.

3. Land Use and Planning - Potentially significant impacts related to land use and
growth inducement are eliminated with this Alternative with the assumption that
future municipal pumping of the LRDM wells does not exceed the water demand
of the Los Robles del Mar Specific Plan project. With this limited pumping, a
constraint upon future development in areas served by any additional water
(beyond LRDM) is not eliminated.
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3. Comparative Analysis

The Limited Pumping Alternative eliminates the potentially significant, unavoidable
adverse impacts in the issue areas of hydrogeology/water resources and land use and
planning as long as the pumping of the LRDM wells does not cause the deep aquifer to
go into overdraft and pumping of does not exceed the water demand of the Los Robles
del Mar Specific Plan project. This Alternative does not significantly impact biological
resources (see Table 4, Project Alternatives, Elimination of Significant Impacts.)

The Limited Pumping Alternative meets the project objectives of augmenting the City of
Pismo Beach municipal water supply to a level less than the proposed project if the wells
are transferred to the City. This Alternative fails to meet this project objective if the wells
are pumped privately. The Limited Pumping Alternative meets the project objectives of
minimizing impacts to the groundwater basin and surrounding wells and land use/growth
inducing impacts to a level which exceeds the proposed project. This Alternative meets
the project objective of minimizing impacts to biological resources to a level equal to the
proposed project (see Table 5, Project Alternatives, Comparison With Project
Objectives.)

C. ALTERNATIVE WATER SOURCES

1. Description of Alternative Water Sources

In the event that the City of Pismo Beach does not utilize the LRDM wells to augment
the municipal water supply, other sources of water may be utilized to compensate for the
increased water demand associated with the development of the Los Robles del Mar
Specific Plan project. The previously-certified environmental documents for the Los
Robles del Mar Specific Plan identified and discussed several of these alternative water
sources. The City of Pismo Beach within the 1996 Final EIR had originally stated that
State Water Project water from their existing allocation would be utilized to serve the
proposed Los Robles del Mar Specific Plan project. The 2004 Supplemental EIR also
indicated that development under the Specific Plan would be supplied by existing City
water supplies, which included State Water, groundwater and surface water from Lopez
Lake. The on-site wells are described for use as a potential source of irrigation.

Within this Alternative, it is assumed that the City of Pismo Beach secures additional
water supplies from their current sources in order to compensate for the increased water
demand associated with the Los Robles del Mar Specific Plan. These sources include the
State Water Project, groundwater sources (outside the deep aquifer underlying the LRDM
site) and/or surface water from Lopez Lake.

2. Impacts of Alternative Water Sources

1. Hydrogeology/Water Resources — Potentially significant impacts upon the
groundwater basin and on other rural wells in the surrounding area are eliminated
with this Alternative with the assumption that the alternative water source does
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not pump from the same aquifer underlying the LRDM site, thereby not causing
the deep aquifer to go into an overdraft condition.

2. Biological Resources — Existing biological resources in the project area are not
significantly impacted by this Alternative since other water sources not potentially
affecting biological resources in the project area would be utilized.

3. Land Use and Planning - Potentially significant impacts related to land use and
growth inducement are eliminated with this Alternative with the assumption that
pumping from the alternative water source does not exceed the water demand of
the Los Robles del Mar Specific Plan project. With this limited pumping, a
constraint upon future development in areas served by any additional water
(beyond LRDM) is not eliminated.

3. Comparative Analysis

The Alternative Water Sources noted above eliminate the potentially significant,
unavoidable adverse impact in the issue area of hydrogeology/water resources as long as
the alternative water source does not pump from the same aquifer underlying the LRDM
site. This Alternative eliminates the potentially significant, unavoidable adverse impact
in the issue area of land use and planning if pumping from the alternative water source
does not exceed the demand of the Los Robles del Mar Specific Plan project. This
Alternative does not significantly impact biological resources (see Table 4, Project
Alternatives, Elimination of Significant Impacts.)

The Alternative Water Sources noted above meets the objective of augmenting the City
of Pismo Beach municipal water supply, minimizing impacts to biological resources and
land use/growth inducing impacts to a level similar to the proposed project. This
Alternative meets the project objective of minimizing impacts to the groundwater basin to
a level which exceeds the proposed project (see Table 5, Project Alternatives,
Comparison With Project Objectives.)

D. ENVIRONMENTALLY SUPERIOR ALTERNATIVES

The State CEQA Guidelines require an EIR to identify the alternative(s) that are
environmentally superior to the proposed project. This determination is based primarily
on the ability of a project alternative to reduce or eliminate the significant unavoidable
adverse impacts associated with the proposed project (see Table 4, Project Alternatives,
Elimination of Significant Impacts) and other environmental impacts associated with
each project alternative as discussed within this section.

Based upon these considerations, the alternatives to the proposed project are ranked
environmentally in Table 6, Environmentally Superior Alternatives. The project
alternatives considered to be environmentally superior to the proposed project include:
the No Project Alternative, the Limited Pumping Alternative and the Alternative Water
Sources. The proposed project would have impacts identical to the Limited Pumping
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Alternative if the proposed municipal pumping of the LRDM wells does not exceed the
water supply needs of the Los Robles Specific Plan project.

TABLE 6
ENVIRONMENTALLY SUPERIOR ALTERNATIVES

Ranking Alternative
1 No Project Alternative
2 Limited Pumping
Alternative
3 Alternative Water Sources
PROPOSED PROJECT*

* Proposed project would have same environmental superiority as the Limited Pumping Alternative if
proposed municipal pumping of the LRDM wells does not exceed the water demand of the Los
Robles del Mar Specific Plan project.

These proposed project alternatives must be considered and evaluated in terms of their
ability to feasibly attain as many of the objectives of the proposed project as possible as
well as their ability to reduce or eliminate the significant environmental impacts of the
proposed project.
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VIII. GROWTH INDUCING IMPACTS

The State CEQA Guidelines (Section 15126 (g)) require an EIR to discuss how a
proposed project could directly or indirectly lead to economic, population or housing
growth, if it removes obstacles or impediments to growth, taxes community service
facilities or sets precedents which cause significant environmental effects. The potential
growth-inducing impacts of the proposed project are discussed below in terms of these
criteria.

Economic, Population or Housing Growth

The proposed project will not directly generate any significant increases in population or
housing. The proposed project, that being the proposed use (i.e. municipal pumping) of
the Los Robles del Mar wells by the City of Pismo Beach, will not directly impact land
uses on the 182 acre Los Robles del Mar site. A Specific Plan for the property was
approved by the City of Pismo Beach on February 17, 2004 permitting development of a
maximum of 312 dwelling units and construction of a private school. In conjunction with
the approval, the City certified two separate environmental documents which addressed
the environmental impacts of the approval of the Los Robles del Mar Specific Plan. A
Final Environmental Impact Report was certified in 1996 and a Final Supplemental
Environmental Impact Report was certified in 2004.

If the annexation of the Los Robles del Mar site is approved, the City of Pismo Beach
boundaries would be extended to include the Los Robles del Mar site. No additional
discretionary actions are required by the City in order to proceed with development of the
approved Specific Plan. As such, this proposed project (i.e. the proposed on-site
pumping) will not directly generate any economic, population or housing growth.
Although the future annexation of the Los Robles del Mar site and development of the
Los Robles del Mar Specific Plan will directly result in a transition of land uses from its
current vacant open space use to the proposed residential, open space and institutional
land uses, the impacts of this land use transition were fully addressed in the 1996 Final
Environmental Impact Report for the Los Robles del Mar Specific Plan which was
certified by the City of Pismo Beach.

Removal of an Impediment to Growth

As noted above, the proposed project, that being the proposed use of the LRDM wells in
order to augment the City of Pismo Beach water supply, will not result in any direct
impacts to land use on the Los Robles del Mar site nor will it result in any indirect
impacts to the land use of areas adjacent to the site. The proposed project, however,
involves the provision of additional water supplies to the City of Pismo Beach thereby
reducing and/or eliminating a potential constraint to future development within areas to
be served by this additional water. The proposed project will implement the City’s plan
to utilize the LRDM water wells to augment the City’s water supply.
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Upon annexation of the Los Robles del Mar site into the City of Pismo Beach, these
private on-site wells (LRDM wells #1, #2 and #3) would be transferred to the City of
Pismo Beach. The City intends to include them in its municipal water supply network.
According to the City Public Works Department, the City will, at minimum, pump these
wells at a volume equal to the water demand for the Los Robles del Mar project,
estimated to total 151 acre-feet per year. A reduced project demand (as low as 107 afy)
may result given the effectiveness of various developer-proposed water conservation
measures (see Mitigation Measure A-3 in Section V.A. Hydrogeology/ Water Resources.)
If the City of Pismo Beach limits the total pumping of the LRDM wells to that required to
serve the Los Robles del Mar Specific Plan, that being 151 afy or less, this addition to the
City’s water supply will only compensate for the increased consumption of water
associated with development of the Specific Plan.

Within the scenario described above, the only future development for which water supply
would be eliminated as a potential development constraint would be the approved Los
Robles del Mar Specific Plan. As such, the resulting inducement to growth would be
confined to the Los Robles del Mar site. Within this water pumping scenario (151 afy or
less depending upon actual water consumption by the LRDM Specific Plan) the
potentially significant growth-inducing impact related to elimination of a potential
constraint to future development is considered to be insignificant.

However, the adopted Development Agreement between the City of Pismo Beach and the
Los Robles del Mar property owner allows for unrestricted pumping of the LRDM wells
by the City. Additional pumping of the LRDM wells by the City of Pismo Beach beyond
that required to supply the Los Robles del Mar Specific Plan would result in the
introduction of additional water into the City’s water system to supply existing and/or
proposed development within or adjacent to the City of Pismo Beach. Section IV.B.
Cumulative Projects of this EIR provides a listing (as of April 16, 2007) of future long-
term projects within the Pismo Beach area. Any additional pumping (beyond the amount
required for the LRDM Specific Plan project) could supply these additional projects
and/or other development proposals within the water service area of the City or within the
City’s Sphere of Influence.

Within this scenario, the proposed project would represent an elimination of a potential
constraint upon future development within areas that could be served by these additional
water supplies. This has the potential to foster growth and to hasten the conversion of
areas to more intense urbanized uses over those currently allowed. However, any new
development proposed, including several of the cumulative projects noted in Section
IV.B. Cumulative Projects, within the areas served by these additional water supplies
would require discretionary approvals by the City of Pismo Beach. These future
discretionary approvals would also require preparation of additional environmental
documentation as required by the California Environmental Quality Act (CEQA) to
address the potential environmental impacts of these future approvals.
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In spite of these required approvals, the pumping of the LRDM wells beyond that
required to serve the LRDM Specific Plan represents a potential growth-inducing impact
due to the elimination of the constraint of available water supplies to future development
throughout the City of Pismo Beach.

Impact on Community Service Facilities

Based upon the results of the Initial Study (a copy of which is included in Technical
Appendix A of this document), the proposed project is not expected to significantly
impact public services (police protection, fire protection, schools, etc.) or utilities (natural
gas/electricity, communication systems, wastewater treatment and solid waste) other than
in relation to the issues of water supply and distribution.

The provision of additional water as a result of the proposed use of the Los Robles del
Mar wells by the City of Pismo Beach will augment current water supplies available to
the City. It will also provide a greater diversity of water sources to the City of Pismo
Beach thereby increasing the reliability of water supply to the City through the addition
of a relatively constant, non-fluctuating water source. These additional water supplies
may, however, serve new development beyond the Los Robles del Mar Specific Plan
within the current or future service area of the City as discussed above.

Precedent-Setting Effects

Precedent setting concerns are defined as the ability of a project to set an example of
what can be achieved on parcels with similar land use designations or parcels of land
situated in similar locations within the project area and with similar constraints. The
proposed project involves the proposed use (i.e. municipal pumping) of the Los Robles
del Mar wells by the City of Pismo Beach which may thereby reduce or eliminate a
potential constraint to future development within areas to be served by this additional
water.

If the pumping of the LRDM wells by the City of Pismo Beach goes beyond that required
to supply the Los Robles del Mar Specific Plan, additional water will be introduced into
the City’s water system to supply existing and/or proposed development within or
adjacent to the City of Pismo Beach (see Section IV.B. Cumulative Projects). Any
additional pumping (beyond the amount required for the LRDM Specific Plan project)
could supply these additional projects and/or other development proposals within the
water service area of the City or within the City’s Sphere of Influence.

The proposed project therefore has the potential to set a precedent of fostering growth or
changes in land uses in areas served by these additional water supplies. Any reduction or
elimination of a constraint to development (such as the provision of additional water
supplies) can potentially hasten the conversion of vacant lands to developed uses.
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IX. ORGANIZATIONS AND PERSONS CONSULTED

San Luis Obispo Local Agency Formation Commission (Paul Hood, David Church)
City of Pismo Beach (Kevin Rice, Dennis Delzeit, Scot Graham, Michael Groover)
City of Arroyo Grande (Don Spagnolo)

Fugro West, Inc. (Paul Sorensen, Shawn Roberts)

David Wolff Environmental (David WolfY)

County of San Luis Obispo (John Nall)

Rincon Consultants (John Rickenbach)

R.W. Hertel and Sons (Roger Thompkins, Bob Fowler)

Jeff Auerbach and other concerned rural residents
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