


InltIaI Study Summary Envnronmental Checkllst

[EE R T T smemmswn - R =" = oL~k e R TR I

SAN LUIS OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 OS50S STREET * ROOM 200 * SAN Luis OBISPO * CALIFORNIA 93408 ¢+ (805) 781-5600

Promoting the Wise Use of Land ¢ Helping to Build Great Communities

{ver 3.3hzrafan
Project Title & No. Coastal Christian School Land Use Ordinance Text Amendment and
Conditional Use Permit EDO08-078 / LRP2008-00011 / DRC2008-00021

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a
"Potentially Significant Impact" for at least one of the environmental factors checked below. Please
refer to the attached pages for discussion on mitigation measures or project revisions to either reduce
these impacts to less than significant levels or require further study.

Aesthetics Geology and Soils [[] Recreation

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

Biological Resources [] Population/Housing X water

[ Cultural Resources [] Public Services/Utilities X Land Use

DETERMINATION: (To be completed by the Lead Agency)

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

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

X 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.

O 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 pursuant 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 mW roposed project, nothing further is required.
Michael Conger '> _ 22.3efr. dog

Prepared by (Print) Signature Date
@ f +  Ellen Carroll,

&JW Qlwc,'m % Environmental Coordinator 7/ Z l/l&

eViewed by (Print) Signature (for) Date
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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 wildlife 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 includes the references used, as well as the agencies or groups that were contacted as a
part of the Initial Study. The Environmental Division uses the checklist to summarize the results of
the research accomplished during the initial environmental review of the project.

Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo
Environmental Division, Rm. 200, County Government Center, San Luis Obispo, CA, 93408-2040 or
call (805) 781-5600.

A. PROJECT

DESCRIPTION: Request by Coastal Christian School for a Land Use Ordinance Amendment
(LRP2008-00011) and a Conditional Use Permit (DRC2008-00021) to allow the phased development
of a private K-12 school. The proposal would involve an amendment to Section 22.106.020F.2 of the
Land Use Ordinance to allow the proposed school to be served by an on-site well, rather than
municipal water service. The Conditional Use Permit would authorize grading for (with site
disturbance of approximately 15.74 acres) and construction of approximately 85,852 square feet in
school buildings and ancillary outdoor facilities (e.g. sports fields, pool, parking lots, gardens, etc.).
The proposal also includes a request for an adjustment to the 35-foot height limitation to allow the
gymnasium building to have a height of approximately 36 feet, 6 inches. Construction would occur in
eight phases over a 10-year period. Upon completion of the first phase, the school will serve
approximately 200 students with 20 faculty/staff members; at buildout, the school will serve
approximately 600 students with 50 faculty/staff members. The project will result in approximately
15.74 acres of site disturbance over a 26.8-acre parcel. The project is located on the west side of
Oak Park Boulevard between James Way and Noyes Road, (at 705 North Oak Park Boulevard). The
site is immediately adjacent to the city limits of Pismo Beach and Arroyo Grande. The site is in the
San Luis Bay (Inland) Planning Area.

~ HISTORY

1. Original approval, 1979. In July 1979, the San Luis Obispo County Planning Commission
granted approval for the construction of a private school on the project site (County File
Number: R790207:1).

2. General Plan adoption, 1980. In December 1980, the San Luis Obispo County Board of
Supervisors adopted the County General Plan, including the San Luis Bay Area Plan (SLBAP).
The SLBAP included a Planning Area Standard requiring that development of a private school
on the project site adhere to the 1979 conditions of approval. The legislative intent of this
Planning Area Standard is presently unknown.

3. Grading of the site, 1980s. The project site was graded in anticipation of construction of the
private school during the 1980s. A review of the record indicates that the grading work was
done lawfully. County Public Works staff has indicated that the grading that occurred on this
site during the 1980s resulted in potential sedimentation. To address this, a large berm was
graded on the project site in order to retain storm waters and allow sediment to settle before
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discharging to Meadow Creek. This berm has had the unintentional effect of creating a
jurisdictional wetland on the project site. Review of recent aerial photography indicates that
the site has poor characteristics for natural regeneration of vegetation. Though the site was
partially graded, no structural development ever took place.

4, Annexation process, 1990s and 2000s. The project was included in the Los Robles del Mar
Specific Plan, which was adopted by the Pismo Beach City Council in 2003. The Specific Plan
was subject to a number of previous Environmental Impact Reports (EIRs) (Impact Sciences
(2001 and 2003) and Wood (2007)). The Local Agency Formation Commission (LAFCO),
which is the agency charged with review and approval of municipal annexations, denied this
annexation request. The denial was largely based on concerns pertaining to water availability
and introduction of the City of Pismo Beach as a second municipal user to a relatively confined
aquifer (Hood 2008). As the project site was not annexed to the City, the applicants have
decided to seek development entitlement through the County.

Coastal Christian School presently operates out of a facility on Farroll Avenue, within the City of
Arroyo Grande.

DETAILED PROJECT DESCRIPTION

The project will include the following components:

1. Authorization to use an on-site well. The project would amend Section 22.106.020F.2 of
the Land Use Ordinance in order to allow the school to obtain its water supply from a private
on-site well. Current ordinance standards require that development of a school on this site
adhere to conditions of approval established when the school was originally approved in 1979.
These conditions require that the school connect to the municipal water system of one of the
two adjacent cities. It is anticipated that allowing the school to be served by a private on-site
well will help to avoid significant water availability impacts, such as those raised by the Local
Agency Formation Commission (LAFCO) as part of the proposed Los Robles del Mar
annexation to the City of Pismo Beach (refer to “Water" section for further discussion).
Amendment of the ordinance would be required to allow the site to be served by an on-site
well.

2. Grading. The project will involve two phases of grading, totaling 15.36 acres of disturbance,
with approximately 60,699 cubic yards of cut and approximately 60,598 cubic yards of fill:

a. Phase A. Phase A grading will occur concurrently with the Phase 1 construction.
Grading is anticipated to have the following approximate earthwork quantities:
i. Cut— 28,750 cubic yards
ii. Fill ~ 28,114 cubic yards
iii. Disturbance — 6.28 acres

Phase A grading includes designation of two borrow sites: one to be located in the
vicinity of Buildings 8, 9, and 11 (approximately 4,100 cubic yards of borrow); and one
in the area of the proposed softball field (approximately 7,900 cubic yards of borrow).

b. Phase B. Phase B grading will occur concurrently with Phase 3 construction. Grading
is anticipated to have the following approximate earthwork quantities:
i. Cut- 31,949 cubic yards
ii. Fill — 32,484 cubic yards
iii. Disturbance ~ 9.08 acres
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3. Construction of school buildings. The Conditional Use Permit is a request to construct a K-
12 school with structures totaling 85,852 square feet.
a. Phase 1(1-3 Years). Phase One includes the construction of the following facilities:
i. Administration building (Building 1) — 2,800 square feet
ii. Classrooms (Building 2) — 14,600 square feet
iii. Media center (Building 3) — 1,800 square feet
iv. Kindergarten classrooms (Building 4) — 1,980 square feet
Phase 2 (3-5 Years). Multi-Purpose building (Building 5) — 14,400 square feet
c. Phase 3 (5-7 Years). Phase Three includes the construction of the following facilities:
i. Administration building (Building 6) - 3,500 square feet
ii. Science labs (Building 7) — 2,775 square feet
iii. Classrooms (Buildings 8 and 9) — 8,900 square feet
iv. Media center (Building 10) — 1,720 square feet
Phase 4 (7-10 Years). Industrial technology building (Building 11) — 3,780 square feet
Phase 5 (7-10 Years). Gymnasium (Building 12) — 17,700 square feet
Phase 6 (7-10 Years). Memorial garden (Building 13) - 1,140 square feet
Phase 7 (7-10 Years). No buildings proposed.
Phase 8 (7-10 Years). Chapel (Building 14) — 8,235 square feet

c

Se~oa

4. Construction of ancillary facilities. The following additional facilities will be constructed as
part of the school project:
a. Phase 1 (1-3 Years). Phase One includes the construction of the following ancillary
facilities:
i. 62 parking spaces.
ii. Football field / retention basin.
iii. Wetland mitigation feature.
b. Phase 2 (3-5 Years). Phase Two includes the construction of the following ancillary
facilities:
i. 124 parking spaces
ii. Covered outdoor dining area (between Buildings 3 and 4) — approximately
1,200 square feet
c. Phase 3 (5-7 Years). 62 parking spaces.
d. Phase 4 (7-10 Years). 6 parking spaces
e. Phase 5 (7-10 Years). Phase 5 includes the following ancillary facilities:
i. 96 parking spaces.
ii. Swimming pool.
f. Phase 6 (7-10 Years). Phase 6 includes the following ancillary facilities:
i. 2 parking spaces.
ii. Memorial garden.
iii. Outdoor education / retreat area.
g. Phase 7 (7-10 Years). Extend play field and add softball field.

5. Modifications/waivers. Also to be considered as part of this project is a request for
modification or waiver of the following standards:

a. Height (Building 12). The proposed gymnasium (Building 12) has a height of
approximately 36 feet, 6 inches from average natural grade. The height limitation
established by ordinance is 35 feet. The applicants are requesting maodification of the
height restriction for Building 12 based on Section 22.10.090C.2.a. This section allows
the Planning Commission to authorize a height modification, based on certain findings.
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6. Secondary access. Based on County/Cal Fire review, a requirement for a secondary access
point will apply beginning with Phase 2 (3-5 years). The secondary access will be achieved as
follows:

a. If the improvements for the proposed Los Robles del Mar subdivision have been
completed, the school will connect to that subdivision’s street network. This will require
no further site work beyond what is anticipated in Grading Phase B.

b. If the improvements for the proposed Los Robles del Mar subdivision have not been
completed, the school will need to obtain easements through the Los Robles del Mar
subdivision and improve an access driveway to Cal Fire standards to connect the
school's secondary access point to Oak Park Boulevard at Meadowlark Drive. This
driveway would occur in the same alignment as the roads proposed in the Los Robles
del Mar Specific Plan (City of Pismo Beach).

Development of the secondary access driveway is not separately addressed as part of this
Initial Study. Instead, the impacts and mitigation measures for site work on the Los Robles del
Mar site are covered in the Final Supplemental Environmental Impact Report (FSEIR) for the
Los Robles del Mar Specific Plan (May 2003), which was certified by the Pismo Beach City
Council. The following mitigation measures identified in the FSEIR (Impact Sciences 2001
and 2003) will pertain to the development of secondary access:

AG-6, pertaining to construction of the internal arterial road.

AQ-1 through AQ-12, pertaining to reduction of air contaminants during construction.
BIO-1, pertaining to wetland mitigation.

BIO-3, pertaining to oak tree mitigation.

BIO-4, pertaining to avoidance of oak tree impacts.

BIO-6, pertaining to protection of sensitive species.

CR-1, pertaining to discovery of archaeological resources during ground disturbance.
DR-3, DR-5, and DR-6, pertaining to drainage.

T-2, pertaining to restriping Oak Park Boulevard.

The above measures are incorporated into this document by reference as though set forth in
full.
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ASSESSOR PARCEL NUMBER(S): 079-261-012

Latitude: 35 degrees 8' 18.336" N Longitude: 120 degrees 36’ SUPERVISORIAL DISTRICT #3
22.627"W

'B.  EXISTING SETTING

PLANNING AREA: San Luis Bay (Inland), Rural

LAND USE CATEGORY:  Rural Lands

COMBINING DESIGNATION(S): None

EXISTING USES:  Undeveloped

TOPOGRAPRHY: Moderately sloping to steeply sloping

VEGETATION: Grasses

PARCEL SIZE: 26.8 acres

SURROUNDING LAND USE CATEGORIES AND USES:

qu{f]{ Rural Lands; undeveloped East: City of Arroyo Grande; residential ]
South: City of Pismo Beach ; medical offices West: Rural Lands; undeyﬂqggd _,
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C. ENVIRONMENTAL ANALYSIS

During the Initial Study process, several issues were identified as having potentially gigniﬁcqnt
environmental effects (see following Initial Study). Those potentially significant items associated with
the proposed uses can be minimized to less than significant levels.
COUNTY OF SAN LUIS OBISPO
INITIAL STUDY CHECKLIST

1. AESTHETICS - Will the project: Potentially Impactcan Insignificant Not

Significant & will be Impact Applicable
mitigated
a) Create an aesthetically incompatible [] X ] ]

site open to public view?

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

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?

f Other:

OO o0dgd
O X

OX O 0O O
OO0 Od o4

Setting. The project site is an undeveloped parcel located on Oak Park Boulevard, adjacent to the
city limits of Pismo Beach to the south and west and Arroyo Grande to the east. It is in the sphere of
influence for the City of Pismo Beach, however, an annexation request for the site along with a
neighboring parcel (the Los Robles del Mar annexation) was denied in February 2008 by the Local
Agency Formation Commission (LAFCO).

The site is moderately to steeply sloping upward from Oak Park Boulevard. Existing vegetation
consists primarily of grassland and scattered oak trees on the portion of the site where the school will
be located. The western portion of the site contains denser oak woodiand and some riparian
vegetation along a wetland corridor.

The site was previously graded when the school was originally approved in 1979 and many areas of
the site remain unvegetated from the prior disturbance.

Impact. As proposed, the project will result in construction of 14 buildings totaling 85,852 square feet.
The elevations of the proposed structures range from 20 feet to 36 feet, six inches. Due to the
location of the school and height of the proposed buildings, the project will be visible from James
Way, Oak Park Boulevard, Equestrian Way, and several local streets within the Cities of Pismo Beach
and Arroyo Grande.

Impact on Public View — While, the project will be visible from public areas (e.g. Oak Park Boulevard),
the project will not be incompatible with the aesthetics in the surrounding area. Although the parcel is
zoned Rural Lands, it is adjacent to urban development within the cities of Pismo Beach and Arroyo
Grande. The parcel immediately to the south is developed with medical offices and there is a large
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church facility and regional post office directly behind the office complex. The proposed school will
introduce new development on the project site; however it will not cause a significant visual impact
due to the existing urban level development surrounding the school property to the south and east.

Design changes through the permit process have resulted in less grading, reduced building heights,
reduced retaining wall heights and increased landscaping to minimize the impacts associated with
development of the school.

Change in Visual Character — As discussed above, the project site is located immediately adjacent to
urbanized development on two sides. As such, it is not anticipated that development of a school in
this location will result in a significant impact due to change in visual character.

Night Lighting and Glare — The sports fields will not have lights; however, the school will have lighting
on the buildings and in the parking areas. These areas are away from the residential development
(over 300 feet) within Pismo Beach to the west and should not adversely impact those residences.
The applicant has proposed shielded lighting in order to ensure the residential areas are not affected.

Impact on Unique Physical Features — The project site was previously graded in the early 1980s. Due
to erosive soil conditions, a large berm was created at the southeast comner of the site in order to
retain sediment. As a result of this grading, a wetland area was created on site. As part of the
project, the applicants are proposing to impact a portion of the wetland area in order to create a
football field (doubling as a retention basin) and a baseball field. A more thorough discussion of
wetland impacts is included in the “Biological Resources” section of this document. Mitigation is also
proposed in the “Biological Resources” section which will require creation of an engineered wetland
area, which will also serve a stormwater conveyance function. The engineered wetland will include
the same aesthetic features (e.g. hydrophytic vegetation) as the existing wetland area. Because the
wetlands will be fully mitigated, this impact is considered to be less-than-significant.

Mitigation/Conclusion. Beyond the design changes that have already been incorporated into school
facility during the permit process, the applicant has agreed to the following mitigation measures to
further reduce the visual impacts from key viewing areas such as James Way and Oak Park

Boulevard (see attached Developer's Statement):

¢ Landscaped screening of at least 50 percent of the structures (viewed from James Way and Oak
Park Boulevard) within 5 years.

e Landscaped screening of retaining walls with plants that will “climb” up the walls, or with “trailing”
plants that will grow over the walls.

e Using darker, muted, earth-tone colors in order to better blend structures with the undeveloped

hillsides to the north and west.

2. AGRICULTURAL RESOURCES Potentially Impactcan Insignificant Not

: . g, Significant & will be Impact Applicable

- Will the project: mitigated

a) Convert prime agricultural land to [] ] X ]
non-agricultural use?

b)  Impair agricultural use of other [] [] X ]
property or result in conversion to
other uses?

¢) Conflict with existing zoning or ] [] [] X

Williamson Act program?
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2. AGRICULTURAL RESOURCES Folentialy  Impactoan Insignificant Not

- Will the project: mitigated

d) Other: l:l |:| D D

Setting. Project Elements. The following area-specific elements relate to the property’s importance
for agricultural production: 4

Land Use Category: Rural Lands Historic/Existing Commercial Crops: None
State Classification: Not prime farmland In Agricultural Preserve? No

Under Williamson Act contract? No

The soil type(s) and characteristics on the subject property include:

Briones loamy sand (15 - 50 % slope). This moderately to steeply sloping sandy soil is considered
moderately drained. The soil has low erodibility and low shrink-swell characteristics, as
well as having potential septic system constraints due to: poor filtering capabilities,
steep slopes, shallow depth to bedrock. The soil is considered Class VIl without
irrigation and Class is not rated when irrigated.

Pismo loamy sand (9 - 30 % slope). This moderately sloping shallow sandy soil is considered Very
poorly drained. The soil has low erodibility and low shrink-swell characteristics, as well
as having potential septic system constraints due to: steep slopes, shallow depth to
bedrock. The soil is considered Class VIl without irrigation and Class is not rated when

irrigated.
Impact. The project is located in a predominantly non-agricultural area with some limited grazing
occurring on adjacent properties to the north and west of the site. The Agricultural Commissioner's
Office has reviewed the project and has concluded that no significant impacts to agricultural resources
are anticipated (Mike Isensee; March 9, 2010 email)

Mitigation/Conclusion. No mitigation measures are necessary.

3. AIR QUALITY - will the project:  Potentially Impactcan Insignificant Not

Significant & will be Impact Applicable
mitigated
a) Violate any state or federal ambient D DX} [:| D
air quality standard, or exceed air
quality emission thresholds as
established by County Air Pollution
Control District?
b) Expose any sensitive receptor to ] [] X ]
substantial air pollutant
concentrations?
c) Create or subject individuals to ] [] X ]
objectionable odors?
d)  Be inconsistent with the District's [] X [] []
Clean Air Plan?
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3. AIRQU A|_|‘|'Y - Will the project: ~ Potentially  Impactcan Insignificant Not
Significant & will be Impact Applicable

mitigated

e) Other: |:| |:| D D

Setting. The Air Pollution Control District (APCD) has developed the 2009 CEQA Air Quality
Handbook to evaluate project specific impacts and help determine if air quality mitigation measures
are needed, or if potentially significant impacts could result. To evaluate long-term emissions,
cumulative effects, and establish countywide programs to reach acceptable air quality levels, a Clean
Air Plan has been adopted (prepared by APCD).

The California Attorney General has required numerous projects reviewed through CEQA, to quantify
and implement feasible project level mitigation of greenhouse gas (GHG) emissions. Further, the
Attorney General has stated that any project that produces large GHG emission increases clearly
could be an obstacle to the State’s effort to reach the goals defined in AB 32 and SB 375 to reduce
greenhouse gas emissions and promote sustainable community strategies.

On June 19, 2008, the State of California’s Governor's Office of Planning and Research (OPR)
released a Technical Advisory entitled CEQA AND CLIMATE CHANGE: Addressing Climate Change
Through California Environmental Quality Act Review. This document states:

Lead agencies should make a good-faith effort, based on available information, to
calculate, model, or estimate the amount of CO; and other greenhouse gases (GHGs)
emissions from a project, including the emissions associated with vehicular traffic,
energy consumption, water usage and construction activities.

The potential effects of a project may be individually limited but cumulatively
considerable. Lead agencies should not dismiss a proposed project's direct and/or
indirect climate change impacts without careful available information and analysis
should be provided for any project that may significantly contribute new GHG
emissions, either individually or cumulatively, directly or indirectly (e.g., transportation
impacts).

The California Air Pollution Control Officer Association (CAPCOA) published a document in January
2008 entitled “CEQA and Climate Change.” The document is available at:

http://www.capcoa.orq/CEQA/CAPCOA%20White%20Paper.pdf

This document provides methods for analyzing GHG both quantitatively and qualitatively a_nd also
provides a list of mitigations. This document is supported by both the Office of Planning and
Research and the Attorney General's office.

Impact. As proposed, the project will result in the disturbance of approximately 15.74 acres. This will
result in the creation of construction dust, as well as short- and long-term vehicle emissions.

Fugitive Dust and Operational Emissions — Based on the referral response from the APCD, the project
will be below the threshold of significance for diesel particulate matter emissions, but will exceed the
threshold for particulate matter (fugitive dust) emissions during the construction phase of the project.
Additionally, the project is expected to generate approximately 37.6 pounds of ozone precursors per
day during operations. This exceeds the threshold for ozone precursors, which is 25 pounds per day.
Ozone precursors include nitrous oxides (NOx) and reactive organic gases (ROGs). Mitigation
measures are proposed to address these issues as well as naturally occurring asbestos,
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developmental burning and operational phase emissions.

Greenhouse Gases — The project will result in emissions of carbon dioxide (CO;) and other
greenhouse gases (GHGs), based on the following activities:

e Construction
o Construction vehicle trips
o Equipment / machinery use
o Production of source materials (embodied energy)
o Transportation of source materials
o Removal of vegetation (reduction of carbon sequestration)

e Qperational
o Vehicle trips
o Energy use to power buildings and ancillary facilities

The Attorney General requires GHG impact evaluation and the implementation of feasible mitigation
at the project level. As such, the project's environmental review should identify the project's carbon
dioxide (CO,) emissions as well as other GHG sources converted to carbon dioxide equivalents and
should identify feasible mitigation that the project shall implement. URBEMIS 9.2 software estimates
operational CO, emissions for this project at 1,110 annual metric tons. The “service population”
associated with the school will be 650 persons (600 students, 50 facuity/staff), which brings the CO,-
equivalent emissions to approximately 1.71 metric tons per capita.

At this time, the San Luis Obispo County Air Pollution Control District (APCD) has not adopted
revisions to its CEQA guidelines to incorporate GHG standards and thresholds. The APCD has,
however, recently referenced the standards and thresholds adopted by the Bay Area Air Quality
Management District (BAAQMD), which are set at 4.6 metric tons per capita. Based on this threshold,
the project will fall below a level of significance for greenhouse gas emissions. Nonetheless, when
considered cumulatively with other existing and proposed projects, this project may contribute towards
a cumulatively significant effect.

Mitigation/Conclusion. Fugitive Dust and Operational Emissions — The project will be required to
comply with the following standard construction or operational mitigation measures, as described in
APCD’s response or CEQA Air Quality Handbook: fugitive dust control measures (as specified in
Section 22.52.160C.1 of the Land Use Ordinance); incorporate operational emission reductions by
including several measures to increase efficiency above minimum state requirements and/or provide
for alternative transportation modes. In addition, developmental burning will not be allowed as part of
development of the project site. The applicant has agreed to incorporate these measures into the
project (see Developer’'s Statement).

Greenhouse Gases - The applicant is required to implement feasible GHG mitigation measures
identified in the above-referenced CAPCOA document or from other proven energy efficiency
measures. In some cases where the available measures are marginally effective, off-site GHG
mitigation fees are appropriate. Refer to Exhibit B — Mitigation Summary Table.

Upon implementation of these measures, air quality impacts will be reduced to less than significant
levels.

4. BIOLOGICAL RESOURCES - Potentially Impactcan Insignificant Not
Will the project: Significant & will be Impact Applicable

mitigated
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Setting. The following are existing elements on or near the proposed project relating to potential
biological concerns:

On-site Vegetation: Oak woodland, riparian, Pismo Clarkia
Name and distance from blue line creek(s): unnamed creek located about 0.27 mile to the south

Habitat(s): California red-legged frog habitat, potential pismo clarkia habitat, Santa Barbara
vernal pool region, Coast live oak woodland (34-75%)

The Natural Diversity Database (or other biological references) identified the following species
potentially existing within approximately one mile of the proposed project:

Plants- La panza mariposa lily (Calochortus obispoensis) has been found about 0.2 mile to the north.

Pismo clarkia (Clarkia speciosa ssp. immaculate) has been found about 0.2 mile the north; 0.6
mile to the south; 0.76 mile to the east; and 0.97 mile to the southeast.

Wells's manzanita (Arctostaphylos wellsij) has been found about 0.2 mile to the north; 0.96
mile to the northwest; 0.65 and 0.93 mile to the northeast.

Black-flowered figwort (Scrophularia atrata) has been found about 0.86 mile to the west.

Beach spectaclepod (Dithyrea maritima) has been found about 0.78 mile to the southwest. by
the CNPS (List 1B, RED 3-3-2).

Marsh sandwort (Arenaria paludicola) has been found about 0.78 mile to the southwest.
Surf thistle (Cirsium rhothophilum) has been found about 0.78 mile to the southwest.

The straight- or one-awned spineflower (Chorizanthe rectispina) has been found about 0.56
and 0.92 mile to the southeast and 0.76 mile to the east.

Hoover’s bentgrass (Agrostis hooveri) has been found about 0.64 mile to the southeast.
Wildlife- American badger (Taxidea taxus) have been found about 0.51 mile to the east.

Southwestern pond turtle (Clemmys marmorata pallida) has been found about 0.96 mile to
the east.
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Habitat- Potential Pismo clarkia (Clarkia speciosa ssp. immaculate) habitat has been found on-site.

California red-legged frogs (Rana aurora draytonii) habitat has been found about 0.19
mile to the north.

Coast live oak woodland (34-75%) has been found about 0.77 mile to the northwest. Coast
and Valley Freshwater Marsh has been found about 0.77 mile to the southwest.

Vernal Pool Region

The project site occurs within the Santa Barbara Vernal Pool Region, as designated by
the California Department of Fish and Game and is also in an area with identified
vernal pool habitat. Vernal pool habitat consists of seasonal wetlands (i.e. areas that
pond water during the wet season and dry up during the summer months) that may
provide habitat for sensitive aquatic plant and animal species.

A biological resource assessment was prepared for the site (Rincon Consultants, March 2010,
attached Appendix A). This assessment is an update to a previously prepared biological report
completed in 2002 (Rincon Consultants, 2002). Plant surveys were conducted April -~ July 2009.

The updated report found Pismo Clarkia (a federally listed rare and endangered species) and Well's
Manzanita (a CNPS List 1B species) occurring mainly in the southern and central portions of the site.
In addition, four sensitive plant communities — coastal and valley freshwater marsh, central coast
arroyo willow riparian forest/scrub, Central Coastal Scrub and oak woodland - were found on the

property.
Five California Red Legged Frog surveys were conducted between May and July 2009. No evidence
of the species was found during those surveys.

Jurisdictional wetlands along the northern and southern drainages on the site are subject to Army
Corps of Engineers (USACE), Regional Water Quality Control Board (RWQCB) and California
Department of Fish and Game (CDFG) permits for disturbance in these areas.

Impact.

Build out of the entire project will result in site disturbance of 15.74 acres. The majority of the areas
where the proposed buildings and parking lots are to be located are in the previously graded portions
of the site. This area is primarily unvegetated or non-native grassland with pampas grass the
predominant plant species.

Sensitive Plants —~ The biological report indicated that 15 Wells's Manzanita shrubs will be removed
with the proposed development, as well as coast live oak trees (see further discussion below). The
project was redesigned so that no Pismo Clarkia plants will be removed and to provide a 25-foot
buffer from existing plants.

Sensitive_Wildlife — In addition to the impacts to flora on the site, the fragmenting of habitat and
introducing human activities into a natural environment will cause impacts for animal species such as:
horned and legless lizards, American Badger and migratory birds using the site for nesting.

Sensilive_Habitats ~ Site disturbance and grading will impact approximately 2.65 acres of riparian
habitat and wetlands. While this is also a water quality and drainage issue, preventing herbicides,
pesticides and runoff from reaching these areas is a biological concern, because introducing
chemicals and heavy sediment could result in further loss of species and/or habitat. The project was
redesigned to lessen the impact to this habitat area.

In addition, a tree protection report was prepared (Carolyn Leach Consulting, February 2010). This
report found 163 oak trees on the project site, with a trunk diameter greater than six inches in
diameter. Current plans show 24 trees to be removed and 18 trees impacted with the entire project.
In order to mitigate for the loss of these trees, 132 trees will need to be replanted on the project site
(4:1 ratio for trees removed and 2:1 ratio for trees impacted). This amount may be amended based
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on final grading plans showing exact numbers of trees to be removed and impacted.

Eermit Jurisdiction - The proposed site disturbance is subject to CDFG streambed alteration permits,
discharge permits by the RWQCB and Section 404 permits by the USACE. The biological reports
prepared (Rincon 2010) indicate approximately 0.73 acres of disturbance subject to RWQCB and
USACE jurisdiction (includes approximately 0.55 acres of riparian wetlands and 0.18 of freshwater
emergent wetlands) and approximately 1.92 acres of disturbance subject to CDFG jurisdiction.

Mitigation/Conclusion.

In orc!er to reduce biological impacts to a level of insignificance, the applicant has agreed to the
following measures, discussed in further detail in the Exhibit B mitigation summary table below:

Wetland Impacts — The project shall mitigate for wetland loss as follows:

¢ Restoration of lost riparian and/or wetland habitat is required to be mitigated at a 1:1 basis,. The
project has been designed to include construction of an engineered wetland feature which meets
the 1:1 threshold. The applicant will be required to develop a restoration plan and habitat
mitigation plan that meet the following parameters:

o The plan shall ensure no-net loss of the functions or values of these habitat types
onsite in support of issuance of construction and regulatory agency permits.

.0 The restoration plan shall be prepared by a County-approved biologist and shall
include the locations, amounts, size and types of plants to be replanted, planting and
weed control methods, irrigation methods and timing, monitoring methods and timing,
success criteria, and reporting requirements.

o The restoration plan shall be monitored for success by a County-approved biologist for
a minimum of five years or until the County has determined that restoration is
successful.

o Educational signage illustrating the natural riparian resources on-site should also be
installed throughout the restored habitat to benefit the student community.

o A fencing plan shall be prepared demonstrating how public intrusion into the sensitive
wetland areas will be minimized.

o The restoration plan and habitat mitigation plan shall meet with the approval of the
County and all state, and federal agencies with jurisdiction over the impacted wetlands.

Oak Tree Impacts — The project shall mitigate for impacts to oak tree habitats as follows:

e Prior to issuance of construction and/or grading permits, the applicant shall clearly show all oak
trees within 50 feet of areas proposed for new disturbance (e.g. turnouts, construction of the
residence) on the grading and site plans. Oak trees within 50 feet of grading activities shall be
fenced and flagged for protection prior to permit issuance. Fencing shall be clearly shown on the
grading plans to be located at the root zone. Where grading activities will occur within the root
zone, fencing may be placed at the limits of grading activities.

¢ Prior to issuance of construction and/or grading permit, the applicant shall provide a.tree mitigation
plan for review and approval by the Environmental Coordinator. The mitigation plan shall
demonstrate compliance with the following measures:

o Number of Trees — The tree mitigation plan shall provide for the planting, iq kind, at a
2:1 ratio for oak trees designated for impact but not removal and at a 4:1 ratio for trees
designated for removal.

o Location/Density — The location shall be clearly shown on the plans. Trees shall .be
planted at no greater a density than the average density of oaks on the site. Location
of newly planted trees should adhere to the following, whenever possible: on the north
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side of and at the canopy/dripline edge of existing mature native trees; on north-facing
slopes; within drainage swales (except when riparian habitat present);, where topsoil is
present; and away from continuously wet areas (e.g. lawns, leach lines).

Species — Trees shall be of the same species of the trees impacted. The species shall
be clearly specified on the plans.

Size — Replacement oak trees shall be from either vertical tubes or deep, one-gallon
container sizes.

Planting — Replanting shall be completed as soon as it is feasible (e.g. irrigation water
is available, grading done in replant area). Replant areas shall be either in native
topsoil or areas where native topsoil has been reapplied. If the latter, top soil shall be
carefully removed and stockpiled for spreading over graded areas to be replanted (set
aside enough for 6-12" layer). If possible, planting during the warmest, driest months
(June through September) shall be avoided. In addition, standard planting procedures
(e.g., planting tablets, initial deep watering) shall be used. :

Maintenance — Newly planted trees shall be maintained until successfully established.
This shall include protection (e.g. tree shelters, caging) from animals (e.g., deer,
rodents), regular weeding of at least a three foot radius out from the planting, and
adequate watering (e.g., drip-irrigation system). Hand removal of weeds shall be kept
up on a regular basis at least once in late spring (April) and once in early winter
(December).

Irrigation/Watering — Irrigation details shall be clearly shown on the plans. Watering
should be controlled so only enough is used to initially establish the tree, and reducing
to zero over a three year period.

Sensitive Plants — The project shall mitigate for potential impacts to Well's Manzanita and Pismo

clarkia, as follows:

» The applicant shall retain a County-approved biologist to develop a mitigation and monitoring plan,
subject to County review and approval. The mitigation and monitoring plan shall include, at a
minimum, the following contents:

o

o

(o]

The overall goals and measurable objectives of the mitigation and monitoring plan;
Specific areas proposed for revegetation and their size;

Specific habitat management and protection concepts to be used to ensure long-term
maintenance and protection of the mitigation and open space areas;

Success criteria based on the goals and measurable objectives to ensure a viable
occurrences persist onsite;

An adaptive management program to address both foreseen and unforeseen
circumstances relating to the preservation and mitigation programs;

Remedial measures to address negative impacts to these species post-construction
when the school is operational;

An education program to inform teachers, students and their families of the sensitive
biological resources on-site, and to provide methods that can facilitate future
educational opportunities with these resources;

Reporting requirements to track success or failure of the mitigation program and to
ensure consistent data collection and reporting methods used by monitoring personnel;
and,
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o Maintenance and cost estimates.

e Prior to initiation of site disturbance activities, all construction personnel associated with the
project should attend a worker education program regarding the special-status plant and animal
species occurrences on-site, as well as sensitive habitats present. The specifics of this program
should include identification of the plant and animals and their habitat, and careful review of the
limits of construction required to reduce impacts to the species. A fact sheet conveying this
information should also be prepared for distribution to all contractors, their employers, and other
personnel involved with construction of the school.

Sensitive Wildlife — The applicant shall mitigate for potential impacts to sensitive wildlife as follows:
o Exterior lighting within 100 feet of open space areas shall be shielded downward.

e Landscaping plans shall be reviewed by a County-approved biologist to demonstrate that the
plans will not result in introduction of invasive non-native species.

¢ Pre-construction surveys shall be required for the following species, approximately 2 to 4 weeks
prior to construction: '

o American badger

o Nesting raptors and/or roosting bats — unless site disturbance activities will occur
entirely between September 1 and February 1; and

o Coast horned lizard and silvery legless lizard

The survey shall cover the entire area proposed for development for that phase of construction,
including new areas to be used for refuse or soil storage, road construction, or grading for other
facilities;

e As part of the pre-construction survey process, in order to avoid potential impacts to the American
badger, the applicant shall comply with the following measures:

o Surveys shall focus on both old and new den sites, and the biologist should evaluate
whether dens are presently occupied;

o If dens are too long to see the end, a fiber optic scope (or other acceptable method)
" should be used to assess the presence of badgers;

o Inactive dens shall be excavated by hand with a shovel to prevent badgers from re-
using them during construction; and

o Badgers shall be discouraged from using currently active dens prior to the grading of
the site by partially blocking the entrance of the den with sticks, debris and soil for 3 to
5 days. Access to the den should be incrementally blocked to a greater degree over
this period. This would cause the badger to abandon the den site and move elsewhere.
After badgers have stopped using active dens within the project boundary, the dens
shall be hand-excavated with a shovel to prevent reuse.

e As part of the pre-construction survey prdcess, in order to avoid potential impacts to sensitive
reptiles, the applicant shall comply with the following measures:

o Raking of leaf litter and sand under shrubs within suitable habitat in the area to be
disturbed to a minimum depth of eight inches for the silvery legless lizard.

o In addition to raking, “coverboards” could be used to capture silvery legless lizards and
coast horned lizards. Coverboards can consist of untreated lumber, sheet metal,
corrugated steel, or other flat material used to survey for reptiles and amphibians.
Coverboards (a minimum size of 4'x4’) could be placed in the survey area a minimum
of four weeks before construction. Captured lizards would be placed immediately into
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containers containing sand or moist paper towels and released in designated release
areas no more than three hours after capture.

e As part of the pre-construction survey process, in order to avoid potential impacts to protected
birds and/or bats, the applicant shall comply with the following measures:

o Visual surveys for bats should be conducted in the vicinity of all trees that have
cavities, broken limbs resulting in hanging woody debris, and large patches of loose
bark.

o Surveys shall be conducted two weeks prior to any construction activities.

o If no active nests or roosts are located, ground disturbing/construction activities can
proceed. If active nests or roosts are located, then all construction work shall be
conducted outside a non-disturbance buffer zone to be developed based on the
species, slope aspect and surrounding vegetation.

o No direct disturbance to nests should occur until the young are no longer reliant on the
nest site as determined by the County-approved biologist.

o The County-approved biologist shall conduct monitoring of the nest until all young have
fledged.

o If bat roosts are found in trees, bat exclusionary measures (such as netting placed over
cavities) shall be used to prevent bats from returning to the roost. These efforts shall
be overseen by a qualified biologist with experience in bat exclusions.

o If bat roost sites are found on-site, compensatory mitigation for the loss of roost sites
shall include, but not be limited to, the installation of bat houses that can accommodate
twice the number of bats as were detected during the surveys. Bat houses shall be
located in suitable habitats away from disturbance areas.

General Impacts - The project will result in potential impacts to sensitive habitats (e.g. wetland areas,
oak woodlands, etc.) and to sensitive species (e.g. Well's Manzanita, Pismo clarkia, etc.). In order to
mitigate for impacts to these biological resources the applicant shall do the following:

e The applicant shall grant an open space easement to the County. The open space easement
shall encompass the following portions of the site:

o Those portions of the site being constructed and restored as wetlands to mitigate for
wetland loss pursuant to these mitigation measures and the approved wetland habitat
mitigation plan.

o Areas where Pismo clarkia specimens were identified by Rincon (2010), plus the
required 25-foot buffer zone.

o Areas designated for the planting of Manzanita shrubs to offset impacts to Well's
Manzanita.

» The open space easement may allow the open space easement areas to be used for
educational purposes, subject to the development of an open space maintenance plan
approved by the County and any other state/federal agencies with jurisdiction over the open
space easement areas.

» The County shall retain a biological monitor, funded by the applicant, to monitor and report on
all site disturbance activities on the project site.
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Setting. The project is located in an area historically occupied by the Obispeno Chumash. . No
historic structures are present and no paleontological resources are known to exist in the area.

Impact. A Phase | (surface) survey was conducted (Singer 1993) for the Los Robles Annexation
project. No evidence of cultural materials was noted on the property. Impacts to historical or
paleontological resources are not expected.

Mitigation/Conclusion. No significant cultural resource impacts are expected to occur, and no
mitigation measures are necessary.

b)

9)

GEOLOGY AND SOILS - Potentially Impact can Insignificant 2Ot icab
. . Significant & will be Impact cable
Will the project: 'an mitigated P i
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changes, loss of topsoil or unstable
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Change rates of soil absorption, or ] X ] ]
amount or direction of surface
runoff?
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expansive soils?

]
]
X
[

Change the drainage patterns where
substantial on- or off-site
sedimentation/ erosion or flooding
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Involve activities within the 100-year [] [] X H
flood zone?
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X
[
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Setting

GEOLOGY - The following relates to the project's geologic aspects or conditions:
Topography: Moderately sloping to steeply sloping
Within County's Geologic Study Area?: No
Landslide Risk Potential: High
Liquefaction Potential: Low
Nearby potentially active faults?: Yes Distance? 0.07 mile to the south
Area known to contain serpentine or ultramafic rock or soils?: No
Shrink/Swell potential of soil: Low
Other notable geologic features? None

DRAINAGE - The following relates to the project’s drainage aspects:
Within the 100-year Flood Hazard designation? No
Closest creek? unnamedDistance? Approximately 0.27 mile to the southwest
Soil drainage characteristics: Very poorly drained to moderately drained

For areas where drainage is identified as a potential issue, the Land Use Ordinance (LUO Sec.
22.52.080 or CZLUO Sec. 23.05.042) includes a provision to prepare a drainage plan to minimize
potential drainage impacts. When required, this plan would need to address measures such as:
constructing on-site retention or detention basins, or installing surface water flow dissipaters. This
plan would also need to show that the increased surface runoff would have no more impacts than that
caused by historic flows.

SEDIMENTATION AND EROSION - Soil type, amount of disturbance and slopes are key aspects to
analyzing potential sedimentation and erosion issues. The project's soil types and descriptions are
listed in the previous Agriculture section under “Setting”. As described in the NRCS Soil Survey, the
the project’s soil erodibility is as follows:

Soil erodibility: Low

Despite the low soil erodibility index, the site has had a documented history of soil erosion, associated
with prior grading activities.

When highly erosive conditions exist, a sedimentation and erosion control plan is required (LUO Sec.
22.52.090, CZLUO Sec. 23.05.036) to minimize these impacts. When required, the plan is prepared

by a civil engineer to address both temporary and long-term sedimentation and erosion impacts.
Projects involving more than one acre of disturbance are subject to the preparation of a Storm Water
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Pollution Pr_evention Plan (SWPPP), which focuses on controlling storm water runoff. The Regional
Water Quality Control Board is the local extension who monitors this program.

Irr!pact. As proposed, the project will result in the disturbance of approximately 15.4 acres. The
primary concern with this site is the steepness of the slopes and controlling runoff to the on-site
wetlands and riparian habitat, as stated above in the Biological Resources section. When large areas
of impervious surfaces are added to poorly drained soils the increased runoff, including large amounts
of sediment, can cause increased siltation of the wetland and loss of riparian habitat. Uncontrolled
runoff can also pose a hazard to off-site properties, in this case, basins located within the City of
Arroyo Grande.

Drainage — Development of the project site will introduce impervious surfacing to an undeveloped site.
Impervious surfacing affects drainage by increasing the volume of runoff, increasing the velocity of
runoff, redirecting runoff, increasing peak discharge, and reducing infiltration. The preliminary
drainage plan provides a number of Low Impact Development (LID) strategies designed to counteract
these impacts:

¢ Retention Basin — all on-site drainage is directed towards the proposed football field, which will
double as a retention basin. The retention basin will allow sediment and other pollutants to settle
before water is discharged.

e Bioswale / Vegetated Channel — Drainage running onto the project site (‘run-on”) from the Los
Robles del Mar site to the west will be routed through a vegetated channel before discharging to
the retention basin. The bioswale will function to slow the water and filter poliutants.

e Permeable Pavers — Permeable pavers are proposed in several portions of the parking lot.
Permeable pavers allow water to infiltrate without running off into the stormwater conveyance
system. This reduces the volume of the runoff and

Erosion and Sedimentation — The project site has a documented history of erosion and sedimentation.
Previous grading activities which occurred on the site in the early 1980s resulted in substantial site
erosion, and contributed towards sedimentation in Meadow Creek and Pismo Lake.

Because the project will involve in excess of one acre of site disturbance, the applicant’s will need to
apply to the State Water Resources Control Board (SWRCB) for coverage under the Construction
General Permit. This entails preparation of a Stormwater Pollution Prevention Plan (SWPPP). A
SWPPP is a document which specifies stormwater Best Management Practices (BMPs) to be put into
place prior to, during, and after construction activities. Pursuant to the new Construction General
Permit order (effective July 2010), a qualified practitioner will be required to monitor for compliance
with the SWPPP.

Less than Significant Impacts — Impacts are expected to be less than significant for the following issue
areas:

e Exposure to unstable soil conditions, as the project will be required to comply with soil engineer
recommendations and the requirements established in the California Building Code, which are
designed to ensure that life and property will be protected from unstable soil conditions. The
landslide risk is considered high due to the steepness of the slopes on the property and a
potentially active fault within a mile of the project site. Proper construction techniques will need to
be incorporated in ensure stabilization of the structures.

Mitigation/Conclusion. Several low-impact design (LID) strategies have been incorporated into the
design of the project, including providing a grading plan with more terracing to reduce the height of
retaining walls, use of a retention basin and installing pervious parking areas. These measures will
help reduce the amount of runoff leaving the developed portions of the site. Additional measures to
further reduce drainage and sedimentation impacts are recommended including: replacing the
underground storm drain with vegetated channels, bioswales or retention cells, using concrete
planting areas with curb cuts in parking lots, and directing building drainage to catchment devices or

County of San Luis Obispo, Initial Study for Coastal Christian School Page 22



vegetated swales. These measures, along with a comprehensive drainage plan, sedimentation and
erosion control plan and Storm Water Pollution Prevention Plan will reduce impacts to a level of

insignificance.
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Setting. The project is not located in an area of known hazardous material contamination. With
regards to potential fire hazards, the subject project is within the moderate Fire Hazard Severity Zone.
Based on the County's fire response time map, it will take approximately 10-15 minutes to respond to
a call regarding fire or life safety (the CalFire station in the City of Pismo Beach is within seven miles
of the project site). Refer to the Public Services section for further discussion on Fire Safety impacts.
The project is not within the Airport Review area.

Impact. 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.

Fire Safety — The City of Pismo Beach will provide fire protection service to the project site.
Additionally, as the project is located in the unincorporated County, the County Fire Department will
also provide fire protection service. Both agencies contract with the California Department of Forestry
and Fire Protection (Cal Fire). The project plans were reviewed by Cal Fire, and a fire safety
clearance letter was provided. Cal Fire determined that a secondary access point will be required
before completion of Phase 3.

Emergency Evacuation — The school will directly access Oak Park Boulevard from a newly proposed
driveway. Oak Park Bouleveard is an arterial road, as defined in the County’s General Plan. As such,
it is well connected to the existing road network system in the Cities of Arroyo Grande, Pismo Beach,
and Grover Beach. Additionally, Oak Park connects to State Highway 227 by way of Noyes Road and
to Price Canyon Road by way of Old Oak Park Road. As such, the school's location appears to allow
sufficient options for emergency evacuation.
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Mitigation/Conclusion. No significant impacts as a result of hazards or hazardous materials are
anticipated, and no mitigation measures are necessary.

8. NOISE - will the project: Potentially  Impactcan Insignificant Not

Significant & will be Impact Applicable
mitigated

a) Expose people to noise levels that ]
exceed the County Noise Element D D - D
thresholds?

b) Generate increases in the ambient [] X [] []
noise levels for adjoining areas?

c) Expose people to severe noise or [] [] X []

vibration?

d) Other: D [:I [:I |___|

Setting. The proposed project is within close proximity (approximately 11 feet) to Oak Park
Boulevard, and within an area that is projected to exceed the county’s 60 decibel threshold. While the
project site is located in close proximity to the road, the buildings are outside the 60 decibel contour
requiring mitigation.

Noise impacts to the school from traffic or other sources are considered insignificant. However, noise
from the school to the adjacent residential neighborhoods in Pismo Beach and Arroyo Grande could
exceed acceptable levels (50dbA).

No amplified sound system is proposed for the sports fields.

Impact. Based on potential future noise generated by the school facility to residential areas, a noise
analysis was completed (David Lord, January 2009). This analysis identified that average sound
levels over a 24 hour period at the southern boundary of the site would reach 56 dbA. The report also
modeled projected sound levels for sporting events which also resulted in sound levels less than a 60
dbA level.

While the Noise Ordinance sets 50 dbA as an acceptable noise level, the noise generated by the
school will occur during normal daytime hours and will only impact the residential outdoor areas, not
interior noise levels which will remain at or below 45 dbA.

Mitigation/Conclusion. No significant noise impacts are anticipated, and no mitigation measures are
necessary beyond limiting the hours operation to the hours of 7am to 10 pm.

9. POPULATION/HOUSING - Potentially Impactcan Insignificant Not o
; : 4. Significant & will be Impact Applicable
Will the project: mitigated
a) Induce substantial growth in an area [] ] X []

either directly or indirectly (e.g.,
through projects in an undeveloped
area or extension of major
infrastructure)?
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9. POPULATION/HOUSING - Potentially impactcan Insignificant Not

. s, Significant & will be Impact Applicable

Will the project: mitigated

b) Displace existing housing or people, [] [] ]
requiring construction of
replacement housing elsewhere?

¢c) Create the need for substantial new D |:| D @
housing in the area?

d)  Use substantial amount of fuel or [] [] X ]
energy?

e) Other: [] ] [] []

Setting. In its efforts to provide for affordable housing, the county currently administers the Home
Investment Partnerships (HOME) Program and the Community Development Block Grant (CDBG)
program, which provides limited financing to projects relating to affordable housing throughout the
county. The County has recently adopted a revised Housing Element. One of the new Housing
Element Programs (Program HE 1.9) includes an Inclusionary Housing Ordinance. The Ordinance
requires future commercial development to pay a fee to support development of new affordable
housing.  Educational institutions are exempt from this ‘linkage” fee pursuant to Section
22.12.180B.1.a of the Land Use Ordinance.

Impact. The project will not result in a need for a significant amount of new housing, and will not
displace existing housing.

The project will require extension of new sewer lines from the City of Pismo Beach to serve the school
facility. This extension of municipal facilities was anticipated during review of the Los Robles del Mar
annexation and was proposed to serve not only the school, but also a 312 lot residential subdivision.
While the annexation request was denied primarily due to water resource constraints, the existing
wastewater treatment facility for the City of Pismo Beach has adequate capacity to serve the
proposed school (see attached resolution from the City of Pismo Beach).

Mitigation/Conclusion. No significant population and housing impacts are anticipated, and no
additional mitigation measures are necessary.

10. PUBLIC SERVICES/UTILITIES - Potentially Impactcan Insignificant Not
Will the project have an effect upon, Significant & .\n{ill be impact Applicable
or result in the need for new or mitigated
altered public services in any of the
following areas:

a) Fire protection?

b)  Police protection (e.g., Sheriff, CHP)?
¢) Schools?

d) Roads?

e) Solid Wastes?

oooog
OXOX X
Xodg
DOXOO
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10. PUBLIC SERVICES/UTILITIES - Potentially Impactcan Insignificant Not
Will the project have an effect upon, Significant & ‘v»{ill be Impact Applicable
or result in the need for new or mitigated
altered public services in any of the
following areas:

f)  Other public facilities? |:| D |Z| D
g) Other: l:] I___l [:] ':l

Setting. The project area is served by the following public services/facilities:

Police: Pismo Beach PD / Location: Oceano (Approximately 3.15 miles to the south)
County Sheriff
Fire: Cal Fire (formerly CDF) Hazard Severity: Moderate Response Time: 10-15 minutes

Location: Pismo Beach (Approximately 2.71 miles to the northwest)
School District: Lucia Mar Unified School District.

Impact. The City of Pismo Beach will serve the project site with police, fire protection, and
wastewater services. The project site is located within the unincorporated County and will formally be
" covered by police protection and fire protection services by the County Sheriff and Cal Fire / County
Fire, respectively. The City Council of Pismo Beach has issued a resolution affirming their intent to
provide police and fire protection services, which would be by the City of Pismo Beach Police
Depariment and Cal Fire / City of Pismo Beach Fire, respectively. The County already maintains a
mutual aid agreement with the City of Pismo Beach, so it is unlikely this arrangement will cause any
physical changes in the environment as they relate to public services. Additionally, Cal Fire provides
fire protection services under contract both to the City of Pismo Beach and the County. Discussion on
wastewater services is provided in the “Wastewater” section of this document.

A referral response from CalFire indicated that secondary access would not be required for Phase 1
of the project that includes construction of Buildings 1-4 the lower sports field and parking. With
subsequent phases, secondary access will need to be provided through the Los Robles del Mar site.

No additional significant project-specific impacts to utilities or public services were identified. This
project, along with others in the area, will have a cumulative effect on police and fire protection, and
schools. The project’s 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. Regarding cumulative effects, public facility (county) and school (State
Government Code 65995 et seq.) fee programs have been adopted to address this impact, and will
reduce the cumulative impacts to less than significant levels.

11. RECREATION - Will the project: Potentially Impact can Insignificant Not

Significant & will be Impact Applicable
mitigated
a) Increase the use or demand for parks [] [] X []
or other recreation opportunities?
b)  Affect the access to trails, parks or [] [] < []

other recreation opportunities?
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- Wi iect: Potentially Impact can Insignificant Not
11. RECREATION - will the project; Significant & will be Impact Applicable

mitigated

¢) Other ] ] ] ]

Setting. The Parks and Recreation Element does not show any trail alignments, parks, or
recreational facilities proposed in the vicinity of the proposed project. The project is not proposed in a
location that will affect any trail, park or other recreational resource.

Impact. The proposed project will not create a significant need for additional park or recreational
resources.

Mitigation/Conclusion. No significant recreation impacts are anticipated, and no mitigation
measures are necessary.

12. TRANSPORTATION/ Potentially Impact can Insignificant Not
Significant & willb l t Applicabl

CIRCULATION - will the project: 0 " mitigated ppilcadle

a) Increase vehicle trips to local or [] X ] ]
areawide circulation system?

b)  Reduce existing “Levels of Service” [] [] X (]
on public roadway(s)?

c) Create unsafe conditions on public [] ] X ]

roadways (e.g., limited access,
design features, sight distance,
slow vehicles)?

d) Provide for adequate emergency
access?

e) Result in inadequate parking
capacity?

f Result in inadequate internal traffic
circulation?

g) Conflict 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 [] [] [] X
patterns that may result in
substantial safety risks?

i)  Other: [] ] [] ]

O 00O
0000
X X K
0000

X

Setting. The county has established the acceptable Level of Service (LOS) on roads for this rural
area as “C’" or better. The existing road network in the area, including Oak Park Boulevard, the
project’s access street, and local collector and arterial streets James Way, El Camino Real, and West
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Branch Street are operating at an acceptable level of service. Based on existing road speeds and
configuration (vertical and horizontal road curves), sight distance is considered acceptable.

Initially, the project was part of the Los Robles del Mar Annexation which included a driveway aligned
with Meadowlark Drive in Arroyo Grande. Because the school facility is no longer part of the larger
project and does not own the property where the future alignment with Meadowlark Drive could have
occurred, a new driveway located on the school property is proposed. While the school is attempting
to procure easements on the adjacent property to provide a driveway alignment, at this time it is not
clear if that will occur.

Referrals were sent to the Public Works Department and Caltrans. Public Works recommended road
and access improvements and drainage conditions. CalTrans response to the initial project submittal
recommended revisions to the traffic report, which were incorporated into the updated report.

Impact. A traffic impact analysis was prepared for the project (Orosz Engineering Group, August
2008, updated April 2009). The report describes current traffic conditions on the access road as well
as from other local streets providing access to Oak Park Boulevard and provides future traffic
conditions based on lraffic generated by the different phases of the school's construction and
ultimately build out of the entire project. The proposed project is estimated to generate about 1,984
trips per day at the enrollment projection of 600 students at the completion of Phase 3, (714 during
phases 1 and 2). This number of trips is based on the Institute of Traffic Engineer's manual of 2.48
trips per student per day (0.81 am peak hour trips, 0.17 pm peak hour trips). According to the traffic
analysis, this increase in traffic will not result in a decrease in the level of service on Oak Park
Boulevard, James Way or Meadowlark Drive during either peak hour traffic.

Traffic impacts are considered at a Phase 1 level (200 students, 20 staff) and a Phase 3 level (600
students, 50 staff). Ata Phase 1 level, impacts are expected to be associated with traffic turning into
and out of the project site. The site will be required to provide appropriate road improvements as
specified by the County’s Public Improvement Specifications. As part of these improvements, a left
turn lane will be required along Oak Park Boulevard.

The increased traffic with the larger student and faculty population in Phase 3 could result in
additional traffic impacts. However, estimation of the impact is precluded at this stage due to
uncertainties associated with nearby development proposals. For example, whether the Los Robles
del Mar residential development will proceed is unknown. Public Work and the project traffic
engineer, however, agree that there is a likelihood that a traffic signal may be warranted somewhere
along Oak Park Boulevard between James Way and Noyes Road to accommodate cumulative
increases in traffic. Prior to initiating Phase 3, the applicant will provide a traffic signal warrant study
and will install a signal if warranted.

The report provided recommended mitigation measures for the two main phases of the project, Phase
1 and Phase 3. These measures are discussed below.

Mitigation/Conclusion. Public Works recommended the following mitigation measures: widening of
Oak Park Boulevard to accommodate a left turn entrance into the site, limiting the number of
driveways, no on-street pick-up or drop-off, curb, gutter and sidewalk improvements along property
frontage In addition to the above measures, the traffic analysis recommended one entering lane and
two exiting lanes from the school's access road with Phase 1 of the project. With Phase 3, a traffic
signal warrant study would be completed to determine the necessity for a signal as well as outline the
best location for the signal, if warranted. Incorporation of these measures will reduce impacts to a
level of insignificance.

13. WASTEWATER - Will the Potentially Impactcan Insignificant Not
it Significant & will be Impact Applicable
project: mitigated
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13. WASTEWATER - Will the Potentially Impact can Insignificant Not

. . Significant & will be Impact Applicable
project: mitigated
a) Violate waste discharge requirements [] (] P} []
or Central Coast Basin Plan criteria
for wastewater systems?
b)  Change the quality of surface or [] (] X []
ground water (e.g., nitrogen-loading,
day-lighting)?
c) Adversely affect community ] [] X []

wastewater service provider?

d) Other: [] [] [] []

Setting. The project site is located in the sphere of influence of the City of Pismo Beach. The
applicants propose to be served by City of Pismo Beach for wastewater disposal. This system is
currently operating at acceptable levels and the system has the capacity to support existing
commitments in addition to the proposed project (see attached resolution from the City of Pismo
Beach).

Impact. The project proposes to use a community system as its means to dispose of wastewater. In
order to obtain entitlement to receive sewer services outside of the municipal boundaries of Pismo
Beach, the applicant will be required to seek an outside user’s agreement through the Local Agency
Formation Commission (LAFCO). Based on the proposed project, the proposed community system
has the capacity to handle the project’s additional effluent.

Mitigation/Conclusion. The applicant will be required to obtain an outside user’'s agreement from
LAFCO in order to be served by the City of Pismo Beach. Given that the system is currently operating
at acceptable levels and that it has the capacity to support existing commitments in addition to the
proposed project, no further mitigation measures are considered necessary.

14. WATER - Will the project: Potentially Impactcan Insignificant Not
Significant & will be Impact Applicable
mitigated
a) Violate any water quality standards? D [:] & D
b) Discharge into surface waters or [] [] X ]

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

c) Change the quality of groundwater [] X ] []
(e.g., saltwater intrusion, nitrogen-

loading, etc.)?

d) Change the quantity or movement of [] X ] []
available surface or ground water?
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14. WATER - Will the project: Potentially Impactcan Insignificant Not

Significant & will be Impact Applicable
mitigated
e) Adversely affect community water [] X (] []

service provider?

f)  Other: D |:| ] [:]

Setting. The project site overlies a sedimentary basin which contains both an unconfined shallow
aquifer and a confined deep aquifer. The two aquifers are separated by a thick clay-rich aquitard,
which precludes percolation of water from the shallow aquifer to the deep aquifer. This sedimentary
basin encompasses most of the “Oak Park Acres” area of rural Arroyo Grande (referred to as the
“Arroyo Grande Fringe” in the County General Plan), extending roughly from the ridgeline between
Old Oak Park Road and Price Canyon Road in the west to Corbett Canyon on the east; and from
Tiber Canyon / Ormonde Road in the north to James Way in the south.

The County has commissioned a hydrogeologic analysis was for this project (Sorensen and Ruud
2010) to determine basin characteristics, water demand, and potential impacts relating to water
resources.

Shallow Aquifer — The shallow unconfined aquifer is composed of sand, clay, clayey sand, and sandy
clay layers, with occasional gravels. This aquifer reaches its greatest depth at the center of the
synclinal structure and has a corresponding thickness there of 750 feet. Most of the private domestic
wells in the Arroyo Grande Fringe serving private residences are screened in the shallow aquifer.
Water levels within the shallow aquifer are quite variable, ranging from 20 to 180 feet below ground
surface (Sorensen and Ruud 2010).

Deep Aquifer — The deep confined aquifer is composed of fine sand, silty sands, and clays, with
occasional gravels. The sands and clays are typically greenish-gray to blue-green in color. The
aquifer thickness was estimated from water and oil well logs and ranges from 250 to 350 feet,
reaching a depth of more than 1,400 feet below sea level at the center of the basin. The outcropping
area of the deep aquifer is reasonably constrained to the north, west, and south. However, the
outcropping area is not well defined east of the study area boundary. Water levels in wells that
penetrate the deep aquifer at depth are clearly under hydraulic pressure. In wells with screened
intervals several hundred feet below ground surface, water levels range from 5 feet to 55 feet below
ground surface (Sorensen and Ruud 2010).

Users of the deep aquifer would include the existing Coastal Christian School well (not presently
being used), as well as municipal wells in the City of Arroyo Grande (Wells Number 9 and 10), and a
relatively limited number private domestic wells serving approximately 21 residences (Sorensen and
Ruud 2010). The remaining residences in the Arroyo Grande Fringe are assumed to be served by the
shallow aquifer.

The existing Coastal Christian School well has a capacity of 70 gallons per minute according to the
well report submitted by the applicant (Arroyo Water Well Supply, April 2008).

Ordinance Requirement — The Land Use Ordinance presently requires that the project site comply
with the 1979 conditions of approval established for the Coastal Christian School project. These
conditions of approval require that the project be served with municipal water by one of the adjoining
cities (Arroyo Grande or Pismo Beach). The project site is located within Pismo Beach's sphere of
influence, which limits the ability of the City of Arroyo Grande to serve the site. Additionally, the City
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of Arroyo Grande does not have a surplus water supply, and has recently contracted with the Oceano
Community Services District for additional water in order to be able to meet the demand of its existing
users. The City of Pismo Beach has a policy requiring new development to provide additional water
supplies equating to their demand. This is generally accomplished by dedicating an on-site well or
assigning water rights to the City of Pismo Beach to be used for municipal water service. As such,
service by the City of Pismo Beach would likely introduce a second municipal water supplier to the
deep confined aquifer, which can have growth-inducing and water resource capacity implications.
Because of these complications in obtaining municipal water service, the applicants have requested
amendment of the ordinance requirement; if approved, this amendment would authorize the school to
use a private, on-site well as its domestic water source.

Hydrology and Water Quality — The topography of the project is gently sloping to moderately sloping.
The closest creek (unnamed) from the proposed development is approximately 0.27 miles away. As
described in the NRCS Soil Survey, the soil surface is considered to have low erodibility.

Projects involving more than one acre of disturbance are subject to preparing a Storm Water Pollution
Prevention Plan (SWPPP) to minimize on-site sedimentation and erosion. When work is done in the
rainy season, the County Ordinance requires that temporary sedimentation and erosion control
measures be installed during the rainy season.

Impact. The hydrogeologic analysis (Sorensen and Ruud 2010) presents the following findings:

¢ The existing on-site well is adequate to serve the proposed school.

e Water demands generated by the school will not cause the deep, confined aquifer to enter a state
of overdraft.

o Use of the school’s well will not significantly interfere with Arroyo Grande’s municipal wells or with
the domestic wells for the residential users in the deep aquifer.

+ Water quality has not been analyzed, but will be analyzed in the future.

e The applicants should consider drilling a second “backup” well to ensure a continuous supply of
water in the event of a mechanical failure.

Water Demand - As part of the Sorensen and Ruud (2010) analysis, a water demand analysis was
commissioned by an independent civil engineering firm. That analysis estimates the school's water
demand at between 25.57 and 28.74 acre-feet per year (AFY). The higher estimate of 28.74 AFY
considers dry water year conditions, and is therefore a reasonable worst case estimate.

Perennial Yield — The perennial yield of the deep aquifer is estimated to be 270 AFY (Sorensen and
Ruud 2010). When factoring in the school's water use, anticipated future municipal water demand
from the Arroyo Grande wells, and anticipated future demand from other private overlying users, the
estimated reasonable worst-case future annual extraction rate is estimated to be 250 AFY. This
leaves a surplus of approximately 20 AFY (7.4%) in the deep aquifer (Fugro; Sorensen and Ruud
2010). Due to the thick impermeable clay layer between the shallow and deep aquifer, impacts to the
shallow aquifer are not anticipated.

Interference Impacts — Mutual interference modeling was conducted as part of the Sorensen and
Ruud (2010) analysis. Assuming the project’s well was pumping simultaneously with both of Arroyo
Grande’s municipal wells, the following drawdown estimates are anticipated: 78.3 feet for Arroyo
Grande Well 9; 240.4 feet for Arroyo Grande Well 10; and 55.6 feet for the Coastal Christian School
well. In all three cases, this worst case interference drawdown would still place groundwater depths
within the existing well depth levels. Therefore, interference impacts are anticipated to be less-than-
significant.
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Conversion to Municipal Water Source — The Fugro (2010) analysis assumes that the use of the
Coastal Christian School well will be restricted to the school's water demand. In the event that the
school instead chooses to receive municipal services from the City of Pismo Beach, the existing well
could be dedicated to municipal service. In this circumstance, water extraction in this well will not
necessarily be limited to the school's demand level, and could, theoretically, result in extractions
exceeding the perennial yield of the deep confined aquifer. Such a scenario would constitute a
significant impact. :

Stormwater Discharges — The project will be required to prepare a Stormwater Pollution Prevention
Plan (SWPPP) to address stormwater discharges. This is discussed in further detail in the
“Geology/Soils” section of this report. Implementation of the SWPPP will ensure against significant
discharge of pollutants through stormwater.

Non-Stormwater Discharges — Non-stormwater discharges are discharges of pollutants to the
stormwater conveyance system outside of storm events. These may include dumping of paints, oils,
or greases into the stormwater conveyance system. The project site employs various Low Impact
Development (LID) strategies which are designed to filter and treat pollutants which enter the
drainage system. Features such as a vegetated swale and retention basin will minimize the ability for
these pollutants to leave the project site and enter Meadow Creek or Pismo Lake. Therefore, this
impact is anticipated to be less than significant.

Wetland Impacts — The project will result in the disturbance and conversion of wetland areas.
Wetland areas As further discussed in the “Biological Resources” and “Geology/Soils” section, the
applicant will be required to mitigate for wetland loss. This will entail construction of an engineered
wetland, which will also take the form of a vegetated swale to handle drainage entering the project site
from the Los Robles del Mar site to the west. With the incorporation of Biological Resources
mitigation, this impact is anticipated to be less than significant.

Mitigation/Conclusion.

Water Demand — To avoid cumulative impacts to the water supply in deep confined aquifer, the
project will incorporate the following measures:

e Use of low-flow plumbing fixtures
e Landscaping emphasizing the use of drought-tolerant and/or native plant materials.

Municipal Use ~ To avoid a significant impact which could arise from assignment of the well or the
project’s appropriative water rights to the City of Pismo Beach or another municipal entity, the
applicant will be required to enter into a restrictive covenant (e.g. mitigation agreement) to be
recorded on title of the property and run with the land in perpetuity. The restrictive covenant will
preclude municipal use of the project site’s groundwater. The mitigation measure will have the effect
of allowing only that water to be on-site (e.g. for the school) to be extracted from the on-site well.

With the incorporation of the above measures, the project will have a less-than-significant impact on
water resources.

15. LAND USE - Will the project: Inconsistent Potentially Consistent  Not
’ Inconsistent Applicable
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- i iect: Inconsistent Potentially Consistent Not
15. LAND USE - Wil the project: potentialy Anplicable

a) Be potentially inconsistent with land [] X [] []
use, policy/regulation (e.g., general
- plan [county land use element and
ordinance], local coastal plan,
specific plan, Clean Air Plan, etc.)
adopted to avoid or mitigate for
environmental effects?

b)  Be potentially inconsistent with any
habitat or community conservation
plan?

c) Be potentially inconsistent with [] X
adopted agency environmental
plans or policies with jurisdiction
over the project?

d) Be potentially incompatible with | [] 4 [] ]
surrounding land uses?

e) Other: ] [] [] ]

Setting/lmpact. Surrounding uses are identified on Page 2 of the Initial Study. The proposed project
was reviewed for consistency with policy and/or regulatory documents relating to the environment and
appropriate land use (e.g., County Land Use Ordinance, Local Coastal Plan, etc.). Referrals were
sent to outside agencies to review for policy consistencies (e.g., CAL FIRE for Fire Code, APCD for
Clean Air Plan, etc.). The project was found to be consistent with these documents (refer also to
Exhibit A on reference documents used).

The project site is zoned Rural Lands, but is adjacent to the cities of Pismo Beach and Arroyo
Grande. It is within the sphere of influence for the City of Pismo Beach, but was not annexed in 2008
due to concerns over extending the municipal water system to serve the proposed school and 312
unit residential subdivision. So while the County’s General Plan discourages extending urban level
services to rural areas, this particular site, due to its proximity to urban areas, is an area anticipated to
accommodate future urban growth and will not result in “leap frog” development.

The project, because it results in the removal and impacts of sensitive resource areas, conflicts with
policies of the RWQCB, CDFG and US Department of Fish and Wildlife. As discussed under the
Biological Resources section above, mitigation measures are proposed in order to reduce impacts to
these resources and provide for no net loss of habitat on the site.

The project is located in close proximity to residential uses in the cities of Pismo Beach and Arroyo
Grande. With the construction of the school there will be impacts to these neighborhoods due to
increased traffic and noise. Mitigation measures have been incorporated into the project in order to
reduce impacts to an insignificant level.

The project is not within or adjacent to a Habitat Conservation Plan area. The project is consistent or
compatible with the surrounding uses as summarized on page 2 of this Initial Study.

The project will be required to provide secondary access in order to proceed with Phase 3. The
project is proposing to accommodate secondary access by connecting to the internal road system
proposed for the adjacent Los Robles del Mar parcel. In the event that these improvements are not in
place when the project moves forward, the applicants will be required to obtain an easement from Los
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Robles del Mar and construct a secondary access point to a publicly maintained road in the alignment
plotted in the Los Robles del Mar Specific Plan. Impacts and mitigation measures associated with this
access improvement are discussed in Impact Sciences (2001 and 2003).

Mitigation/Conclusion. If secondary access has not already been provided by the Los Robles del
Mar development at the time the applicants are ready to proceed with Phase 3, the applicants will be
required to construct secondary access in the plotted Los Robles del Mar alignment in accordance
with the mitigation measures in the Final Supplemental EIR (Impact Sciences 2001 and 2003). No
additional measures above what will be required by the proposed mitigation measures and County
codes and ordinances are determined necessary.

16. MANDATORY FINDINGS OF Potentially  Impactcan Insignificant Not

i & will b I t Applicabl
SIGNIFICANCE - Wil the Significant & wilibe  Impac pplicable
project:

a) Have the potential to degrade the quality of the environment, substantially
reduce the habitat 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 rare or endangered
plant or animal or eliminate important examples of the major periods of

" California history or prehistory? |:| X D D

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

probable future projects) D X D D

c) Have environmental effects which will cause substantial adverse effects on
human beings, either directly or indirectly? |:| X D |:|

For further information on CEQA or the county's environmental review process, please visit the
County's web site at “www.sloplanning.org” under “Environmental Information”, or the California
Environmental Resources Evaluation System at: http://www.ceres.ca.gov/topic/env_law/ceqalquidelines
for information about the California Environmental Quality Act.
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Exhibit A - Initial Study References and Agency Contacts

The County Planning or Environmental Divisions 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]) and when a response was made, it is either attached or in the application file:

Contacted Agency Response

|X] County Public Works Department Attached

4 County Environmental Health Division Attached

IZ] County Agricultural Commissioner's Office Not Applicable
|:| County Airport Manager Not Applicable
D Airport Land Use Commission Not Applicable
X Air Pollution Control District Attached

D County Sheriff's Department Not Applicable
Regional Water Quality Control Board Attached

|___| CA Coastal Commission Not Applicable
|Z| CA Department of Fish and Game Attached

CA Department of Forestry (Cal Fire) Attached

& CA Department of Transportation None

D Community Service District Not Applicable
& Other City of Pismo Beach, Attached

E Other City of Arroyo Grande Attached

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

The following checked (“[X]") reference materials have been used in the environmental review for the
proposed project and are hereby incorporated by reference into the Initial Study. The following
information is available at the County Planning and Building Department.

B  Project File for the Subject Application San Luis Bay(inland) Area Plan
County documents and Update EIR
[0 Airport Land Use Plans O Circulation Study
X Annual Resource Summary Report Other documents
Building and Construction Ordinance X] Archaeological Resources Map
[J Coastal Policies X  Area of Critical Concerns Map
X]  Framework for Planning (Coastal & Inland) Areas of Special Biological
X General Plan (Inland & Coastal), including all Importance Map
-maps & elements; more pertinent elements X  California Natural Species Diversity
considered include: Database
X1  Agriculture & Open Space Element X]  Clean Air Plan
X] Energy Element (X] Fire Hazard Severity Map
Environment Plan (Conservation, X} Flood Hazard Maps
Historic and Esthetic Elements) Natural Resources Conservation

Housing Element Service Soil Survey for SLO County
Noise Element Regional Transportation Plan

Parks & Recreation Element Uniform Fire Code

Safety Element Water Quality Control Plan (Central
Land Use Ordinance Coast Basin — Region 3)

Real Property Division Ordinance GIS mapping layers (e.g., habitat,
Trails Plan streams, contours, etc.)

Solid Waste Management Plan Other

00X
NOXK X
X KXX

O
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In addition, the following project specific information and/or reference materials have been considered
as a part of the Initial Study:

Church, Ronald J. (April 6, 2001). Preliminary geotechnical investigation, Coastal Christian School,
Oak Park Boulevard, Pismo Beach, California. San Luis Obispo, Calif.: GSI Soils Inc.

Cleath, Timoty S. (August 2003). Ground water source assessment, Los Robles del Mar project,
Pismo Beach. San Luis Obispo, Calif.: Cleath and Associates.

(June 2004). Well yield and water quality testing, Los Robles del Mar project, Pismo
Beach. San Luis Obispo, Calif.: Cleath and Associates.

(December 2, 2005). Letter re: Los Robles Well 3 on Oak Park Road, Arroyo Grande,
California. San Luis Obispo, Calif.: Cleath and Associates.

Hood, Paul L. (January 17, 2008). Consideration of the Los Robles del Mar (LRDM) annexation to
the City of Pismo Beach and the Supplemental Environmental Impact Report — File No. 2-R-05. San
Luis Obispo, Calif.: San Luis Obispo County Local Agency Formation Commission.

(February 21, 2008). Denial of the Los Robles del Mar (LRDM) annexation to the City of
Pismo Beach — File No. 2-R-05. San Luis Obispo, Calif.. San Luis Obispo County Local Agency
Formation Commission.

Impact Sciences (September 2001). Draft Supplement to the Final Environmental Impact Report for
the Los Robles del Mar Specific Plan, State Clearinghouse No. 1996103448. Agoura Hills, Calif.:
Impact Sciences.

(May 2003). Final Supplemental Environmental Impact Report for the Los Robles del Mar
Specific Plan, State Clearinghouse No. 1996103448. Agoura Hills, Calif.: Impact Sciences.

Interface Planning and Counseling Corporation (January 1996). Final Environmental impact
Report for the Los Robles del Mar Specific Plan. Santa Barbara, Calif.: Interface Planning and
Counseling Corporation.

Leach, Carolyn (August 12, 2008). Tree protection report for Coastal Christian School, new campus
construction, Oak Park Road, Pismo Beach, California. Nipomo, Calif.: Carolyn Leach Consulting,
LLC.

(February 25, 2010). Tree protection report Addendum #1, Coastal Christian School, new
campus construction, Oak Park Road, Pismo Beach, California. Nipomo, Calif.: Carolyn Leach
Consulting, LLC.

Lord, David (June 9, 2008). Sound level assessment for the Coastal Christian School, Oak Park
Bivd., Pismo Beach, CA. San Luis Obispo, Calif.: 45dB.com.

(January 9, 2009). Sound level assessment for the potential impact of onsite sounds,
Coastal Christian School, Oak Park Blvd., Pismo Beach, CA. San Luis Obispo, Calif.: 45dB.com.

Miller, Rob (December 21, 2005). Meadow Creek aquifer analysis. San Luis Obispo, Calif.: Wallace
Group.

Orosz, Stephen A. (August 2008). Traffic impact analysis for Coastal Christian School, San Luis
Obispo County. Santa Ynez, Calif.;: Orosz Engineering Group.

(April 2009). Traffic impact analysis for Coastal Christian School, San Luis Obispo
County [updated]. Santa Ynez, Calif.: Orosz Engineering Group.

Ralph, Thomas C. (April 5, 2008). 72-hour test pump, school property, Oak Park Rd., Arroyo
Grande, CA. Grover Beach, Calif.: Arroyo Water Well Supply.
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Rincon Consultants, Inc. (September 5, 2002). Preliminary biological assessment of the proposed
Coastal Christian School project site, San Luis Obispo County, California. San Luis Obispo, Calif.:
Rincon Consultants, Inc.

(March 2010). Coastal Christian School biological resources assessment (DRC2008-
00021; APN 079-261-012). San Luis Obispo, Calif.: Rincon Consultants, Inc.

Singer, Clay (November 1993). Phase | archaeological investigation for the Los Robles del Mar
Specific Plan. Conducted as part of the Los Robles del Mar Specific Plan EIR (see Interface 1996).

Sorensen, Paul A. (September 19, 2005). Evaluation of Meadow Creek wells and aquifer, Pismo
Beach, California. San Luis Obispo, Calif.: Fugro West, Inc.

and Nels Ruud (June 2010). Water supply review and analysis for the proposed Coastal
Christian School. San Luis Obispo, Calif.: Fugro West, Inc.

Williams, Derrik (March 15, 2006). Review of Los Robles del Mar hydrogeology Oakland, Calif.
Hydrometrics, LLC.

Wood, Douglas and Associates (July 2007). Los Robles del Mar Draft Supplemental
Environmental Impact Report. San Luis Obispo, Calif.: Douglas Wood and Associates, Inc.
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Exhibit B - Mitigation Summary Table

Aesthetics

AE-1.

AE-2.

AE-3.

AE-4,

AE-5.

AE-6.

At the time of application for construction permit, the applicant shall submit architectural
elevations of all proposed structures to the Department of Planning and Building for review
and approval in consultation with the Environmental Coordinator. The elevations shall show
exterior finish materials, colors, and height above the existing natural ground surface. Colors
shall minimize the structure massing of new development by reducing the contrast between
the proposed development and the surrounding environment. Colors shall be compatible with
the natural colors of the surrounding environment, including vegetation, rock outcrops, etc.
Darker, non-reflective, earth tone colors shall be selected for walls, chimneys etc. and darker
green, grey, slate blue, or brown colors for the roof structures.

At the time of application for grading or construction permits, the applicant shall provide
colors and materials samples for all retaining walls visible from off-site. Retaining walls, sound
walls, and understories that exceed six feet in height shall be constructed in colors and tones
compatible with the surrounding environment, and shall use textured materials and/or
construction methods which create a textured effect, when viewed from James Way and Oak
Park Boulevard.

At the time of application for construction permit, the applicant shall submit landscape,
irrigation, landscape maintenance plans and specifications to the Department of Planning and
Building for review and approval in consultation with the Environmental Coordinator.
Landscaping plans shall be prepared by a qualified professional and shall meet the following
criteria:

a. The landscape plan shall be prepared as provided Chapter 22.16 of the San Luis
Obispo County Land Use Ordinance.

b. Landscping plans shall provide vegetation that will blend the new development,
including driveways, access roads, outbuildings, water tanks, etc., into the surrounding
environment when viewed from James Way, Oak Park Boulevard and local streets
within the cities of Pismo Beach and Arroyo Grande.

c. Landscaping materials shall be native and/or drought tolerant.

d. Screening of retaining walls shall be addressed using “creeping” (i.e. growing up) or
“trailing” (i.e. growing down) vegetative materials.

e. The qualified professional shall certify that landscaping materials will achieve 50
percent screening of all structures visible from Oak Park Boulevard and James Way
within five years.

At the time of application for construction permits, the applicant shall provide an exterior
lighting plan. The plan shall include the height, location, and intensity of all exterior lighting.
All lighting fixtures shall be shielded so that neither the lamp or the related reflector interior
surface is visible from the residential streets in the cities of Pismo Beach and Arroyo Grande
and Oak Park Boulevard. All lighting poles, fixtures, and hoods shall be dark colored.

Prior to final inspection or occupancy, whichever occurs first, the applicant shall implement
the approved color and materials board.

The exterior lighting plan shall be implemented prior to final inspection or occupancy,
whichever occurs first. Security lighting shall be shielded so as not to create glare when
viewed from the residential areas of Pismo Beach and Arroyo Grande.
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AE-7. Landscaping that will either screen from in front or grow over from above the wall shall be
established prior to final inspection or issuance of a certificate of occupancy, whichever
occurs first.

AE-8. Within 5 years of construction of structures visible from Oak Park Boulevard and/or
James Way, the proposed landscaping shall have achieved a minimum of 50 percent
screening when viewed from public roadways.

Air Quality

AQ-1. At the time of application for construction permits, In order to address the project’s
contribution towards cumulatively significant greenhouse gas impacts, the applicant shall
develop a greenhouse gas reduction plan, incorporating appropriate measures to reduce
energy demand of the school by 10 percent beyond what would otherwise be required by 2010
Title 24 California Building Code energy requirements. The greenhouse gas reduction plan
may include, but is not be limited to, any combination of the measures identified in the
California Air Pollution Control Officers Association (CAPCOA)’'s document CEQA and Climate
Change (January 2008), such as the following:

a. LEED Certification — Require compliance with Leadership in Energy and Environmental
Design (LEED) criteria, which incorporate sustainable site development, water savings,
energy efficiency, materials selection, and environmental quality requirements.

b. Green Building Materials — Use materials which are resource efficient, recycled, have a
long life cycle, and are managed in an environmentally friendly way.

c. Landscaping — Use of drought-resistant native trees, trees with low emissions and high
carbon sequestration potential, and planting of trees to create shade.

d. Facilities. Projects shall use high-efficiency pumps, natural gas or electric stoves (i.e.
no wood-burning), solar water heaters, and energy star applicances.

e. Roofing —Roofing shall be energy star compliant, vegetated (i.e. green roof), or light-
colored and highly emissive.

f. On-Site Renewable Energy — Provide an on-site renewable energy system.

Exceed Energy Requirements — Exceed Title 24 (California Code of Regulations)
energy requirements by 10 percent.

h. Solar Orientation — Orient buildings to face either north or south, provide roof
overhands, and use landscaping to create shade. °

i. Shading - Install energy-reducing shading mechanisms for windows, porches, patios,

walkways, etc.

Ceiling Fans - Install energy reducing ceiling fans.

Programmable Thermostats ~ Install energy reducing programmable thermostats that

automatically adjust temperature settings.

Passive Heating and Cooling - Install passive heating and cooling systems.

m. Day Lighting — Install energy reducing day lighting systems (e.g. skylights, light
shelves, transom windows).

=

n. Local Building Materials — Use locally made building materials for construction projects
and related infrastructure.

0. Recycle Demolished Construction Materials - Recycle or reuse demolished
construction material.

p. Off-Site Mitigation Fee — Provide or pay into an off-site mitigation fee program, which
focuses primarily on reducing emissions from existing development and buildings.

q. Offset Purchase — Provide or purchase offsets for additional emissions by acquiring

carbon credits or engaging in other market “cap and trade” systems.
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AQ-2.

AQ-3.

AQ-4.

AQ-5.

AQ-6.

AQ-7.

AQ-8.

AQ-9.

Pre-mitigation and post-mitigation quantification of energy use shall be provided to
demonstrate compliance with the 10 percent reduction requirement.

At the time of application for grading and/or construction permits, the applicant shall
choose 18 air quality mitigation measures from Table 3-5 of the Air Pollution Control District's
CEQA Handbook (December 2009). These measures shall be clearly reflected in all
applicable plans.

Prior to construction/grading permit issuance, the project plans shall include all dust
control measures specified in Section 22.52.160C.1 of the Land Use Ordinance.

Prior to issuance of construction permits, the following idling restrictions shall be shown on
the project plans:

a. Staging and queuing areas shall not be located within 1,000 feet of sensitive receptors
(residences);

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

c. Use of alternative fueled equipment is recommended whenever possible; and

d. Signs that specify the no idling requirements must be posted and enforced at the

construction site.

Prior to construction permit issuance, a geologic investigation will be prepared and then
submitted to the county to determine the presence of naturally-occurring asbestos. If naturally
occurring asbestos is found at the site, the applicant must comply with all requirements
outlined in the Asbestos ATCM before grading begins.

Prior to issuance of construction permits, the applicant shall consult with the APCD
regarding construction and operational equipment to be used on the project site to determine if
any APCD permits are needed.

Prior to commencement of construction activities, the applicant shall notify the APCD, by
letter, indicating the person designated to ensure compliance with the dust control program.
This letter shall include the name and phone number of the contact person in the event of dust
or odor complaints from the construction site..

Prior to final inspections or occupancy, whichever occurs first, all applicable elements of
the greenhouse gas reduction strategy shall have been implemented.

Prior to final inspections or occupancy, whichever occurs first, the applicant shall have
implemented all applicable air quality mitigation measures, including the 18 measures selected
from Table 3-5 of APCD’s CEQA Handbook.

AQ-10.No developmental burning of vegetative material is allowed.

Biological Resources

BR-1.

Restoration of lost riparian and/or wetland habitat is required to be mitigated at a 1:1 basis,
unless a higher ratio is required. At the time of application for grading and/or
construction permits resulting in wetland impacts, the applicant shall submit a restoration
plan and habitat mitigation plan that meet the following parameters:
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The restoration plan shall be prepared by a County-approved biologist and shall
include the locations, amounts, size and types of plants to be replanted.

All grading and construction plans shall reflect replanting locations.

Planting and weed control methods, irrigation methods and timing shall be discussed in
the plans.

The plans shall address monitoring methods and timing, and success criteria, and
reporting requirements.

Educational signage illustrating the natural riparian resources on-site shall be installed
throughout the restored habitat to benefit the student community.

The plans shall ensure no-net loss of the functions or values of these habitat types
onsite in support of issuance of construction and regulatory agency permits.

The restoration plan shall be monitored for success by a County-approved biologist for
a minimum of five years or until the County has determined that restoration is
successful.

A fencing plan shall be prepared demonstrating how public intrusion into the sensitive
wetland areas will be minimized.

The restoration plan and habitat mitigation plan shall meet with the approval of the
County and all state, and federal agencies with jurisdiction over the impacted wetlands.

BR-2. The applicant submit a mitigation and monitoring plan for Well's Manzanita and Pismo clarkia
prepared by a qualified biologist for review and approval at the time of application for
grading and/or construction permits. The mitigation and monitoring plan shall include, at a
minimum, the following contents/requirements:

Contents

a. The overall goals and measurable objectives of the mitigation and monitoring plan;

b. Specific areas proposed for revegetation and their size;

C. Specific habitat management and protection concepts to be used to ensure long-term
maintenance and protection of the mitigation and open space areas;

d. Monitoring procedures for a period of no less than five years;

e. Success criteria based on the goals and measurable objectives to ensure a viable
occurrences persist onsite;

f. An adaptive management program to address both foreseen and unforeseen
circumstances relating to the preservation and mitigation programs;

Remedial measures to address negative impacts to these species post-construction
when the school is operational;

h. An education program to inform teachers, students and their families of the sensitive
biological resources on-site, and to provide methods that can facilitate future
educational opportunities with these resources;

i. Reporting requirements to track success or failure of the mitigation program and to
ensure consistent data collection and reporting methods used by monitoring personnel;

J Maintenance and cost estimates; and

k. Goals for maintenance and expansion of the existing Pismo Clarkia habitat.

Requirements

I.

m.

The plans shall provide sufficient Manzanita cuttings taken by a qualified botanist or
nurseryman for propagation and reintroduction to comparable area on-site, prior to any
Manzanita removal.

.All grading and construction plans shall reflect replanting locations.
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BR-3.

BR-4.

BR-5.

BR-6.

BR-7.

BR-8.

n. Manzanita replanting density shall be one gallon containers installed at 8 feet on
center, unless another density is approved by the Environmental Coordinator based on
input from a qualified biologist.

o. Measures to protect the manzanitas from herbivores during the establishment period
shall be addressed in the plans.
p. Annual monitoring of the Pismo Clarkia population to document this species presence

and the extent of seasonally timed maintenance acltivities, such as weed abatement,
seed collection and reintroduction efforts shall be required.

Prior to issuance of construction permits, the applicant shall provide evidence of permits
from the Army Corps of Engineers, Regional Water Quality Control Board and California
Department of Fish and Game or provide an exemption from such permits.

Prior to issuance of grading and/or construction permits, the applicant shall grant an
open space easement to the County. The open space easement shall encompass the
following portions of the site:

a. Those portions of the site being constructed and restored as wetlands to mitigate for
wetland loss pursuant to these mitigation measures and the approved wetland habitat
mitigation plan.

b. Areas where Pismo clarkia specimens were identified by Rincon (2010), plus the
required 25-foot buffer zone.

C. Areas designated for the planting of Manzanita shrubs to offset impacts to Well's
Manzanita.

d. Areas designated for the mitigation planting of oak trees.

The open space agreement may allow the open space easement areas to be used for
educational purposes, subject to the development of an open space maintenance plan
approved by the County and any other state/federal agencies with jurisdiction over the open
space easement areas.

The County shall retain a biological monitor, funded by the applicant, to monitor and report on
all site disturbance activities on the project site. Prior to issuance of grading and/or
construction permits, the applicant shall provide funding for biological monitoring services
based on a County-approved scope of work.

All Manzanitas to remain on-site that are located within 25 feet of the disturbance limits shall
have protective measures such as bright orange construction fencing installed to prevent
impacts during construction. The location of protective fencing shall be clearly shown on
grading plans prior to issuance of construction permits.

Exterior lighting within 100 feet of open space areas shall be shielded downward. P!'ior to
issuance of construction permits, exterior lighting plans shall reflect compliance with this
requirement.

Prior to issuance of grading and/or construction permits, landscaping plans shall be
reviewed by a County-approved biologist to demonstrate that the plans will not result in
introduction of invasive non-native species. A letter attesting to compliance of this measure
shall be provided to the Department of Planning and Building.
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BR-9.

BR-10.

BR-11.

County

Prior to issuance of construction and/or grading permits, the applicant shall clearly show
all oak trees within 50 feet of areas proposed for new disturbance (e.g. turnouts, construction
of the residence) on the grading and site plans. Oak trees within 50 feet of grading activities
shall be fenced and flagged for protection prior to permit issuance. Fencing shall be clearly
shown on the grading plans to be located at the root zone. Where grading activities will occur
within the root zone, fencing may be placed at the limits of grading activities.

Prior to issuance of construction and/or grading permits, the applicant shall provide a tree

mitigation plan for review and approval by the Environmental Coordinator. The mitigation plan

shall demonstrate compliance with the following measures:

a. Number of Trees — The tree mitigation plan shall provide for the planting, in kind, at a
2:1 ratio for oak trees designated for impact but not removal and at a 4:1 ratio for trees
designated for removal. No more than 24 trees shall be designated for removal, and
no more than 18 trees shall be designated for impact.

b. Location/Density — The location shall be clearly shown on the plans. Trees shall be
planted at no greater a density than the average density of oaks on the site. Location
of newly planted trees should adhere to the following, whenever possible: on the north
side of and at the canopy/dripline edge of existing mature native trees; on north-facing
slopes; within drainage swales (except when riparian habitat present), where topsoil is
present; and away from continuously wet areas (e.g. lawns, leach lines).

c. Species — Trees shall be of the same species of the trees impacted. The species shall
be clearly specified on the plans.

d. Size — Replacement oak trees shall be from either vertical tubes or deep, one-gallon
container sizes.

e. Planting — Replanting shall be completed as soon as it is feasible (e.g. irrigation water

is available, grading done in replant area). Replant areas shall be either in native
topsoil or areas where native topsoil has been reapplied. If the latter, top soil shall be
carefully removed and stockpiled for spreading over graded areas to be replanted (set
aside enough for 6-12" layer). If possible, planting during the warmest, driest months
(June through September) shall be avoided. In addition, standard planting procedures
(e.g., planting tablets, initial deep watering) shall be used.

f. Maintenance — Newly planted trees shall be maintained until successfully established.
This shall include protection (e.g. tree shelters, caging) from animals (e.g., deer,
rodents), regular weeding of at least a three foot radius out from the planting, and
adequate watering (e.g., drip-irrigation system). Hand removal of weeds shall be kept
up on a regular basis at least once in late spring (April) and once in early winter
(December).

g. Irrigation/Watering ~ Irrigation details shall be clearly shown on the plans. Watering
should be controlied so only enough is used to initially establish the tree, and reducing
to zero over a three year period.

h. Monitoring, Reporting, and Success — Plans shall include details on monitoring
methods and timing, success criteria, reporting requirements, and funding for
monitoring by a County-approved qualified professional.

Development in and around protected oak trees should avoid compaction of soils within the
dripline of the trees and any supplemental irrigation or runoff from adjacent development
during the dry season. Prior to issuance of grading permits, plans shall demonstrate
compliance with this measure.
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BR-12. Pre-construction surveys shall be required for the following species, 2 to 4 weeks prior to
initiation of site disturbance activities:

o American badger

o Nesting raptors and/or roosting bats — unless site disturbance activities will occur
entirely between September 1 and February 1; and

o Coast horned lizard and silvery legless lizard

The surveys shall cover the entire area proposed for development for that phase of
construction, including new areas to be used for refuse or soil storage, road construction, or
grading for other facilities. Surveys shall comply with the following requirements:

a. As part of the pre-construction survey process, in order to avoid potential impacts to
the American badger, the applicant shall comply with the following measures:

i. Surveys shall focus on both old and new den sites, and the biologist should
evaluate whether dens are presently occupied;

ii. If dens are too long to see the end, a fiber optic scope (or other acceptable
method) should be used to assess the presence of badgers;

iii. Inactive dens shall be excavated by hand with a shovel to prevent badgers from
re-using them during construction; and

iv. Badgers shall be discouraged from using currently active dens prior to the
grading of the site by partially blocking the entrance of the den with sticks,
debris and soil for 3 to 5 days. Access to the den should be incrementally
blocked to a greater degree over this period. This would cause the badger to
abandon the den site and move elsewhere. After badgers have stopped using
active dens within the project boundary, the dens shall be hand-excavated with
a shovel to prevent reuse.

V. No grading shall occur within 50 feet If an active den is found.

b. As part of the pre-construction survey process, in order to avoid potential impacts to
sensitive reptiles, the applicant shall comply with the following measures:

i. Raking of leaf litter and sand under shrubs within suitable habitat in the area to
be disturbed to a minimum depth of eight inches for the silvery legless lizard.

ii. In addition to raking, “coverboards” could be used to capture silvery legless
lizards and coast horned lizards. Coverboards can consist of untreated lumber,
sheet metal, corrugated steel, or other flat material used to survey for reptiles
and amphibians. Coverboards (a minimum size of 4'x4’) could be placed in the
survey area a minimum of four weeks before construction. Captured lizards
would be placed immediately into containers containing sand or moist paper
towels and released in designated release areas no more than three hours after
capture.

C. As part of the pre-construction survey process, in order to avoid potential impacts to
protected birds and/or bats, the applicant shall comply with the following measures:

i. Visual surveys for bats shall be conducted in the vicinity of all trees that have
cavities, broken limbs resulting in hanging woody debris, and large patches of
loose bark.

ii. Surveys shall be conducted two weeks prior to any construction activities.
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i, If no active nests or roosts are located, ground disturbing/construction activities
can proceed. If active nests or roosts are located, then all construction work
shall be conducted outside a non-disturbance buffer zone to be developed
based on the species, slope aspect and surrounding vegetation.

iv. No direct disturbance to nests should occur until the young are no longer reliant
on the nest site as determined by the County-approved biologist.

V. The County-approved biologist shall conduct monitoring of the nest until all
young have fledged.

vi. If bat roosts are found in trees, bat exclusionary measures (such as netting

placed over cavities) shall be used to prevent bats from returning to the roost.
These efforts shall be overseen by a qualified biologist with experience in bat
exclusions.

vii. If bat roost sites are found on-site, compensatory mitigation for the loss of roost

- sites shall include, but not be limited to, the installation of bat houses that can

accommodate twice the number of bats as were detected during the surveys.
Bat houses shall be located in suitable habitats away from disturbance areas.

viii. If active nests or roosts are located, then all construction work shall be
conducted outside a non-disturbance buffer zone to be developed based on the
species, slope aspect and surrounding vegetation. No direct disturbance to
nests should occur until the young are no longer reliant on the nest site as
determined by the County-approved biologist. The County-approved biologist
shall conduct monitoring of the nest until all young have fledged.

BR-13. Prior to initiation of site disturbance activities, all required protective fencing for riparian
areas, wetland areas, oak habitat, and Manzanita areas shall be installed and functional.
Fencing shall remain in place until completion of grading activities and final inspections.

BR-14. Prior to initiation of site disturbance activities, all construction personnel associated with
the project should attend a worker education program regarding the special-status plant and
animal species occurrences on-site, as well as sensitive habitats present. The specifics of this
program should include identification of the plant and animals and their habitat, and careful
review of the limits of construction required to reduce impacts to the species. A fact sheet
conveying this information should also be prepared for distribution to all contractors, their
employers, and other personnel involved with construction of the school.

BR-15.0nce trees have been planted, the applicant shall retain a qualified individual (e.g.,
landscape contractor, arborist, nurseryman, botanist) to prepare a letter stating how and when
the above planting and protection measures have been completed. This letter shall be
submitted to the Department of Planning and Building.

BR-16. Prior to final inspections or occupancy, whichever comes first, the applicant shall have
implemented the following plans (as applicable relative to the activity):

Wetland restoration and habitat mitigation plans.

Landscaping plans.

Protective fencing plans.

Mitigation monitoring plans for sensitive habitats and species (e.g. Well's Manzanita,
Pismo clarkia, etc.).

apop

BR-17. Prior to final inspections or occupancy, whichever occurs first, replacement trees shall be
installed or bonded for in compliance with the approved tree replacement plan. If bonded for,
installation shall be completed within 60 days of bonding.
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BR-18.

BR-19.

BR-20.

BR-21.

BR-22.

BR-23.

County

Prior to final inspections, or prior to release of bonding (if applicable), the applicant shall
have completed the following as it relates to weed removal around newly planted vegetation:
1) no herbicides shall have been used; 2) either installation of a securely staked “weed mat”
(covering at least a three-foot radius from center of plant), or hand removal of weeds (covering
at least a 3' radius from center of plant) shall be completed for each new plant. Use of weed-
free mulch (at least 3 inches deep) with regular replenishment may be substituted for the
weed-mat.

To guarantee the success of the new trees, the applicant shall retain a qualified individual
(e.g., arborist, landscape architect/ contractor, nurseryman) to monitor the new trees'
survivability and vigor until the trees are successfully established, and prepare monitoring
reports, on an annual basis, for no less than seven years. Based on the submittal of the
initial planting letter, the first report shall be submitted to the County Environmental
Coordinator one year after the initial planting and thereafter on an annual basis until the
monitor, in consultation with the County, has determined that the initially-required vegetation is
successfully established. Additional monitoring will be necessary if initially-required vegetation
is not considered successfully established. The applicant, and successors-in-interest, agrees
to complete any necessary remedial measures identified in the report(s) to maintain the
population of initially planted vegetation and approved by the Environmental Coordinator.

The applicant recognizes that trimming of oaks can be detrimental in the following respects
and agrees to minimize trimming of the remaining oaks: removal of larger lower branches
should be minimized to 1) avoid making tree top heavy and more susceptible to “blow-overs”,
2) reduce having larger limb cuts that take longer to heal and are much more susceptible to
disease and infestation, 3) retain the wildlife that is found only in the lower branches, 4) retains
shade to keep summer temperatures cooler (retains higher soil moisture, greater passive solar
potential, provides better conditions for oak seedling volunteers) and 5) retain the natural
shape of the tree. Limit the amount of trimming (roots or canopy) done in anyone season as
much as possible to limit tree stress/shock (10% or less is best, 25% maximum). Excessive
and careless trimming not only reduces the potential life of the tree, but can also reduce
property values if the tree dies prematurely or has an unnatural appearance. If trimming is
necessary, the applicant agrees to.either use a skilled arborist or apply accepted arborist's
techniques when removing limbs. Unless a hazardous or unsafe situation exists, trimming
shall be done only during the winter for deciduous species.

Smaller trees (smaller than 5 inches in diameter at four feet above the ground) within the
project area are considered to be of high importance, and when possible, shall be given
similar consideration as larger trees.

No oak trees on the project site shall be removed. Unless previously approved by the county,
the following activities are not allowed within the root zone of existing or newly planted oak
trees: year-round irrigation (no summer watering, unless “establishing” new tree or native
compatible plant(s) for up to 3 years); grading (includes cutting and filling of material);
compaction (e.g., regular use of vehicles); placement of impermeable surfaces (e.g.,
pavement); disturbance of soil that impacts roots (e.g., tilling).

To minimize impacts to the sensitive oak woodland understory habitat (e.g. maritime
chaparral, coastal scrub), the applicant agrees to the following during construction of the
access road and residence and for the life of the project:
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a. All native vegetation removal shall be shown on all applicable grading/ construction
plans, and reviewed/ approved by the County (Planning and Building Dept.) before any

work begins.

b. Vegetation removal of native habitat shall be limited to what is shown on the county-
approved grading/construction plans.

c. Vegetation clearance for fire safety purposes shall be limited to the minimum setbacks

required by CDF/County Fire. Where feasible, all efforts will be made to retain as
much of this vegetation within the setback as possible (e.g. remove/trim only enough
vegetation to create non-contiguous islands of native vegetation).

Noise
N-1.  School activities and functions shall be limited to the hours between 7 am and 10 pm.

Traffic

TC-1. At the time of application for construction permits, the applicant shall apply for
encroachment permits through the Department of Public Works. Encroachment permits shall
address all required road improvements, and shall also address signage and/or painting of the
curb along the Oak Park Boulevard frontage red to preclude/discourage on-street pick-up
and/or drop-off. Approval of parking control signage/painting shall be at the discretion of the
Department of Public Works.

TC-2. Prior to issuance of construction permits, the applicant shall provide plans to complete the
project site of an A-2 section fronting the property on Oak Park Boulevard, including widening
to allow for construction of a left turn lane entrance into the school site.

TC-3. Prior to issuance of construction permits, the applicant shall show on the construction
plans one entering lane and two exiting lanes from the school's access road with Phase 1 of
the project.

TC-4. Prior to issuance of construction permits, the applicant shall submit plans for curb, gutter
and sidewalk improvements back to the nearest sidewalk west of the site.

TC-5. Prior to final inspection of construction permits for Phase 1, all road improvements,
including the left hand turn lane and curb, gutter and sidewalk shall be constructed.

TC-6. Prior to final inspections for Phase 1, the applicant shall paint the curb along the Oak Park
Boulevard frontage red to discourage on-street pick-up or drop-off and/or install signage,
unless this requirement has been waived by the Department of Public Works.

TC-7. Prior to issuance of construction plans for Phase 3, the applicant shall submit a traffic
signal warrant study for review and approval (by the County Public Works Department in
consultation with the City of Pismo Beach) to determine the necessity for a signal as well as
outline the best location for the signal, if warranted. If a signal is warranted, the applicant shall
provide plans showing the specifications for installing the signal for review and approval by the
County Public Works Department in consultation with the City of Pismo Beach. Prior to final
inspection for Phase 3, the applicant shall install the traffic signal if deemed necessary.
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Wastewater

WW-1. The applicant shall apply to the Local Agency Formation Commission (LAFCO) for an outside
user's agreement to allow the City of Pismo Beach to serve the project site with wastewater
disposal services, unless the site has been annexed to the City of Pismo Beach. This
application shall be made prior to application for grading and/or construction permits.

WW-2. At the time of application for grading and/or construction permits, the applicant shall
submit documentation that the City of Pismo Beach is able and willing to provide the project
site with wastewater disposal services. An outside user's agreement shall have been
executed and in effect, unless the project site is annexed to the City of Pismo Beach.

Water

W-1. The Landowner shall retain and reserve all groundwater, and all appropriative, prescriptive,
contractual or other water rights appurtenant to the Property, in perpetuity, as follows:

a. On-site groundwater resources shall not be used as a municipal water source.

b. The Landowner shall not transfer, assign, encumber, lease, sell, or otherwise separate
such quantity of water or water rights from the Property's title. No separation of water
or water rights shall be permitted.

c. All water shall be retained for use on the Property itself.

This restriction shall be memorialized through the recordation of mitigation agreement in a
form acceptable to County Counsel prior to issuance of grading and/or construction
permits. To initate this process, the applicant shall submit a recent (within six months) title
report or lot book guarantee to the Department of Planning and Building at the time of
application for grading and/or construction permits.

Land Use

LU-1. In the event that secondary access is not available through the Los Robles del Mar parcel at
the time the applicants wish to proceed with Phase 3, the applicants shall obtain legal
entitlement (e.g. easement rights) and construct a secondary access point to a publicly
maintained road in an alignment identified in the Los Robles del Mar Specific Plan. In such an
event, plans shall be submitted at the time of application for construction permits for
Phase 3. Documentation of legal entitement and authorization to proceed with development
of the secondary access shall occur prior to or concurrently with issuance of construction
permits for Phase 3. Completion of secondary access improvements shall occur prior to
final inspections and/or occupancy for any structure in Phase 3. Construction of the
secondary access shall adhere to the mitigation measures identified in the Final Supplemental
Environmental Impact Report for the Los Robles del Mar Specific Plan (Impact Sciences, 2001
and 2003), as adopted by the Pismo Beach City Council and incorporated into this document
by reference. These measures include, but are not limited to, the following:

Measure AG-6, pertaining to construction of the internal arterial road.

Measures AQ-1 through AQ-12, pertaining to reduction of air contaminants during
construction.

Measure BIO-1, pertaining to wetland mitigation.

Measure BIO-3, pertaining to oak tree mitigation.

Measure BIO-4, pertaining to avoidance of oak tree impacts.

Measure BIO-6, pertaining to protection of sensitive species.

Measure CR-1, pertaining to discovery of archaeological resources during ground
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disturbance.
h. Measures DR-3, DR-5, and DR-6, pertaining to drainage.
i. Measure T-2, pertaining to restriping Oak Park Boulevard.
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Date: September 27, 2010

DEVELOPER'S STATEMENT FOR
Coastal Christian School
Land Use Ordinance Amendment and Conditional Use Permit
DRC2008-00021 / LRP2008-00011 / ED08-078

The applicant agrees to incorporate the following measures into the project. These measures
become a part of the project description and therefore become a part of the record of action upon
which the environmental determination is based. All development activity must occur in strict
compliance with the following mitigation measures. These measures shall be perpetual and run
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" desctibe the County procedures

.. to-be used to ensure compliance with the mitigation measures..

The following mitigation measures address impacts that may occur as a result of the
development of the project.

Aesthetics

AE-1.

AE-2.

AE-3.

At the time of application for construction permit, the applicant shall submit architectural
clevations of all proposed structures to the Department of Planning and Building for review and
approval in consultation with the Environmental Coordinator. The elevations shall show exterior
finish materials, colors, and height above the existing natural ground surface. Colors shall
minimize the structure massing of new development by reducing the contrast between the
proposed development and the surrounding environment. Colors shall be compatible with the
natural colors of the surrounding environment, including vegetation, rock outcrops, etc. Darker,
non-reflective, earth tone colors shall be selected for walls, chimneys etc. and darker green, grey,
slate blue, or brown colors for the roof structures.

At the time of application for grading or construction permits, the applicant shall provide
colors and materials samples for all retaining walls visible from off-site. Retaining walls, sound
walls, and understories that exceed six feet in height shall be constructed in colors and tones
compatible with the surrounding environment, and shall use textured materials and/or
construction methods which create a textured effect, when viewed from James Way and Oak Park
Boulevard.

At the time of application for construction permit, the applicant shall submit landscape,
irrigation, landscape maintenance plans and specifications to the Department of Planning and
Building for review and approval in consultation with the Environmental Coordinator.
Landscaping plans shall be prepared by a qualified professional and shall meet the following
criteria:

a. The landscape plan shall be prepared as provided Chapter 22.16 of the San Luis Obispo
County Land Use Ordinance.

b.  Landscping plans shall provide vegetation that will blend the new development, including
driveways, access roads, outbuildings, water tanks, etc., into the surrounding environment
when viewed from James Way, Oak Park Boulevard and local streets within the cities of
Pismo Beach and Arroyo Grande.

¢. Landscaping materials shall be native and/or drought tolerant.
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AE-4.

d. Screening of retaining walls shall be addressed using “creeping” (i.e. growing up) or
“trailing” (i.e. growing down) vegetative materials.

e. The qualified professional shall certify that landscaping materials will achieve 50 percent
screening of all structures visible from Oak Park Boulevard and James Way within five

years.

At the time of application for construction permits, the applicant shall provide an exterior
lighting plan. The plan shall include the height, location, and intensity of all exterior lighting.
All lighting fixtures shall be shielded so that neither the lamp or the related reflector interior
surface is visible from the residential streets in the cities of Pismo Beach and Arroyo Grande and
Oak Park Boulevard. All lighting poles, fixtures, and hoods shall be dark colored.

Monitorig AE-1 through AE-4: Compliance will be verified by the Department of Planning
and Building in consultation with the Environmental Coordinator prior to issuance of grading/
construction permits. Permits will not be issued until these measures have been satisfied.

AE-S.

AE-6.

AE-7.

Prior to final inspection or occupancy, whichever occurs first, the applicant shall implement the
approved color and materials board.

The exterior lighting plan shall be implemented prior to final inspection or occupancy,
whichever occurs first. Security lighting shall be shielded so as not to create glare when viewed
from the residential areas of Pismo Beach and Arroyo Grande.

Landscaping that will either screen from in front or grow over from above the wall shall be
established prior to final inspection or issuance of a certificate of occupancy, whichever
occurs first.

Monitoring AE-5 tlirough AE-7: Compliance will be verified by the Department of Planning
and Building in.consultation with tle Enviromftiental:Coordinator prior to final inspections. Final -
inspections and certificate of aceupangy williiot bie gfanted until these nieasures are satisfied.

AE-8.

Within S years of construction of structures visible from Oak Park Boulevard and/or James
Way, the proposed landscaping shall have achieved a minimum of 50 percent screening when
viewed from public roadways.

Monitoring AE-8: ‘Compliance will be verified by the Department of Planning and Building in
consultation with the Environmental Coordinator as part of the long-term mitigation monitoring
process. Failure to adliere to this- measure'may result in code enforcement activities, which may
include nuisance abatement or petinit revocation procedures.
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Air Quality

AQ-I.

AQ-2.

At the time of application for construction permits, In order to address the project’s
contribution towards cumulatively significant greenhouse gas impacts, the applicant shall develop
a greenhouse gas reduction plan, incorporating appropriate measures to reduce energy demand of
the school by 10 percent beyond what would otherwise be required by 2010 Title 24 California
Building Code energy requirements. The greenhouse gas reduction plan may include, but is not
be limited to, any combination of the measures identified in the California Air Pollution Control
Officers Association (CAPCOA)’s document CEQA and Climate Change (January 2008), such as
the following: '

a. LEED Certification — Require compliance with Leadership in Energy and Environmental
Design (LEED) criteria, which incorporate sustainable site development, water savings,
energy efficiency, materials selection, and environmental quality requirements.

b. Green Building Materials — Use materials which are resource efficient, recycled, have a
long life cycle, and are managed in an environmentally friendly way.

c. Landscaping — Use of drought-resistant native trees, trees with low emissions and high
carbon sequestration potential, and planting of trees to create shade.

d. Facilities. Projects shall use high-efficiency pumps, natural gas or electric stoves (i.e. no
wood-burning), solar water heaters, and energy star applicances.

e. Roofing —Roofing shall be energy star compliant, vegetated (i.e. green roof), or light-
colored and highly emissive.

f. On-Site Renewable Energy - Provide an on-site renewable energy system.

g. Exceed Energy Requirements - Exceed Title 24 (California Code of Regulations) energy
requirements by 10 percent.

h. Solar Orientation — Orient buildings to face either north or south, provide roof
overhands, and use landscaping to create shade. *

i. Shading — Install energy-reducing shading mechanisms for windows, porches, patios,

walkways, etc.

J- Ceiling Fans — Install energy reducing ceiling fans.

k. Programmable Thermostats - Install energy reducing programmable thermostats that
automatically adjust temperature settings.

L Passive Heating and Cooling — Install passive heating and cooling systems.

m. Day Lighting — Install energy reducing day lighting systems (e.g. skylights, light shelves,
transom windows).

n. Local Building Materials — Use locally made building materials for construction projects
and related infrastructure.

0. Recycle Demolished Construction Materials - Recycle or reuse demolished construction
material. ‘

p. Off-Site Mitigation Fee — Provide or pay into an off-site mitigation fee program, which
focuses primarily on reducing emissions from existing development and buildings.

q. Offset Purchase — Provide or purchase offsets for additional emissions by acquiring

carbon credits or engaging in other market “cap and trade” systems.

Pre-mitigation and post-mitigation quantification of energy use shall be provided to demonstrate
compliance with the 10 percent reduction requirement.

At the time of application for grading and/or construction permits, the applicant shall choose
18 air quality mitigation measures from Table 3-5 of the Air Pollution Control District’s CEQA
Handbook (December 2009). These measures shall be clearly reflected in all applicable plans.
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AQ-3.

AQ-4.

AQ-5.

AQ-6.

Prior to construction/grading permit issuance, the project plans shall include all dust control
measures specified in Section 22.52.160C.1 of the Land Use Ordinance.

Prior to issuance of construction permits, the following idling restrictions shall be shown on
the project plans:

a. Staging and queuing areas shall not be located within 1,000 feet of sensitive receptors
(residences);

b. Diesel idling within 1,000 feet of sensitive receptors is not permitted,

c. Use of alternative fueled equipment is recommended whenever possible; and

d. Signs that specify the no idling requirements must be posted and enforced at the

construction site.

Prior to construction permit issuance, a geologic investigation will be prepared and then
submitted to the county to determine the presence of naturally-occurring asbestos. If naturally
occurring asbestos is found at the site, the applicant must comply with all requirements outlined
in the Asbestos ATCM before grading begins.

Prior to issuance of construction permits, the applicant shall consult with the APCD regarding
construction and operational equipment to be used on the project site to determine if any APCD
permits are needed.

‘Monitoring AQ-1 through AQ-6: Compliance will be verified by the Department of Planning

. ‘and:-Building in consultation with the Environmental Coordinator and Air Pollution Control
- Distriet:ptior to issuance of grading/ construction permits. Pérmits will'not be issued until these
- measures liave been satisfied. T

AQ-7.

Prior to commencement of construction activities, the applicant shall notify the APCD, by
letter, indicating the person designated to ensure compliance with the dust control program. This
letter shall include the name and phone number of the contact person in the event of dust or odor
complaints from the construction site.

__Monitoring AQ-7: Compliance will be verified by tlie Air Pollution Control District.

AQ-8.

AQ-9.

Prior to final inspections or occupancy, whichever occurs first, all applicable elements of the
greenhouse gas reduction strategy shall have been implemented.

Prior to final inspections or occupancy, whichever occurs first, the applicant shall have
implemented all applicable air quality mitigation measures, including the 18 measures selected
from Table 3-5 of APCD’s CEQA Handbook.

M?nitoring AQ-8 and AQ-9: Compliance will be verified by the Department of Planning and
Building in consultation with the Environmental Coordinator prior to final inspections. Final
inspections and certificate of occupancy will not be granted until these measures are satisfied.

AQ-10.

No developmental burning of vegetative material is allowed.

Monitoring AQ-10: Compliance will be verified by the Air Pollution Control District.
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Biological Resources

BR-1. Restoration of lost riparian and/or wetland habitat is required to be mitigated at a 1:1 basis, unless
a higher ratio is required. At the time of application for grading and/or construction permits
resulting in wetland impacts, the applicant shall submit a restoration plan and habitat mitigation
plan that meet the following parameters:

BR-2.

a.

b.

The restoration plan shall be prepared by a County-approved biologist and shall include
the locations, amounts, size and types of plants to be replanted.

All grading and construction plans shall reflect replanting locations.

Planting and weed control methods, irrigation methods and timing shall be discussed in
the plans.

The plans shall address monitoring methods and timing, and success criteria, and
reporting requirements.

Educational signage illustrating the natural riparian resources on-site shall be installed
throughout the restored habitat to benefit the student community.

The plans shall ensure no-net loss of the functions or values of these habitat types onsite
in support of issuance of construction and regulatory agency permits.

The restoration plan shall be monitored for success by a County-approved biologist for a
minimum of five years or until the County has determined that restoration is successful.
A fencing plan shall be prepared demonstrating how public intrusion into the sensitive
wetland areas will be minimized.

The restoration plan and habitat mitigation plan shall meet with the approval of the
County and all state, and federal agencies with jurisdiction over the impacted wetlands.

The applicant submit a mitigation and monitoring plan for Well’s Manzanita and Pismo clarkia
prepared by a qualified biologist for review and approval at the time of application for grading
and/or construction permits. The mitigation and monitoring plan shall include, at a minimum,
the following contents/requirements:

Contents

a. The overall goals and measurable objectives of the mitigation and monitoring plan;

b. Specific areas proposed for revegetation and their size;

c. Specific habitat management and protection concepts to be used to ensure long-term
maintenance and protection of the mitigation and open space arecas;

d. Moeonitoring procedures for a period of no less than five years;

e. Success criteria based on the goals and measurable objectives to ensure a viable
occurrences persist onsite;

f. An adaptive management program to address both foreseen and unforeseen
circumstances relating to the preservation and mitigation programs;

g. Remedial measures to address negative impacts to these species post-construction when
the school is operational;

h. An education program to inform teachers, students and their families of the sensitive
biological resources on-site, and to provide methods that can facilitate future educational
opportunities with these resources;

Reporting requirements to track success or failure of the mitigation program and to
ensure consistent data collection and reporting methods used by monitoring personnel;

J- Maintenance and cost estimates; and

k. Goals for maintenance and expansion of the existing Pismo Clarkia habitat.
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BR-3.

BR-4.

BR-5.

BR-6.

BR-7.

Requirements

. The plans shall provide sufficient Manzanita cuttings taken by a qualified botanist or
nurseryman for propagation and reintroduction to comparable area on-site, prior to any
Manzanita removal.

m. All grading and construction plans shall reflect replanting locations.

Manzanita replanting density shall be one gallon containers installed at 8 feet on center,

n.
unless another density is approved by the Environmental Coordinator based on input
from a qualified biologist.

0. Measures to protect the manzanitas from herbivores during the establishment period shall
be addressed in the plans,

p- Annual monitoring of the Pismo Clarkia population to document this species presence

and the extent of seasonally timed maintenance activities, such as weed abatement, seed
collection and reintroduction efforts shall be required.

Prior to issuance of construction permits, the applicant shall provide evidence of permits from
the Army Corps of Engineers, Regional Water Quality Control Board and California Department
of Fish and Game or provide an exemption from such permits.

Prior to issuance of grading and/or construction permits, the applicant shall grant an open
space easement to the County. The open space easement shall encompass the following portions
of the site:

a. Those portions of the site being constructed and restored as wetlands to mitigate for
wetland loss pursuant to these mitigation measures and the approved wetland habitat
mitigation plan,

b. Areas where Pismo clarkia specimens were identified by Rincon (2010), plus the required
25-foot buffer zone.

c. Areas designated for the planting of Manzanita shrubs to offset impacts to Well’s
Manzanita.

d. Areas designated for the mitigation planting of oak trees.

The open space agreement may allow the open space easement areas to be used for educational
purposes, subject to the development of an open space maintenance plan approved by the County
and any other state/federal agencies with jurisdiction over the open space easement areas.

The County shall retain a biological monitor, funded by the applicant, to monitor and report on all
site disturbance activities on the project site. Prior to issuance of grading and/or construction
permits, the applicant shall provide funding for biological monitoring services based on a
County-approved scope of work.

All Manzanitas to remain on-site that are located within 25 feet of the disturbance limits shall
have protective measures such as bright orange construction fencing installed to prevent impacts
during construction. The location of protective fencing shall be clearly shown on grading plans
prior to issuance of construction permits.

Exterior lighting within 100 feet of open space areas shall be shielded downward. Prior to
issuance of construction permits, exterior lighting plans shall reflect compliance with this
requirement.
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BR-8.

BR-9.

BR-10.

Prior to issuance of grading and/or construction permits, landscaping plans shall be reviewed
by a County-approved biologist to demonstrate that the plans will not result in introduction of
invasive non-native species. A letier attesting to compliance of this measure shall be provided to
the Department of Planning and Building.

Prior to issuance of construction and/or grading permits, the applicant shall clearly show all
oak trees within 50 feet of areas proposed for new disturbance (e.g. turnouts, construction of the
residence) on the grading and site plans. Oak trees within 50 feet of grading activitics shall be
fenced and flagged for protection prior to permit issuance. Fencing shall be clearly shown on the
grading plans to be located at the root zone. Where grading activities will occur within the root
zone, fencing may be placed at the limits of grading activities.

Prior to issuance of construction and/or grading permits, the applicant shall provide a tree
mitigation plan for review and approval by the Environmental Coordinator. The mitigation plan
shall demonstrate compliance with the following measures:

a. Number of Trees — The tree mitigation plan shall provide for the planting, in kind, at a
2:1 ratio for oak trees designated for impact but not removal and at a 4:1 ratio for trees
designated for removal. No more than 24 trees shall be designated for removal, and no
more than 18 trees shall be designated for impact.

b. Location/Density — The location shall be clearly shown on the plans. Trees shall be
planted at no greater a density than the average density of oaks on the site. Location of
newly planted trees should adhere to the following, whenever possible: on the north side
of and at the canopy/dripline edge of existing mature native trees; on north-facing slopes;
within drainage swales (except when riparian habitat present); where topsoil is present;
and away from continuously wet areas (c.g. lawns, leach lines).

c. Species — Trees shall be of the same species of the trees impacted. The species shall be
clearly specified on the plans.

d. Size — Replacement oak trees shall be from cither vertical tubes or deep, one-gallon
container sizes.

e. Planting - Replanting shall be completed as soon as it is feasible (e.g. irrigation water is

available, grading done in replant area). Replant areas shall be either in native topsoil or
areas where native topsoil has been reapplied. If the latter, top soil shall be carefully
removed and stockpiled for spreading over graded areas to be replanted (set aside enough
for 6-12" layer). If possible, planting during the warmest, driest months (June through
September) shall be avoided. In addition, standard planting procedures (e.g., planting
tablets, initial deep watering) shall be used.

f. Maintenance ~ Newly planted trees shall be maintained until successfully established.
This shall include protection (e.g. tree shelters, caging) from animals (e.g., deer, rodents),
regular weeding of at least a three foot radius out from the planting, and adequate
watering (e.g., drip-irrigation system). Hand removal of weeds shall be kept up on a
regular basis at least once in late spring (April) and once in early winter (December).

g Irrigation/Watering — Irrigation details shall be clearly shown on the plans. Watering
should be controlled so only enough is used to initially establish the tree, and reducing to
zero over a three year period. . :

h. Monitoring, Reporting, and Success — Plans shall include details on monitoring methods
and timing, success criteria, reporting requirements, and funding for monitoring by a
County-approved qualified professional.
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BR-11.

Development in and around protected oak trees should avoid compaction of soils within the
dripline of the trees and any supplemental irrigation or runoff from adjacent development during
the dry season. Prior to issuance of grading permits, plans shall demonstrate compliance with
this measure.

Monitoring BR-1 through BR-11: Compliance will be verified by the Department of Planning
and Building in consultation with the Environmental Coordinator prior to issuance of grading/
construction permits. Permits will not be issued until these measures have been satisfied.

BR-12.

Pre-construction surveys shall be required for the following species, 2 to 4 weeks prior to
initiation of site disturbance activities:

o American badger _

o Nesting raptors and/or roosting bats — unless site disturbance activities will occur entirely
between September 1 and February 1; and

o Coast horned lizard and silvery legless lizard

The surveys shall cover the entire arca proposed for development for that phase of construction,
including new areas to be used for refuse or soil storage, road construction, or grading for other
facilities. Surveys shall comply with the following requirements:

a. As part of the pre-construction survey process, in order to avoid potential impacts to the
American badger, the applicant shall comply with the following measures:

i. Surveys shall focus on both old and new den sites, and the biologist should
evaluate whether dens are presently occupied;

ii. If dens are too long to sce the end, a fiber optic scope (or other acceptable
method) should be used to assess the presence of badgers;

iii. Inactive dens shall be excavated by hand with a shovel to prevent badgers from
re-using them during construction; and

iv. Badgers shall be discouraged from using currently active dens prior to the

grading of the site by partially blocking the entrance of the den with sticks, debris
and soil for 3 to 5 days. Access to the den should be incrementally blocked to a
greater degree over this period. This would cause the badger to abandon the den
site and move elsewhere. After badgers have stopped using active dens within the
project boundary, the dens shall be hand-excavated with a shovel to prevent

reuse.
v. No grading shall occur within 50 feet If an active den is found.
b. As part of the pre-construction survey process, in order to avoid potential impacts to

sensitive reptiles, the applicant shall comply with the following measures:

i Raking of leaf litter and sand under shrubs within suitable habitat in the area to
be disturbed to a minimum depth of eight inches for the silvery legless lizard.
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ii.

In addition to raking, “coverboards” could be used to capture silvery legless
lizards and coast horned lizards. Coverboards can consist of untreated lumber,
sheet metal, corrugated steel, or other flat material used to survey for reptiles and
amphibians. Coverboards (a minimum size of 4°x4’) could be placed in the
survey area a minimum of four weeks before construction. Captured lizards
would be placed immediately into containers containing sand or moist paper
towels and released in designated release areas no more than three hours after
capture.

c. As part of the pre-construction survey process, in order to avoid potential impacts to
protected birds and/or bats, the applicant shall comply with the following measures:

.o

iii.

iv.

vi.

vii.

viii.

Visual surveys for bats shall be conducted in the vicinity of all trees that have
cavities, broken limbs resulting in hanging woody debris, and large patches of
loose bark.

Surveys shall be conducted two weeks prior to any construction activities.

If no active nests or roosts are located, ground disturbing/construction activities
can proceed. If active nests or roosts are located, then all construction work shall
be conducted outside a non-disturbance buffer zone to be developed based on the
species, slope aspect and surrounding vegetation.

No direct disturbance to nests should occur until the young are no longer reliant
on the nest site as determined by the County-approved biologist.

The County-approved biologist shall conduct monitoring of the nest until all
young have fledged.

If bat roosts are found in trees, bat exclusionary measures (such as netting placed
over cavities) shall be used to prevent bats from returning to the roost. These
efforts shall be overseen by a qualified biologist with experience in bat
exclusions.

If bat roost sites are found on-site, compensatory mitigation for the loss of roost
sites shall include, but not be limited to, the installation of bat houses that can
accommodate twice the number of bats as were detected during the surveys. Bat
houses shall be located in suitable habitats away from disturbance areas.

If active nests or roosts are located, then all construction work shall be conducted
outside a non-disturbance buffer zone to be developed based on the species, slope
aspect and surrounding vegetation. No direct disturbance to nests should occur
until the young are no longer reliant on the nest site as determined by the County-
approved biologist. The County-approved biologist shall conduct monitoring of
the nest until all young have fledged.

BR-13. Prior to initiation of site disturbance activities, all required protective fencing for riparian
areas, wetland areas, oak habitat, and Manzanita areas shall be installed and functional. Fencing
shall remain in place until completion of grading activities and final inspections.

BR-14.

Prior to initiation of site disturbance activities, all construction personnel associated with the
project should atiend a worker education program regarding the special-status plant and animal
species occurrences on-site, as well as sensitive habitats present. The specifics of this program
should include identification of the plant and animals and their habitat, and careful review of the
limits of construction required to reduce impacts to the species. A fact sheet conveying this
information should also be prepared for distribution to all contractors, their employers, and other
personnel involved with construction of the school.
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Monitoring BR-12 through BR-14: Compliance will be verified by the Department of Planning
and Building in consultation with the Environmental Coordinator before initiation of site
disturbance. Measures shall be identified and reviewed with the contractor and associated staff as
part of a pre-construction meeting.

BR-15.

BR-16.

BR-17.

BR-18.

Once trees have been planted, the applicant shall retain a qualified individual (e.g., landscape
contractor, arborist, nurseryman, botanist) to prepare a letter stating how and when the above
planting and protection measures have been completed. This letter shall be submitted to the
Department of Planning and Building.

Prior to final inspections or occupancy, whichever comes first, the applicant shall have
implemented the following plans (as applicable relative to the activity):

Wetland restoration and habitat mitigation plans.

Landscaping plans.

Protective fencing plans.

Mitigation monitoring plans for sensitive habitats and species (e.g. Well’s Manzanita,

Pismo clarkia, etc.).

oo

Prior to final inspections or occupancy, whichever occurs first, replacement trees shall be
installed or bonded for in compliance with the approved tree replacement plan. [f bonded for,
installation shall be completed within one year of bonding,

Prior to final inspections, or prior to release of bonding (if applicable), the applicant shall have
completed the following as it relates to weed removal around newly planted vegetation: 1) no
herbicides shall have been used; 2) either installation of a securely staked “weed mat” (covering
at least a three-foot radius from center of plant), or hand removal of weeds (covering at least a 3'
radius from center of plant) shall be completed for each new plant. Use of weed-free mulch (at
least 3 inches deep) with regular replenishment may be substituted for the weed-mat.

Monitoring BR—ISthfough BR-18: Compliance will be verified by the Department of Planning
and Building in consultation with the Environmental-Coordinator-prior to final inspections. Final
inspections and cértificate of occupancy. will niot be. granted until-these measures are satisfied.

BR-19.

To guarantee the success of the new trees, the applicant shall retain a qualified individual (e.g.,
arborist, landscape architect/ contractor, nurseryman) to monitor the new trees’ survivability and
vigor until the trees are successfully established, and prepare monitoring reports, on an
annual basis, for no less than seven years. Based on the submittal of the initial planting letter,
the first report shall be submitted to the County Environmental Coordinator one year afier the
initial planting and thereafter on an annual basis until the monitor, in consultation with the
County, has determined that the initially-required vegetation is successfully established.
Additional monitoring will be necessary if initially-required vegetation is not considered
successfully established. The applicant, and successors-in-interest, agrecs to complete any
necessary remedial measures identified in the report(s) to maintain the population of initially
planted vegetation and approved by the Environmental Coordinator.
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BR-20.

BR-21.

BR-22.

BR-23.

The applicant recognizes that trimming of oaks can be detrimental in the following respects and
agrees to minimize trimming of the remaining oaks: removal of larger lower branches should be
minimized to 1) avoid making tree top heavy and more susceptible to “blow-overs”, 2) reduce
having larger limb cuts that take longer to heal and are much more susceptible to disease and
infestation, 3) retain the wildlife that is found only in the lower branches, 4) retains shade to keep
summer temperatures cooler (retains higher soil moisture, greater passive solar potential, provides
better conditions for oak seedling volunteers) and 5) retain the natural shape of the tree. Limit the
amount of trimming (roots or canopy) done in anyone season as much as possible to limit tree
stress/shock (10% or less is best, 25% maximum). Excessive and careless trimming not only
reduces the potential life of the tree, but can also reduce property values if the tree dies
prematurely or has an unnatural appearance. If trimming is necessary, the applicant agrees to
either use a skilled arborist or apply accepted arborist's techniques when removing limbs. Unless
a hazardous or unsafe situation exists, trimming shall be done only during the winter for
deciduous species.

Smaller trees (smaller than 5 inches in diameter at four feet above the ground) within the project
area are considered to be of high importance, and when possible, shall be given similar
consideration as larger trees.

No oak trees on the project site shall be removed unless previously approved by the County.
Unless previously approved by the county, the following activities are not allowed within the root
zone of existing or newly planted oak trees: year-round irrigation (no summer watering, unless
“establishing™ new tree or native compatible plant(s) for up to 3 years); grading (includes cutting
and filling of material); compaction (e.g., regular use of vehicles); placement of impermeable
surfaces (e.g., pavement); disturbance of soil that impacts roots (e.g., tilling).

To minimize impacts to the sensitive oak woodland understory habitat (e.g. maritime chaparral,

coastal scrub), the applicant agrees to the following during construction of the access road and

residence and for the life of the project:

a. a. All native vegetation removal shall be shown on all applicable grading/
construction plans, and reviewed/ approved by the County (Planning and Building Dept.)
before any work begins.

b. b. Vegetation removal of native habitat shall be limited to what is shown on the
county-approved grading/construction plans.
c. c. Vegetation clearance for fire safety purposes shall be limited to the minimum

setbacks required by CDF/County Fire. Where feasible, all efforts will be made to retain
as much of this vegetation within the setback as possible (e.g. remove/trim only enough
vegetation to create non-contiguous islands of native vegetation).

Monitoring BR-19 tliroiigh BR-23: -Compliance-will be verified by the Department of Planning
and Building in consultation with the Environmental Coordinator as part of the long-term
mitigation monitoring process. Failure to adhere to this measure may result in code enforcement
activities, which may include nuisance abatement or permit revacation procedures.




COASTAL CHRISTIAN SCHOOL — DRC2008-00021 / LRP2008-00011
DEVELOPER'S STATEMENT (SEPTEMBER 27, 2010) — PAGE 12 OF 14

Noise
N-1.

School activities and functions shall be limited to the hours between 7 am and 10 pm.

Monitoring N-1: Compliance will be verified by the Department of Planning and Building in
consultation with the Environmental Coordinator as part of the long-term mitigation monitoring
process. Failure to adhere to this measure may result in code enforcement activities, which may
include nuisance abatement or permit revocation procedures.

Traffic

TC-1.

TC-2.

TC-3.

TC-4.

At the time of application for construction permits, the applicant shall apply for encroachment
permits through the Department of Public Works. Encroachment permits shall address all
required road improvements, and shall also address signage and/or painting of the curb along the
Oak Park Boulevard frontage red to preclude/discourage on-street pick-up and/or drop-off.
Approval of parking control signage/painting shall be at the discretion of the Department of
Public Works.

Prior to issuance of construction permits, the applicant shall provide plans to complete the
project site of an A-2 section fronting the property on Oak Park Boulevard, including widening to
allow for construction of a left turn lane entrance into the school site.

Prior to issuance of construction permits, the applicant shall show on the construction plans
one entering lane and two exiting lanes from the school’s access road with Phase 1 of the project.

Prior to issuance of construction permits, the applicant shall submit plans for curb, gutter and
sidewalk improvements back to the nearest sidewalk west of the site,

‘Monitoring. TC-1 through TC-4: Compliance will be verified by the Department of Planning

and Building in consultation with the Environmental Coordinator and Department of Public
Works prior to issuiance of grading/ construction permits. Permits will not be issued until these
meéasures have been satisfied.

TC-5.

TC-6.

Prior to final inspection of construction permits for Phase 1, all road improvements, including
the left hand turn lane and curb, gutter and sidewalk shall be constructed.

Prior to final inspections for Phase 1, the applicant shall paint the curb along the Oak Park
Boulevard frontage red to discourage on-street pick-up or drop-off and/or install signage, unless
this requirement has been waived by the Department of Public Works.

‘Monitoring TC-5-anid TC-6: Compliance will be verified by the Department of Planning and

Building in consultation with the Environmental Coordinator and Department of Public Works
prior to final-inspections on Phase 1. Final inspections and certificate of occupancy will not be
granted until these measures are satisfied.

TC-7.

Prior to issuance of construction plans for Phase 3, the applicant shall submit a traffic signal
warrant study for review and approval (by the County Public Works Department in consultation
with the City of Pismo Beach) to determine the necessity for a signal as well as outline the best
location for the signal, if warranted. If a signal is warranted, the applicant shall provide plans
showing the specifications for installing the signal for review and approval by the County Public
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Works Department in consultation with the City of Pismo Beach. Prior to final inspection for
Phase 3, the applicant shall install the traffic signal if deemed necessary.

Monitoring TC-7: Compliance will be verified by the Department of Planning and Building in
consultation with the Environmental Coordinator and Deparment of Public Works prior to
issuance and prior to final inspections on Phase 3. Permits will not be issued, and final
inspections and a certificate of occupancy will not be granted until this measure is satisfied.

Wastewater

WW-1.

WW.2,

The applicant shall apply to the Local Agency Formation Commission (LAFCO) for an outside
user’s agreement to allow the City of Pismo Beach to serve the project site with wastewater
disposal services, unless the site has been annexed to the City of Pismo Beach. This application
shall be made prior to application for grading and/or construction permits.

At the time of application for grading and/or construction permits, the applicant shall submit
documentation that the City of Pismo Beach is able and willing to provide the project site with
wastewater disposal services. An outside user’s agreement shall have been executed and in
effect, unless the project site is annexed to the City of Pismo Beach.

Mouitoring WW-1 and WW-2: Compliance will be verified by the Department of Planning and
Building in consuitation with the Environmental Coordinator, Local Agency Formation
ommission,- and City of Pismo Beach prior- to -issuance: .of grading/ construction permits.

Permits will not be issued until' these measures have béen satisfied.

Water

The Landowner shall retain and reserve all groundwater, and all appropriative, prescriptive,
contractual or other water rights appurtenant to the Property, in perpetuity, as follows:

a. On-site groundwater resources shall not be used as a municipal water source.

b. The Landowner shall not transfer, assign, encumber, lease, sell, or otherwise separate
such quantity of water or water rights from the Property’s title. No separation of water or
water rights shall be permitted. .

c. All water shall be retained for use on the Property itself.

This restriction shall be memorialized through the recordation of mitigation agreement in a form
acceptable to County Counsel prior to issuance of grading and/or construction permits. To
initate this process, the applicant shall submit a recent (within six montbhs) title report or lot book
guarantee to the Department of Planning and Building at the time of application for grading
and/or construction permits,

Monitoring W-1: Compliance will be verified by the Department of Planning and Building in
consultation with the Environmental Coordinator and County Counsel prior to issuance of
grading/ construction permits. Permits will not be issued until this measure is satisfied.
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Land Use

LU-1. In the event that secondary access is not available through the Los Robles del Mar parcel at the
time the applicants wish to proceed with Phase 3, the applicants shall obtain legal entitlement
(e-.g. easement rights) and construct a secondary access point to a publicly maintained road in an
alignment identified in the Los Robles del Mar Specific Plan. In such an event, plans shall be
submitted at the time of application for construction permits for Phase 3. Documentation of
legal entitlement and authorization to proceed with development of the secondary access shall
occur prior to or concurrently with issuance of construction permits for Phase 3.
Completion of secondary access improvements shall occur prior to final inspections and/or
occupancy for any structure in Phase 3. Construction of the secondary access shall adhere to
the mitigation measures identified in the Final Supplemental Environmental Impact Report for the
Los Robles del Mar Specific Plan (Impact Sciences, 2001 and 2003), as adopted by the Pismo
Beach City Council and incorporated into this document by reference. These measures include,
but are not limited to, the following:

Measure AG-6, pertaining to construction of the internal arterial road.

Measures AQ-1 through AQ-12, pertaining to reduction of air contaminants during
construction.

Measure BIO-1, pertaining to wetland mitigation.

Measure BIO-3, pertaining to oak tree mitigation.

Measure BIO-4, pertaining to avoidance of oak tree impacts.

Measure BIO-6, pertaining to protection of sensitive species.

Measure CR-1, pertaining to discovery of archaeological resources during ground
disturbance. ‘

Measures DR-3, DR-5, and DR-6, pertaining to drainage.

Measure T-2, pertaining to restriping Oak Park Boulevard.

S

—F mme e

The applicant understands that any changes made to the project description subsequent 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.

[} ‘ /[M MM—— ‘l/ w/wto

Signature of Owner(s) b Date

D. Mimrere Quepees
Name (Print) CRSTAL cHrilgTiAd SCko0(
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