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1 INTRODUCTION

David Mashayekan (Applicant) has submitted a request (SUB2020-00021) to process a previously
approved and expired Tract Map that would allow for the subdivision of an approved and partially
constructed mixed-use development (revised project).

On August 11, 2005, the County of San Luis Obispo (County) adopted an Initial Study/Mitigated
Negative Declaration (IS/MND) for the West Tefft, LLC Tract Map and Conditional Use Permit Project
(original project) and approved a Tract Map (SUB2004-00134, Tract 2690) and Conditional Use Permit
(CUP; DRC2007-00109; original project). The original project included a mixed-use planned
development of seven retail and office buildings with twenty-two residential units under common
ownership and a subdivision of the property into seven lots ranging from .07 to 1.5 acres each. In
December 2006, an amendment to the Tract Map and CUP was approved which authorized the
subdivision of the residential units into condominium units for individual sale and eliminated one of the
seven lots (SUB2006-00014, Tract 2690 The amendment was determined to be consistent with the
previously adopted IS/MND. The Tract Map expired on December 15, 2015, but three of the original
project’s commercial buildings and two residential units (above commercial) were constructed and are
occupied. The three commercial buildings were considered substantial progress towards the CUP and the
CUP is considered vested.

The project site is within the Commercial Retail land use category and is located at 691 West Tefft Street,
approximately 1,500 feet west of the West Tefft Street and U.S. 101 intersection, within the community
of Nipomo in the South County Planning Area.

2 PROJECT REVISIONS

The revised project includes a request for a condominium subdivision (Tract 3148) to subdivide the 2.85-
acre lot into six individual lots ranging in size from 0.15 acre to 1.04 acres (the original project evaluated
in the IS/'MND included a common ownership subdivision of the 2.85-acre lot into seven lots ranging in
size from 0.07 acre to 1.5 acres).

e Lot1(1.00 acre) would be a common area lot that would contain parking and drainage facilities
and a new open space park area. The existing driveway access from West Tefft Street would be
removed.

e Lot 2 (1.13 acres) would include the remaining twenty previously authorized live/work
condominium units that would range in size from 1,018 square feet to 2,644 square feet. Lot 2
would include access from Flint Place.

e Lot 3(0.15 acre) would contain an existing two-story mixed-use building that has health services
on the first floor and an existing office upstairs (Building E, 4,542 square feet, PMT2013-03080).

o Lot 4 (0.15 acre) would contain an existing single-story commercial building that is occupied by a
health services company (Building D, 2,916 square feet, PMT2012-01438). Lot 4 would also
include a 15-foot-wide drainage easement along the southern property line.

e Lot5(0.19 acre) would contain an existing two-story mixed-use building occupied by Rexall
Drugstore (medical retail) on the bottom with two existing residential apartments upstairs
(Building C, 4,553 square feet, PMT2015-00592).
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e Lot 6 (0.38 acre) would contain the remaining four commercial buildings authorized by the
previously approved CUP but not yet constructed. Future Building A is planned to be a two-story
mixed-use building with an auto parts store on the first floor and office uses on the second floor
(approximately 6,880 square feet). Future Building B is anticipated to be a two-story mixed-use
commercial/office building of approximately 5,800 square-feet. Future Building F is anticipated
to be a two-story common ownership mixed-use building for office uses. Future Building G is
anticipated to be a two-story common ownership mixed-use building with office uses.

The original project proposed access from three street frontages: West Tefft Street, Blume Street, and
Stonehenge Street (referred to as Tanis Street in the 2006 approval, named Stonehenge Street per
subsequent 2006 approval, currently named Flint Place). Access to the project site currently exists from
West Tefft Street, Blume Street, and Flint Place. The revised project, as part of the Tract Map, would
remove the existing access from West Tefft Street, per County Public Works request, and keep the other
two existing accesses. Other tract improvements were completed prior to the expiration of Tract 2690.

3 PURPOSE OF ADDENDUM

Pursuant to Section 21166 of CEQA and Section 15162 of the State CEQA Guidelines, when a lead
agency has adopted an IS/MND for a project, a subsequent IS/MND does not need to be prepared for the
project unless the lead agency determines that one or more of the following conditions are met:

1. Substantial project changes are proposed that will require major revisions of the previous
IS/MND due to the involvement of new significant environmental effects or a substantial increase
in the severity of previously identified significant effects;

2. Substantial changes would occur with respect to the circumstances under which the project is
undertaken that require major revisions to the previous IS/MND due to the involvement of hew
significant environmental effects or a substantial increase in the severity of previously identified
significant effects; or

3. New information of substantial importance that was not known and could not have been known
with the exercise of reasonable diligence at the time the previous IS/MND was adopted shows
any of the following:

a. The project will have one or more significant effects not discussed in the previous
IS/MND;

b. Significant effects previously examined will be substantially more severe than identified
in the previous IS/MND;

c. Mitigation measures or alternatives previously found not to be feasible would in fact be
feasible, and would substantially reduce one or more significant effects of the project, but
the project proponent declines to adopt the mitigation measures or alternatives; or

d. Mitigation measures or alternatives that are considerably different from those analyzed in
the previous IS/MND would substantially reduce one or more significant effects on the
environment, but the project proponent declines to adopt the mitigation measures or
alternatives.

Pursuant to Section 15164 of the State CEQA Guidelines, preparation of an Addendum to an IS/MND is
appropriate when none of the conditions specified in Section 15162 (above) are present and some minor
technical changes to the previously adopted IS/MND are necessary.




Addendum to the West Tefft, LLC Tract Map and Conditional Use Permit Project IS/MND

Z
- )
3 % LY
&2 ® . Orzy,
> Qs
= 3 @£
'L IS"I > OD
g < Foab \\Q‘o (’h/,
= N X8 "
. \$ c{\\\“v
Z K ;
W
B
. X
S X
v B3 180 G
- qp \ ‘_’\\
s\ & &
’ W %
2 « P &
b ) sl <>
C Nipomo s 3 ‘. a
1 9 M nz'n W O N - ‘\
e Willow Road 1gh 5choo P ’, ‘I %
S, < . A .
’ Q ~ {':.’*
. . X £
2'me . = . o
! P (i K & » '\\\\»- >
k v .
~ ’
1 - R %
. - ’
. .
1 b .
’
- ‘ °
’ .
& I 4
¥ vneroy Road -t
: )
E 2
1 ©
- 9;
= o
1 b
in mmnsmmis -y
1
]
North Mesa Road Lo
1
- F
- ‘:b
l v
E }&
i S
Road R RE &
£
! 5
g & %
? ~ L
~
. ""0'1;, g’ us 1q
’ S5
’0’1‘5
. 0’/1,
.I xq’?
- A
’ }1.73;
. "ora £
T~ = e ’
fe -"-,‘ R R 3 (Y
~ \i - e NQIV,KJ y 2 4"’0
'QOOSNN:\ PR B LN
R &”Fg.\*ﬁnad Yo
2l
onieion Sue

Figure 1. Project location map.
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Figure 2. Tentative Tract Map




Addendum to the West Tefft, LLC Tract Map and Conditional Use Permit Project IS/MND

4 COMPARISON TO THE CONDITIONS LISTED IN STATE
CEQA GUIDELINES SECTION 15162

The revised project would not result in increased construction or new development beyond what was
previously analyzed in the adopted IS/MND and approved in the CUP. The revised project would not
amend or modify the CUP, which is considered vested and is not a part of the revised project. Tract 3168
is effectively a rerun of a previously approved but expired map (Tract 2690) which had been found to be
consistent with the adopted IS/MND. Since the IS/MND was adopted, the State CEQA Guidelines
Appendix G, Environmental Checklist Form has been revised and now includes the discussion of new
topic areas: Energy, Greenhouse Gas Emissions, Transportation, and Wildfire. Their current inclusion in
the CEQA checklist does not warrant an analysis of the entire project unless the project changes would
result in new or more severe significant environmental impacts or unless there is new information of
substantial importance that was not known at the time of adoption of the IS/MND. The following
discussion provides an analysis of the new topic areas.

4.1 Energy

The ISIMND was adopted prior to the inclusion of energy-related questions in the State CEQA
Guidelines Appendix G, Environmental Checklist Form, and does not include a discussion of the original
project’s potential impacts on energy use. These new questions ask whether the project would:

e Result in a potentially significant environmental impact due to wasteful, inefficient, or
unnecessary consumption of energy resources, during project construction or operation; or

e Conflict with or obstruct a state or local plan for renewable energy or energy efficiency.

While these questions were not incorporated into the adopted IS/MND, their current inclusion in the
CEQA checklist does not warrant an analysis of the entire project unless the project changes would result
in new or more severe significant environmental impacts or unless there is new information of substantial
importance that was not known at the time of adoption of the IS/MND. Additionally, since the time of the
adopted IS/MND, the State of California adopted the California Green Building Standards Code
(CALGreen or Title 24) in 2009. The code is updated every 3 years and sets minimum requirements for
sustainable practices for residential and commercial construction projects and includes regulations for
energy efficiency, water efficiency and conservation, and material conservation and resource efficiency.
New uses are now required to install solar (residential) or be solar-ready (commercial), reduce indoor
water use by 20%, divert 50% of construction waste, and use low pollutant-emitting materials.

The revised project does not include new construction activities that would increase short-term energy
consumption and does not authorize new or additional uses beyond what was previously approved.
Additionally, due to more stringent efficiency standards required by the California Green Building
Standards Code, the remaining development would be more energy efficient than if it were constructed in
2006. Therefore, no new or more severe impacts related to energy resources would occur.

4.2 Greenhouse Gas Emissions

The ISIMND was adopted prior to the inclusion of greenhouse gas (GHG) emissions-related questions in
the State CEQA Guidelines Appendix G, Environmental Checklist Form, and does not include a
discussion of the original project’s potential impacts on GHG emissions. These new questions ask
whether the project would:
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o Generate greenhouse gas emissions, either directly or indirectly, that may have a significant
impact on the environment; or

e Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the
emissions of greenhouse gases.

Since the IS/MND was adopted, California laws have expanded in regard to GHG emissions with the
passage of the California’s Global Warming Solutions Act of 2006 (Assembly Bill [AB] 32) and SB 32.
While CEQA now requires evaluation of potential GHG emission impacts of a project, based on the
findings of Citizens for Responsible Equitable Environmental Development v. City of San Diego, GHG
impacts are not a topic that constitutes “new information” triggering preparation of an EIR or negative
declaration as opposed to relying on analysis from a prior EIR or negative declaration that did not analyze
GHG impacts. Accordingly, a new GHG emissions analysis is not required for the revised project.

The revised project does not include new construction activities that could increase short-term emissions

of GHGs and does not authorize new or additional uses beyond what was previously approved that would
increase operational emissions of GHGs. Therefore, no new impacts related to GHG emissions under the

revised project would occur.

4.3 Transportation and Traffic

Since the adoption of the IS/IMND, revisions to the State CEQA Guidelines have occurred, including the
change from Level of Service (LOS) to VMT as the preferred metric for evaluating a project’s
transportation impacts, in compliance with SB 743. The County has since developed a VMT Program
(Rincon Consultants 2020; GHD 2021), which provides interim operating thresholds and includes a
screening tool for evaluating VMT impacts.

While VMT was not specifically analyzed in the adopted IS/MND, its current inclusion in the CEQA
checklist does not warrant an analysis of the entire project unless the project changes would result in new
or more severe significant environmental impacts or unless there is new information of substantial
importance that was not known at the time of adoption of the IS/MND.

The revised project does not include new construction activities and does not authorize new or additional
uses beyond what was previously approved that would increase VMT associated with the project.
Additionally, the Applicant provided an updated trip generation and VMT analysis with the map
application materials (Trip Generation and Vehicle Miles Travelled Analysis for the 691 West Teft Street
Mixed-Use Development; Associated Transportation Engineers 2023). According to the report, the
residential portion of the project would generate less than 110 trips per day which would not generate a
significant increase in VMT, and the yet-to-be-constructed commercial/office development would be less
than 50,000 square feet which would also not generate a significant increase in VMT. Additionally, per
the County’s VMT Program Work Screening Map, the project site is identified as being in a 15% lower or
less than baseline area, meaning non-residential uses in this area would not result in VMT impacts.
Therefore, no new or more severe impacts related to VMT under the revised project would occur.

4.4  Wildfire

The ISIMND was adopted prior to the inclusion of wild wildfire-specific related questions in the CEQA
checklist and therefore did not address impacts of wildfire outside of impacts to fire protection services
and facilities (discussed in Section 3.15, Public Services). These new questions ask whether projects in or
near State Responsibility Areas or Very High Fire Hazard Severity Zones would:
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e Substantially impair an adopted emergency response plan or emergency evacuation plan.

e Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby expose
project occupants to, pollutant concentrations from a wildfire or the uncontrolled spread of a
wildfire.

¢ Require the installation or maintenance of associated infrastructure (such as roads, fuel breaks,
emergency water sources, power lines, or other utilities) that may exacerbate fire risk or that may
result in temporary or ongoing impacts to the environment.

e Expose people or structures to significant risks, including downslope or downstream flooding or
landslides, as a result of runoff, post-fire slope instability, or drainage changes.

While these questions were not incorporated into the adopted IS/MND, their current inclusion in the
CEQA checklist does not warrant an analysis of the entire project unless the project changes would result
in new or more severe significant environmental impacts or unless there is new information of substantial
importance that was not known at the time of adoption of the IS/MND.

The adopted IS/MND does not include an evaluation of the original project’s potential impacts related to
wildfire. However, Section 7, Hazards and Hazardous Materials, of the adopted IS/MND determined
that, based on required compliance with the California Building Code, California Fire Code, and the
Public Resources Code, the project would not result in significant risk associated with wildfire. Further,
the adopted IS/MND determined that the original project would not conflict with emergency access or
evacuation efforts at the project site. The project would remove one of the site’s accesses from West Tefft
Street, but would still provide adequate access from Blume Street and Flint Place. Based on adherence to
existing requirements, the revised project would not increase risk of wildfire at the project site. Therefore,
the revised project would not result in new impacts related to wildfire.

5 BASIS FOR ADDENDUM

Based on the analysis provided above, Tract 3148 would not trigger any of the conditions listed in State
CEQA Guidelines Sections 15162 or 15164 and would not require the preparation of a subsequent
IS/MND. The revised project is relatively minor in nature and, as documented above, would not result in
any new significant environmental effects or a substantial increase in the severity of previously identified
significant effects. Additionally, no new information of substantial importance that was not known and
could not have been known with the exercise of reasonable diligence at the time the previous IS'MND
was adopted has been identified. The County has reviewed and considered the information contained in
this Addendum and finds that the preparation of subsequent CEQA analysis that would require public
circulation is not necessary.
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COUNTY OF SAN LuUIS OBISPO FOR OFFICIAL USE ONLY (BP)
MITIGATED NEGATIVE DECLARATION & NOTICE OF DETERMINATION

ENVIRONMENTAL DETERMINATION NO. ED04-322 DATE: July 7, 2005
PROJECT/ENTITLEMENT: West Tefft, LLC; Tract Map and Conditional Use Permit SUB2004-00134,
Tract 2690
APPLICANT NAME: West Tefft, LLC
ADDRESS: 1248 Grand Ave. Arroyo Grande, CA, 83420
CONTACT PERSON: Same as applicant Telephone: 805-929-3311

PROPOSED USES/INTENT: Request by West Tefft, LLC for a 1) mixed-use planned development
including retail, office, and residential uses, and two on-site roads, and 2) subdivision of an existing
2.85-acre parcel into seven parcels ranging from .07 to 1.5 acres each, which will result in the
disturbance of the entire 2.85-acre parcel.

LOCATION: The projectis iocated at 691 West Tefft Street, approximately 0.25 mile west of Highway 101,
in the community of Nipomo, in the South County Iniand planning area.

LEAD AGENCY: County of San Luis Obispo Department of Planning & Building
County Government Center, Rm. 310
San Luis Obispo, CA 93408-2040

OTHER POTENTIAL PERMITTING AGENCIES: Air Poilution Control District; State Water Resources
Control Board

ADDITIONAL INFORMATION: Additional information pertaining to this environmental determination may be
obtained by contacting the above Lead Agency address or (808) 781-5600.

COUNTY “REQUEST FOR REVIEW” PERIOD ENDS AT 5 p.m. on July 21, 2005
30-DAY PUBLIC REVIEW PERIOD begins at the time of public notification

Notice of Determination State Clearinghouse No.
This is to advise that the San Luis Obispo County, )0 e. as [@Lead Agency
[] Responsibie Agency a 'W enied the above described projecton _ &v//- 05~ , and has

made the following determirations regarding the above described project:

The project will not have a significant effect on the environment. A Negative Declaration was prepared for
this project pursuant to the provisions of CEQA. Mitigation measures were made a condition of the
approval of the project. A Statement of Ovemdmg Considerations was not adopted for this project.
Findings were made pursuant to the provisions of CEQA.

This is to certify that the Negative Declaration with comments and resposises
available to the General Public at:

record of project approval is
Department of Planning and Building, County SarW@
County Government Center, Room 310, San Luis blsp@

?‘4%%840
‘ﬁ yyr . W _gy—, an pg,c‘,r'oﬂ'/ R 8;». lg Sayf Luis Obispo

™
)

Signature Project Manager Name Date \wofﬁbhs Age}‘cy

Y

G:\Virtual Project Files\Land Divisions\Fiscal 2004-2005\Tract Maps\SUB2004-00134 6§91 TEFFT LLC\Environmentai Determination\West Tefft
LLC Coversheet.doc '




CALIFORNIA DEPARTMENT OF FISH AND GAME
CERTIF ICATE OF FEE EXEMPTION

De Mmums Impact Finding

PROJECT TITLE & NUMBER: West Tefft LLC Tract Ma“ and CUP; SUB2004~00134 ED04 322

Prolect Agghcan _
Name: West Tefft. LIC . . . . o

] Address: 1248 Grand Averive . . .
City, State, Zip Code: Arfovo.Grande, CA, 93420 . . . _ _ . _ e
Telephone #: 805-929-3311 -

PROJECT DESCRIPTION/LOCATION: See attached Notice of Determination
FINDINGS OF EXEMPTION:

There is fio evidence before tlns agency that the proposed prOJect has the potential for adverse effect on
wildlife resources for one or more of the following reason(s):

X) " The project is located in an urbanized area that does not contain substantial fish of ‘
wildlife resources or their habitat. »

) - The project is located in a highly disturbed area that does riot contain substantial fish
- or Wlldllfe resources or their habitat. o
() The project is of a limited size and scope and 1s ot locatéd in close proximity to

: sigmﬁcant wildlife habitat. : :
() The applicable filing fees have/will be collected at the time of issuance of other County

' approvals for th:s project. Reference Document Name andNo._____ "
) Other: ______ e —
- CERTIFICATION:

I hereby certify that the lead agency has made the above findmgs of fact and that, based upon the
initial study and the hearing record, the project will not mdmclually or cumulatlvely have an
adverse effect on wildlife resources, as defined in Section 711.2 of the Fish and Game Code.

-3 X - e . e e

‘-'r"if'g ".\ Ellen Carrol] Enmonmental Coordmator
: County of San Luxs Oblspo .

a7 _ Date:

-t



Project Environmental Analysis _ :

The County's environmental review process incorporates all of the requirements for completing
the Initial Study as required by the California Environmental Quality Act (CEQA) and the CEQA
Guidelines. The Initial Study includes staff's on-site inspection of the project site and surroundings
and a detailed review of the information in the file for the project. In addition, available background
information is reviewed for each project. Relevant information regarding soil types and '
characteristics, geologic information, significant vegetation and/or wildiife resources, water
availability, wastewater disposal services, existing land uses and surrounding land use categories
and other information relevant to the environmental review process are evaluated for each project.
Exhibit A inciudes the references used, as well as the agencies or groups that were contacted as'a
part of the Initial Study. Thé Environmental Division uses the checklist to summarize the results of
the redearch accomplished during the initial environmental review of the project. _

Persons, agencies or organizations interested in obtaining more inforMiation regarding the
environmental review process for a project should contact the County of San Luis Obispo
Environmental Division, Rm. 310, County Government Ceriter, San Lu15 Obispo, CA, 93408-2040 or
call (805) 781-5600.

A. PROJECT

DESCRIPTION: Request by West Tefft, LLC for a 1) mixed-use planned development including retail,
office, and residential uses, and two on-site roads, and 2) subdivision of an existing 2.85-acre
parcel into seven parcels ranging from .07 to 1.5 acres each, which will result in the
disturbance of the entire 2.85-acre pa’rc’el The proposéd road names are Blume Street and
Tanis Street. The proposed project is Wlthln the Commercial Retail land use category and is
located The pro;ect is located at 691 West Tefft Street, approximately 0.25 mile west of
nghway 101, in the community of Nipomo, in the South County Inland planning area

ASSESSOR PARCEL NUMBER(S): 092-130-013 SUPERVISORIAL DISTRICT # 4
B.  EXISTING SETTING

PLANNING AREA: South County (Inland), Nipomo

LAND USE CATEGORY: - Commercial Retail

COMBINING DESIGNATION(S):  None

EXISTING USES: Undeveloped
TOPOGRAPHY: Nearly ievel
VEGETATION: Gr’asses
PARCEL SIZE: | 2.85 acres

SURROUNDING LAND USE CATEGORIES AND USES:

- North: Commercial Retail/ W. Tefft Street, | East Comimercial Retail/ commercial sewiceé
commerciai uses, undeveloped
South: Residential Multi-family/ residences West: Commercial Retail/ single family
o residence, undeveloped

County of San Luis Obispo, Initial Study for West Tefft, LLC Tract Map/CUP SUB2004-00134 Page 2



 COUNTY OF SANLUIS OBISPO
INITIAL STUDY SUMMARY - ENVIRONMENTAL CHECKLIST

Project Title & No. West Tefft, LLC Tract Map and Conditional Use Perrnlt SUBZOO4-
00134 TR 2690 ED04-322 '

ENVIRONMENTAL FACTORS POTENT[ALLY AFFECTED The proposed prOJect couId have a
"Potentially Significant Impact" for at least one of the environmental factors checked below. Please
referto the aitached pages for discussion on mmga’uon measures or project revisions to either reduce
these lmpacts to Iess than sxgmfzcant levels or require further study.

D Aesthetlcs : X Geology and Soils X Recreation

[1 Agricultural Resources | [ Hazards/Hazardous Materials | [X| Transportation/Circulation
™ Air Quality Noise [] wastewater

[_] Biological Resources -| ] Poputation/Housing Water

[ Cultural Resources (X Public Services/Utilities - [J Land Use

DETERMINATION: {To be completed by the Lead Agency)

On the basis of this initial evaluation, the En‘vironmental Coordinator'f nds that:

o

X

The proposed project COULD NOT have a significant effect on the envxronment and a
NEGATIVE DECLARATION will be prepared.

Although the proposed project could have a significant effect on the environment, there will not
be a significant effect in this case because revisions. in the project have been made by or
agreed to by the project proponent A MITIGATED NEGATIVE DECLARATION will be

prepared.

The proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

The proposed project MAY have a "potentially significant impact® or "potentially significant
unless mitigated" impact on the environment, but at least one effect 1) has been adequately
analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as described on attached
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the
effects that remain to be addressed. _ _

Although the proposed project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuarit to applicable standards, and (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
mitigation measures that are imposed upon the proposed project, nothing further is. requ:red

M’W’@D PO, T NC. ( uw,v;_CjB?H‘ R _ o*!h’:a[@j

Prepared by (Print) * Q Sigffﬂ% "Date

Ellen Carroll,

5[-0.0.\ W\&W\@-‘M /QQEN—W\UM@Q Enwronmental Coordlnator SI;LIDS’

Reviewed by (Print) Signature ~ (for) , 77 Date’
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Pr0|ect Enwronmental AnalySl
-The County's environmental review process incorporates all of the reqwrements for completing

the Initial Study as. required by the California Environmental Quality Act (CEQA) and the CEQA
Guidelines. The Initial Study includes staff's on-site inspection of the project site and surroundings
and a detailed review of the information in the file for the project. In addition, available background
information is reviewed for each project. Relevant information regarding soil types and
characteristics, geologic information; significant vegetation and/or wildlife resources, water
availability, wastewater disposal services, existing land use$ and surrounding land use categories
and other information relevant to the environméntal review process are evaluated for each project.
Exhibit: A includes the references used, as well as the agencies or groups that were contacted as a
part of the Initial Study. The Environmerital Division uses the checklist to summarize the results of
‘the research accomplished during the initial énvironmental review of the project.

Persons, agencies -or organizaticns interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo
Environmental Division, Rm. 310, County Government Center, San Luis Oblspo CA, 93408-2040 or
call (805) 781-5600 : _

A. PROJ ECT

DESCRIPTION: Request by West Tefft, LLC for a Tract Map and Conditional Use Permit to subdlwde
an existing 2.85-acré parcel into seven parcels ranging from .07 to 1.5 acres each for the
purpose of a mixed-use development plan including retail, office, and residential uses. The
division will create two on-site roads. The proposed road names are Blume Street and Tanis
Street. The proposed project will result in the disturbance of the éntire 2.85-acre parcel. The
‘proposed project is within the Commercial Retail land use category and is located on the south
side. of West Tefft Street (at 691 West Tefft Street), in the commumty of Nlpomo ‘The project
site is in the South County Inland, Nipomo planning area.

A_SSESSQR PARCEL NUMBE,R(S,);_ 082-130-013 ) SUPERVISORIAL DISTRICT #4
B. EXSTINGSETTING - o
PLANNING AREA: ' South County v(lnla'nd), Nipomo

LAND USE CATEGORY: " Commercial Retail

COMBINING DESIGNATION(S):©  None.

EXISTING USES: ‘ Undeveloped

TOPOGRAPHY: Nearly level
VEGETATION: Grasses
PARCEL SIZE: = 2.85acres

SURROUNDING LAND USE CATEGORIES AND USES

North? Commercnal Retalll W. Tefft Street, - East Commermal RetaiI/ comrnerCIal services
commercial uses, undeveloped ,

Sodth.' I_Residenﬁal_ Mufti‘;famiIYI res_idences - Wegt: CommercialRetail/ single faniily
residence, undeveloped
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C. ENVIRONMENTAL ANALYSIS

During the Initial Study process, several issues were identified as having potentially significant
environmental effects (see following Initial Study). Thosé pdtentially significant items associated with
the proposed uses can be minimized to less than significant levels.

COUNTY OF SAN LUIS OBISPO

INITIAL STUDY CHECKLIST
"HET _ I e oot Potentially - Impactcan Insignificant Not
1. AESTH ETICS - will the pro;ect. Significant & w_i‘ll be Impact Applicable
mitigated
a) Create an aestheticilly incompatible _ D D | |Z| D

site open to publ:c view?

b) Introduce a use within a scenic view
open to public view?

L
"

P

c) Change the visual character of an
area?
d)  Create glare or night lighting, which
may affect surrounding areas?
e) Impact unique geological or
physical features?
7 Other:

D O O
O O O d

D'[j 0 O
OK X K

Setting/lmpact. The proposed project site is located on the southem side of West Tefft Street (at 691
West Tefft Street), approximately 1,700 feet west of Highway 101, in the community of Nipomo. The
project site is located adjacent to commercial development to the north and east, and residential
development to the south and west. The propesed project consists of subdxwdmg the 2.85-acre site
into seven mixed-use lots, with the following uses:

Lot# Acres 'Proposed Use :
Dedicated | .61 Blume Street, Tanis Street and Wast Tefft Street sidewalk. |mprovements o
1 1.05 Park, Parking (77 uncovered spaces), and access improvements o
2 .70 Buildings F- three-story residential triplex (3); Building G- two-story residential trrplex
- (2); and Buildings H- three-story commercial/residential duplex (4) L
3 .08 Building E- two-story commercial/iresidential building (1) . o
] 4 _.07 | Building D- two-story commercial/office building (1) o ’ S
5 10 Building C- two-story commercial/office building (1) B -
B 11 Building B- two-stéry commercial/office building (1) L
7 .13 Building A- two-story commercial/office building (1) S ‘

Proposed improvements include: four two-story commeércial buildings with first floor retail space and
second floor office space (Building A through Building D); one two-story building with first floor retail
space and two second flocr residential units (Building E); threé three-story residential duplex buildings
with potential first floor office space (Buildings F); two two-story residential triplex buildings with
potential first floor office space (Buildings G); four three-story buildings with first floor office space and
two-story residential duplex units above (Buildings H); and, approximately 21,000 square feet of
landscaping and park improvements; 113 parking spaces (77 open, 38 covered), two foads, and an
underground water infiltration basin resulting in approximately 2.85 acres and 12,000 cubic yards of
site disturbance (refer to Figures 1 through 8). The project site. is undeveloped, with vegetation
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consisting of non-native grasses and a single pine tree, which would be removed prior to construction.
The surrounding area is characterized by commercial uses, single-family residences, and
undeveloped areas. The area's topography consists of flat to gently sloping developed areas and
gently sloping undeveloped grassland with areas of mature eucalyptus trees.

The proposed buildings would be approximately 30 to 37 feet in height with the majority consisting of
varied natural colored stucco building material, muted accent colors, and tile roofing. Muted red
stucco with green accent is proposed for Building C (corner of West Tefft Street and Blume Street).
The commercial buildings fronting West Tefft.Street and Blume Street include a rock or brick veneer.
The proposed mixed-use. development would be visible from West Tefft Street, a two lane arterial
road used primarily by local residents, business patrons, employees, and visitors to the area. The
proposed project would extend the existing commercial development further west while theé proposed
residential uses on second floors and rear buildings would be located adjacent to existing residential -
development. The proposed two-story retail and office buildings on West Tefft and Blume Streets
include varied architectural elemenits, detailed facades, and ornate signage that would enhance the
- existing character of the commeércial environment. Residential uses are restncted to rear lot locatlons
and upper floors not fronting West Tefft Street. -

Based on the location and design of the proposéd prOJect no sngnn" icant visuai impacts are expected
o occur. :

'MltlgatxonIConclusioh Baseéd on the above discussion, no |mpacts to visual resources are
anticipated and no mitigation measures are necessary. : :

2. AGRICULTURAL RESOURCES Potentialy Impastcan  Insignificant  Not

. Significant & will be Impact -  Applicable

- Will the project: ‘ - * mitigated .

a)  Conveit prime agricultural fand to [] ] - X D
non-agricultural use? T ' oo L -

b) Impair agncultdral use of other L—__[ D |z
property or result in convers:on to : S
other uses? _

¢)  Conflict with existing 'zoning or BE 0O . X @ O
Williamson Act program? : C : ) :

d) Other: — D - D a D D

Setting/impact. The. proposed prOJect site is located in the Commercial Retail land usé category.
The soil type and class for "non-irrigated” and "lrngated" soil, as described in the Natural Resource
Consefvation Seivice (NRCS) Soil Survey, is Oceano sand (non-irez IV, irr: 1IV). -Surrounding land
uses include commercial and res:dentnal development -‘No agncultural uses are present on the pro;ect :
site or surrounding area..

M:tngat:onlConclusnon No agricultural lncompatlblhty |mpacts would occur; therefore no mmgation
measures are required.
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3, AIR QUALITY - Will the project: . Poterfially Impactcan _ insignificant ~Not

Significant &willbe  Impact Applicable
, ) rhitigated
a) Violate any state or federal ambient D g @ ' D

air quality standard, or exceed air
quality emission thresholds as

. established by County Air Pollution
Control District?

|

b) Expose any eensiﬁve receptor to | 1 D ]:]
substantial air pollutant ’
concentrations? .
. €)  Create or subject individuals to [] X In ]
-~ objectionable odors? ' . »
'd)  Be inconsistent with the District’s [] ] X] ]
. Clean Air Plan? . : " 4 |
e  Other: Dust _ - ] X 0 O

Setting. The project site is located within the South Central Coast Air Basin and is nearest to the
Nipomo Ralcoa Way Air Quality Monitoring Station. Based on the latest air monitoring station
information, the trend in air quality in the general area is improving.- , -

The Air Pollutron Control District (APCD) estimatés that automabiles currently generate about. 40% of
the pollutants responsible for ozone formation. Nitrous oxides (NOx) and reactive organic gasses
(ROG) pollutants. (vehicle emission components) are common contributors towards this chemical
transformation into ozone. Dust, or particulate matter less than ten microns (PMy,) that become
airborme and which find their way into the lower atmosphere, can act as the catalyst in this chemical
transformation to harmful ozone. In part, the land use controls currently in place for new development
relating té ROG and NOXx (i.e., application of the CEQA Air Quahty Handbook) have helped reduce the
forrnatlon of ozone.

The proposed project site is located adjacent to existing commercxal development along West Tefft
Street, and is located immediately west of the central busmess district of thé Nipomo Village. The
project site is bordered by residential development to the south. Residential areas are sensitive to air
pollution, including both construction and operational emissions. Approximately 2.85 acres of site
disturbance. would occur during grading activities for the construction of the proposed mixed-use
buildings, access roads, drainage improvements, and utility installation. The project site is located in
the. South County Air Quality Mitigation (SCAQM) fée area. New residences will bé subject to the
- SCAQM fee, which is intended to partially mitigate the cumulativé effects of new residential

development within the South County planning area. This program funds. several strategles within the
South County to improve air quality and reducmg smgle—occupant vehlcles by: attracting transit
ridership through regional bus stop improvements, encouraging carpoolmg through park-and-ride Iot
improvemernits and ridesharing . advertising, promoting the use of bicycles through bike lane .
installation, reducing dust through limited road paving of several unpaved roads, and by providing
electronic information/services locally to reduce vehicle trip lengths.

Impact. The proposed project was referred to the County of San Luis Obispo Air Pollution Control
District (APCD) for review and determination of any air quality impacts potentially resuiting during both
the construction and operational phases of the proposed project. APCD commended the project for
‘proximity to commercial and transit services and multi-storied buildings creating a higher density land
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use. APCD additionally determined that the implementation of the proposed project could result in
potentially significant air quality impacts (Jan Downs Vidalin; October 27, 2004). Air quality impacts
during construction include the release of fugitive dust (PMs,), the potential release of naturally
occurring asbestos, and un-permitted developmental burning. Potential operatiofnal impacts include
mixed-use incompatibilities, residential wood combustion devices, and exceedance of APCD
threshelds of significance. '

Naturally-Occurring Asbestos. The project site is located in an area potentially naturally occurring
asbestos, serpentine or ultramafic rock. Asbestos is considered a toxic air contaminant by the State
Air Resources Board. if asbestos is present within the soil underlying the project site, future grading
and site disturbance activities would release the asbestos into the air, resulting in a potentially
significant air quality impact. APCD approved a request for exemption from asbestos regulations
based on review of the geoioglcal evaluation prepared for the proposed pro;ect (Tim Fubhs; December ‘
16, 2004). , .

Developmental Burning. On February 5, 2000, the APCD prohibited developmental bumiing of
vegetative material within San Luis Obispo County; however, in certain situations where no technically
feasible alternative is available, limited bumlng under restrictions may be allowed. Unregulated
burning would result in a potentlaily significant air quallty lmpact

Fugifive Dust (PM,az Implementation of the proposed project would result in the generatxon of dust,
potentially affecting local residents and businesses in close proximity to the project site. Dust
complaints could result in vnolatlon of the APCD'’s nuisance rules, a potentially significant air quality
|mpact .

Mixed Use Incompatibility. The proposed project includes mlxed-use buildings with residential units
sharing building space with potentially lncompatlble commercxal operatlons due to odors and/or dust.

Operational Phase Emissions. APCD determmed that the proposed residential and commercial
development would likely exceéed the Tier | significance thresholds of 10 Ibs/day for NOX and ROG.

Wood Combustion. Only APCD-approved wood burning devnces may be installed in new residential
dwelling units. _

MltlgatlonIConclusmn
Asbestos. In the event asbestos, serpentine; or ultramafic rock is discovered during constructlon ail

asbestos regulations shall apply, the APCD shali be notlf ed, and the approved exemptlon shall
immediately expire.

Devefogmentai Bumning. To minimize the effects of vegetative burning on regional air quality, the
applicant is required by regulation to avoid burning, or if no alternative is available, obtain a burn
permit from the APCD and County Fire/California Department of Forestry, and comply with all
conditions required by these agencies.

Fugitive Dust (PMy,). To minimize nuisance dust impacts, the applicant is required to implement
APCD fugitive dust mitigation measures including reducing the amount of disturbed area where
possible, the use of water trucks or sprinkler systems to water down airborne dust, daily spraying of
dirt stock-pile areas, paving of applicable surfaces as soon as possible after grading, laying of building
pads as soon as possible.

Mixed Use }'ncomggtibi!ity. To avoid potential rivisance problems from odors andfor dust from
incompatible commercial uses (nail salons, dry-cleaners, coffee roasters, furniture
refurbishing/refinishing) within close proximity to residential units, the applicant has agreed to restrict
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. these uses to no'n-res;idential buildings.

Operational Phase Emissions. To mmgate for the anticipated generation of NOX and ROG exceeding
APCD thresholds, the applicant shall incorporate APCD mitigation into the projéct including bicycle
parking, on-site eating, preferential carpool and vanpool parking; shower and. locker facilities, and an
increase in wall and attic insulation beyond Title 24 requirements. In addition, at least three additional
- mitigation- measures, including improvements to site design, energy efficiency, and/or transportation
desigh management are required (refer to APCD Referral; October 27, 2004).for mitigation options.

Wood C Combustlon The applicant has agreed to install on!y APCD approved wood burning devices in
proposed new dwelling units.

lmplementatlon of the mmgatxon measures described above and listed in Exhibit B would miiigate all

4. BlOLOGlCAL RESOURCES - Potenti'a_ﬂ]_y lmpactcan  Insignificant Not

. . g Significant - & will be Impact . Apphcable
_ Will the project: | mitigated _
a)  Resultin a loss of unique or special [ ] X ]

status species or their habitats?

b) Reduce the extent, diversity or [Z] )

quality of native or other lmportant D T D
vegetation?

- ¢)  Impactwetland or riparian habitat? [ ] ] - X

d)  Introduce bariiers to movement of D ] X f:]

resident or migratory fish or wildlife
species, or factors, which could
hinder the normal activities of
wildlife?

e) Other: _ | | | D D D

Setting/impact. The proposed project site is an undeveloped parcel adjacent to commercsal and
- residential development. Vegetation on the project site consists of non-native grasses and one plne
tree. The California Natural Diversity Database (2005) does not document any sensitive species
located on the project site. Although withina vernal poo! region, the project site is nearly level, devoid
of depressions or varied vegetation,-and no verral pools were observed onS|te

- The project site does not support any sensitive native vegetation, significant wildlife habitats, or
- special status species and no significant biological impacts are expected to occur. .

-Mitlgatlon!Conclu5|on Based on the above discussion and absence of sensitive species or
habitats, no- lmpacts to biological resources are anticipated and no mmga’uon measures are

necessary

5. CULTURAL RESOU§CE$- Potentially  Impact can Insignificant - Not

. . .. Significant & will be Impact Apphcable
- Will the project: - . mitigated | _
a)  Disturb pre-historic resources? D } 7. X ]
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5 CULTURAL RESOURCES - Potenfial_ly impact can  Insignificant Not.
will th o, £ Significant &willbe  Impact Applicable
i the proj e_c : mitigated '
b) Disturb historic resources? ] ] > ' D
c)  Disturb paleontological resources? ] Nl g []
d) - Other: . " [:| - [] [] |:|

Setting/impact. The project site is located i an area historically occupied by the Obispeno
Chumash. The applicant submitted a Cuftural Resources Survey and Impact Assessment (C.A.
Singer and Associates, Inc.; June 7, 2004) report including the results of a regional records search
and field survey of the project site. Both prehistoric and historic cultural resources are known to exist
in the Nipomo area. No archeological resources were identified during the surface survey and no
- further mvestlgatlon is required. No histoeric structures are present and no paleontologlcal resources

are known to exist in the area.

Mitigation/Conclusion. Based on the Iack. of findings on the project site, it is unlikely that cultural

- - resources are present. In the event cultural resources are discovered during construction, all work in

the area shall cease and the contractor shall contact the appropriate authorities, as required by
Section 22.10.040 of the County Land Use Ordmance No additional mitigation measures are

necessary
6. GEOLOGY AND SOILS - Potentially Impact can Insignificant’ Not
L Significant & will be Impact Applicable .
Will the project: itigated |
a) - Resultin exposure to or prdductio’n ' D » D X] D

of unstable earth conditions, such
as landslides, earthquakes,
hquefact;on, ground failure, land
subsidence or other similar
hazards?

b) Be within a CA Dept. of Mines &
Geology Earthquake Fault Zone
(formerly Alquist-Priolo)?

c) Result in soil erosion, topographic ] Xl ] ]
changes, loss of topsoil or unstable - -
soif conditions from project-related
improvements, such as vegetation
removal, grading, excavation, or fill?’

d) Change rates of soil absorption, or ]
amount or direction of surface
runoff?

L]
4
[]

e Include structures located on
expansive soils?

L]
L]
X
(]

f) Change the drainage patferns where
substantial on- or off-site
sedimentation/ erosion or flooding
may occur?
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6. GEOLOGY AND SOILS - | Potentially Impactcan Insignificant Not

; . L - Significant & will be. Impact Applicable
Will the project: mitigated
g)  Involve activities within the 100-year [] L] X []
flood zone? )
h)  Beinconsistent with the goals and |:| [] X []

policies of the County’s Safety
.Element relating to Geologic and
Seismic Hazards?

i " Preclude the fiiture éxtraction of O ] ‘E D
valuable mineral resources?. : ‘ —

) Other: [ 0 I R A [
Setting. 7 o '
Geology. The topography of the project site is nearly level. The area proposed for development is
outside of the Geologic Study Area designation. ' The landslide and h'q'uefact:on potentials are low. No
active faulting is known to exist on or near the project site. The project is within & known area
containing serpentine or ultramafic rock or soils. Geological data prepared for the project was ..
reviewed by the APCD and it was determined the site did not contain potential asbestos-releasing
soils (refer to Section 3, Air Quality).. A Soils Eng.'neenng Report conducted for the project by Earth
Systems Pacific (June 17, 2004) included several standard recommendations for site preparation and
construction. There is no evidence. that measures above what would already be required by
ordmance or code are necéssary.

Drainage. The area proposed for development is outside. the 100-year Flood Hazard designation..

The closest source of surface water from the proposed development is Nipomo Creék, located
- approximately 0.5 mile to the east. As described in the NRCS .Soil Survey, the soil is corisidered well
drained. The proposed drainage system would consist of an underground infiltration basin located
below the proposed park in the center of the site, as well as landscaped areas to retain additional
runoff. Cannon Associates prepared drainage calculations to identify the réquired capacity of the
proposed infiltration basin to ensure that off-site drainage would not exceed historic flows (691 Tefft
St., Nipomo, CA. Drainage Calculation; June 24, 2004). There is no evidence that measures above
what would already be required by ordinance or code are needed.

Sedimentation and Erosion. The soil type mapped for the pro;ect Slte is Oceano sand (0-9% slope).
As described in the NRCS Soil Survey, the soil has a high erodibility and low shrink swell
characteristics. Two roads, fourteen miixed-use buildings, curb, gutter and sidewalk improvements, a
park, and onsite parking are proposed. Proposed Blume Street would provide access to the project
site from West Tefft Street along the western property line, and intersect with proposed Tanis Street
located along the southem property line, paralle! to West Tefft Street. Proposed retaining walls would
range. in height from 0.5 to 5.0 feet and are proposed along Blume Street and Tanis Street, south of
the easternmost Building F, and adjacent to Building C and Building D. Implementation of the
proposed project would result in the disturbance of 2.85 acres. -

The Clean Water Act has established a regulatory system.for the management of storm water
discharges from construction, industrial and muricipal sources. The Califomia State Water
Resources Control Board (SWRCB) has adopted a National Pollution Discharge Elimination Systemn
(NPDES) Storm Water General Permit, which requires the implementation of a Storm Water Pollution
Prevention Plan (SWPPP) for discharges regulated under the SWRCB program. Currently,
consfruction sites of one acre and greater may need to prepare and implement a SWPPP that focuses
on controlling storm water runoff. Municipal and industrial sources are also regulated under separate
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NPDES general pefmits. The Regional Water. Quality Control Board is the local extenswn of the
SWRCB, who currenﬂy moriitors these SWPPPs.

Impact. ‘Grading for and construction of fourteen mixed-use buildings, roadways, associated paving,
landscaping and drainage improvements would create exposed graded areas subject to increased soil
erosion and down-gradient sedimeritation. Tofal grading activities and site disturbanee would be
approximately 2.85 acres for the proposed project, and would be subject to the NPDES program.
Mitigation/Conclusion. Pursuant {o Clean Water Act regulat:ons the applicant is required to prepare
. and implement 2 SWPPP during construction to minimize off-site. sedimentation and erosion impacts.-

. Based on the above discussion and implemeéntation of a SWPPP, geclogy and soils lmpacts would be
mitigated to insignificance and no further measures are requxred

7. HAZARDS & HAZARDOUS Potentially  Impactcan Insignificant. Not

i : - Significant = & will be | 1 Applicabl
MATERIALS - Will the project:  ~ = ' mitigated ppicDe
a)  Resultin a risk of explosion or ] ' X | D

release of hazardous substances
(e.g. oil, pesticides; chemicals, -
radiation) or exposure of people to
hazardous substances?

&

b) Interfere with an emergency
response or evacuation plan?

c) Expose people to safety risk
associated with atrport flight
pattern?

X

d) Increase fire hazard risk or expose
people or structures to high fire

O 0O OO

el= =) [:I.‘
X

o o oo

hazard conditions?
e Create any other health hazard or ]
potential hazard? ‘

N Othgr:_f o ~ ' D . D ) D A

Settmgllmpact. The pl’OjeCt is not located in an area of known hazardous material contamination.
The project is within a moderate severity risk area for fire. The proposed project is located within the
State Responsibility Area for wildland fires. and was referred to the- California Departmerit of Forestry
(CDF)/County Fire Department.” No significant fire safety concerns were identified (Chad T. Zrelak;
November 10, 2004). The project is not within the Airport Réview area.

‘The project does not propose the use of hazardous materials. The project does not present a
significant fire safety risk. The project is not expected to conflict with any regional evacuation plan.

Mitigation/Conclusion. Pursuant to State Fire Code, standard fire safety measures would be
required for future development, such as adequate water supply connection, access road and
driveway standards, ahd fuel modification. Implementation of standard requirements would minimize
potential fire. risk to less than significant and no additional mitigation measures are necessary.
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8. NOISE - will the pmfect: Potentially  Impactcan Insignificant Not

Significant & will be Impact Applicable
| mitigated
a)  Expose people to noise levels that . B , ~ — ‘
" exceed the County Noise Element D & D D
" thresholds? _
b)  Generate increases in the ambient D ] ] D
noise levels for adjoining areas? ' ~ '
¢c)  Expose people to severe noise or ] ] > D
vibration?
d)  Other: e | O ] ] ]
Settmg

Noise Exposure. The proposed project site is located approximately 1,000 feet west of Highway 101
and immediately south of West Tefft Street. These roads are the primary source of noise.in the area.
According to the County Noise Element, the northern half of the project site is located within the 65
Ldn noise level contour and the southern half is within the 60 Ldn noise level contour (County of San
Luis Obispo; May 1992). Proposed noise sensitive components include residential uses and offices.

Noise Generation. Implementation of the proposed project would potentially result in the generation
of traffic trips, which would contribute to the cumulative generation of transportation-relatéd naoise.
- The proposed project site is located in the midst of a major highway, expanding commercial
development and residential development; therefore, generation of these trips would not result in a
significant level of transportatxon—related noise. ‘

Impact. The County Noise Element states that the maximum acceptable exterior noise level for both
residential development and offices is 60 dB Ldn and that the maximum acceptable interior noise level
is 45 dB. The proposed project site is located within the 65dB to 60dB Ldn noise contours for West
Tefft Street. Proposed buildings A, B, and C would be located adjacent to West Tefit Street, and
would house commercial businesses and offices. The proposed residential uses would be located in
the rear half of the project site. ' An outdoor park area would be located in the center of the parcel,
surrounded by proposed structures. Based on the location of the outdoor use area, the proposed
buildings along West Tefft Street would absorb traffic-generated noise, and no additional mitigation is
necessary to reduce outdoor noise levels. Indoor noise levels experienced in buildings A, B, and C
may exceed the threshold of 45 dB allowed by the County Noise Element.

Mitigation/Conclusion. The applicant has agreed to incorporate the use of noise reduction features
on buildings A, B, and C to reduce the level of interior noise caused by traffic on West Tefft Street.
Buildings constructed with air conditioning or a mechanical ventilation systemn, windows and sliding
glass doors mounted in low air infiltration rate frames, and solid coré exterior doors with perimeter
weather stripping and threshold seals, baffled roof and attic vents, and additional construction
- specifications would mitigaté potential indoor noise impacts to a level of insignificance (County of San
Luis Obispo, May 1992). Based on the above discussion and implementation of mitigation measures
listed in Exhibit B, potentially 51gnrﬁcant noise impacts would be reduced to a level of ms;gnn" icance.

9. POPULATION/HOUSING - Potentially lmpagt‘_:;aﬁ' Insignificant  Not

W'll th e project: Significant &‘ }.\fi!] be Impact Appilicable
mlggate.d
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9. POPULATION/HOUSING - Potentially Impactcan Insignificant Not

Significant & will be Impact Applicable
Will the project: mitigated )
a) Induce substant;al growth in an [:J ‘:] IE | D

area either directly or indirectly
(e.g., through projects in an
undeveloped area or extension of
major infrastructure)?

=

'b) Displace existing housing or ‘
‘ people, requiring construction of
replacement housing elsewhere?

c) Create the need for s:;bstan'fial new
housing in the area?

[

] O
u u
[] []

O O O
EI;

d)  Use substantial amount of fuel or
energy? '

e)  Other: L D D L]

Settmg!lmpact. In its efforts to provrde for affordable housing, the county currently administers the
Home Investment Partnerships (HOME) Program and the Communlty Development Block Grant
(CDBG) program, which provides . limited financing to projects relating to -affordable housing
throughout the county. Title 18 of the County Code: (Public Facilities Fees) requires that an affordable
housing mitigation fee be imposed as a oondltlon of apprcval of any new resndentlal development
project.

R

The County has recently adopted a revised Housing Eiement One of the new Housmg ‘Element
Programs (Program HE 1.9) indicates that the County will prepare an Inclusionary Housing Ordinance
during 2005. Upon adoption of the ordinance, future commercial development may be required to pay
a fee to support development of new affordable housing. The project will not result in a need for a
significant amount of new housing, and will not d;splace existing housmg

Mitigation/Conclusion. The proposed pro;ect dées not include specxf cally identified affordable
housing. Prior to map recordation, the applicant is required to pay an affordable housing ritigation
fee of 3.5 percent of the adopted Public Facility Fee. This fee will hot apply to any county-recognized
affordable housing included within the project. No significant population and housing impacts are
anticipated, and no additional mitigation measures are hecessary.

10. ' PUBLIC SERVI&ESIUTIL!TIES- Potentially I;ﬁpactc_én Insignificant Not

Will the project have an effect upon, Significant & .‘:fi" :’e , Impact Applicable
or result in the need for new or mitigate R
altered public services in any of the
following areas: . ‘ .

a) Fire protection? ‘ BE =4 . D ]

b)  Police protection (e.g., Sheriff, 0 ] []

CHF)?

¢)  Schools? N - ]
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10. PUBLIC SERVICES/UTILITIES - ~ Potentially Impactcan Insignificant Not
Wili the pro_;ect have an effect upon, Significant  &will be impact Applicable
or result in the need fof new or mitigated '
altered public services in any of the
following areas:

d)  Roads? B o X H
e  Solid Wastes? ] ] O
f  Other public facilities? ] O X ]
9 Other: - O o O

Settingllmpact. The project area is served by the County Shefiff's Department and CDF/County Fire
as the primary emergency responders. The closest CDF fire station (Nipomo CDF" Station 20} is
located approximately one mile to the east. The closest Sheriff substation is i Oceano, which is
approximately ten miiles from the proposed project. The project is located in the Lucia Mar Unified
School District. The project direct and cumulative impacts are within the general assumptions of
allowed use for the subject property that was used to estimate the fees in place. .

Mitigation/Conclusion. This project, along with numerous. others in the area will have a cumulative
‘effect on police and fire protecticn, and schools. Public facility (county) and school (State
Govemment Code 65995 et sec) fee programs have been adopted to address this impact and wull
" reduce the éumnulative impact to a level of msngnlf cance.

11. RECRE ATION - Will the Potentially Impact can Insigniﬁcant' Not _
: ro 'eci'- , T ‘ ‘ Significant & will be Impact Applicable
project. ' mitigated R

a)  Increaseé the use or demand for : D X e [
parks or other recreation . '
opportunities? , .

b} Affect the access to trails, parks or g ' E| _ D

other recreation opportumtles?

9 other_ o g o O

- Settmgllmpact. The County Trails Plan does not show a future trail on the proposed project site.
The proposed project was referred to the County Department of General Services Parks Division for
review. The Parks Division did not identify any project-specific potentially significant impacts.
Implementation of the proposed mixed-use development and occupation of 22 residéntial units would
. contribute to the cumulative demand for recreational résoufces in-San Luis Obispo County.

Mitigation/Conclusion. In order to offset the cumulative demand for recreational resources, the
applicant would be required to pay Quimby and Building Division fees uniess the applicant provides
County Parks with adequate information for either a Quimby Credit or Public Facility Fee credit (Jan
DiLeo; Novemnber 23, 2004). No additional mitigation measures are necessary.

12. TRANSPORTATIONI . Potentially Impact 95}1‘ Insignificant _Not;

i Significant & willb Impact licabl
CIRCULATION - Wil the project: ~°" " miigates o rrieane
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12.‘ TRANSPORTATIONI .- . Potentially impactcan Insignificant Not

. . Significant & willb l t Applicabl
CIRCULATION - Will the project: =~ o iateq oo peleave
a) Increase vehicle trips to local or : I_—_] 4 D ’ D
areawide circulation system? : : .
b)  Reduce existing “Levels of Service” [ ] ] 4 ]
on public roadway(s)? o . ST
c) Create unsafe conditions. on public D : D 4 - D

roadways (e.g., limited access,
design features, sight distance,

X
O O

g Confilict with adopted policies,
plans, or programs supporting
alternative transportation (e.g.,
pedestrian access, bus turnouts,
bicycle racks, etc.)?

h)  Resultin a change in air traffic ] ] "
patterns that may result in ' :
substantial safety risks?

)  Other - ] ] O N

Setting. The proposed project site is' accessed from West Tefft Street, and is located west of the
Highway 101 and Tefft Street interchange. West Tefft Street is an arterial that extends from Orchard
Road to the west, crosses through the Highway 101 interchange, and continues east past the Nipomo
URL limits. The applicant proposes to construct Blume Street, which would interseét with West Tefft
Street near the southwest comer of the project site, and Tanis Lane, which would extend along the
- southern boundary of the project site. Access driveways for the proposed development would be
located on West Tefft Street, Blume Street, and Tanls Lane

. slow vehicles)?
.d)  Provide for adequate emergency [] ] [ ]
access’ ‘
e  Resultin inadequate parkmg [] 1 X ]
capacity? : ' ]
f Result in inadequate internal traffic |:| [_—_I o Y
circulation? : |

O

X

impact. The proposed project was referred to the County Public Works Department for revnew The
Public Works Department is currently consulting with the California Department of Transportation
. (Caltrans) regarding future improvements to thé Highway 101 and Tefft Street interchange. Based on

traffic calculations and analysis completed by the Public Works Department, the Level of Service at
the Highway 101 and Tefft Street interchange is LOS D (Richard Marshall; April 8, 2005). Al existing
roadways and intersections affected by the proposed project are currently operating at acceptable
levels of service for urban roadways. The Public Works Department reviewéd the proposed
development, and determined that no project-specific traffic Jmpacts would occur.

The continued development of Nlpcmo including the proposed project, would increase the traffic
demands on West Tefft Street, and the Highway 101 and Tefft Street interchange. Based on
consultation with the Public Works Department, the Level of Service at the interchange would
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decrease to LOS F under the cumulatlve build-out scenario. The County has developed the South
County Road Fee Program to cdllect fees to be used towards road imiprovement projects within
Niporhe and South County, including future improvements to the Highway 101 and Tefft Street

mterchange

Mitigati_pnl(t_onclu_sion. The proposed project is located within the Area 1 of the South County Fee
Area. Prior to issuance of permits for future fand uses on. the project site, the applicant would be
required to contribute to the fee program. The fees contributed to this program would partially finance
the implementation of imprevements to the Highway 101 and Tefft Street interchange, and mitigate
cumulative impacts resulting from future development. Implementation of this measure would mitigate
potential impacts to less than significant, and no additional mitigation measures are required..

13. WASTEWATER - Will the Potentially Impact can Insignificant Not
rojei t;’ ' ‘ Significant & will be ‘ Impact - Applicable
project. mltlgated

a) Violate waste discharge - : ] []
requirements or Central Coast Basin D D ' IZ :
Plan criteria for wastewater

systems? ' : o ‘
b) Change the quality of surface or [] [] [] : X
ground water (e.g., nitrogen-loading, ‘ T : .
o dayhghtmg)? . :
c)  Adversely affect community ] o ]

‘wastewater service provider?

d) Other: o ' [] - N | D D

Setting/mpact. The proposed project’s waste dlsposal needs wouid be served by the Nipomo -
Community Services District (NCSD). The Department of Environmental Health has recéived a
“preliminary will. serve” letter from the NCSD, which has indicated it has adequate resources to serve
the project (Laurie Salo; October 28, 2004). The NCSD operates two sewage treatment plants, the
-Southland Wastewater Works and the Black Lake Wastewater Works. The Southland facility serves
_ the main community, including the proposed project site. Based on the County Annual Resource
'Summiary Report (2003), the Southland facility was at 42.3 percent capacity in 2003, based on a
served population of 5,905. The facility would reach capacity at a population of 13, 959.
Implementation of the proposed pro;ect wouid not s;gmﬁcantly affect the capacity of the facility.

' M:t:gat:onlConclus:on The NCSD :ssued a preliminary intent-to-serve Ietter for sewer services. A
final will-serve jetter from the District would be reqmred prior to recordation of the final map. No
additional measureés are necessary

1 4'- WATER - Wi” the pfoject.—‘ ' Potentially - Impact can B Insignificant Not
o T TR TR ETEE ' significant & will be impact Applicable
. ' ' mitigated )
a) . Violate any water quality ] _ E_] X D
standards? ' - T v
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14. WATER - Will the project: ~ Potentially Impact can | Insignificant Not

Significant. . & will be. . Impact Appliaable
. . . mitigated ’
b)  Discharge into suiface waters or [] X O D

otherwise alter surface water quality
(e.g., turbidity, temperature, '
dissolved oxygen, etc.)?

¢) - Change the quality of groundwater

: (e.g., saltwater intrusion, mtrogen- :
loading, etc )?

L]
[
[

O O O
0O xX O
0 X

. d) Change the quantity or movement
of available surface or.ground
water? '
e) Adversely affect commumty water ]
service provider? _
)  Other . L O O > 0O ]
Sett:ng!lmpact.

Surface Water, The proposed project site is not located near any sources of surface water The
topography of the site is nearly level to gently sloping. Standard drainage and erosion contro
measures and preparation of a SWPPP (refer to Section 6) would be required for the proposed project
and would provide sufficient measures to adequately protéct surface water quality. No additional
measures are considered necessary and potential water quallty lmpacts are either ms:gmf icant of will
be reduced to less than sngnn" icant levels.

Water Usage The prOJect proposes to use the NCSD as its water source. The Envuronmental Health
Division has reviewed the project for water availability and has determined that there is preliminary
evidence that there will be sufficient water available to serve.-the proposed project (Laurie A. Salo;
October 28, 2004). The NCSD pumps water from the Santa. Maria groundwater basin, which is made
up of three interconnected sub areas (Tri-Cities, Nipomo Mesa Santa Maria). . .

Based on the most recent comprehenswe study completed for this basin (State Depar’tment of Water - -
Resources, “Water Resources of thé Arroyo Grande-Nipomo Mesa Area”, 2002) while extractions will
increase above current levels over the next twenty years, the study concludes that “Supplles appear
adequate to meet water demands through water year 2020". However, the study recognizes that
there is a sizeable local pumping depression on the Nipomo Mesa that has changed the dynamics of
- flow between two sub areas (Santa Maria, Nipomo Mesa). The study wamns that seawater intrusion
could result from this éxisting pumping depression if water management practices are not changed in
the future and this depression continues to grow. Also, due mainly to the absence of current eviderice
of seawater intrusion, DWR concludes thiat the basin is not in a state ¢f overdraft. The report does
recommend a nurber of measures to improve monitoring of the basin as well as mcrease the use of

recycled water.

On November 2, 2004, the Board of Supervisors certified RMS Level of Severity 2 for water SUpply in
the Nipomo Mesa area, defined as the area subject to the 2.3% growth limit, as depicted in the
Growth Management Ordinance.

Effective immediately, the .County Flood Control and Water Conservation District will implement
improved well monitoring-and water quality monitoring programs for this area. Water purveyors in the
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Nipomo Mesa area are encouraged to strengthen their water conservation programs, increase their
use of reclaimed water and continue their efforts to secure supplemental water. "Also effective
immediately, building permits must include the full range of water conservation measures, including:
low water-use toilets, showerhead, faucets; low water-use clothes washers; automatic shut-off
devices for bathroom and kitchen faucets; point-of-use supplemental water heater systems in
bathrooms and kitchen, or circulating hot water systems; low water-use landscape; limited landscape
areas; limited turf areas; low water-use plant materials; soil moisturé sensors; drip irrigation systems;
and separate meters for outdoor water use.

The Board of Supervisors also directed staff o process a general plan. amendment (planning area
standard) that would expand the application of landscape 'standards in the LUQ (Sec. 22.16.020) for
projects in the area subject fo the 2.3% growth limit. Low water-use landscapes will now be required
for all developer-installed landscapes on parcels of § acres or less in any land use category. In an
effort to monitor the effectiveness of these water conservation measures, each annual update of the
Growth Management Ordinance will include data to indicate if the water use rate per dwelhng unit is
trending downward. If progress toward water conservation targets is not evident, further growth
limitations will bé recommended. :

MltlgatlonIConcIus10n To conserve water, the project will be subject to the County’s Title. 19
(Building and Construction Ordinance, Sec. 19.20.240) in addition to the measures described above.
The ordinance requires the following water-conserving fixtures for domestic use: toilets flimited to 1.6
gallons/flush; showerheads and faucets limited to 2.75 gallons/ minute; spas and hot tubs shall use
re-circulating systems; and water supply piping shall be ifistalled so each dwelling unit. may be served
by a separate water meter. Based on implementsdtion of required water conservation measures, water
1mpacts would be reduced to magmﬁcance and no further measures are necessary.

1 5 LAND USE will the project' Inconsistent Potentially  Consistent Not
Inconsistent o Applicable

aj Be potentially inconsistent with [] ' X U
Iand use, policy/regulation (e.g., , , T
general plan [¢county land use ..
element and ordinance], local
coastal plan, specific plan, Clean Air
Pilan, etc.) adopted to avoid or
miﬁgate-fqr environmental effects?

b) Be potentially inconsistent with any [] []
_ habitat or community conservatlon ' o
“plan?

¢) = Be potentially inconsistent with
-adopted agency environmental
plans or policies with jurisdiction
. over the project?

d) Be potentially iricompatible with ] ] X ol
surrounding land uses? —

e Other: — o D : ] ] El

Setting/Impact. The proposed project was reviewed for consistency with policy and/or regulatory
documents relating to the envirohment and appropriate land use (e.g., County Land Use Ordinance,
South County Inland Area Plan, efc.). Referrals wére sent to outside agencies to review for policy
consistencies (6.g., CDF for Fire Code, APCD for Clean Air Plan; etc.). - The project was found to be -
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‘tonsistent with these documents (refer alse to Exhibit A on reference documents used). The project
site is not within or adjacent to a Habitat Conservation Plan area. The proposed project is consistent
with existing land uses because it is a mixed-use project. Proposed commercial components wouid
be located adjacent to existing commercial development and residential components adjacent to
existing residential deve!opment :

Mitigation/Conclusion. No inconsistencies were identiﬁ'ed and therefore no additional measures
above what will already be required was determined necessary. :
16. MANDATORY FINDINGS OF Potentially  Impactcan Insignificant Not .
' Gi gr Significant - & will be. | | ct Applicable
SIGNIFICANCE - Willthe o Cicated. pplicable
' project: o -

a) Have the potentlal to degrade the quahty of the environment, substant;ally reduce the
‘habltat of a fish or wildlife species, cause a fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or animal community, reduce the number
or restrict the range of a raré of endangered plant or animal or.eliminate lmportant
examples of the major periods of ,

California history or prg_h;story? [:, o ‘ [:I _ ‘Z] D

b) Haveimpacts that are individually limited, but cumulatively considerable?
(“Cumulatively considerable” means that the incremental éffects of a project are
considerable when viewed in connection with the eﬁects of past pro;ects, the effects of
other current projects, and the effects of

probable future pro;ects) : D . @ R Ei D

¢}  Have environmental effects which w:ll cause substantzal adverse effects on human
beings, either d:recﬂy or.

md:rectly? | o | D - [___J _ E ' [:]

For further mforrnatlon on CEQA or the countys env:ronmental revnew process, please visit. the
County's web site at “www:sloplanning.org” under ‘Environmental Review”, or- the California
Environmental Resources Evaluation System ‘at “http: //ceres. ca. gov/toptc!env law/ ceqal
guidelines/” for infarmation about the Califérnia Environmeéntal Quality Act.
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Exhibit A - Initial Study Referénces and Agency Contacts

The Ceunty Planning or Envirenmental Division have contacted various agencies for their comments
" on the proposed project. With respect to the subject application, the following have been contacted

(marked with an [X]) ahd when a response was made, it is either-attached or ini the application ﬁle

Contacted . Agency Response
X _ County Publi¢ Works Department . Attached

X County Environmental Health Division Attached ,
D County Agricultural Commiissioner’s Office Not Applicable
L] County Airport Mahager Not Applicable
D Airport Land Use Commission Not Applicable
Air Pollution Control District - Attached

X , County Parks Attached

[] . Regional Water Quality Control Board Not Applicable
] CA Coastal Corfimission Not Applicable
[] CA Department of Fish and Game ‘Not Applicable
X CA Department of Forestry = Attached

CA Department of Transportation . Not Applicable
_ X] Nipomo Community Services District None

X Other  PacficBel . InFile™

@ - Other Leonard Mansell- . In File*

** “No comment” or “No concemns -type responses are usually not attached

The following checked (¢ E ) reference materiais have been used in the environmental review for the
proposed project and are hereby incorporated by referenice into the Initial Study. The following
information is available at the County Planning and Buﬂdmg Department.

X]  Project File for the Subject Appllcatlon ' K South County (inland) Area Plan
‘County documents .~ and Update EIR ‘
[C]  Airport Land Use Plans ] Circulation Study
X Annual Resource Summary Report : Other documents =
X  Building and Construction Ordinance " X Archaeological Resources Map
[0 Coastal Policies X  Area of Critical Conéerng Map
B4 Framework for Planning (Coastal & Inland) X Areas of Special Biological
X General Plan (Inland & Coastal), including all ' Importance Map:
- maps & elements; more pertirierit elements X California Natural Species DlverS|ty
considered include: : Database
[X] Agriculture & Open Space Element ] Clean Air Plan
X  Energy Element ] Fire Hazard Severity Map
X Environment Plan (Conservation, X Flood Hazard Maps -
Historic and Esthetic Elements) B Natural Resources Conservation ,
X Housing Element ~_Service Soil Survey for SLO County
| X Noise Element | X Regicnal Transportation Plan
. [.] Parks & Recreation Element X]  Uniform Fire Codé
‘ X Safety Element X Water Quality Control Plan (Central
X Land Use Ordinance Coast Basin — Region 3)
[ ] RealProperty Division Ordinance BJ GIS mapping layers (e.g., habitat,
X Trails Plan 7 stréams, contours, etc.)
[J Solid Waste Management Plan ] Other
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In addition, the following project specific information and/or reference materlais have been considered
as a-part of the Initial Study: : . :

- Cannon Associates. June 24, 2001. 691 Tefft St., thomo CA Dra:nage Caiculatlon

C. A Slnger and Assocnates Inc Juné 7, 2004 Cultural Resources Survey and ImpactAssessment

Earth Systerns Pacific. June 17, 2004. Soils Engingering Repcrt; '

County of San Luis Obi’e;‘ie!- fnitjal Study for West Tefft, LLC Tract Map/CUP SUB2004-00134 = Page 20



Air Qruali'g

AQ-1

AQ-2

AQ-3

AQ-4

AQ-5

Exhibit B - Mitigation Summary Table

During construction, in the event naturally occurring asbestos, serpentine, or
ultramafic rock is discovered, the applicant must comply with Califomnia Air Resources
Board asbestos measures, and report the discovery to the APCD no later than the next
business day. The issued asbestos exemption for the project shall expire and cease to be
effective.

Priorto issuance of construction permits, the following measures shall be incorporated intc
the construction phase of the project and shown on all applicable plans:

a. Reduce the amount of the disturbed area where possmle

b. Use water trucks or sprinkler systems in suifficient quaritities to prevent girborne dust from

leaving the site. Increased watering frequency would be required whenever wind speeds
~exceed 15 mph. Reclaimed (non-potable) water should be used whenever possible.

c. All dirt stock-pile areas should bé sprayed daily as needed.

d. All roadways, driveways, sidewalks, etc. to be paved should be completed assoonas
possible.

e. Building pads should be laid as soon as possible after gradlng unless seeding or soil
binders are used.

To avoid incorrlpatibiﬁties with residential uses (complaints from odors andfor dust), no nail
salons, dry-cleaners, coffee roasters, fumiture refurblshlng/reﬁnlshlng or similar uses may -
occur in burldlngs with residential units.

Prior to issuance of building penmts in the mstance wood burning - stoves are .
proposed, the applicant shall submit building plans showing the use of APCD-approved wood

bumning devices limited to the following:

a. All EPA-Certified Phase Il wood burnlng devices;

b. Catalytic wood burning devices that emiit less than or equal to 4.1 grams per hour of
particulate matter that are not EPA—Certn" ed but have been- venf ed by a nationally-
recognized testing lab;

¢. Non=catalytic wood burning devices that limit less than or equal to 7.5 grams per hour of
particulate matter that are not EPA-Certified but have been verified by a nationally-
recognized testing lab; -

d. Pellet-fueled woodheaters, and;

f. Dedicated gas-fired fireplaces.

Prior to issuanr:e' of use permit, the following measures shall be incorporated into the
project:

a. Provide on—srte bicycle parking. One bicycle parking space for every 10 car parkrng
spaces is considered appropriate.

b. Provide on-site eating, refrigeration, and food vending fac:Imes to reduce employee

lunchtime trips.

Provide preferential carpool and vanpool parking spaces.

Provide shower and locker facilities.to encourage employees to bike and/or walk to work,

typically one shower and three lockers for every 25 employees.

e. Increase walls and attic insulation beyond Title 24 requirements.

a o
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AQ-6 Prior to issuance of use permit, at least three additional APCD mitigation recommendations:
shall be incorporated into the project. Potential mitigation addressing Site Design,
Transportation Demand; and Energy Efficiency are listed in the attached letter (Jan Downs
Vidalin, APCD; October 27, 2004).

AQ-7 Prior to approval of specific business uses, the applicant shall obtain APCD permits if
required. Potential uses subject to APCD permit approval include, but are not limited to:
electrical generation plants or the use of standby generator, food and beverage preparation
(primarily coffee roasters), fumiture and fixture. products small scale manufacturing, and dry
'c!eamng .

Noise

N-1  Prior to issuance of construction permits, the applicant shall submit. plans showing that the
following noise mitigation features are included on proposed buﬂdmgs A, B, and C (adjacent to
‘West Tefft Street) :

a. Air condltxonlng or a mechanical ventllatxon system is mstalled so that wzndows and doors
may remain closed.
b. Windows and sliding glass doors afe mounted i in low air infi Itrat:on rate frames (0.5 c:fm or
less, per ANSI specifications).
Exterior doors are solid core with penmeter weather stripping and threshold seals,
Exterior walls consist of stucce or brick veneer.
e. Glass in both windows and doors shall not exceed 20 percent of the floor area in a room
facing West Tefft Street.
- f. Roof or attic vents facing the noise source shall be baffled.
g. The interior sheetrock of exterior wall assemblies shall be attached to studs by resilient
channels. Staggered studs or double walls are acceptable alternatives.
h. Window assemblies shall have a laboratory-tested STC rating of 30 or greater.

oo

Recreatio'n

R-1  Prior to recordation of final map, the applicant shall pay all applicable Quimby and Building
Division Fees.

Wastewater

WW-1 Prior to recordation of the final map, the appiica_nt shall submit a final “will-serve” letter f_rbm
the:Nipomo Cemmurity Services District to the Department of Environmental Heaith.

Water

W-1 Prior to issuance of building permits, construction plans must include indoor water
conservation measures including: low water-use toilets, showerheads, and faucets; automatic
shut-off devices for bathroom and kitchen faucets; and point-of~use supplemental water
heater systems or circulating hot water systers in bathrooms and kitchen. Landscape plans
for the proposed parcels must include outdoor conservation measures including: limited
landscape area, low water-use plant materials, fimited turf area, soil moisture. sensors, and

drip irrigation systems.

W-2  Prior to final inspection, for structures where the pipe from the hot water heater to any
faucet is greater than 20 feet in length, apply one or more of the followmg 1) install ‘a hot
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water pipé circulating Sy'stérﬁ for Vé_h\t,i,r'e‘ structgre; 2) install “point-of-use™ water heater
“boosters” near all hot water faucets (that are greater than 20 linear pipe feet from water
heater) or 3) use the narrowest pipe possuble (e.g-, from 1"to %" dlameter) Pnor to permit

W-3 Priof to recordation of the final map, the appllcant shall submit a final “will-serve™ letter from
the Nipomo Community Services District to the Enwronmental Health Division:

County of San'Luis Obispo; Initial Study for West Tefft; LLC Tract Map/CUP ‘SUB2004-00134 ' Page 23




Environmental Determination: ED04-322 _ Date: May 5, 2005

DEVELOPER’S STATEMENT FOR THE
WEST TEFFT, LLC TRACT MAP AND CONDITIONAL USE PERMIT
SUB2004-00134 TRACT 2690

The applicant agrees to incorporate the following measures into the project. These measures become
a part to the project description and therefore become a part of the record of action upon which the
environmental determination is based. All construction/grading activity must occur in strict
compliance with the following mitigation measures. These measures shall be perpetual and ran with
the land. These measures are binding on all successors in interest of the subject property.

Note: The items contained in the boxes labeled “Monitoring” describe the County
procedures to be used to ensure compliance with the mitigation measures.

AIR QUALITY

AQ-1 During construction, in the event naturally occurring asbestos, serpentine, or ultramafic rock is
discovered, the applicant must comply with California Air Resources Board asbestos measures,
and report the discovery to the APCD no later than the next business day. The issued asbestos
exemption for the project shall expire and cease to be effective.

Monitoring: The Planning and Bmldmg Department, in consuItahnn thh the Cou.nty Alr
Pollation Control sttnct shall verty comphance

AQ-2 Prior to issuance of construction permits, the following measures shall be mcorporated into the
construction phase of the project and shown on all applicable plans:

a. Reduce the amount of the disturbed area where possible.

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

leaving the site. Increased watering frequency would be required whenever wind speeds

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

All dirt stock-pile areas should be sprayed daily as needed.

All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as

possible.

e. Bu:l:;‘i% pads should be laid as soon as possible after grading unless seeding or soil binders
are .

Ao

Monitoring: The Planning and Bmtdmg D‘eparﬁnent, in consultation with the County Air
Pollntion Control District shall verify compliance.

AQ-3 To avoid imcompatibilities with residential uses {complaints from odors and/or dust), no nail
salons, dry-cleaners, coffee roasters, furniture refurbishing/refinishing or similar uses may occur
in buildings with residential units.

Monitoring: The Planning and Building Department shall verify compliance.




Environmental Determination: ED04-322 _ Date: DRAFT

AQ4

AQS

AQ6

AQT

Prior to issuance of building pemuts in the instance wood burning stoves are proposed, the
applicant shall submit building plans showing the use of APCD-approved wood burning devices
hmited to the following:

a. All EPA-Certified Phase Il wood burning devices;

b. Catalytic wood buming devices that emit less than or equal to 4.1 grams per hour of
particulate matter that are not EPA-Certified- but have been verified by a nationally-
recognized testing lab;

¢. Non-catalytic wood burning devices that imit less than or equal to 7.5 grams per hour of

particulate matter that are not EPA-Certified but have been verified by a nahonally-

recognized testng

Pellet-fueled woodhealers and;

Dedicated gas-fired fireplaces.

o L

Prior to issuance of use permit, the following measures shall be incorporated into the project:

a. Provide on-site bicycle parking. One bicycle parking space for every 10 car parking spaces is
considered appropriate.

b. Provide on-site eating, refrigeration, and food vending faciliies to reduce employee
lunchtime trips.

¢. Provide preferential carpool and vanpool parking spaces

d Provide shower and locker facilities to encourage employees to bike and/or walk to work,
typically one shower and three lockers for every 25 employees.

e. Increase walls and attic insulation beyond Title 24 requirements.

Prior to issuance of use permit, at least three additional APCD mitigation recommendations
shall be incorporated into the project. Potential mitigation addressing Site Design, Transportation
Demand, and Energy Efficiency are listed in the attached letter (Jan Downs Vidalin, APCD,;
October 27, 2004).

Prior to approval of specific business uses, the applicant shall obtain APCD permits if required.
Potential uses subject to APCD permit approval mclude, but are not limited to: electrical
generation plants or the use of standby generator, food and beverage preparation (primarily coffee
roasters), furniture and fixture products, small scale manufacturing, and dry cleaning.




Environmental Determination: ED04-322 Date: DRAFT

NOISE

N-1

Prior to issuance of comstruction permits, the applicant shall submit plans showing that the
following noise mitigation features are included on proposed buﬂdmgs A, B, and C (adjacent to
West Tefft Street): .

a. Air conditioning or a mechanical ventilation system is installed so that windows and doors
may remam closed.

b. Windows and sliding glass doors are mounted in low air infiltration rate frames (0.5 cfm or

less, per ANSI specifications).

Exterior doors are solid core with perimeter weather stripping and threshold seals.

Exterior walls consist of stucco or brick veneer.

Glass in both windows and doors shall not exceed 20 percent of the floor area i a room

facing West Tefft Street.

f. Roof or attic vents facing the noise source shall be baffled.
The interior sheetrock of exterior wall assemblies shall be attached to studs by resilient
chammels. Staggered studs or double walls are acceptable alternatives.

h. Window assemblies shall have a laboratory-tested STC rating of 30 or greater.

© PO

Momtormg' The Plannmg and Buﬂdmg Department shall verify reqmred elements om - |

plans, and xmplementanon m the ﬁeid.
RECREATION
R-1  Prior to recordation of final map, the applicant shall pay all applicable Quumby and Building

Division Fees.

Monltormg' The lemmg and Bmldmg Deparnnent shail venfy complmnce ‘

WASTEWATER

WW-1 Prior to recordation of the final map, the applicant shall submit a final “will-serve” letter from

the Nipomo Community Services District to the Department of Environmental Health.

Monitoring: The Planing and Building Department shall verify compliance.
s AR TR T .

WATER

Prior to issmance of building permits, comstruction plans must include indoor water
conservation measures including: low water-use toilets, showerheads, and faucets; automatic
shut-off devices for bathroom and kitchen faucets; and point-of-use supplemental water heater
systems or circulating hot water systems in bathrooms and kitchen. Landscape plans for the
proposed parcels must include outdoor conservation measures including: limited landscape area,
low water-use plant materials, limited turf area, soil moisture sensors, and drip irrigation systems.



Environmental Determination: ED04-322 . Date: DRAFT

L e ‘f"a- .

W-2  Prior to final inspection, for structures where the pipe from the hot water heater to any fancet is
greater than 20 feet in length, @ply one or more of the following: 1) install a hot water pipe
circulating system for entire structure; 2) install “point-of-use™ water heater “boosters” near all
hot water faucets (that are greater than 20 linear pipe feet from water heater), or 3) use the
narrowest pipe possible (e.g., from 1" to ¥4 diameter). Prior to permit issuance, the measure(s)
to be used shall be shown on all applicable plombing plans.

W-3  Prior to recordation of the final map, the applicant shall submit a ﬁnal “will-serve” Ietter from
the Nipomo Community Services District to the Environmental Health Division.

. Monitjring: The Plznnin

The applicant understands that any changes made to the project subsequemt to this environmental
determination must be reviewed by the Environmental Coordinator and may require a new environmental
determination for the project. By signing this agreement, the owner(s) agrees to and accepts the
incorporation of the above measures into the proposed project description.

| @Wé %uﬁﬁv/n | 5-F-05

" Signature of Owner(s) Date

Name (Print)
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Photo 1:

Viewing southwest
from northern
property corner.
Tefft Street located
to right of project
site.

Photo 2:

Viewing south
across the proposed
project site.
Eucalyptus trees
along property line
to remain.

PHOTO DOCUMENTATION
FIGURE 9
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