
 

 

 

 

NOTICE OF PREPARATION:  

DRAFT ENVIRONMENTAL IMPACT REPORT 

DATE: March 7, 2014 

TO:  Responsible and Trustee Agencies 
Other Interested Parties 

FROM:  Port San Luis Harbor District and State Coastal Conservancy 

PROJECT: Port San Luis Harbor Terrace Development Plan 

The Port San Luis Harbor District (District) will be the lead agency for the preparation of an environmental 
impact report (EIR) for the Port San Luis Harbor Terrace project (project). A description of the project is 
provided in the attached Initial Study.  

The District needs to know the views of your agency relative to the scope and content of the analysis to be 
provided in the EIR. In accordance with the time limits prescribed by State law, your response must be sent 
at the earliest date possible but not later than 30 days after receipt of this notice (5:00 pm April 7, 2014). 
Please provide us the following information: 

1. NAME OF CONTACT PERSON. (Please include address, e-mail, and telephone number) 

2. PERMIT(S) or APPROVAL(S) AUTHORITY. Please provide a summary description of these and send 
a copy of the relevant sections of legislation, regulatory guidance, etc. 

3. ENVIRONMENTAL INFORMATION. What environmental information must be addressed in the EIR 
to enable your agency to use this documentation as a basis for your permit issuance or approval? 

4. PERMIT STIPULATIONS/CONDITIONS. Please provide a list and description of standard 
stipulations (conditions) that your agency will apply to features of this project. Are there other 
conditions that have a high likelihood of application to a permit or approval for this project? If so, 
please list and describe. 

5. ALTERNATIVES. What alternatives does your agency recommend be analyzed in the EIR? 

6. REASONABLY FORESEEABLE PROJECTS, PROGRAMS, or PLANS. Please name any future projects, 
programs, or plans that you think may have an overlapping influence with the project as proposed. 

7. RELEVANT INFORMATION. Please provide references for any available, appropriate 
documentation you believe may be useful to the District in preparing the EIR. Reference to and/or 
inclusion of such documents in an electronic format would be appreciated. 

8. FURTHER COMMENTS. Please provide any further comments or information that will help the 
District to scope the document and determine the appropriate level of environmental assessment. 



 

 

Please send your comments to: 

Port San Luis Harbor District  
c/o Shawna Scott, Project Manager 
SWCA Environmental Consultants 
1422 Monterey Street, C200 
San Luis Obispo, CA 93401 

A public scoping meeting has been scheduled for March 19, 2014, at 2:00 pm at the District’s public 
meeting space at the Coastal Gateway Building, 3900 Avila Beach Drive, Avila Beach, California 93424. 
All interested parties are invited to attend. If you have any questions regarding the project or this notice, 
please call me at 805.543.7095, extension 6811, or email me at sscott@swca.com.  

Sincerely,  

 

Shawna Scott 
Project Manager 
(on behalf of the District) 

Reference: California Administrative Code, Title 14, Section 15082 

 
 
Attachments 
 Initial Study and Preliminary Project Description 
 

 

mailto:sscott@swca.com


Port San Luis Harbor Terrace Development Plan Initial Study Page 1 

Initial Study Summary Environmental Checklist
 

P O R T  S A N  L U I S  H A R B O R  D I S T R I C T  
 

3 9 5 0  A v i l a  B e a c h  D r i v e  ~  P . O .  B o x  2 4 9  
A v i l a  B e a c h ,  C A  9 3 4 2 4  

8 0 5 . 5 9 5 . 5 4 0 0
 

Project Title: Port San Luis Harbor Terrace Development Plan 
 

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 

 Agricultural Resources 

 Air Quality 

 Biological Resources 

 Cultural Resources 

 Geology and Soils 

 Hazards/Hazardous Materials  

 Noise 

 Population/Housing 

 Public Services/Utilities 

 Recreation 

 Transportation/Circulation 

 Wastewater 

 Water /Hydrology 

 Land Use 
DETERMINATION: (To be completed by the Lead Agency) 

On the basis of this initial evaluation, the Lead Agency finds that: 

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

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

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

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

 Although the proposed project could have a significant effect on the environment, because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR or 
NEGATIVE DECLARATION 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 imposed upon the proposed project, nothing further is required. 

     Shawna Scott on behalf of the Harbor District       March 3, 2014 
Prepared by (Print)    Signature        Date 
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PROJECT ENVIRONMENTAL ANALYSIS 

The Port San Luis Harbor District (District), as the lead agency in this project, is entering into 
environmental review as required by the California Environmental Quality Act (CEQA) and the 
CEQA Guidelines. The initial study provides a preliminary evaluation of the potential impacts that 
could arise from construction and occupancy of the proposed project based on current information 
(Exhibit A). The District has prepared this initial study to determine if the project would have a 
significant effect on the environment. This document, along with other information in the record, 
enables the District to decide whether to prepare an environmental impact report (EIR), or a 
negative declaration (ND), and informs the scope of the subsequent environmental document.  

The project is subject to land use approval by the County of San Luis Obispo (County). This 
document is intended to provide information in support of the land use application pending with the 
County (DRC2013-00044). 

Persons, agencies, or organizations interested in obtaining more information regarding this project 
should contact Steve McGrath, Harbor Manager, 3950 Avila Beach Drive, Avila Beach, CA 93424, 
or call (805) 595-5414. 

A. PROJECT DESCRIPTION  
The project is a proposal by the Port San Luis Harbor District (District) and the State Coastal 
Conservancy (Conservancy) for a Development Plan (Plan) for the Harbor Terrace site. The Plan is 
currently being developed; initiation of the initial study at this juncture is to help determine the scope 
and contents of the environmental document, allow the environmental review and scoping process to 
inform the Plan and alternatives development, and maximize opportunities for self-mitigation and 
alternatives analysis. The level of specificity of the project description and evaluation is 
commensurate with the level of project detail available at the time this initial study was prepared.  

Harbor Terrace is an approximately 32-acre portion of the District’s landholdings associated with Port 
San Luis (Port). District property is generally bound by Pacific Gas and Electric (PG&E) property on 
the north, the Pacific Ocean on the west, Avila Beach Drive and the Pacific Ocean on the south, and 
private undeveloped property on the east. The project is located on the north side of Avila Beach 
Drive, east of the intersection of Avila Beach Drive and Diablo Canyon Road, approximately 1 mile 
west of the community of Avila Beach, in the San Luis Bay (Coastal) planning area (refer to Exhibit B).  

The Harbor Terrace project shall comply with the San Luis Bay Coastal Area Plan Local Coastal Plan 
(LCP) so as to not require an amendment to this plan. In compliance with the LCP, the project 
program will include a mix of tent sites; tent cabins, bungalows, inns, or yurts; full service recreational 
vehicle (RV) camp sites; other related amenities such as a food and beverage retail store and/or an 
eating and drinking establishment; parking; and storage facilities to serve the Port. The project will 
improve upon existing circulation, revegetate portions of the site with native habitat, and employ 
engineering solutions that meet or exceed new County of San Luis Obispo (County) and Regional 
Water Quality Control Board (RWQCB) stormwater regulations. 

The following is a summary of existing goals and policies which apply to the site, and the manner in 
which the proposed project complies. More detail regarding policy consistency will become available 
as the project develops. The EIR will contain a full evaluation of the project’s consistency with 
applicable plans and policies.   
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San Luis Bay Coastal Area – Goals & Policies for the Harbor Terrace Planning Sub-Area 

The project will conform to the following goals and policies put forth in Chapter 8 (Planning Area 
Standards) of the San Luis Bay Coastal Area Plan (Adopted/Certified in 1988 and Revised August 
2009) for the Harbor Terrace Planning Sub-Area (see page 8-20): 

Development Intent: The Harbor Terrace project will provide a range and mix of uses, with 
emphasis on coastal-related and visitor-serving uses, so that the land is financially and 
physically supportive of District operations. 

Harbor Users: The Harbor Terrace project must provide space to accommodate current and 
future District and other user needs including gear storage, trailer boat storage, and other 
harbor uses. 

Visitor Uses: The Harbor Terrace project will provide visitor-serving retail uses that are 
complementary to the harbor so the project may enhance the public's enjoyment in ways that 
financially and physically support the District's public functions. The project program must 
include overnight accommodations and commercial uses according to market demand and 
feasibility. Overnight accommodations shall include affordable visitor serving facilities. 

Environmental Performance: The Harbor Terrace project shall integrate site and building 
design techniques that are environmentally sensitive and energy conserving. 

Pedestrian Access: New visitor-serving developments on Harbor Terrace shall incorporate 
measures to provide safe pedestrian access onsite and coordinate access to the beach and 
other Port facilities. 

Prescribed Uses: The Harbor Terrace project shall allow trailer boat and gear storage, eating 
and drinking establishments, food and beverage retail sales (e.g., market or commissary), 
yachting and rowing clubs, paths, trails, scenic overlooks and sightseeing facilities, public 
parking, picnicking, accessory storage, hotels and motels (e.g., camping, bungalows, tent 
cabins, inns, casitas, bed and breakfast), recreational vehicle parks, meeting facilities, group 
camping, passive recreation, communication facilities, specialized programs, outdoor retail 
sales, Harbor Operations (including offices, storage and maintenance yard), public safety 
facilities, temporary events, interpretive displays and exhibits, shuttle station, aquaculture, and 
mariculture. 

Road, Infrastructure, and Service Restrictions: The San Luis Bay Coastal Area Plan precludes 
the project from extending roads, infrastructure, services, or other development connections 
through the Harbor Terrace property to other non-District properties. This restriction does not 
preclude trailhead connections. 

San Luis Bay Coastal Area – Planning Criteria for the Harbor Terrace Planning Sub - Area 

The project will conform to the following Planning Criteria put forth in Chapter 8 (Planning Area 
Standards) of the San Luis Bay Coastal Area Plan (Adopted/Certified in 1988 and Revised August 
2009) for Harbor Terrace Planning Sub-Area (see pages 8-22 to 8-25): 

Priority of Uses: Proposed uses of the project shall include sufficient area for the highest 
priority coastal-dependent and coastal-related uses. Other uses shall be designed and 
constructed to avoid interference with coastal-dependent and coastal-related uses. To ensure 
the project provides adequate facilities necessary to serve the highest priority uses and does 
not reduce opportunities for lower cost visitor-serving uses and coastal access and recreation, 
the project program shall provide the following: 
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1. Minimum Required Uses: A minimum of 70 trailer boat storage spaces, 20 marine 
gear storage spaces, 48,000 square feet of general public parking (which includes 
public parking for a possible Harbor Office meeting room), and 10,000 square feet 
of expansion area that will be reserved to accommodate coastal-dependent and 
coastal-related uses. These uses shall be located in the western and southwestern 
portions of the site in order to maximize proximity to the coast and other associated 
harbor facilities, unless another location is equally sufficient. 

2. Prescribed Use Ratios: A minimum of one lower-cost campsite (car or walk-in/bike-
in tent campsite) must be provided for every 1.5 units of hotel/motel (cabin, 
bungalow, inn, yurt, casita) development. A minimum of one lower-cost campsite 
(car or walk-in/bike-in tent campsite) must be provided for every three RV 
campsites. 

3. Project Phasing Limitations: Permits necessary to construct the minimum number 
of lower-cost campsites (car or walk-in/bike-in tent campsites) must be approved 
prior to or concurrently with any permit approval for hotel/motel and/or commercial 
retail development on the project site, and the lower-cost campsites must be 
available for use within 1 year of the opening of the hotel/motel and/or commercial 
retail development. 

4. Purpose of Commercial Uses: All commercial uses must serve coastal-dependent 
uses, coastal-related uses, and/or provide visitor-serving uses. 

5. Intent of Accommodations: With the exception of an on-site campground host or 
campground facilities manager, all overnight accommodations to be developed on 
the project site shall be exclusively available to the general public for transient 
occupancy. The establishment or conversion of overnight accommodations to a 
private or members only use (e.g., timeshares or condominiums), or the 
implementation of any program to allow extended and exclusive use or occupancy 
of the facilities by an individual or limited group or segment of the public is 
prohibited. 

6. Special Events: Specialized programs and temporary events are subject to land 
use approval consistent with the LCP. Outdoor events conducted on the site shall 
be planned and staged so that noise generated by the event, attendees, and traffic 
is minimized. Temporary events shall not interfere with harbor operations and 
boating and fishing activities. 

Building and Site Design Requirements: New development shall be sited and designed to 
minimize the visual impacts of the development, including those related to light and glare, in 
order to preserve the scenic quality of the area as viewed from public viewing areas, adjacent 
roads, piers, beaches, and the ocean. Special attention shall be given to maintaining character 
of the Harbor area. This shall be accomplished by: 

1. Commercial Use Location: Restricting the development of commercial retail 
facilities and structures (eating and drinking establishments, food and beverage 
retail sales, commissary, market, meeting rooms, parking, etc.) to the lower 
previously graded portions of the site, as depicted in Conceptual Harbor Terrace 
Plan Figure 8.7 of the San Luis Bay Coastal Area Plan. 

2. Commercial Use Height Limitations: Limiting commercial retail facilities/structures 
and the harbor office/shop to two-stories with a maximum height of 25 feet. 
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3. Hotel Use Height Limitations: Limiting hotel motel units (yurts, cabins, inns, casitas, 
bungalows) to single-story with a maximum height of 15 feet. 

4. Camping Use Location: Limiting the use of Assessor’s Parcel Number (APN) 
076-171-021 to walk-in/bike-in camping. The small, previously disturbed area on 
the northwest portion of the parcel adjacent to the existing access road may be 
used for structures necessary to serve the walk-in/bike-in campsites. No new road 
development or road improvements shall occur on APN 076-171-021, and 
vegetation removal shall be minimized. Each walk-in/bike-in site shall be limited to 
a level area or platform for a tent, picnic table, fire ring, and water spigot. 

5. Aesthetics: Requiring that all development to be designed, colored, and sited to 
minimize visibility within the public viewshed.  

• Bulk: Project buildings shall avoid large, boxy structures by providing 
variations in height, articulated roof forms and pitch, and open space view 
corridors. 

• Materials: Structures shall blend in with the natural surroundings by using 
earth toned colors and materials. Reflective materials and finishes are 
prohibited.  

• Lighting: Lighting (particularly overhead street lights, should they be 
necessary) shall be minimized in number and shall be shielded to orient 
lighting downward.  

• Landscape: The project shall be landscaped with native vegetation where 
appropriate in order to soften the visual prominence of the new 
development and to restore the visual qualities of the site.  

6. Landscape and Irrigation Plans: Identifying revegetation areas necessary to 
stabilize slopes and planting areas necessary to minimize visual impacts of 
grading/terracing and the proposed use of the site. Landscape plans shall utilize 
native plant species where appropriate, and shall be designed to minimize the 
visual impact of all development on the site as viewed from public viewing areas, 
piers, beaches, and the ocean. Alteration of natural landforms is to be minimized 
and any areas of cut/grading shall immediately be re-seeded using a native seed 
mix. 

7. Restroom Location: Requiring a restroom building or other structures necessary to 
serve the campsites to be sited in the least visible portions of previously disturbed 
areas, and designed and landscaped to prevent its visibility from public view. 

8. Water Tank Improvements: Requiring that any improvements or additions to the 
existing water tank to be limited to the minimum necessary to provide approved site 
development with water storage for domestic supply and fire protection purposes; 
shall be placed underground to the greatest degree feasible; and shall be sited, 
colored, and landscaped to minimize visibility from public viewing areas (including 
roads, piers, beaches, and offshore areas). 

9. Visual Analysis: Requiring at the time of Coastal Development Permit application, 
or as part of an environmental review document, a detailed visual analysis which 
demonstrates that the visual and scenic character of the site will be preserved and 
improved where possible. 
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Biological Resources: To protect and enhance sensitive biological resources and habitat 
areas, including water quality, on and adjacent to the project site, the following measures shall 
include, but are not limited to: 

1. Revegetation: The revegetation of all newly cut slopes with native species of local 
stock where appropriate.  

2. Tree Replacement: The replacement of all oak trees in areas adjacent to existing 
oak woodland habitat, if the removal of such oak trees cannot be avoided. The 
number and replacement of trees shall be adequate to ensure that an equal or 
greater number of oak trees, in comparison to the number of trees removed, will be 
successfully established. A tree replacement program, including long-term 
maintenance measures, shall accompany any development plan that involves the 
removal of existing oak trees. This program will include strategies for improving 
natural oak recruitment. 

3. Habitat Disturbance: Designing grading and construction activities to avoid 
disturbance of habitat (e.g., coastal scrub habitat) and minimize the removal of oak 
trees. 

4. Setback Zones: The establishment, management, and maintenance of setback or 
buffer zones as habitat areas. The width of such setback/buffer areas shall be 
determined through a project specific biological analysis that identifies the minimum 
setback/buffer area necessary to protect the biological productivity of sensitive 
habitat areas. Setback areas necessary for fire safety shall be identified in the 
development plan and shall be designed to avoid the removal or disturbance of 
habitat areas. The width of the vegetative buffer area provided for the coastal 
stream adjacent to Diablo Canyon Road shall be no less than 50 feet. 

5. Guest Education: Providing information to future guests regarding nature-viewing 
opportunities. 

6. Designated Habitat Areas: The provision of designated areas for pets so that native 
habitat areas are avoided. 

7. Grading: Grading for approved development shall be designed and implemented to 
minimize sedimentation impacts on adjacent surface water bodies including coastal 
streams and San Luis Bay. Construction activities such as grading and clearing 
shall be scheduled to avoid the rainy season. 

8. Stormwater Management: Minimize impervious surfaces and install post 
development Best Management Practices (BMPs) to capture, infiltrate, and/or treat 
stormwater runoff. The objective of drainage improvements shall be to avoid any 
increase in the quantity and intensity of stormwater runoff exiting the site. Post 
construction BMPs shall be designed with adequate capacity to accommodate, at a 
minimum, the 85th percentile 24-hour runoff event. 

9. Drainage Facilities: If drainage facilities are proposed to flow into the 
stream/drainage channel adjacent to Diablo Canyon Road, the stream channel 
shall be restored to provide both flow capacity and natural habitat. 
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10. Drainage Filtration: Filtering all drainage from parking facilities by using vegetated 
swales or oil/water separators to limit oil/grease pollution and the intensity of flow 
commonly associated with parking lots. 

11. Limit Water Quality Impacts: Use all BMPs possible to limit water quality impacts 
and eliminate to the greatest degree feasible the need for additional culverts and 
ocean/beach disposal points. 

Cultural Resources: Potential project impacts to cultural resources shall be evaluated, and the 
protection and/or mitigation for any significant resources identified shall be incorporated into 
the proposed site design in coordination with the State Historic Preservation Office (SHPO) 
and the local Chumash tribe. Archaeological field surveys shall be conducted prior to project 
construction activities. In accordance with Section 23.05.140 of the County Coastal Zone Land 
Use Ordinance (CZLUO), all construction activities shall cease should resources be identified 
during construction. In such an event, construction activities shall not re-commence until 
measures protecting and/or mitigating impacts to archaeological resources have been 
developed and approved by the Planning Director, Environmental Coordinator, SHPO, and 
Chumash tribe. No development shall occur west of Diablo Canyon Road other than 
restoration of the existing drainage course, and any cultural/archaeological preservation 
activities that have been coordinated and approved by the SHPO and representatives of the 
appropriate Chumash tribe. 

Slope Stability: To reduce hazards on the project site, new structures designated for human 
occupation and use (e.g., hotels, motels, campsites, parking lots, offices, commercial areas) 
must demonstrate a static factor of safety with respect to slope stability of 1.5 and a 
pseudostatic factor of safety to 1.1, using a horizontal seismic coefficient of 0.15g. In addition, 
uses on the project site or slopes above it that would have a significant potential to saturate 
the soils and add further slope instability, such as drainage detention basins or septic systems, 
shall be prohibited. 

Access. Access to the site will likely utilize existing vehicular entries from Avila Beach Drive. The site 
design will incorporate measures to provide safe pedestrian access onsite and coordinate access to 
the beach and other Port facilities.  

Total area of paving and structures. The total area of all paving and structures is unknown at this 
time. The project aims to implement Low Impact Development strategies that will allow the project to 
meet or exceed intent and requirements of new County stormwater regulations. The project will 
minimize impervious surfaces and utilize post development BMPs to capture infiltrate, and/or treat 
stormwater runoff.  

Total area of grading or removal of ground cover. The total area subject to grading or removal of 
ground cover is unknown at this time. Grading for approved development shall be designed and 
implemented to minimize sedimentation impacts on adjacent surface water bodies including coastal 
streams and San Luis Bay. Construction activities such as grading and clearing shall be scheduled to 
avoid the rainy season. 

Number of trees to be removed. The number of trees to be removed is unknown at this time. The 
project will include the replacement of all oak trees in areas adjacent to existing oak woodland habitat, 
if the removal of such oak trees cannot be avoided. The number and replacement of trees shall be 
adequate to ensure that an equal or greater number of oak trees, in comparison to the number of 
trees removed, will be successfully established. A tree replacement program, including long-term 
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maintenance measures, shall accompany any development plan that involves the removal of existing 
oak trees. This program will include strategies for improving natural oak recruitment.  

Height and Type of tallest structure. The commercial retail structures and the harbor office/shop will 
not exceed two stories with a maximum height of 25 feet.  

Setbacks. No part of a recreational vehicle is to be located closer than 25 feet to any street property 
line, and no closer than 30 feet to any interior property line. No RV or tent is to be located closer than 
10 feet to any other RV or tent. 

Timing. Development plan approval is anticipated in 2015. The potential construction timeline is 
currently under development.  

ASSESSOR PARCEL NUMBER(S): 076-172-002 and 076-172-010 

The Port San Luis Harbor District also acquired from Eureka Energy Company: portion of APN 076-
171-018,-021, and 076-172-019,-022. Subsequent to recording of public lot, a new APN will be 
assigned to the property. 

 

B. EXISTING SETTING 
PLANNING AREA: San Luis Bay, Coastal TOPOGRAPHY: Steeply sloping, variable 

LAND USE CATEGORY: Public Facility VEGETATION: Mixed, ruderal, grassland, coastal 
scrub, ornamental and native trees 

COMBINING DESIGNATION(S): 
Archaeologically Sensitive (AS), Coastal 
Appealable Zone (CAZ), Coastal Special 
Community CSC, Geologically Sensitive (GS), 
Local Coastal Plan (LCP), Sensitive Resource 
Area (SRA) 

PARCEL SIZE: Approximately 32 acres 

EXISTING USES: The project property is a significantly graded, terraced site with some paved 
circulation on the lower portion of the site. Current uses and existing structures include a former 
District office building and boat, gear and other storage areas serving the Port. 

SURROUNDING LAND USE CATEGORIES AND USES: 

North: Agriculture, undeveloped East: Agriculture, undeveloped 

South: Road infrastructure and public beach West: Agriculture, Public Utility, undeveloped 
 

C. ENVIRONMENTAL ANALYSIS 
The following checklist identifies those issue areas considered “potentially significant” and which 
warrant further analysis in a subsequent environmental document. The checklist also identifies those 
issues which are considered less than significant or not applicable, and for which no further analysis is 
required.   
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PORT SAN LUIS HARBOR DISTRICT 
INITIAL STUDY CHECKLIST 

 
 

1. AESTHETICS 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Create an aesthetically incompatible 
site open to public view? 

    

b) Introduce a use within a scenic view 
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:            

Setting. The project site is located in a prominent location in view of coastal roadways, beaches, and 
areas of significant public recreational use. The existing visual character of the site is defined by large 
benched terraces, gravel roadways, storage areas, and variable coverage with vegetation within the 
site. Surrounding uses include open space, road infrastructure, access control structures at Diablo 
Canyon, roadside RV camping, and other facilities associated with the Port.  

Impact. The project will introduce substantive new development, and potentially alter landforms, in a 
prominent coastal location. Much of the site is exposed to public view. The project will alter visual 
character, and may create glare or additional sources of light.  

Conclusion. The Environmental Impact Report (EIR) will include a detailed visual analysis of the 
impacts of the project, in accordance with Harbor Terrace Planning Area Standard 10(c)(9). The 
analysis will address compatibility, impacts to scenic views, alterations in visual character, lighting, 
and alterations of landforms.  

 

2. AGRICULTURAL and 
FORESTRY RESOURCES  

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Convert prime agricultural land, per 
NRCS soil classification, to non-
agricultural use? 

    

b) Convert Prime Farmland, Unique 
Farmland, or Farmland of Statewide 
Importance to non-agricultural use? 
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2. AGRICULTURAL and 
FORESTRY RESOURCES  

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

c) Impair agricultural use of other property 
or result in conversion to other uses? 

    

d) Conflict with existing zoning for 
agricultural use, or Williamson Act 
program? 

    

e) Other: Convert or impair use of timberland     
 

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

Land Use Category: Public Facilities Historic/Existing Commercial Crops: None 

State Classification: Not prime or important 
farmland 

In Agricultural Preserve? No 

Under Williamson Act contract? No 

Impact. The project is located proximate to agricultural uses, where grazing is the dominant practice. 
No agricultural activities occur on the property. No significant impacts to agricultural resources are 
anticipated. The project will not convert prime farmland, conflict with existing zoning or agricultural 
use, and will not extend infrastructure or other development in a manner which could lead to 
additional farmland conversion. The project will not convert or impair use of timberland.  

Conclusion. Based on the location, land use category, and existing condition of the project site, no 
potentially significant impacts are identified, and no additional substantial analysis appears to be 
necessary. 

 

3. AIR QUALITY 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Violate any state or federal ambient air 
quality standard, or exceed air quality 
emission thresholds as established by 
County Air Pollution Control District? 

    

b) Expose any sensitive receptor to 
substantial air pollutant 
concentrations? 

    

c) Create or subject individuals to 
objectionable odors? 

     

d) Be inconsistent with the District’s Clean 
Air Plan? 
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3. AIR QUALITY 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

e) Result in a cumulatively considerable 
net increase of any criteria pollutant 
either considered in non-attainment 
under applicable state or federal 
ambient air quality standards that are 
due to increased energy use or traffic 
generation, or intensified land use 
change? 

     

GREENHOUSE GASES     

f) Generate greenhouse gas emissions, 
either directly or indirectly, that may 
have a significant impact on the 
environment? 

    

g) Conflict with an applicable plan, policy, 
or regulation adopted for the purpose 
of reducing the emissions of 
greenhouse gases? 

     

h) Other:            
 

Setting. The San Luis Obispo County Air Pollution Control District (SLOAPCD) has developed and 
updated their California Environmental Quality Act (CEQA) Air Quality Handbook (2012) 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 SLOAPCD). 

Greenhouse Gas (GHG) Emissions are said to result in an increase in the earth’s average surface 
temperature. This is commonly referred to as global warming. The rise in global temperature is 
associated with long-term changes in precipitation, temperature, wind patterns, and other elements of 
the earth’s climate system. This is also known as climate change. These changes are now thought to 
be broadly attributed to GHG emissions, particularly those emissions that result from the human 
production and use of fossil fuels. 

The passage of Assembly Bill (AB) 32, the California Global Warming Solutions Act (2006), 
recognized the need to reduce GHG emissions and set the GHG emissions reduction goal for the 
State of California into law. The law required that by 2020, State emissions must be reduced to 1990 
levels. This is to be accomplished by reducing GHG emissions from significant sources via regulation, 
market mechanisms, and other actions. Subsequent legislation (e.g., Senate Bill [SB] 97, GHG 
Emissions bill) directed the California Air Resources Board (CARB) to develop statewide thresholds.  

In March 2012, the SLOAPCD approved thresholds for GHG emission impacts, and these thresholds 
have been incorporated the SLOAPCD’s CEQA Air Quality Handbook.  

Impact. The project will result in the disturbance across much of the 32-acre property. This will result 
in the creation of construction dust and diesel particulate emissions, as well as short- and long-term 
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vehicle emissions during construction and use of the project site. These emissions may contribute to 
GHG emissions in the region and shall be evaluated for consistency with applicable plans.  

Conclusion. The EIR will include modeling and evaluation of project-related emissions during both 
construction and operation, including GHGs. The EIR will include an evaluation of the project’s 
consistency with applicable plans.  

 

4. BIOLOGICAL RESOURCES 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Result in a loss of unique or special 
status species* or their habitats? 

     

b) Reduce the extent, diversity, or quality 
of native or other important vegetation? 

    

c) Impact wetland or riparian habitat?     

d) Interfere with the movement of resident 
or migratory fish or wildlife species, or 
factors, which could hinder the normal 
activities of wildlife? 

    

e) Conflict with any regional plans or 
policies to protect sensitive species, or 
regulations of the California 
Department of Fish & Wildlife or U.S. 
Fish & Wildlife Service? 

    

f) Other:            

* Species – as defined in Section15380 of the CEQA Guidelines, which includes all plant and wildlife species that 
fall under the category of rare, threatened, or endangered, as described in this section.  

 

Setting. On-site vegetation is a mix of ruderal, or disturbed areas, interspersed with non-native 
grassland, ornamental and native trees, and coastal scrub. A blue line coastal stream runs along the 
western border of the site between the site and Diablo Canyon Road. Additional drainages are located 
around the site’s periphery. Oak woodlands occur in stands generally outside the project boundary. 
Sensitive species are known or suspected to occur in the vicinity.  

Impact. The potential for sensitive resources to occur on-site is mixed; in ruderal, denuded areas, 
vegetation and habitat is limited to absent. In areas of coastal scrub, trees, and grassland, potential 
for occurrence of nesting birds or sensitive species increases. Furthermore, use of the site for 
camping and other recreational uses may have indirect effects at the site’s fringes, where additional 
areas may be subject to use by pedestrians and pets.  

Conclusion. The EIR will evaluate impacts to biological resources. Seasonal botanical surveys will 
provide more seasonal information regarding potential for sensitive plant species. The EIR will identify 
impacts related to sensitive species, habitat, wetland/riparian features, wildlife movements, and 
consistency with plans, including the LCP and Coastal Act.  
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5. CULTURAL RESOURCES  

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Disturb archaeological resources?     

b) Disturb historical resources?     

c) Disturb paleontological resources?     

d) Other:             
 

Setting. The project site is located in an area of relatively high archaeological sensitivity, with known 
significant archaeological sites in the area. The project site has been largely altered through extensive 
fill and grading over time; based on information presented in the 2003 Port Master Plan EIR, the 
potential for intact resources on-site is low, primarily due to substantial prior alteration.  

Impact. A Phase I Survey and records search was prepared for the area encompassed by the Port 
San Luis Master Plan in 1996. No known resources have been mapped within the project site; 
however, sensitive resources are known to occur in the vicinity.  

Conclusion. The EIR will address impacts related to potential cultural resources on-site and in the 
vicinity, based on existing literature. Native American representatives will be contacted during 
environmental scoping. 

 

6. GEOLOGY AND SOILS 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Result in exposure to or production of 
unstable earth conditions, such as 
landslides, earthquakes, liquefaction, 
ground failure, land subsidence or 
other similar hazards? 

    

b) Be within a California Geological 
Survey “Alquist-Priolo” Earthquake 
Fault Zone,” or other known fault 
zones*? 

    

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

    

d) Include structures located on expansive 
soils? 
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6. GEOLOGY AND SOILS 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

e) Be inconsistent with the goals and 
policies of the County’s Safety Element 
relating to Geologic and Seismic 
Hazards? 

    

f) Preclude the future extraction of 
valuable mineral resources? 

    

g) Other:            

* Per Division of Mines and Geology Special Publication #42 

 

Setting. The site consists of a series of benched terraces; topography varies from level to in excess 
of 20 percent. The project site is within a Geologic Study Area and is subject to the preparation of a 
geological report per the County’s CZLUO, Section 23.07.084(c), to evaluate the area’s geological 
stability. A geotechnical report is underway. The site does not support mining activity, and the 
immediate area is not known to contain valuable mineral resources. 

Impact. The project will include disturbance over much of the 32-acre site, including potential 
alteration of landforms and terraces. Geotechnical studies are underway to evaluate risks related to 
geologic and seismic hazards, including evaluation of a potential fault trace.  

Conclusion. The EIR will include the findings of the geotechnical studies, and evaluate impacts 
related to geologic and seismic hazards.  

 

7. HAZARDS & HAZARDOUS 
MATERIALS 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Create a hazard to the public or the 
environment through the routine 
transport, use, or disposal of hazardous 
materials? 

    

b) Create a hazard to the public or the 
environment through reasonably 
foreseeable upset and accident 
conditions involving the release of 
hazardous materials into the 
environment? 

    

c) Emit hazardous emissions or handle 
hazardous or acutely hazardous 
materials, substances, or waste within 
¼-mile of an existing or proposed 
school? 
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7. HAZARDS & HAZARDOUS 
MATERIALS 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

d) Be located on, or adjacent to, a site 
which is included on a list of hazardous 
material/waste sites compiled pursuant 
to Gov’t Code 65962.5 (“Cortese List”), 
and result in an adverse public health 
condition? 

    

e) Impair implementation or physically 
interfere with an adopted emergency 
response or evacuation plan? 

    

f) If within the Airport Review designation, 
or near a private airstrip, result in a 
safety hazard for people residing or 
working in the project area? 

    

g) Increase fire hazard risk or expose 
people or structures to high wildland 
fire hazard conditions? 

    

h) Be within a ‘very high’ fire hazard 
severity zone? 

    

i)  Be within an area classified as a ‘state 
responsibility’ area as defined by 
CalFire? 

    

j) Other:            
 

Setting. The project site is not listed on current hazardous materials site lists compiled according to 
the Section 65962.5 of the Government Code.a However, risks related to hazardous materials may be 
present, associated with prior use of the site as fuel and oil storage. The project is within a ‘high’ or 
‘very high’ severity risk area for fire. The project is not within the Airport Review area. The project is 
within an area defined by the California Department of Forestry and Fire Protection (CAL FIRE) as a 
“state responsibility” area.  

Impact. The project does not propose the long-term use of hazardous materials, or the generation of 
hazardous wastes. The project will, however, entail development of a site with evidence of prior 
hazardous materials use, and will pose temporary risks related to hazardous materials release during 
construction. The development of the site may present a significant fire safety risk. The project may 
conflict with regional emergency response or evacuation plan. The project is not within an Airport 
Review area and will not pose safety hazards related to airport operations.  

                                                 
a SWCA review of List of Leaking Underground Storage Tank Sites by County and Fiscal Year from Water Board 
GeoTracker database, found at http://www.calepa.ca.gov/sitecleanup/corteselist/ and California Environmental Protection 
Agency (CalEPA) Department of Toxic Substances Control (DTSC) Geotracker Database. Available at: 
<https://geotracker.waterboards.ca.gov>. Accessed 2.27.2017 
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Conclusion. The EIR will evaluate impacts related to hazards, including potential disturbance of an 
area of known prior contamination, impacts related to evacuation/emergency response, and impacts 
related to fire hazard. The project is not located in an area subject to Airport Review. The project will 
not generate or use hazardous materials long term; however, any potential for public exposure or 
soil/water contamination as a result of accidental spills or fuel/oil leaks will be addressed in the 
analysis.  

8. NOISE 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

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

    

b) Generate permanent increases in the 
ambient noise levels in the project 
vicinity?  

    

c) Cause a temporary or periodic increase 
in ambient noise in the project vicinity? 

    

d) Expose people to severe noise or 
vibration? 

    

e) If located within the Airport Review 
designation or adjacent to a private 
airstrip, expose people residing or 
working in the project area to severe 
noise levels? 

    

f) Other:            
 

Setting. The project is located in an area of variable noise levels, associated with periods of higher 
recreational use and associated vehicle traffic, as well as periods of high traffic and the Diablo 
Canyon entrance.  

Impact. Construction of the project will temporarily increase noise levels in the project vicinity, 
including areas occupied by recreational uses. Occupancy of the project may periodically increase 
noise levels associated with vehicle traffic. Occupants of the project may be exposed to noise from 
Avila Beach Drive, among other sources. The project is not located within an Airport Review area, and 
will not expose populations to airport-related noise.  

Conclusion. The EIR will address temporary and permanent noise impacts related to the project.  
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9. POPULATION/HOUSING 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Induce substantial growth in an area 
either directly (e.g., construct new 
homes or businesses) or indirectly 
(e.g., extension of major 
infrastructure)? 

    

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

    

c) Create the need for substantial new 
housing in the area? 

     

d) Other:            

 

Setting. The project is located within District property; existing development consists of port-related 
facilities, including parking, piers, restaurants, meeting space, recreational vehicle camping, and 
marine storage. The project site formerly included several mobile homes and recreational vehicles; 
closure of the mobile home park was completed in Fall 2013. Remaining structures are currently 
proceeding through the surplus sale process.  

Impact. The project consists of camping, recreational vehicle parking, and limited supportive services. 
The project does not constitute substantial growth. The project would not substantially increase 
homes or business square footage in the area, or extend infrastructure, such that additional effects 
may occur. The project does not displace housing or people. The project would not generate 
substantial new need for housing; the dominant population using the site would be transient 
(recreational); additional employment opportunities would be limited to facility operation, likely 
generating less than 15 full-time employment opportunities. This minor amount of employment growth 
is not considered substantial.  

Conclusion. No significant population and housing impacts are anticipated. The project consists of 
recreational facilities and limited supportive services. The project does not displace housing or people, 
does not create the need for substantial new housing, and does not construct substantial homes or 
businesses or otherwise extend infrastructure such that additional growth may occur. Impacts are 
considered less than significant and no further analysis is likely required.  

 

10. PUBLIC SERVICES/ 
UTILITIES 

Will the project have an effect upon, 
or result in the need for new or 
altered public services in any of the 
following areas: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Fire protection?      
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10. PUBLIC SERVICES/ 
UTILITIES 

Will the project have an effect upon, 
or result in the need for new or 
altered public services in any of the 
following areas: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

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

c) Schools?     

d) Roads?     

e) Solid Wastes?     

f) Other public facilities?           

g) Other:            
 

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

Police: County Sheriff Location: Los Osos 

Fire: CAL FIRE (formerly CDF) Hazard Severity: High  Response Time: 5-10 minutes  

School District: Lucia Mar Unified School District  

Solid waste generated on-site is disposed of at Cold Canyon Landfill, south of the city of San Luis 
Obispo. The County maintains roads in the area; roads on-site would be subject to maintenance by 
the District.  

Impact. The project will not generate additional school-age population. The project would increase 
development and transient (tourist) populations in areas subject to fire and police protection. The 
project may increase use of local roads, requiring additional maintenance. The adequacy of 
emergency access will require evaluation. The project will generate additional solid waste, requiring 
disposal.  

Conclusion. The EIR will include evaluation of impacts related to fire and police protection, as well as 
roads and solid waste disposal. The project will not generate additional school-age population; 
therefore, no further evaluation of this topic is required.  

 

11. RECREATION 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Increase the use or demand for parks 
or other recreation opportunities? 
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11. RECREATION 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

b) Affect the access to trails, parks or 
other recreation opportunities?  

     

c) Other            
 

Setting. The project site is proximate to, or identified as integral to, existing or planned trail systems. 
The proposed project is located in a recreational area, subject to relatively heavy use. Existing 
facilities include trails, beaches and beach access, boating, fishing, bicycling, and camping.  

Impact. The proposed project will expand recreational opportunities in the area. The project will 
introduce additional tourist population by expanding recreational opportunities. The project is 
proximate to the beach, and may impact access patterns to existing trails and beach areas.  

Conclusion. The EIR will evaluate impacts related to recreational facilities, including coastal access 
and use/demand.  

 

12. TRANSPORTATION/ 
CIRCULATION 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

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

    

b) Reduce existing “Level of Service” on 
public roadway(s)? 

    

c) Create unsafe conditions on public 
roadways (e.g., limited access, design 
features, sight distance, slow 
vehicles)? 

    

d) Provide for adequate emergency 
access? 

    

e)  Conflict with an established measure of 
effectiveness for the performance of the 
circulation system considering all 
modes of transportation (e.g., LOS, 
mass transit, etc.)? 

    

f)  Conflict with an applicable congestion 
management program? 
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12. TRANSPORTATION/ 
CIRCULATION 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

g) Conflict with adopted policies, plans, or 
programs regarding public transit, 
bicycle, or pedestrian facilities, or 
otherwise decrease the performance or 
safety of such facilities? 

    

h) Result in a change in air traffic patterns 
that may result in substantial safety 
risks? 

    

i) Other:           
 

Setting. Primary access to the project site is provided via Avila Beach Drive, from either an unnamed 
access road on the west, or Babe Lane on the east.  

Impact. The project will introduce new camping, RV parking, and supportive services in an area with 
a constrained circulation system. Impacts of recreational traffic will be of particular concern during 
holiday and summer weekend periods. The project area includes existing or planned bicycle and 
pedestrian systems; construction and operation of the project may temporarily or permanently impact 
such facilities. The project may also create periods of congestion at the intersection of Diablo Canyon 
Road, Avila Beach Drive, and the project entrance. The project will not result in changes in air traffic 
patterns; the nearest airport is in the city of San Luis Obispo, and development on-site will not impact 
air traffic patterns in the area.  

Conclusion. The EIR will include an evaluation of impacts marked as potentially significant above; 
the project will not impact air traffic patterns and no further analysis of this issue is required.  

 

13. WASTEWATER 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

a) Violate waste discharge requirements 
or Central Coast Basin Plan criteria for 
wastewater systems? 

    

b) Change the quality of surface or ground 
water (e.g., nitrogen-loading, day-
lighting)? 

    

c) Adversely affect community wastewater 
service provider? 

    

d) Other:            
 

Setting. Wastewater service is provided via an existing agreement with Avila Beach Community 
Services District. The Harbor District is responsible for installation and maintenance of collection 
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infrastructure on its property. The District currently uses approximately 7% of its allotment at the 
treatment plant.  

Impacts. The project will introduce new camping, recreational vehicle, and supportive services on the 
Harbor Terrace site. The project will not introduce uses which will impair the Community Services 
District’s abilities to appropriately treat and dispose of wastewater. Wastewater from the project will be 
properly collected and treated, and will not affect the quality of surrounding waters.  

Conclusion. The EIR will include an evaluation of the projected wastewater generation associated 
with the project, and a determination as to whether sufficient capacity exists. Potential impacts related 
to waste discharge requirements, and effects of wastewater on surface or groundwater quality are 
considered less than significant or not applicable and no further evaluation is needed.  

 

14. WATER & HYDROLOGY 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

QUALITY 

a) Violate any water quality standards? 
    

b) Discharge into surface waters or 
otherwise alter surface water quality 
(e.g., turbidity, sediment, temperature, 
dissolved oxygen, etc.)? 

    

c) Change the quality of groundwater 
(e.g., saltwater intrusion, nitrogen-
loading, etc.)? 

    

d) Create or contribute runoff water which 
would exceed the capacity of existing 
or planned stormwater drainage 
systems or provide additional sources 
of polluted runoff? 

    

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

    

f) Change the drainage patterns where 
substantial on- or off-site 
sedimentation/ erosion or flooding may 
occur? 

    

g) Involve activities within the 100-year 
flood zone? 

    

QUANTITY 

h) Change the quantity or movement of 
available surface or ground water? 

    

i) Adversely affect community water 
service provider? 
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14. WATER & HYDROLOGY 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

j) Expose people to a risk of loss, injury 
or death involving flooding (e.g., dam 
failure, etc.), or inundation by seiche, 
tsunami or mudflow? 

    

k) Other:            
 

Setting. The project site consists of a benched terrace north of Avila Beach Drive. Existing surface 
water features include a blue line coastal stream, located at the western edge of the property near 
Diablo Canyon Road. On-site drainage is primarily surface sheet flow, which is informally routed 
across the site via a number of surface pipes and roadways. The project site is within or directly 
adjacent to a known tsunami hazard zone. Water supply is provided via an existing 100-acre-foot per 
year entitlement via County Service Area 12, which distributes water from Lopez Reservoir.  

Impact – Water Quality/Hydrology. The development of the site will result in alterations in runoff and 
infiltration patterns on-site, potentially affecting nearby drainages, roadways, and the beach. Potential 
effects of site development and occupancy include, but are not limited to: alterations in quality or 
quantity of runoff water, increased sedimentation/erosion, increased potential for flooding, and 
alterations in infiltration potential or patterns. The occupancy of the site may also increase potential 
risks associated with tsunami and wave runup. Preliminary water supplies appear sufficient to serve 
the project; however, further documentation is warranted.  

Conclusion. The EIR will evaluate impacts related to water and hydrology, including potential coastal 
hazards.  

 

15. LAND USE 

Will the project: 

Inconsistent Potentially 
Inconsistent 

Consistent Not 
Applicable 

a) Be potentially inconsistent with land 
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 
adopted agency environmental plans or 
policies with jurisdiction over the 
project? 
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15. LAND USE 

Will the project: 

Inconsistent Potentially 
Inconsistent 

Consistent Not 
Applicable 

d) Be potentially incompatible with 
surrounding land uses? 

    

e) Other:            
 

Setting/Impact. Surrounding uses are identified on Page 2 of the Initial Study. Development 
proposals on the Harbor Terrace site are subject to a number of local planning documents and 
ordinances, including, but not limited to, the Port San Luis Harbor District Master Plan (2003), the 
County’s San Luis Bay Area Plan – Coastal, and Coastal Plan Policies, as well as several sections of 
the County Code. The project is located in the Coastal Zone and shall be evaluated for consistency 
with Coastal Act policies. The project site is not within an area subject to a habitat or community 
conservation plan.  

Conclusion. The EIR will evaluate consistency with surrounding land uses, and local, state, and 
federal plans, as applicable, including the Coastal Act.  

 

16. MANDATORY FINDINGS OF 
SIGNIFICANCE 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

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? 

    

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) 
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16. MANDATORY FINDINGS OF 
SIGNIFICANCE 

Will the project: 

Potentially 
Significant 

Impact can 
& will be 
mitigated 

Insignificant 
Impact 

Not 
Applicable 

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

    

 

Discussion. The project, as outlined in this Initial Study, may have one or more significant effects on 
the environment, including impacts related to biological resources, cultural resources, and impacts 
which may adversely affect humans. Therefore, an EIR is being prepared for the project. The EIR 
analysis will include evaluation of cumulative impacts.  
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Exhibit A – Initial Study References and Agency Contacts 

The following checked (“ ”) reference materials have been or will be 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 or at the offices of 
the Port San Luis Harbor District.  

County documents 
 Coastal Plan Policies 
 Framework for Planning (Coastal/Inland) 
 General Plan (Inland/Coastal), includes all 

maps/elements; more pertinent elements:  
  Agriculture Element 
  Conservation & Open Space Element 
  Economic Element 
  Housing Element 
  Noise Element 
  Parks & Recreation Element/Project List 
  Safety Element  

 Land Use Ordinance (Inland/Coastal) 
 Building and Construction Ordinance 
 Public Facilities Fee Ordinance 
 Real Property Division Ordinance 
 Affordable Housing Fund 
       Airport Land Use Plan 
 Energy Wise Plan 
 San Luis Bay Area Plan  

  

         Design Plan 
  Avila  Specific Plan 
 Annual Resource Summary Report 
 Avila Circulation Study 

Other documents 
 Clean Air Plan/APCD Handbook 
 Regional Transportation Plan 
 Uniform Fire Code 
 Water Quality Control Plan (Central Coast 

Basin – Region 3) 
 Archaeological Resources Map 
 Area of Critical Concerns Map 
 Special Biological Importance Map 
 CA Natural Species Diversity Database 
 Fire Hazard Severity Map 
 Flood Hazard Maps 
 Natural Resources Conservation Service 

Soil Survey for SLO County 
 GIS mapping layers (e.g., habitat, streams, 

contours, etc.) 
 Other: Port San Luis Harbor District Master 

Plan and EIR (2003) 
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Exhibit B – Project Maps 
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RECEIVED MAR 13 201~ 

S T A T E OF C A L I F 0 R 1\J I A 

Governor's Office of Planning and Research 

State Clearinghouse and P lanning Unit 
Edmund G. Brown Jr. 

Govemor 

Notice of Preparation 

March 7, 2014 

To: Reviewing Agencies 

Re: Port San Luis Harbor TerTace Development Plan 
SCH# 2014031024 

Attached for your review and comment is the Notice of Preparation (NOP) for the Pori San Luis Harbor Terrace 
Development Plan draft Environmental Impact Repori (EIR). 

Responsible agencies must transmit their conunents on the scope and content of the NOP, focusing on specific 
information related to their own statutory responsibility, within 30 days of receipt of the NOP from the Lead 
Agency. This is a courtesy notice provided by the State Clearinghouse with a reminder for you to comment in a 
timely marmer. We encourage other agencies to also respond to this notice and express their concerns early in the 
envirorm1ental review process. 

Please direct your conunents to: 

Shawna Scott 
San Luis Harbor District, Port of 
c/o SWCA Environmental Consultants 
1422 Monterey Stt·cet, C200 
San Luis Obispo, CA 93401 

with a copy to the State Clearinghouse in the Office of Planning and Research. Please refer to the SCH number 
noted above in all correspondence concerning this project. 

If you have any questions about the envirorunental document review process, please call the State Clearinghouse at 
(916) 445-0613 . 

-~, ' . ..c1/""'"' Zin I ,..._- ~ 
.c/ ;-;q /%: ,1 '"" ·-
Scott Morgan 
Director, State Clearinghouse 
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NOTICE O F PREPARATION: 

•, MAR 0'12Di4 

STATE CLEARING HOIJSI 

DRAfT ENVIRONMENTAL IM PACT REPORT 

DATE: 

TO: 

FROM: 

PROJECT: 

March 7, 201 4 

Responsible and Trustee Agencies 
Other Interested Parties 

Port Son Luis Harbor District and Stole Coasta l Conservancy 

Port San Luis Harbor Terrace Development Plan 

The Port San Luis Harbor District (District) will be the lead age ncy for the preparation of an environmental 
impact report (EIR) for the Port San Luis Harbor Terrace project (project). A description of the project is 
provided in the attached In itia l Study. 

The District needs to know the views of your agency relotive to the scope and content of the analysis to be 
provided in the EIR. In accordance with the time limits prescribed by State low, your response must be sent 
at the earliest date possible but not lofer than 30 days after receipt of this notice (5:00 pm April 7, 2014). 
Please provide us the fo llowing information: 

1. NAME OF CONTACT PERSON. (Please include address, e-mail, and telephone number) 

2. PERMIT(S) or APPROVAL(S) AUTHORITY. Please provide a summary description of these and send 
a copy of the relevant sections of legislation, regulatory guidance, etc. 

3 . ENVIRONMENTAL INFORMATION. What environmental information must be addressed in the EIR 
to enable your agency to use this documentation as a basis for your permit issuance or approval? 

4. PERMIT STIPULATIONS/CONDITIONS. Please provide a list and description of standard 
stipulations (conditions) that your agency will apply to features of this project. Are there other 
conditions that have a high li kelihood of application to a permit or approval for this project? If so, 
please list and describe. 

5. ALTERNATIVES. What alterna tives does your agency recommend be analyzed in the EIR? 

6. REASONABLY FORESEEABLE PROJECTS, PROGRAMS, or PLANS. Please na me any future projects, 
programs, or plans tha t you think may have on overlapping influence with the project as proposed. 

7. RELEVANT INFORMATION. Please provide references for any avai lable, appropriate 
documentation you believe may be useful to the District in preparing the EIR. Reference to and/or 
inclusion of such documents in an electronic format would be appreciated. 

8. FURTHER COMMENTS. Please provide any further comments or information !hot will help the 
District to scope the document and determine the appropria te level of environmental assessment. 



Please send your comments to: 

Port Son Luis Harbor District 
c/o Showno Scoff, Project Manager 
SWCA Environmental Consultants 
1422 Monterey Street, C200 
Son Luis Obispo, CA 93401 

A public scoping meeting has been scheduled for March 19, 2014, of 2:00 pm at the District's public 
meeting space at the Coastal Gateway Building, 3900 Avila Beach Drive, Avi la Beach, California 93424. 
All interested parties ore invited to offend . If you have any questions regarding the project or this notice, 
please coli me at 805.543.7095, extension 68 11, or email me at sscott@swco.com. 

Sincerely, 

Showno Scoff 
Project Manager 
(on behalf of the District) 

Reference: California Administrative Code, Title 14, Section 15082 

Attachments 
Ini tial Study and Preliminary Project Description 



PORT SA N LU I S HAR BOR DI S TRI C T 

3 9 5 0 A v i I a B e a c h D r i v e - P. 0 . 8 ~.._ .... ", .. ,.._ 
Av il a Beac h, CA 93424 

805.595.5400 

Project Title: Port San Luis l-larbor Terrace Development Plan 

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a 
"Potentially Significant Impact" for at least one of the environmental factors checl<ed 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 [gj Geology and Soils [gj Recreation 

D Agricultural Resources [gj Hazards/Hazardous Materials [gj Transportation/Circulation 

[gj Wastewater ~ Air Quality [gj Noise 

~ Biological Resources D Population/Housing [ZJ Water /Hydrology 

D Land Use ~ Cultural Resources [gj Public Services/Utilities 
- ·----~-- ------ ---------· 

DETERMINATION: (To be completed by the Lead Agency) 

On the basis of this initial evaluation, the Lead Agency finds that: 

D 

D 

!Zl 

D 

D 

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

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

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

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

Although the proposed project could have a significant effect on the environment, because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR or 
NEGATIVE DECLARATION 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 imposed upon the proposed project, nothing further is required. 

March 3, 2014 
Prepared by (Print) Signature Date 
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PROJECT ENVIRONMENTAL ANALYSIS 

The Port San Luis Harbor District (District), as the lead agency in this project, is entering into 
environmental review as required by the California Environmental Quality Act (CEQA) and the 
CEQA Guidelines. The initial study provides a preliminary evaluation of the potential impacts that 
could arise from construction and occupancy of the proposed project based on current information 
(Exhibit A). The District has prepared this initial study to determine if the project would have a 
significant effect on the environment. This document, along with other information in the record, 
enables the District to decide whether to prepare an environmental impact report (EIR), or a 
negative declaration (NO), and informs the scope of the subsequent environmental document. 

The project is subject to land use approval by the County of San Luis Obispo (County). This 
document is intended to provide information in support of the land use application pending with the 
County (DRC2013-00044 ). 

Persons, agencies, or organizations interested in obtaining more information regarding this project 
should contact Steve McGrath, Harbor Manager, 3950 Avila Beach Drive, Avila Beach, CA 93424, 
or call (805) 595-5414. 

A. PROJECT DESCRIPTION 
The project is a proposal by the Port San Luis Harbor District (District) and the State Coastal 
Conservancy (Conservancy) for a Development Plan (Plan) for the Harbor Terrace site. The Plan is 
currently being developed; initiation of the initial study at this juncture is to help determine the scope 
and contents of the envi ronmental document, allow the environmental review and scoping process to 
inform the Plan and alternatives development, and maximize opportunities for self-mitigation and 
alternatives analysis. The level of specificity of the project description and evaluation is 
commensurate with the level of project detail available at the time this initial study was prepared. 

Harbor Terrace is an approximately 32-acre portion of the District's landholdings associated with Port 
San Luis (Port). District property is generally bound by Pacific Gas and Electric (PG&E) property on 
the north, the Pacific Ocean on the west, Avila Beach Drive and the Pacific Ocean on the south, and 
private undeveloped proper1y on the east. The project is located on the north side of Avila Beach 
Drive, east of the intersection of Avila Beach Drive and Diablo Canyon Road, approximately 1 mile 
west of the community of Avila Beach, in the San Luis Bay (Coastal) planning area (refer to Exhibit B). 

The Harbor Terrace project shall comply with the San Luis Bay Coastal Area Plan Local Coastal Plan 
(LCP) so as to not require an amendment to this plan. In compliance with the LCP, the project 
program will include a mix of tent sites; tent cabins, bungalows, inns, or yurts; full service recreational 
vehicle (RV) camp sites; other related amenities such as a food and beverage retail store and/or an 
eating and drinking establishment; parking; and storage facilities to serve the Port. The project will 
improve upon existing circulation, revegetate portions of the site with native habitat, and employ 
engineering solutions that meet or exceed new County of San Luis Obispo (County) and Regional 
Water Quality Control Board (RWQCB) stormwater regulations. 

The following is a summary of existing goals and policies which apply to the site, and the manner in 
which the proposed project complies. More detail regard ing policy consistency will become available 
as the project develops. The EIR will contain a full evaluation of the project's consistency with 
applicable plans and policies. 
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San Luis Bay Coastal Area - Goals & Policies for the Harbor Terrace Planning Sub-Area 

The project will conform to the following goals and policies put forth in Chapter 8 (Planning Area 
Standards) of the San Luis Bay Coastal Area Plan (Adopted/Certified in 1988 and Revised August 
2009) for the Harbor Terrace Planning Sub-Area (see page 8-20): 

Development Intent: The Harbor Terrace project will provide a range and mix of uses, with 
emphasis on coastal-related and visitor-serving uses, so that the land is financially and 
physically supportive of District operations. 

Harbor Users: The Harbor Terrace project must provide space to accommodate current and 
future District and other user needs including gear storage, trailer boat storage, and other 
harbor uses. 

Visitor Uses: The Harbor Terrace project will provide visitor-serving retail uses that are 
complementary to the harbor so the project may enhance the public's enjoyment in ways that 
financially and physically support the District's public functions. The project program must 
include overnight accommodations and commercial uses according to marl<et demand and 
feasibility. Overnight accommodations shall include affordable visitor serving facilities. 

Environmental Performance: The Harbor Terrace project shall integrate site and building 
design techniques that are environmentally sensitive and energy conserving. 

Pedestrian Access: New visitor-serving developments on Harbor Terrace shall incorporate 
measures to provide safe pedestrian access onsite and coordinate access to the beach and 
other Port facilities. 

Prescribed Uses: The Harbor Terrace project shall allow trailer boat and gear storage, eating 
and drinking establishments, food and beverage retail sales (e.g., marl<et or commissary), 
yachting and rowing clubs, paths, trails, scenic overlooks and sightseeing facilities, public 
parl<ing, picnicking, accessory storage, hotels and motels (e.g., camping, bungalows, tent 
cabins, inns, casitas, bed and breakfast), recreational vehicle parks, meeting facilities, group 
camping, passive recreation, communication facilities, specialized programs, outdoor retail 
sales, Harbor Operations (including offices, storage and maintenance yard), public safety 
facilities, temporary events, interpretive displays and exhibits, shuttle station, aquaculture, and 
mariculture. 

Road, Infrastructure, and Service Restrictions: The San Luis Bay Coastal Area Plan precludes 
the project from extending roads, infrastructure, services, or other development connections 
through the Harbor Terrace property to other non-District properties. This restriction does not 
preclude trailhead connections. 

San Luis Bay Coastal Area - Planning Criteria for the Harbor Terrace Planning Sub -Area 

The project will conform to the following Planning Criteria put forth in Chapter 8 (Planning Area 
Standards) of the San Luis Bay Coastal Area Plan (Adopted/Certified in 1988 and Revised August 
2009) for Harbor Terrace Planning Sub-Area (see pages 8-22 to 8-25): 

Priority of Uses: Proposed uses of the project shall include sufficient area for the highest 
priority coastal-dependent and coastal-related uses. Other uses shall be designed and 
constructed to avoid interference with coastal-dependent and coastal-related uses. To ensure 
the project provides adequate facilities necessary to serve the highest priority uses and does 
not reduce opportunities for lower cost visitor-serving uses and coastal access and recreation, 
the project program shall provide the following: 
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1. Minimum Required Uses: A minimum of 70 trailer boat storage spaces, 20 marine 
gear storage spaces, 48,000 square feet of general public parking (which includes 
public parking for a possible Harbor Office meeting room), and 10,000 square feet 
of expansion area that will be reserved to accommodate coastal-dependent and 
coastal-related uses. These uses shall be located in the western and southwestern 
portions of the site in order to maximize proximity to the coast and other associated 
harbor facilities, unless another location is equally sufficient. 

2. Prescribed Use Ratios: A minimum of one lower-cost campsite (car or wall<-in/bil<e­
in tent campsite) must be provided for every 1.5 units of hotel/motel (cabin, 
bungalow, inn, yurt, casita) development. A minimum of one lower-cost campsite 
(car or wall<-in/bil<e-in tent campsite) must be provided for every three RV 
campsites. 

3. Project Phasing Limitations: Permits necessary to construct the minimum number 
of lower-cost campsites (car or walk-in/bike-in tent campsites) must be approved 
prior to or concurrently with any permit approval for hotel/motel and/or commercial 
retail development on the project site, and the lower-cost campsites must be 
available for use within 1 year of the opening of the hotel/motel and/or commerGial 
retail development. 

4. Purpose of Commercial Uses: All commercial uses must serve coastal-dependent 
uses, coastal-related uses, and/or provide visitor-serving uses. 

5. Intent of Accommodations: With the exception of an on-site campground host or 
campground facilities manager, all overnight accommodations to be developed on 
the project site shall be exclusively available to the general public for transient 
occupancy: The establishment or conversion of overnight accommodations to a 
private or members only use (e.g., timeshares or condominiums), or the 
implementation of any program to allow extended and exclusive use or occupancy 
of the facilities by an individual or limited group or segment of the public is 
prohibited. 

6. Special Events: Specialized programs and temporary events are subject to land 
use approval consistent with the LCP. Outdoor events conducted on the site shall 
be planned and staged so that noise generated by the event, attendees, and traffic 
is minimized. Temporary events shall not interfere with harbor operations and 
boating and fishing activities. 

Building and Site Design Requirements: New development shall be sited and designed to 
minimize the visual impacts of the development, including those related to light and glare, in 
order to preserve the scenic quality of the area as viewed from public viewing areas, adjacent 
roads, piers, beaches, and the ocean. Special attention shall be given to maintaining character 
of the Harbor area. This shall be accomplished by: 

1. Commercial Use Location: Restricting the development of commercial retail 
facilities and structures (eating and drinl<ing establishments, food and beverage 
retail sales, commissary, market, meeting rooms, parking, etc.) to the lower 
previously graded portions of the site, as depicted in Conceptual Harbor Terrace 
Plan Figure 8.7 of the San Luis Bay Coastal Area Plan. 

2. Commercial Use Height Limitations: Limiting commercial retail facilities/structures 
and the harbor office/shop to two-stories with a maximum height of 25 feet. 
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3. Hotel Use Height Limitations: Limiting hotel motel units (yurts, cabins, inns, casitas, 
bungalows) to single-story with a maximum height of 15 feet. 

4. Camping Use Location: Limiting the use of Assessor's Parcel Number (APN) 
076-171-021 to wall<-in/bil<e-in camping. The small, previously disturbed area on 
the northwest portion of the parcel adjacent to the existing access road may be 
used for structures necessary to serve the wall<-in/bil<e-in campsites. No new road 
development or road improvements shall occur on APN 076-171-021, and 
vegetation removal shall be minimized. Each wall<-in/bil<e-in site shall be limited to 
a level area or platform for a tent, picnic table, fire ring, and water spigot. 

5. Aesthetics: Requiring that all development to be designed, colored, and sited to 
minimize visibility within the public viewshed. 

Bulle Project buildings shall avoid large, boxy structures by providing 
variations in height, articulated roof forms and pitch, and open space view 
corridors. 

Materials: Structures shall blend in with the natural surroundings by using 
earth toned colors and materials. Reflective materials and finishes are 
prohibited. 

Lighting: Lighting (particularly overhead street lights, should they be 
necessary) shall be minimized in number and shall be shielded to orient 
lighting downward. 

Landscape: The project shall be landscaped with native vegetation where 
appropriate in order to soften the visual prominence of the new 
development and to restore the visual qualities of the site. 

6. Landscape and Irrigation Plans: Identifying revegetation areas necessary to 
stabilize slopes and planting areas necessary to minimize visual impacts of 
grading/terracing and the proposed use of the site. Landscape plans shall utilize 
native plant species where appropriate, and shall be designed to minimize the 
visual impact of all development on the site as viewed from public viewing areas, 
piers, beaches, and the ocean. Alteration of natural landforms is to be minimized 
and any areas of cuUgrading shall immediately be re-seeded using a native seed 
mix. 

7. Restroom Location: Requiring a restroom building or other structures necessary to 
serve the campsites to be sited in the least visible portions of previously disturbed 
areas, and designed and landscaped to prevent its visibility from public view. 

8. Water Tanl< Improvements: Requiring that any improvements or additions to the 
existing water tanl< to be limited to the minimum necessary to provide approved site 
development with water storage for domestic supply and fire protection purposes; 
shall be placed underground to the greatest degree feasible; and shall be sited, 
colored, and landscaped to minimize visibility from public viewing areas (including 
roads, piers, beaches, and offshore areas). 

9. Visual Analysis: Requiring at the time of Coastal Development Permit application, 
or as part of an environmental review document, a detailed visual analysis which 
demonstrates that the visual and scenic character of the site will be preserved and 
improved where possible. 
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Biological Resources: To protect and enhance sensitive biological resources and habitat 
areas, including water quality, on and adjacent to the project site, the following measures shall 
include, but are not limited to: 

1. Revegetation: The revegetation of all newly cut slopes with native species of local 
stocl< where appropriate. 

2. Tree Replacement: The replacement of all oal< trees in areas adjacent to existing 
oak woodland habitat, if the removal of such oal< trees cannot be avoided. The 
number and replacement of trees shall be adequate to ensure that an equal or 
greater number of oal< trees, in comparison to the number of trees removed, will be 
successfully established. A tree replacement program, including long-term 
maintenance measures, shall accompany any development plan that involves the 
removal of existing oal< trees. This program will include strategies for improving 
natural oal< recruitment. 

3. Habitat Disturbance: Designing grading and construction activities to avoid 
disturbance of habitat (e.g., coastal scrub habitat) and minimize the removal of oal< 
trees. 

4. Setback Zones: The establishment, management, and maintenance of setback or 
buffer zones as habitat areas. The width of such setbacl<lbuffer areas shall be 
determined through a project specific biological analysis that identifies the minimum 
setbacl<lbuffer area necessary to protect the biological productivity of sensitive 
habitat areas. Setback areas necessary for fire safety shall be identified in the 
development plan and shall be designed to avoid the removal or disturbance of 
habitat areas. The width of the vegetative buffer area provided for the coastal 
stream adjacent to Diablo Canyon Road shall be no less than 50 feet. 

5. Guest Education: Providing information to future guests regarding nature-viewing 
opportunities. 

6. Designated Habitat Areas: The provision of designated areas for pets so that native 
habitat areas are avoided. 

7. Grading: Grading for approved development shall be designed and implemented to 
minimize sedimentation impacts on adjacent surface water bodies including coastal 
streams and San Luis Bay. Construction activities such as grading and clearing 
shall be scheduled to avoid the rainy season. 

8. Stormwater Management: Minimize impervious surfaces and install post 
development Best Management Practices (BMPs) to capture, infiltrate, and/or treat 
stormwater runoff. The objective of drainage improvements shall be to avoid any 
increase in the quantity and intensity of stormwater runoff exiting the site. Post 
construction BMPs shall be designed with adequate capacity to accommodate, at a 
minimum, the 851

h percentile 24-hour runoff event. 

9. Drainage Facilities: If drainage facilities are proposed to flow into the 
stream/drainage channel adjacent to Diablo Canyon Road, the stream channel 
shall be restored to provide both flow capacity and natural habitat. 
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10. Drainage Filtration: Filtering all drainage from parking facilities by using vegetated 
swales or oil/water separators to limit oil/grease pollution and the intensity of flow 
commonly associated with parl<ing lots. 

11. Limit Water Quality Impacts: Use all BMPs possible to limit water quality impacts 
and eliminate to the greatest degree feasible the need for additional culverts and 
ocean/beach disposal points. 

Cultural Resources: Potential project impacts to cultural resources shall be evaluated, and the 
protection and/or mitigation for any significant resources identified shall be incorporated into 
the proposed site design in coordination with the State Historic Preservation Office (SHPO) 
and the local Chumash tribe. Archaeological field surveys shall be conducted prior to project 
construction activities. In accordance with Section 23.05.140 of the County Coastal Zone Land 
Use Ordinance (CZLUO), all construction activities shall cease should resources be identified 
during construction. In such an event, construction activities shall not re-commence until 
measures protecting and/or mitigating impacts to archaeological resources have been 
developed and approved by the Planning Director, Environmental Coordinator, SHPO, and 
Chumash tribe. No development shall occur west of Diablo Canyon Road other than 
restoration of the existing drainage course, and any cultural/archaeological preservation 
activities that have been coordinated and approved by the SHPO and representatives of the 
appropriate Chumash tribe. 

Slope Stability: To reduce hazards on the project site, new structures designated for human 
occupation and use (e.g., hotels, motels, campsites, parking lots, offices, commercial areas) 
must demonstrate a static factor of safety with respect to slope stability of 1.5 and a 
pseudostatic factor of safety to 1.1, using a horizontal seismic coefficient of 0.15g. In addition, 
uses on the project site or slopes above it that would have a significant potential to saturate 
the soils and add further slope instability, such as drainage detention basins or septic systems, 
shall be prohibited. 

Access. Access to the site will likely utilize existing vehicular entries from Avila Beach Drive. The site 
design will incorporate measures to provide safe pedestrian access onsite and coordinate access to 
the beach and other Port facilities. 

Total area of paving and structures. The total area of all paving and structures is unl<nown at this 
time. The project aims to implement Low Impact Development strategies that will allow the project to 
meet or exceed intent and requirements of new County stormwater regulations. The project will 
minimize impervious surfaces and utilize post development BMPs to capture i!'1filtrate, and/or treat 
stormwater runoff. 

Total area of grading or removal of ground cover. The total area subject to grading or removal of 
ground cover is unknown at this time. Grading for approved development shall be designed and 
implemented to minimize sedimentation impacts on adjacent surface water bodies including coastal 
streams and San Luis Bay. Construction activities such as grading and clearing shall be scheduled to 
avoid the rainy season. 

Number of trees to be removed. The number of trees to be removed is unknown at this time. The 
project will include the replacement of all oak trees in areas adjacent to existing oak woodland habitat, 
if the removal of such oak trees cannot be avoided. The number and replacement of trees shall be 
adequate to ensure that an equal or greater number of oak trees, in comparison to the number of 
trees removed, will be successfully established. A tree replacement program, including long-term 
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maintenance measures, shall accompany any development plan that involves the removal of existing 
oal< trees. This program will include strategies for improving natural oal< recruitment. 

f-leight and Type of tallest structure. The commercial retail structures and the harbor office/shop will 
not exceed two stories with a maximum height of 25 feet. 

Setbact(s. No part of a recreational vehicle is to be located closer than 25 feet to any street property 
line, and no closer than 30 feet to any interior properiy line. No RV or tent is to be located closer than 
1 0 feet to any other RV or tent. 

Timing. Developtnent plan approval is anticipated in 2015. The potential construction timeline is 
currently under development. 

ASSESSOR PARCEL NUMBER(S): 076-172-002 and 076-172-010 

The Port San Luis Harbor District also acquired from Eurel<a Energy Company: portion of APN 076-
171-018,-021, and 076-172-019,-022. Subsequent to recording of public lot, a new APN will be 
assigned to the property. 

B. E:~USTING SETTING 
PLANNING AREA: San Luis Bay, Coastal TOPOGRAPHY: Steeply sloping, variable 

LAND USE CATEGORY: Public Facility VEGETATION: Mixed, ruderal, grassland, coastal 
scrub, ornamental and native trees 

COMBINING DESIGNATION(S): PARCEL SIZE: Approximately 32 acres 
Archaeologically Sensitive (AS), Coastal 
Appealable Zone (CAZ), Coastal Special 
Community CSC, Geologically Sensitive (GS), 
Local Coastal Plan (LCP), Sensitive Resource 
Area (SRA) 

E}CISTING USES: The project property is a significantly graded, terraced site with some paved 
circulation on the lower portion of the site. Current uses and existing structures include a former 
District office building and boat, gear and other storage areas serving the Port. 

SURROUNDING LAND USE CATEGORIES AND USES: 

North: Agriculture, undeveloped East: Agriculture, undeveloped 

South: Road infrastructure and public beach West: Agriculture, Public Utility, undeveloped 

C. ENVIRONMENTAL ANALYSIS 
The following checklist identifies those issue areas considered "potentially significant" and which 
warrant further analysis in a subsequent environmental document. The checl<list also identifies those 
issues which are considered less than significant or not applicable, and for which no further analysis is 
required. 

Port San Luis Harbor Terrace Development Plan Init ial Study Page 8 



1. 

!P0~1 ~A~ l!UH~ HA~BO~ [)) ~~1!R~C1 

~NrnAl ~l!UJ[))V CIHIIEC~l~~1r 

AESTHETICS Potentially Impact can Insignificant 
Significant 81 will be Impact 

Will the project: mitigated 

a) Create an aesthetically incompatible ~ D D 
site open to public view? 

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

c) Change the visual character of an area? ~ D D 
d) Create glare or night lighting, which IZl D D 

may affect surrounding areas? 

e) Impact unique geological or physical IZl D D 
features? 

f) Other: D D D 

Not 
Applicable 

D 

D 

D 
D 

D 

D 

Setting. The project site is located in a prominent location in view of coastal roadways, beaches, and 
areas of significant public recreational use. The existing visual character of the site is defined by large 
benched terraces, gravel roadways, storage areas, and variable coverage with vegetation within the 
site. Surrounding uses include open space, road infrastructure, access control structures at Diablo 
Canyon, roadside RV camping, and other facilities associated with the Port. 

Impact. The project will introduce substantive new development, and potentially alter landforms, in a 
prominent coastal location. Much of the site is exposed to public view. The project will alter visual 
character, and may create glare or additional sources of light. 

Conclus ion. The Environmental Impact Report (EIR) will include a detailed visual analysis of the 
impacts of the project, in accordance with Harbor Terrace Planning Area Standard 10{c)(9). The 
analysis will address compatibility, impacts to scenic views, alterations in visual character, lighting, 
and alterations of landforms. 

2. AGRICULTURAL and Potentially Impact can Insignificant Not 

FORESTRY RESOURCES 
Significant & will be Impact Applicable 

mitigated 

Will the projecf: 

a) Convert prime agricultural/and, per D D D 
NRCS soil classification, to nonp 
agricultural use? 

b) Convert Prime Farmland, Unique D D D 
Farmland, or Farmland of Statewide 
Importance to nonpagricultural use? 
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2. AGRICULTURAL and Potentially Impact can Insignificant Not 

FORESTRY RESOURCES 
Significant B. will be Impact Applicable 

mitigated 

Will the project: 

c) Impair agricultural use of other properly D D [Z] D 
or result in conversion to other uses? 

d) Conflict with exis ting zoning for D D [Z] D 
agricul tural use, or 111/i//iamson Act 
program? 

e) Other: Convert or imgair use of timberland D D ~ D 

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

Land Use Category: Public Facilities Historic/Existing Commercial Crops: None 

State Classification: Not prime or important In Agricultural Preserve? No 
farmland 

Under Wil liamson Act contract? No 

Impact. The project is located proximate to agricultural uses, where grazing is the dominant practice. 
No agricultural activities occur on the property. No significant impacts to agricultural resources are 
anticipated. The project will not convert prime farmland, conflict with existing zoning or agricultural 
use, and will not extend infrastructure or other development in a manner which could lead to 
additional farmland conversion. The project will not convert or impair use of timberland. 

Conclusion. Based on the location, land use category, and existing condition of the project site, no 
potentially significant impacts are identified, and no additional substantial analysis appears to be 
necessary. 

3. AIR QUALITY Potentially Impact can Insignificant Not 
Significant {J, will be Impact Applicable 

Will ihe projeci: mitigated 

a) Violate any state or federal ambien t air ~ D D D 
quality standard, or exceed air quality 
emission thresholds as established by 
County Air Pollution Control District? 

b) Expose any sensitive receptor to D D D 
substantial air pollutant 
concentrations? 

c) Create or subject individuals to D D ~ D 
objectionable odors? 

d) Be inconsistent with the District's Clean [ZJ D D D 
Air Plan? 
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3. AI~ QUAUTV Potentially Impact can Insignificant Not 
Significant 81 will be Impact Applicable 

Will the proj ect: mitigated 

e) Result in a cumulatively considerable ~ D D D 
net increase of any criteria pollutant 
either considered in non-attainment 
under applicable state or federal 
ambient air quality standards that are 
due to increased energy use or traffic 
generation, or intensified land use 
change? 

GREENHOUSE GASES 

f) Generate greenhouse gas emissions, -D D D 
either directly or indirectly, that may 
have a significant impact on the 
environment? 

g) Conflict with an applicable plan, policy, D D D 
or regulation adopted for the purpose 
of reducing the emissions of 
greenhouse gases? 

h) Other: D D D D 

Setting. The San Luis Obispo County Air Pollution Control District (SLOAPCD) has developed and 
updated their California Environmental Quality Act (CEQA) Air Quality Handbook (2012) 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 SLOAPCD). 

Greenhouse Gas (GHG) Emissions are said to result in an increase in the earth's average surface 
temperature. This is commonly referred to as global warming. The rise in global temperature is 
associated with long-term changes in precipitation, temperature, wind patterns, and other elements of 
the earth's climate system. This is also known as climate change. These changes are now thought to 
be broadly attributed to GHG emissions, particularly those emissions that result from the human 
production and use of fossil fuels. 

The passage of Assembly Bill (AB) 32, the California Global Warming Solutions Act (2006), 
recognized the need to reduce GHG emissions and set the GHG emissions reduction goal for the 
State of California into law. The law required that by 2020, State emissions must be reduced to 1990 
levels. This is to be accomplished by reducing GHG emissions from significant sources via regulation, 
market mechanisms, and other actions. Subsequent legislation (e.g., Senate Bill [SB] 97, GHG 
Emissions bill) directed the California Air Resources Board (CARB) to develop statewide thresholds. 

In March 2012, the SLOAPCD approved thresholds for GHG emission impacts, and these thresholds 
have been incorporated the SLOAPCD's CEQA Air Quality Handbook. 

Impact. The project will result in the disturbance across much of the 32-acre property. This will result 
in the creation of construction dust and diesel particulate emissions, as well as short- and long-term 
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vehicle emissions during construction and use of the project site. These emissions may contribute to 
GHG emissions in the reg ion and shall be evaluated for consistency with applicable plans. 

Conclusion. The EIR will include modeling and evaluation of project-related emissions during both 
construction and operation, including GHGs. The EIR will include an evaluation of the project's 
consistency with applicable plans. 

/!.. BIOLOGICAl RESOURCES Potentially Impact can Insignificant Not 
Significant &wi ll be Impact Applicable 

Will ihe proj eci: mitigated 

a) Resul t in a loss of unique or special [Z] D D D 
status species* or their habitats? 

b) Reduce the e}{tent, diversity, or quality IZJ D D D 
of native or other important vegetation? 

c) Impact wetland or riparian habitat? [g] D D D 
d) Interfere with the movement of resident IZJ D D D 

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

e) Conflict with any regional plans or D D D 
policies to protect sensitive species, or 
regulations of the California 
Department of Fish IJ, Wildlife or U.S. 
Fish 8, Wildlife Service? 

f) Other: D D D D 
* Species - as defined in Section15380 of the CEQA Guidelines, which includes all plant and wi ldlife species that 

fall under the category of rare, threatened, or endangered, as described in this section. 

Setting. On-site vegetation is a mix of ruderal, or disturbed areas, interspersed with non-native 
grassland, ornamental and native trees, and coastal scrub. A blue line coastal stream runs along the 
western border of the site between the site and Diablo Canyon Road. Additional drainages are located 
around the site's periphery. Oak woodlands occur in stands generally outside the project boundary. 
Sensitive species are known or suspected to occur in the vicinity. 

Impact. The potential for sensitive resources to occur on-site is mixed; in ruderal, denuded areas, 
vegetation and habitat is limited to absent. In areas of coastal scrub, trees, and grassland, potential 
for occurrence of nesting birds or sensitive species increases. Furthermore, use of the site for 
camping and other recreational uses may have indirect effects at the site's fringes, where additional 
areas may be subject to use by pedestrians and pets. 

Conclusion. The EIR will evaluate impacts to biological resources. Seasonal botanical surveys will 
provide more seasonal information regarding potential for sensitive plant species. The EIR will identify 

. impacts related to sensitive species, habitat, wetland/riparian features, wildlife movements, and 
consistency with plans, including the LCP and Coastal Act. 
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5. CUlTU~AlRESOURCES Potentially Impact can Insignificant Not 
Significant a. will be Impact Applicable 

Will the project: mitigated 

a) Disturb archaeological resources? rxJ D D D 
b) Dis turb historical resources? rxJ D D D 
c) Disturb paleontological resources? IX1 D D D 
d) Other: D D D D 

Setting. The project site is located in an area of relatively high archaeological sensitivity, with l<nown 
significant archaeological sites in the area. The project site has been largely altered through extensive 
fill and grading over time; based on information presented in the 2003 Port Master Plan EIR, the 
potential for intact resources on-site is low, primarily due to substantial prior alteration. 

Impact A Phase I Survey and records search was prepared for the area encompassed by the Port 
San Luis Master Plan in 1996. No l<nown resources have been mapped within the project site; 
however, sensitive resources are .l<nown to occur in the vicinity . 

Conclusion. The EIR will address impacts related to potential cultural resources on-site and in the 
vicinity, based on existing literature. Native American representatives will be contacted during 
environmental seeping. 

6. GEOLOGY AND SOILS Potentially Impact can Insignificant Not 
Significant 8. will be Impact Applicable 

Will the project: mitigated 

a) Result in exposure to or production of rxJ D D D 
unstable earth conditions, such as 
landslides, earthquakes, liquefaction, 
ground failure, land subsidence or 
other similar hazards? 

b) Be within a California Geological ~ D D D 
Survey "Alquist-Priolo" Earthquake 
Fault Zone," or other tmown fault 
zones*? 

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

d) Include structures located on expansive D D D 
soils ? 
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6. GEOlOGY AND SOILS Potentially Impact can Insignificant Not 
Significant 8, will be Impact Applicable 

Will ihe project: mitigated 

e) Be inconsis tent with the goals and lZl D D D 
policies of the County's Safety Element 
relating to Geologic and Seismic 
Hazards? 

f) Preclude the future e;ctraction of D D D ~ 
valuable mineral resources ? 

g) Other: D D D D 
• Per Division of Mines and Geology Special Publication tJ42 

Setting. The site consists of a series of benched terraces; topography varies from level to in excess 
of 20 percent. The project site is within a Geologic Study Area and is subject to the preparation of a 
geological report per the County's CZLUO, Section 23.07.084(c), to evaluate the area's geological 
stability. A geotechnical report is underway. The site does not support mining activity, and the 
immediate area is not known to contain valuable mineral resources. 

Impact. The project will include disturbance over much of the 32-acre site, including potential 
alteration of landforms and terraces. Geotechnical studies are underway to evaluate risks related to 
geologic and seismic hazards, including evaluation of a potential fault trace. 

Conclusion. The EIR will include the findings of the geotechnical studies, and evaluate impacts 
related to geologic and seismic hazards. 

7. HAZARDS l1 HAZARDOUS Potentially Impact can Insignificant Not 

MATERIALS 
Significant 8, will be Impact Applicable 

mitigated 

Will the project: 

a) Create a hazard to the public or the D D D 
environment through the routine 
transport, use, or disposal of hazardous 
materials? 

b) Create a hazard to the public or the D D D 
environment through reasonably 
foreseeable upset and accident 
conditions involving the release of 
hazardous materials into the 
environment? 

c) Emit hazardous emissions or handle D D D 
hazardous or acutely hazardous 
materials, substances, or waste within 
!4ami/e of an eJ(iSting or proposed 
school? 
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7. HAZARDS & HAZARDOUS Potentially Impact can Insignificant Not 

MATERIALS 
Significant & will be Impact Applicable 

mitigated 

Will ihe project: 

d) Be located on, or adj acent to, a site _ D D D 
which is included on a list of hazardous 
material/waste sites compiled pursuant 
to Gov't Code 65962.5 ("Cortese List'J, 
and result in an adverse public health 
condition? 

e) Impair implementation or physically D D D 
interfere with an adopted emergency 
response or evacuation plan? 

f) If within the Airport Review designation, D D D 
or near a private airstrip, result in a 
safety hazard for people residing or 
working in the project area? 

g) Increase fire hazard risk or expose D D D 
people or structures to high wildland 
fire hazard conditions? 

h) Be within a 'very high' fire hazard -~ D D D 
severity zone? 

i) Be within an area classified as a 'state ~ D D D 
responsibility' area as defined by 
Cal Fire? 

j) Other: D D D D 

Setting. The project site is not listed on current hazardous materials site lists compiled according to 
the Section 65962.5 of the Government Code. a However, risl<s related to hazardous materials may be 
present, associated with prior use of the site as fue l and oil storage. The project is within a 'high' or 
'very high' severity risl< area for fire. The project is not within the Airport Review area. The project is 
within an area defined by the California Department of Forestry and Fire Protection (CAL FIRE) as a 
"state responsibility" area. 

Impact. The project does not propose the long-term use of hazardous materials, or the generation of 
hazardous wastes. The project will, however, enta il development of a site with evidence of prior 
hazardous materials use, and will pose temporary risl<s related to hazardous materials release during 
construction. The development of the site may present a significant fire safety risl<. The project may 
conflict with regional emergency response or evacuation plan. The project is not within an Airport 
Review area and will not pose safety hazards related to airport operations. 

• SWCA review of List of Leaking Underground Storage Tank Sites by County and Fiscal Year from Water Board 
GeoTracker database, found at hllp://www.calepa.ca.gov/sitecleanup/corteselisll and California Environmental Protect ion 
Agency (CaiEPA) Department of Toxic Substances Control (DTSC) Geotracker Database. Available at: 
<https://geotrackcr. waterboards.ca.gov>. Accessed 2.27.201 7 
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Conclusion. The EIR will evaluate impacts related to hazards, includ ing potential disturbance of an 
area of known prior contamination, impacts related to evacuation/emergency response, and impacts 
related to fire hazard. The project is not located in an area subject to Airport Review. The project will 
not generate or use hazardous materials long term; however, any potential for public exposure or 
soil/water contamination as a result of accidental spills or fuel/oil leal<s will be addressed in the 
analysis. 

8. NOISE Potentially Impact can Insignificant Not 
Significant 81 will be Impact Applicable 

Will ihe proj ect: mitigated 

a) E}{pose people to noise levels that ~ D D D 
exceed the County Noise Element 
thresholds ? 

b) Generate permanent increases in the D D D 
ambient noise levels in the project 
vicinity? 

c) Cause a temporary or p eriodic increase ~ D D D 
in ambient noise in the project vicinity? 

d) E}{pose people to severe noise or ~ D D D 
vibration? 

e) If located within the Airport Review D D D [?S] 
designation or adjacent to a private 
airstrip, expose people residing or 
worlcing in the project area to severe 
noise levels? 

f) Other: D D D D 

Setting. The project is located in an area of variable noise levels, associated with periods of higher 
recreational use and associated vehicle traffic, as well as periods of high traffic and the Diablo 
Canyon entrance. 

Impact. Construction of the project will temporarily increase noise levels in the project vicinity, 
including areas occupied by recreational uses. Occupancy of the project may periodically increase 
noise levels associated with vehicle traffic. Occupants of the project may be exposed to noise from 
Avila Beach Drive, among other sources. The project is not located within an Airport Review area, and 
will not expose populations to airport-related noise. 

Conclus ion. The EIR will address temporary and permanent noise impacts related to the project. 
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9. PO PULA lriON/HOUS!NG 

Will the project: 

a) Induce substantial growth in an area 
either directly (e.g., construct new 
homes or businesses) or indirectly 
(e.g., eJCtension of maj or 
infrastructure)? 

b) Displace eJristing housing or people, 
requiring construction of replacement 
housing elsewhere? 

c) Create the need for substantial new 
housing in the area? 

d) Other:-----------

Potentially 
Significant 

D 

D 

D 

D 

Impact can 
8. will be 
mitigated 

D 

D 

D 

D 

Insignificant 
Impact 

!Zl 

Not 
Applicable 

D 

D 

D 

D 

Setting. The project is located within District property; existing development consists of port-related 
facilities, including parking, piers, restaurants, meeting space, recreational vehicle camping, and 
marine storage. The project site formerly included several mobile homes and recreational vehicles; 
closure of the mobile home pari< was completed in Fall 2013. Remaining structures are currently 
proceeding through the surplus sale process. 

Impact. The project consists of camping, recreational vehicle parking, and limited supportive services. 
The project does not constitute substantial growth. The project would not substantially increase 
homes or business square footage in the area, or extend infrastructure, such that additional effects 
may occur. The project does not displace housing or people. The project would not generate 
substantial new need for housing; the dominant population using the site would be transient 
(recreational); additional employment opportunities would be limited to facility operation, likely 
generating less than 15 full -time employment opportunities. This minor amount of employment growth 
is not considered substantial. 

Conclusion. No significant population and housing impacts are anticipated. The project consists of 
recreational facilities and limited supportive services. The project does not displace housing or people, 
does not create the need for substantial new housing, and does not construct substantial homes or 
businesses or otherwise extend infrastructure .such that additional growth may occur. Impacts are 
considered less than significant and no further analysis is likely required. 

10. PUBLIC SERVICES/ Potentially Impact can Insignificant Not 

UTILITIES 
Significant & will be Impact Applicable 

mit igated 

Will the project have an effect upon, 
or result in the need for new or 
altered public services in any of the 
following areas: 

a) Fire protection? D D D 
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~0. PUBLIC SERVICE~/ Potentially Impact can Insignificant Not 

UTill'fiES 
Significant & will be Impact App licable 

mitigated 

Will ihe projeci have an effeci upon, 
or resuli in ihe need for new or 
alfered public seroices in any of the 
following areas: 

b) Police protection (e.g., Sheriff, CHP)? ~ D D D 
c) Schools? D D D ~ 
d) Roads? ~ D D D 
e) Solid Wastes? ~ D D D 
f) Other public facilities? D D D [Z] 
g) Other: D D D D 

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

Police: County Sheriff Location: Los Osos 

Fire: CAL FIRE (formerly CDF) Hazard Severity: High Response Time: 5-10 minutes 

School District: Lucia Mar Unified School District 

Solid waste generated on-site is disposed of at Cold Canyon Landfill, south of the city of San Luis 
Obispo. The County maintains roads in the area; roads on-site would be subject to maintenance by 
the District. 

Impact The project will not generate additional school-age population. The project would increase 
development and transient (tourist) populations in areas subject to fire and police protection. The 
project may increase use of local roads, requiring additional maintenance. The adequacy of 
emergency access will require evaluation. The project will generate additional solid waste, requiring 
disposal. 

Conclusion. The EIR will include evaluation of impacts related to fire and police protection, as well as 
roads and solid waste disposal. The project will not generate additional school-age population; 
therefore, no further evaluation of this topic is required. 

i 1. RECREATION Potentially Impact can Insignificant Not 
Signif icant & will be Impact Applicable 

Will fhe project: mitigated 

a) Increase the use or demand for partes ~ D D D 
or other recreation opportunities? 

Port San Luis Harbor Terrace Development Plan Initial Study Page 18 



~ i. RECREATION Potentially Impact can lnsignificani Noi 
Significant 81 will be Impact Applicable 

Will ihe project: mitigated 

b) Affect the access to trails, parlrs or !Zl D D D 
other recreation opportunities? 

c) Other D D D D 

Setting. The project site is proximate to, or identified as integral to, existing or planned trail systems. 
The proposed project is located in a recreational area, subject to relatively heavy use. Existing 
facilities include trails, beaches and beach access, boating, fishing, bicycling, and camping. 

Impact. The proposed project will expand recreational opportunities in the area. The project will 
introduce additional tourist population by expanding recreational opportunities. The project is 
proximate to the beach, and may impact access patterns to existing trails and beach areas. 

Conclusion. The EIR will evaluate impacts related to recreational facilities, including coastal access 
and use/demand. 

12. TRANSPORTATION/ Potentially Impact can Insignificant Not 

CIRCULATION 
Significant 81 will be Impact Applicable 

mitigated 

Will the project: 

a) Increase vehicle trips to local or ~ D D D 
areawide circulation system? 

b) Reduce existing "Level of Service" on ~ D D D 
public roadway(s)? 

c) Create unsafe conditions on public ~ D D D 
roadways (e.g., limited access, design 
features, sight distance, slow 
vehicles)? 

d) Provide for adequate emergency ~ D D D 
access? 

e) Conflict with an established measure of ~ D D D 
effectiveness for the performance of the 
circulation system considering all 
modes of transportation (e.g., LOS, 
mass transit, etc.)? 

f) Conflict with an applicable congestion D D D 
management program? 
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12. TRAN~PORTA liON/ Potentially Impact can Insignificant Not 

CIRCULATION 
Significant 81 will be Impact App.licable 

mitigated 

Will the project: 

g) Conflict with adopted policies, p lans, or D 
programs regarding public transit, 

D D 
bicycle, or pedestrian facilities, or 
otherwise decrease the performance or 
safety of such facilities? 

h) Result in a change in air traffic patterns D D D 
tflat may resul t in substantial safety 
rislrs ? 

i) Other: D D D D 

Setting. Primary access to the project site is provided via Avila Beach Drive, from either an unnamed 
access road on the west, or Babe Lane on the east. 

Impact. The project will introduce new camping, RV parking, and supportive services in an area with 
a constra ined circulation system. Impacts of recreational traffic will be of particular concern during 
holiday and summer weekend periods. The project area includes existing or planned bicycle and 
pedestrian systems; construction and operation of the project may temporarily or permanently impact 
such facilities. The project may also create periods of congestion at the intersection of Diablo Canyon 
Road, Avila Beach Drive, and the project entrance. The project will not result in changes in air traffic 
patterns; the nearest airport is in the city of San Luis Obispo, and development on-site will not impact 
air traffic patterns in the area. 

Conclusion. The EIR will include an evaluation of impacts marked as potentially significant above; 
the project will not impact air traffic patterns and no further analysis of this issue is required. 

'i 3. WASTEWATER Potentially Impact can Insignif icant Not 
Significant 81 will be Impact Applicable 

Will the project: mitigated 

a) Violate waste discflarge requirements D D ~ D 
or Central Coast Basin Plan criteria for 
wastewater systems? 

b) Change the quality of surface or ground D D D 
water (e.g., nitrogenuloading, dayu 
lighting)? 

c) Adversely affect community wastewater ~ D D D 
service provider? 

d) Other: D D D D 

Setting. Wastewater service is provided via an existing agreement with Avila Beach Community 
Services District. The Harbor District is responsible for installation and maintenance of collection 
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infrastructure on its property. The District currently uses approximately 7% of its allotment at the 
treatment plant. 

Impacts. The project will introduce new camping, recreational vehicle, and supportive services on the 
Harbor Terrace site. The project will not introduce uses which will impair the Community Services 
District's abilities to appropriately treat and dispose of wastewater. Wastewater from the project will be 
properly collected and treated, and will not affect the quality of surrounding waters. 

Conclusion. The EIR will include an evaluation of the projected wastewater generation associated 
with the project, and a determination as to whether sufficient capacity exists. Potential impacts related 
to waste discharge requirements, and effects of wastewater on surface or groundwater quality are 
considered less than significant or not applicable and no further evaluation is needed. 

'14. WATER l11 HYDROLOGY Potentially Impact can Insignificant Not 
Significant B. will be Impact Applicable 

Will ihe project: mitigated 

QUALITY 
~ D D D a) Violate any water quality standards? 

b) Discharge into surface waters or ~ D D D 
otherwise alter surface water quality 
(e.g., turbidity, sediment, temperature, 
dissolved oxygen, etc.)? 

c) Change the quality of groundwater D D D 
(e.g., sal twater intrusion, nitrogen-
loading, etc.)? 

d) Create or contribute runoff water which D D D 
would exceed the capacity of existing 
or planned stormwater drainage 
systems or provide additional sources 
of polluted runoff? 

e) Change rates of soil absorption, or ~ D D D 
amount or direction of surface runoff? 

f) Change the drainage patterns where ~ D D D 
substantial on- or Qff-site 
sedimentation/ erosion or flooding may 
occur? 

g) Involve activities within the 100-year D D D 
flood zone? 

QUANTITY 

h) Change the quantity or movement of ~ D D D 
available surface or ground water? 

i) Adversely affect community water ~ D D D 
service provider? 
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i4. WATER 11 HYDROlOGY 

Will ~he project: 

j ) E)(pose people to a ris tc of loss, injury 
or death involving flooding (e.g., dam 
failure, etc.), or inundation by seiche, 
tsunami or mudflow? 

lr) Other:-----------

Potentially 
Significant 

D 

Impact can 
a. will be 
mitigated 

D 

D 

Insignificant 
Impact 

D 

D 

Not 
Applicable 

D 

D 

Setting. The project site consists of a benched terrace north of Avila Beach Drive. Existing surface 
water features include a blue line coastal stream, located at the western edge of the property near 
Diablo Canyon Road. On-site drainage is primarily surface sheet flow, which is informally routed 
across the site via a number of surface pipes and roadways. The project site is within or directly 
adjacent to a known tsunami hazard zone. Water su.pply is provided via an existing 1 00-acre-foot per 
year entitlement via County Service Area 12, which distributes water from Lopez Reservoir. 

Impact - Water Quality/Hydrology. The development of the site will result in alterations in runoff and 
infiltration patterns on-site, potentially affecting nearby drainages, roadways, and the beach. Potential 
effects of site development and occupancy include, but are not limited to: alterations in quality or 
quantity of runoff water, increased $edimentation/erosion, increased potential for flooding, and 
alterations in infiltration potential or patterns. The occupancy of the site may also increase potential 
risks associated with tsunami and wave runup. Preliminary water supplies appear sufficient to serve 
the project; however, further documentation is warranted. 

Conclusion. The EIR will evaluate impacts related to water and hydrology, including potential coastal 
hazards. 

i5. lAND USE Inconsistent Potentially Consistent Not 
Inconsistent Applicable 

Will ~he project 

a) Be potentially inconsistent with land D D D 
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 D D D 
habitat or community conservation 
plan? 

c) Be potentially inconsistent with D D D 
adopted agency environmental plans or 
policies with jurisdiction over the 
project? 
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i5. LAND USE Inconsistent Potentially Consistent Not 
Inconsistent Applicable 

Will the project: 

d) Be potentially incompatible with D ~ D D 
. surrounding land uses? 

e) Oiher: D D D D 

Setting/Impact. Surrounding uses are identified on Page 2 of the Initial Study. Development 
proposals on the Harbor Terrace site are subject to a number of local planning documents and 
ordinances, including, but not limited to, the Port San Luis Harbor District Master Plan (2003), the 
County's San Luis Bay Area Plan - Coastal, and Coastal Plan Policies, as well as several sections of 
the County Code. The project is located in the Coastal Zone and shall be evaluated for consistency 
with Coastal Act policies. The project site is not within an area subject to a habitat or community 
conservation plan. 

Conclusion. The EIR will evaluate consistency with surrounding ·land uses, and local, state, and 
federal plans, as applicable, including the Coastal Act. 

'i 6. MANDATORY FINDINGS OF Potentially Impact can Insignificant Not 

SIGNIFICANCE 
Significant & will be Impact Applicable 

mitigated 

Will the proj ect: 

a) Have the potential to degrade the D D D 
quality of the environment, 
substantially reduce the habitat of a 
fish or wildlife species, cause a fish or 
wildlife population to drop below selfa 
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? 

b) Have impacts that are individually D D D 
limited, but cumulatively considerable? 
("Cumulatively considerable" means 
ihat 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) 
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16. lli~ANDATORV fiNDINGS Of 
S~GNIFICANCE 

Will the project: 

c) Have environmental effects which will 
cause substantial adverse effects on 
human beings, eiiher directly or 
indirectly? 

Potentially 
Significant 

Impact can 
/1, will be 
mit igated 

D 

Insignif icant 
Impact 

D 

No~ 
Applicable 

D 

Discussion. The project, as outlined in this Initial Study, may have one or more significant effects on 
the environment, including impacts related to biological resources, cultural resources, and impacts 
which may adversely affect humans. Therefore, an EIR is being prepared for the project. The EIR 
analysis will include evaluation of cumulative impacts. 
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The following checked ("!ZI") reference materials have been or will be 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 or at the offices of 
the Port San Luis Harbor District. 

County documents 
lZ1 Coastal Plan Policies 
lg] Framework for Planning (Coastal/Inland) 
~ General Plan (Inland/Coastal), includes all 

maps/elements; more pertinent elements: 
~Agriculture Element 
~Conservation & Open Space Element 
~Economic Element 
~Housing Element 
~Noise Element 
~Parks & Recreation ElemenUProject List 
~Safety Element 

~ Land Use Ordinance (Inland/Coastal) 
lZ1 Building and Construction Ordinance 
~ Public Facilities Fee Ordinance 
D Real Property Division Ordinance 
D Affordable Housing Fund 
D Airport Land Use Plan 
~ Energy Wise Plan 
~ San Luis Bay Area Plan 

Initial Study 

D Design Plan 
~ Avila Specific Plan 
~ Annual Resource Summary Report 
~ Avila Circulation Study 
Other documents 
~ Clean Air Plan/APCD Handbool< 
~ Regional Transportation Plan 
lZI Uniform Fire Code 
!ZI Water Quality Control Plan (Central Coast 

Basin- Region 3) 
lZI Archaeological Resources Map 
[g) Area of Critical Concerns Map 
[g) Special Biological Importance Map 
[g) CA Natural Species Diversity Database 
1Z1 Fire Hazard Severity Map 
[g) Flood Hazard Maps 
lZI Natural Resources Conservation Service 

Soil Survey for SLO County 
lZI GIS mapping layers (e.g., habitat, streams, 

contours, etc.) 
lZI Other: Port San Luis Harbor District Master 

Plan and EIR (2003) 
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RECEIVED MAR 13 Z014 

AVILA BEACH 
COMMUNITY SERVICES DISTRICl' 

Post Office Box 309, Avila Beach, CA 93424 
Office and Meeting Room- 191 San Miguel Street, Avila Beach 

Telephone (805) 595-2664 FAX (805) 595-7623 
ESTABLISilED 

H:B. 1997 

March 12, 2014 

Port San Luis Harbor District 
c/o Shawna Scott, Project Manager 
SWCA Environmental Consultants 
122 Monterey Street, C200 
San Luis Obispo, CA 93401 

E-Mai I A vi I acsd@gmail.com 

Subject: Port San Luis Harbor Terrace Development Plan 

Thank you for your recent communication relating to the preparation of an environmental impact 
report (EIR) for the Port San Luis Harbor Terrace Development. 

Representatives for the District include: 
Board President , Peter Kelley 
General Manager, Kathryn Richardson 
District Engineer, John Wallace 

Contact Information is as follows: 
A vii a Beach CSD 
P.O. Box 309, 
A vii a Beach CA 93424 
805 595-2664 
E-mail Avilacsd@aol.com 

The Avila Beach CSD shares a Wastewater Treatment Facility with Port San Luis Harbor 
District, and as such, any wastewater being generated by this project will need to meet the 
requirements as identified in the agreement between our agencies. 

If you are in need of any further information please contact our District at your earl iest 
convenience. 

Sinc~y, 

t<. ~ Ov.J~ I'L._ 

Kathy Richardson 
General Manager 



Shawna Scott, Project Manager 
Port San Luis Harbor District 
SWCA Environmental Consultants 
1422 Monterey Street, C200 
San Luis Obispo, California 93401 

Dear Ms. Scott: 

March 13,2014 

RECEIVED MAR i 9 2014 

U.S. Dcpnrtmcut of IlomelniHI Security 
FEMA Region IX 
II II Droadway, Suite 1200 
Oakland, CA. 94607-4052 

This is in response to your request for comments regarding Notice of Preparation: Draft 
Enviro1m1ental Impact Report for Port San Luis Harbor Terrace Development Plan. 

Please review the current effective countywide Flood Insurance Rate Maps (FIRMs) for the 
County of San Luis Obispo (Community Number 060304), Maps revised November 16, 2012. 
Please note that the County of San Luis Obispo, California is a participant in the National Flood 
Insurance Program (NFIP). The minimum, basic NFIP floodplain management building 
requirements are described in Vol. 44 Code ofFederal Regulations (44 CFR), Sections 59 
tlu·ough 65. 

A summary of these NFIP floodplain management building requirements are as follows: 

o All buildings constructed within a riverine Ooodplain, (i.e., Flood Zones A, AO, AI-I, AE, 
and AI through A30 as delineated on the FlRM), must be elevated so that the lowest 
floor is at or above the Base Flood Elevation level in accordance with the effective Flood 
Insurance Rate Map. 

o If the area of construction is located within a Regulatory Floodway as delineated on the 
FIRM, any development must not increase base flood elevation levels. The term 
development means any man-made change to improved or unimpt·oved real estate, 
including but not limited to buildings, other structures, mining, dredging, filling, 
grading, paving, excavation or drilling operations, and storage of equipment or 
materials. A hydrologic and hydraulic analysis must be performed vrior to the start of 
development, and must demonstrate that the development would not cause any rise in 
base flood levels. No rise is permitted within regulatory floodways. 

www.lcma.gov 



Shawna Scott, Project Manager 
Page2 
March 13, 2014 

o All buildings constructed within a coastal high hazard area, (any of the "V" Flood Zones 
as delineated on the FIRM), must be elevated on pilings and columns, so that the lowest 
horizontal structural member, (excluding the pilings and columns), is elevated to or above 
the base flood elevation level. In addition, the posts and pilings foundation and the 
structure attached thereto, is anchored to resist tlotation, collapse and lateral movement 
clue to the effects of wind and water loads acting simultaneously on all building 
components. 

o Upon completion of any development that changes existing Special Flood Hazard Areas, 
the NFIP directs all participating communities to submit the appropriate hydrologic and 
hydraulic data to FEMA for a FIRM revision. In accordance with 44 CFR, Section 65.3, 
as soon as practicable, but not later than six months after such data becomes available, a 
community shall notify FEMA of the changes by submitting technical data for a flood 
map revision. To obtain copies ofFEMA's Flood Map Revision Application Packages, 
please refer to the FEMA website at http://www.fema .gov/business/nfip/forms.shtm. 

Please Note: 

Many NFJP participating communities have adopted floodplain management building 
requirements which are more restrictive than the minimum federal standards described in 44 
CFR. Please contact the local community's floodplain manager for more information on local 
floodplain management building requirements. The San Luis Obispo County floodplain manager 
can be reached by calling Tim Tomlinson, Floodplain Manager, at (805) 781-5271. 

If you have any questions or concerns, please do not hesitate to call Jane Hopkins of the 
Mitigation staff at (510) 627-7183. 

cc: 

~ 

Gregor B ckburn, CFM, Branch Chief 
Floodplain Management ancllnsurance Branch 

Tim Tomlinson, Floodplain Manager, San Luis Obispo County 
Garret Tam Sing/Salomon Miranda, State of California, Department of Water Resources, 

Southern District 
Jane Hopkins, NFIP Planner, DHS/FEMA Region IX 
Alessandro Amaglio, Enviromnental Officer, DHS/FEMA Region IX 

www.fcma.gov 



1

Shawna Scott

From: Steve McGrath <stevem@portsanluis.com>

Sent: Sunday, March 16, 2014 12:30 PM

To: Shawna Scott; Brian Harrington; John Baucke ; Lisa Wise; Menka Sethi; Tim Duff 

(tduff@scc.ca.gov)

Subject: FW: AVAC Land Use Committee: Harbor Terrace

FYI 

 

Steve McGrath 
Harbor Manager 
PSLHD 

 

---------- Forwarded message ---------- 

From: Sherri Danoff <sherri39@charter.net> 

Date: Sun, Mar 16, 2014 at 12:57 AM 

Subject: AVAC Land Use Committee: Harbor Terrace 

To: annemb@sbcglobal.net, Bob Pusanik <pusanik@charter.net>, Denise Allen <dchristyallen@gmail.com>, 

Jan Taylor <jktayloredd@yahoo.com> 

Cc: runhartig@gmail.com, Saul Goldberg <slosaul@gmail.com>, Kdbitt@aol.com, 

mmatakovavila@gmail.com 

On March 19, 2:00 p.m. is the EIR Scoping Meeting.  This is the opportunity to express what should be 

evaluated in the EIR.  AVAC’s main issue is circulation safety.   

  

The traffic study needs to include golf course event traffic, Diablo traffic, traffic during the Friday farmer’s 

market, potential traffic for Avila Point and also Bellevue related traffic and pedestrians.  Because the number 

of RV spaces will be substantially increased, a means of informing RV drivers when there are no spaces is 

important to prevent unnecessary RV trips beyond Ontario Road.  Absence of a North-South emergency route 

becomes more significant with the addition of people and vehicles. 

  

Note that evaluation of pedestrian crossings from the beach to Harbor Terrace could be important to AVAC for 

a somewhat convoluted reason.  This is because should a 5 miles per hour speed reduction be warranted on 

Avila Beach Drive between the signal at First Street and the Harbor, it would legitimize SLBE street-legal golf 

carts using portion of that stretch to reach Avila Beach.  

  

PLEASE, LET ME KNOW IF YOU CAN REPRESENT AVAC’s ONGOING CIRCULATION SAFETY 

CONCERNS which are underlined above? 

  

AVAC members can/should provide their personal inputs at the meeting.  Too, hopefully AVAC concerns 

about accurate cumulative traffic information and discouraging RVs into Avila when spaces are not available 
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can also be provided.  PLEASE, LET ME KNOW IF YOU CAN REPRESENT AVAC’S ESTABLISHED 

POSITIONS. 

  

Thanks, 

  

Sherri 

 



CAL FIRE 
San Luis Obispo 
County Fire Department 

Robert Lewin, Fire CIJief 

RECEIVED APR 0 4 2014 

635 N. Santa Rosa • San Luis Obispo, CA 93405 
Pllone: 805-543 -4244 • Fax: 805-543-4248 

www.calfireslo.org 

Notice of Preparation Port San Luis Harbor Terrace Development Plan 

SWCA Environmental Consultants 
1422 Monterey Street Suite C200 
San Luis Obispo, CA 93401 

Rob Fitzroy Coastal team 
San Luis Obispo County Department of Planning and Building 

Project Summary 
Port San Luis Harbor District and the state Coastal Conservancy propose to develop 32 acres 
proposing a mix of tent sites, tent cabins, bungalows, inn, yurts, and full service recreational RV 
camp sites; other related amenities food and beverage retail store, eating and drinking 
establishments, parking and storage to the Port. 

The project is located within a HIGH fire hazard severity zone with a minimum 5-10 minute 
response time from the nearest County Fire Station. Station #62 on Sparrow Ln Avila Beach. The 
project and applicant shall comply with the 2013 California Fire Code (CFC), the 2013 California 
Building Code (CBC), and the Public Resources Code (PRC) any other applicable fire laws. 

OPERATIONAL REQUIREMENTS 
Special Concerns 
This project will bring additional vehicle and visitor traffic to the end of a one way access road 
serving the community of Avila Beach. Numerous other attractions in Avila such as Diablo, Beach, 
Piers, Event Centers numerous hotels and commercial businesses routinely slow and/or stop 
vehicular traffic slowing emergency response vehicles into or out of the downtown area. 
Secondary egress must be coordinated with other development in the valley to mitigate this 
reduction in emergency response time and evacuation time for residents and visitors. The 
cumulative effects of large scale special events, increased commercial operations on a one way 
access road to the community of Avila Beach will further challenge CAL FIRE/County Fire's ability 
to provide emergency services to visitors and residents. 

Public Assemblage and Events 
Prior to Fire Department Review, proposed event area must first complete all requirements 
pursuant to Title 22, the San Luis Obispo County Land Use Ordinance. This includes receiving any 
necessary land use permit approval and issuance of construction and Conditional Use Permit 
requirements. 



A fire safety review is required to ensure public safety in a place of assembly, or any other place 
where people congregate, including but not limited to; amusement buildings, carnivals and fairs, 
exhibits and trade shows, open burning, flames and torches, candles, places of assembly, 
temporary membranes structures and tents, pyrotechnics and special effects, live audiences and 
any event with public attendance over 250. The fire code official shall have the authority to order 
the development of, or prescribe a plan for, the provision of an approved level of public safety. 

A written plan must be submitted to the fire code official 30 days prior to the event. Written 
submittal requirements will be in accordance with Section 404 Fire Safety and evacuation plans. A 
field inspection verifying compliance of fire and life safety conditions must be conducted prior to 
public occupancy of the event. If modifications or additions to the event areas are made, an 
updated permit & inspection must be completed. Local Ordinance and California Fire Code (CFC) 
section 105. 

Any time a tent, canopy or membrane structure in excess of 400 square feet is erected; it must be 
placed and utilized in accordance with California Fire Code- Chapter 24. The applicant shall be 
required to notify County Fire a minimum of 48-hours in advance of any tent or membrane 
structure being placed on site. Submittal requirements can be found on line at www.calfireslo.org 

Fire Safety and Evacuation Plans 
Applicant shall provide a written Fire Safety plan whose contents shall be in accordance with 
sections California Fire Code Chapter 4 Emergency Planning and Preparedness. Employee 
training, record keeping, hazard communication and drills will also comply with this chapter. The 
written plan will include at a minimum the detail outlined in sections 404.3.1 (Evacuations Plans) 
and 404.3.2 (Fire Safety Plans). 

Fire evacuation plans. Fire evacuation plans shall include the following: 
1. Emergency egress or escape routes and whether evacuation of the building is to be complete or, 
where approved, by selected floors or areas only. 
2. Procedures for employees who must remain to operate critical equipment before evacuating. 
3. Procedures for assisted rescue for persons unable to use the general means of egress 
unassisted. 
4. Procedures for accounting for employees and occupants after evacuation has been completed. 
5. Identification and assignment of personnel responsible for rescue or emergency medical aid. 
6. The preferred and any alternative means of notifying occupants of a fire or emergency. 
7. The preferred and any alternative means of reporting fires and other emergencies to the fire 
department or designated emergency response organization. 
8. Identification and assignment of personnel who can be contacted for further information or 
explanation of duties under the plan. 
9. A description of the emergency voice/alarm communication system alert tone and 
preprogrammed voice messages, where provided. 

Fire safety plans. Fire safety plans shall include the following: 
1. The procedure for reporting a fire or other emergency. 
2. The life safety strategy and procedures for notifying, relocating or evacuating occupants/event 
attendees, including occupants who need assistance. 



Ignition Resistant Construction 
Your project is located within a wildland fire hazard severity zone and must comply with 
California Fire and Building Code Chapter 7 A Ignition resistant Construction in Wildland Urban 
Interface areas. The construction type shall be designed to withstand a wildfire. The roof type 
will have to be consistent with the requirements of Chapter 15 -Section 1505. Tents and any 
membrane structures proposed as permanent structures are not permitted in commercial 
operations. 

Stairway Access to Roof 
New buildings two or more stories above grade plane, except those with a roof slope greater than 
four units vertical in 12 units horizontal (33.3-percent slope), shall be provided with a sta irway to 
the roof or other access to the roof for emergency personnel approved by the fire code official. 
Stairway access to the roof shall be in accordance with Section 1009. Such stairway or other 
approved access shall be marked at street and floor levels with a sign indicating that the stairway 
or access continues to the roof. Where roofs are used for roof gardens or for other purposes, 
stairways shall be provided as required for such occupancy classification. 

Building Height and Area 
Class III standpipe systems shall be installed throughout buildings where the floor level of the 
highest story is located more than 30 feet (9144 mm) above the lowest level ofthe fire 
department vehicle access, or where the floor level of the lowest story is located more than 30 feet 
(9144 mm) below the highest level of fire department vehicle access and in any parking structure. 

A building that is greater than 20,000 square feet (1.858 m2) of floor area and greater than18 feet 
(5.49 m) in height shall have a dry or wet standpipe system with a 2 Yz inch (64 mm) outlet at the 
roof near the roof access. Location of the outlet and the fire department connection to the 
standpipe shall be labeled and approved by the fire code official. 

Address Requirements 
New and existing buildings shall have approved address numbers, building numbers or approved 
building identification placed in a position that is plainly legible and visible from the street or road 
fronting the property. These numbers shall contrast with their background. Where required by the 
fire code official, address numbers shall be approved in additional approved locations to facilitate 
emergency response. Address numbers shall be Arabic numerals or alphabet letters. Numbers 
shall be a minimum ofCommercial8 inches, and Industrial10 inches high with a minimum stroke 
width of 0.5 inch (12.7mm). 
Address Directories 
When required by the fire code official, complexes with multiple buildings (campgrounds and 
hiking trails) may be required to provide directories, premises maps and directional signs. The 
scale, design and location of directory signs shall be approved by the fire code official and may be 
required to be illuminated. 

Solar Photovoltaic systems 
Solar systems shall be installed in accordance with sections 605.11.1-605.11.4. Marking is 
required on interior and exterior Direct Current (DC) conduit, enclosures, raceways, cable 
assemblies, junction boxes, combiner boxes and disconnects. 



3. Site plans indicating the following: 
3.1. The occupancy assembly point. 
3.2. The locations of fire hydrants. 
3.3. The normal routes of fire department vehicle access. 
4. Floor plans identifying the locations of the following: 
4.1. Exits. 
4.2. Primary evacuation routes. 
4.3. Secondary evacuation routes. 
4.4. Accessible egress routes. 
4.5. Areas of refuge. 
4.6. Exterior areas for assisted rescue. 
4.7. Manual fire alarm boxes. 
4.8. Portable fire extinguishers. 
4.9. Occupant-use hose stations. 
4.10. Fire alarm annunciators and controls. 
5. A list of major fire hazards associated with the normal use and occupancy of the premises, 
including maintenance and housekeeping procedures. 
6. Identification and assignment of personnel responsible for maintenance of systems and 
equipment installed to prevent or control fires. 
7. Identification and assignment of personnel responsible for maintenance, housekeeping and 
controlling fuel hazard sources. 

Building Construction requirements and Vegetation Management 
Vegetation Management 
A written Wildland Fire/Vegetation Management Plan must be developed and approved by CAL 
FIRE prior to development. 

Screening and Environmental Considerations 
Landscaping and vegetation shall be in accordance with San Luis Obispo County Plannjng and 
building "screening requirements". CAL FIRE requires that landscaping selections do not readily 
transmit fire. 

Fire resistant landscaping located within 100 feet of site improvements (structures or fire water 
tanks) shall be in accordance with CFC, Pubic resources code 4291 and Title 19 Division 1 
described as "vegetation that are well-pruned and maintained so as to effectively manage fuels 
and not form a means of rapidly transmitting fire from other nearby vegetation to a structure or 
from a structure to other nearby vegetation. The intensity of fuels management may vary within 
the 100-foot perimeter of the structure, the most intense being within the first 30 feet around the 
structure. Consistent with fuels management objectives, steps should be taken to minimize 
erosion. For the purposes of this paragraph, "fuel" means any combustible material, including 
petroleum-based products and wildland fuels. www.calfireslo.org website has several links with 
recommended planning tools for landscape and fuels management plans. 



Solar components shall be located as close to the hip, ridge, or valley or di rectly possible to an 
outside wall to reduce trip hazards and maximize ventilation opportunities. 

Roof access points shall be located in areas that do not require the placement of ground ladders 
over openings such as windows, doors and must be located over strong points where access point 
does not conflict with overhead obstacles such as trees wires or signs. 

There shall be a six (6) foot wide clear perimeter around the edges of the roof unless either axis of 
the building is 250 feet then 4 ( 4) foot clear perimeter is permitted. Smoke ventilation operations 
requires distance between arrays shall be eight foot or greater in width OR a four foot or greater 
pathway and bordering roof skylights, or smoke and heat vents OR a four ( 4) foot or greater and a 
bordering four foot by eight (8) foot "venting cutouts" every 20 feet on alternating sides of the 
pathway. 

Secondary egress 
In accordance with CFC Section 503.1.2, County Fire is requiring the applicant to provide an 
additional (secondary) access point. 

Pedestrian hiking paths and gates must provide strategically located emergency vehicle 
access. (Removable bollards and J(nox switches to restrict routine vehicle traffic is 
acceptable) Additionally, hiking paths must post mile markersj post the names of trail 
intersections, parking areas, picnic and rest areas, to ensure timely location and access of 
requests for emergency assistance. 

Commercial Access Road(s) 
Grade and Design 
The grade for all roads, streets, private lands and driveways shall not exceed 16 percent unless 
approved by fire code official. Design criteria shall be in accordance with San Luis Obispo County 
Public Works public improvement standards. Roads 12%-16% shall be a nonskid asphalt or 
concrete surface as specified in San Luis Obispo County public improvement Standards, 
specifications and drawings. 

Road Width and Signage 
• A commercial access road must be 24 feet wide. 
• Parking is only allowed where an additional 8 feet of width is added for each side of the 

road that has parking. 
• "No Parking- Fire Lane" signs will be required. 
• Fire Janes shall be provided as set forth in the California Fire Code Section 503. 
• Fire access shall be provided within 150 feet of the outside building(s) perimeter. 
• Must be an all-weather non-skid paved surface. 
• All roads must be able to support fire apparatus. 
• Vertical clearance of 13'6" is required. 
• Fuel modification of 10 feet on either side of roadway must be maintained. 
• An approved traffic plan shall be provided to the fire code official. 
• Interior commercial roads shall be named and provided with approved street signs. 



o One way interior roads shall be labeled indicating direction of travel. 

Emergency Access Knox Keys and/or Gate Switches 

Structural Access Requirements 
All commercial buildings shall install a Knox key box for fire department emergency access - CFC 
Section 506.1. The box shall be installed prior to final inspection of the building. An order form is 
available from the Prevention Bureau, call for more information at (805) 543-4244. 

Gate Access Requirements 
• Must be setback a minimum of 30 feet from the SLO County maintained road 
• Must automatically open with no special knowledge. 
• Must have a KNOX key box or switch for fire department access. Call the Prevention Bureau 
for an order form at (805) 543-4244. 
• Gate shall have an approved means of emergency operation at all times. CFC 503.6 
• Gate must be 2 feet wider than the road on each side. 

• Gates must have a turnaround located at each gate. 

Exiting: 
All egress and exiting components shall comply with Chapter 10 of the 2013 California Fire Code. 

Setbacks 
A 30-foot building setback from property line required for parcels 1 acre in size or larger. All 
setbacks are subject to San Luis Obispo County Department of Planning and Building approval. 

Fire Sprinlders in Structures 
This project will require installing a commercial fire sprinkler system in all new buildings. The 
type of sprinklers required will depend upon the occupancy classification type of the structures 
and must comply with NFPA 13. The automatic fire extinguishing system shall comply with the 
National Fire Protection Association (NFPA) 13. The applicant will have to identify what Hazard 
Class the project is for review by the fire department ( exp. Ordinary Hazard Class II), for each of 
the buildings in the project. Three sets of plans and calculations shall be submitted for functional 
review and approval to the County Fire Department. The contractor shall be licensed by the State 
of California, CFC. A licensed alarm company shall monitor the fire sprinkler and alarm system. 

The automatic fire extinguishing system shall comply with the National Fire Protection 
Association (NFPA) 13, or other approved NFPA Standard depending on target hazard. (Clean 
agent or alternative option) 

Sprinlder System Supervision and Alarms 
All valves controlling the water supply for automatic sprinkler systems, pumps, tanks, water 
levels, and temperatures, critical air pressures and water-flow switches on all sprinkler systems 
shall be electrically monitored for integrity and to ensure valves are locked in the open position, 
by a central station listed by Underwriters Laboratories for receiving fire alarms. 



Fire Protection Engineer required 
A Fire Protection Engineer shall review the proposed Fire Protection Systems for this project. 
Multiple fire protection and hazardous conditions systems are required for this project. A list of 
Fire Protection Engineers is available on our website at http:/ jwww.calfireslo.org. 

Three sets of plans and calculations shall be submitted for functional review and approval to the 
County Fire Department. A licensed Fire Protection Engineer must design and submit all required 
drawings for CAL FIRE review. The contractor shall be licensed by the State of California1 

California Fire Code. A licensed alarm company shall monitor all fire protection and hazardous 
conditions systems. 

Private Water System Requirements 
Commercial fire suppression system water storage tanks must be steel and located a minimum of 
20 feet from structures. NFPA Standard 22 Water tanks for private Fire Protection~ NFPA Standard 
24 Installation of Private Fire Service mains and their Appurtenances~ NFPA Standard 25 
Inspection~ Testing and Maintenance of Water-Based Fire Protection Systems shall be utilized for 
this project. 

The amount of emergency water required for fire suppression will be determined and approved 
by a registered licensed Fire Protection Engineer in cooperation with CAL FIRE/County Fire. 
Water required to be held in storage for domestic andjor landscaping purposes will be in addition 
to or separate from that required for fire suppression. 

PRESSURIZED System and Hydrant Specifications 
Plans shall be submitted to the County Fire Department for approval of the distribution system 
and hydrant locations. Fire hydrants shall have twol 2 Yz inch outlets with National Standard Fire 
threads and one 4 inch suction outlet with National Standard Fire threads and comply with County 
Standard W-1. Each hydrant shall be identified by a blue reflective dot located on a non-skid 
surface located just off of center on the fire hydrant side. Hydrants must be protected from vehicle 
impact with the use of curbing or bollards. 

The fire department connections (FDC) supporting the required fire protection systems shall be 
located within 20 feet of a San Luis Obispo County Dept. of Public Works/County Fire standard 
fire hydrant and visible on fire engine approach to the building. 

NFPA 72 Alarm systems 
A centralized interlinked Fire Alarm System is required for this project. The alarm system shall 
terminate at a 24-hour monitoring point. Two sets of plans shall be submitted to CAL FIRE/San 
Luis Obispo County Fire for review and approval. California Fire Code Chapter 15 section 907. 
Fire alarm systems required by this chapter or by the California Building Code shall be monitored 
by an approved supervising station listed by Underwriters Laboratory for receiving fire alarms in 



accordance with NFPA 72. The supervising station shall contact and notify the Fire Chief or their 
call receiving location immediately on notification of an alarm and prior to making contact with 
the protected premises. 

Alarm system must be centralized and interlinked for the entire facility and include monitoring for 
all site alarm systems including; all on site Fire Protection Systems, and any and all hazardous 
materials, monitoring of hazardous materials, compressed gases, flammable and combustible 
liquids, liquefied petroleum gases, storage, delivery and processing areas. 

A Fire Alarm System is required throughout the site for the various fire suppression systems and 
required hazardous conditions monitoring. The alarm system shall terminate at a 24-hour 
monitoring point. Two sets of plans shall be submitted to the County Fire Department for review 
and approval. California Fire Code Chapter 15 section 907. 

Hazardous Materials Alarm(s) 
Approved monitoring method shall be provided to detect hazardous materials. An emergency 
a larm shall be provided if hazardous materials have a hazard ranking of 3 or 4 in accordance with 
NFPA 704 and exceed the maximum allowable quantity per control area. California Fire Code 
Chapter 27 

Commercial Cooldng Operations 
California Fire Code Section 904.11 states Commercial cooking equipment that produces grease 
laden vapors shall be provided with a Type I Hood, in accordance with the California Mechanical 
Code, and an automatic fire extinguishing system that is listed and labeled for its intended use as 
follows: 
1) Wet chemical extinguishing system, complying with UL 300. 
2) Carbon Dioxide extinguishing systems 
3) Automatic Fire Sprinkler Systems 

Hazardous Materials 
Prior to final, a Hazardous Materials Management Plan (HMMP) must be provided. Chemical 
storage/treatment and hazardous gases will require a Hazardous Materials Management Plan 
HMMP. In accordance with Califor•nia Fire Code section 2701.5.1/Title 19 Division 2, Chapter 
4/Health and Safety Code Chapter 6.95. 

CAL FIRE requires a written plan addressing safeguards to minimize the risk of unwanted 
releases, fires or explosions involving hazardous materials. Additionally, the written plan shall 
include safeguards to minimize the consequences of an unsafe condition involving hazardous 
materials during normal operations and in the event of an abnormal condition. 

Precautions for the safe storage, handling, or care of hazardous materials shall be in accordance 
with California Fire Code section 2703.9 and shall include a Fire Department liaison to aid the Fire 
Department in pre-planning for all aspects of emergency responses. 



Rooms, buildings or areas used for the storage of liquid or solid hazardous materials shall be 
provided with spill control and secondary containment. California Fire Code Chapter 27. 

California Fire Code Chapter 30 Compressed Gasses 
Containers, cylinders and tanks shall be secured and separated from hazardous conditions. 
Monitoring and detection shall be in accordance with section 3003.16.10. 

California Fire Code Chapter 34· Flammable and Combustible Liquids 
Signage for identification and warning inherent hazard of flammable or combustible liquid shall be 
provided. Signs will be of durable material white lettering on a red background. Letters shall not 
be less than 3 inches in height and 1h inch in stroke. Piping shall be identified in accordance with 
ASME A13.1 

Permanently installed or mounted tanks more than 100 gallons in capacity storing class I, II or III 
liquids shall bear a label and placard identifying the materials. Placards shall be in accordance 
with NFPA 704. 

California Fire Code Chapter 38 Liquefied Petroleum Gases 
Minimum separation between LP-containers and buildings and public ways must comply with CFC 
table 3804.3. No Smoking signs must be posted within 25 feet of containers or point of transfer. 
Weeds, grass and brush, trash and other combustible material shall be kept a minimum of 10 feet 
from containers. Protection from vehicular damage shall be provided in accordance with section 
312. 

General Fire Precautions and Signage 
Portable Fire Extinguishers 
Portable fire extinguishers shall be installed in all the occupancies in compliance with the 
California Fire Code section 906 and Title 19. The contractor shall be licensed by the State Fire 
Marshal. 

Combustible Waste Material 
Every building or portion of a building shall be maintained in a neat orderly manner, free from any 
condition that would create a fire or life hazard or a condition which would add to or contribute to 
the rapid spread of fire. 
CCR Title 19 Division 1. 

Refuse containers must not be stored within 5 feet of combustible walls, openings, or combustible 
roof eaves, unless the refuse container is protected by an automatic sprinkler system installed in 
accordance with California Fire Code section 903. 

Petroleum Tanks 
Fire Protection systems and safety precautions requirements shall be required in accordance with 
California Fire Code Chapter 34 Flammable and Combustible Liquids. Foam protection system 
shall be provided for above ground tanks California Fire Code section 34.04.2.9.1 in accordance 



with NFPA Standard 11 Low expansion foam and combined agent systems, and NFPA Standard 15 
Water Spray Fixed Systems NFPA Standard 30 Flammable and Combustible Liquids Code. 

Storage, Stockpiles and Enclosures 
Areas must meet all applicable California Fire Code requirements and be labeled with NFPA 704 
required placarding. 

Electrical 
Electrical wiring and equipment shall be installed and maintained in accordance with California 
Fire Code section 605 and the California Electrical Code. Hazards and fire prevention concerns 
relational to Electrical equipment, wiring shall be abated as specified in the aforementioned Fire 
Code. 

Fire Safety during Construction 
Prior to construction, an operational water supply system and established access roads must be 
installed in accordance with CFC Section 501.4. During construction all applicable Public 
Resources Codes must be complied with to prevent a wildfire. These will include the use of spark 
arresters, adequate clearance around welding operations, smoking restrictions and having 
extinguishers on site. The Industrial Operations Fire Prevention Field Guide will assist the 
applicant. 

Please contact me if you have any questions regarding this project. 

ta7uw Ydr----
Laurie Donnelly 
Fire Marshal/Battalion Chief 

Cc: Port San Luis Harbor District 
State Coastal Conservancy 
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Shawna Scott

From: anix@co.slo.ca.us

Sent: Monday, April 07, 2014 5:10 PM

To: Shawna Scott

Subject: RE: San Luis Obispo Sheriff's Office response letter to the Port San Luis Harbor Terrace 

Development Plan EIR

It was my pleasure.  I should have pointed out in my original email that I am the Commander for the Coast Patrol Division, 
which includes Port San Luis and Avila Beach.  As this project moves along please let me know if I can be of any 
assistance, as it appears to be a very positive development for that community.    
 
Regards,  
 
Aaron Nix 
Commander 
Coast Patrol Division 
San Luis Obispo County Sheriff's Office 
2099 10th Street 
Los Osos, CA 93402 
(805) 781-4630  
 

 

 
From:        Shawna Scott <sscott@swca.com>  
To:        "anix@co.slo.ca.us" <anix@co.slo.ca.us>  
Date:        04/07/2014 04:51 PM  
Subject:        RE: San Luis Obispo Sheriff's Office response letter to the Port San Luis Harbor Terrace Development Plan EIR  

 

 

 
Thank you, Aaron.  
   
______________________________________________  
   
Shawna Scott 
Planning Team Leader  
SWCA Environmental Consultants 
1422 Monterey Street Suite C200 
San Luis Obispo, CA 93401 
P 805.543.7095 x 6811 | C 805.748.3498  
   
Visit Our Website: http://www.swca.com  
   
From: anix@co.slo.ca.us [mailto:anix@co.slo.ca.us]  

Sent: Monday, April 07, 2014 4:29 PM 
To: Shawna Scott 

Subject: San Luis Obispo Sheriff's Office response letter to the Port San Luis Harbor Terrace Development Plan EIR  
   
Ms. Scott,  
 
Attached please find the Sheriff's Office response letter to the Port San Luis Harbor Terrace Development Plan 
EIR.  Please let me know if you would like any additional support documentation and I will provide it immediately.    
 

 
 
Thank you, and please do not hesitate to call me with any questions.  



2

 
Aaron Nix 
Commander 
Coast Patrol Division 
San Luis Obispo County Sheriff's Office 
2099 10th Street 
Los Osos, CA 93402 
(805) 781-4630  

[Scanned @co.slo.ca.us]  

[Scanned @co.slo.ca.us] 
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Ian Parkinson 
                          Sheriff-Coroner 

1585 Kansas Avenue 
San Luis Obispo, CA 93405 

 
 
 
 
 
April 4, 2014 
 
 
TO:  Port San Luis Harbor District 
  Shawna Scott, Project Manager 
                        SWCA Environmental Consultants  
                        1422 Monterey Street, C200 
                        San Luis Obispo, CA 93401          
                              
 

FROM: San Luis Obispo County Sheriff’s Office 
1585 Kansas Avenue 
San Luis Obispo, California 93405 
 

CONTACT: Chief Deputy Rob Reid 
rreid@co.slo.ca.us     805-781-4540 

  

RE:  Port San Luis Harbor Terrace Development Plan 
 
  
PATROL AREA: Coast 
COMMUNITY:   Avila Beach/Port San Luis Harbor Areas 
 

 
Law enforcement needs for the unincorporated area of San Luis Obispo County are served by 
the Sheriff’s Office. San Luis Obispo County encompasses 3615 Sq. miles of which sixty-six 
miles are incorporated (City) and served by police departments. 
 

The Coast Patrol Station, which is responsible for the area of the project, is located at 
2099 10th Street in Los Osos, serving an area of 900 square miles.  The Coast Station 
personnel provide service to San Simeon/Hearst Castle area, Cambria, Harmony, 
Cayucos, Los Osos/Baywood Park, rural San Luis Obispo, and Avila Beach/Port San 
Luis.  Current average response times generally range from 12 to 49 minutes with longer 
response times to the more rural outlying areas of the service jurisdiction. 
 

 
 

mailto:rreid@co.slo.ca.us
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The California Highway Patrol (CHP) is primarily responsible for traffic-related calls along 
highways and streets in the unincorporated areas of the County.  Unlike the Sheriff’s Office, 
they will not investigate, take action, or respond to crimes in progress in residential, 
commercial, or industrial areas.  They may respond upon request as back-up to the Sheriff’s 
Office response, if available; however, the CHP does not normally provide police protection 
services.  Their primary role is traffic enforcement. 
 

 
Emergency response times for the Coast Station are dependent on where the patrol vehicles 
are in relation to a call, as well as the nature of the calls.  Currently, the Sheriff’s Office is 
understaffed, and with the cumulative impact of approved development and an increase in 
public access, response times most likely will increase.  In other words; the project area does 
pose an impact on Sheriff’s Office patrol and related resources.   
 

 

As San Luis Obispo County grows, the Sheriff’s Office must anticipate public safety needs.   
Funds required for operating and staffing expenses for the Sheriff’s Office are derived from 
the General Fund, and is a budgetary matter to be determined by the Board of Supervisors on 
an annual basis.  The Sheriff’s Office, like other County services, i.e., fire and engineering, 
must petition funding for new personnel positions.  Each project creates a law enforcement 
impact that should be addressed upon approval.   
 

Any enterprise has the potential to generate the need for public safety response, and therefore 
impact Sheriff’s Office resources.  Because of the on-going budgetary issues, and the ratio of 
deputy to population, a beneficial approach to any new/improved project, would be to 
incorporate the principles and practices of “Crime Prevention Through Environmental 
Design” (CPTED) while in the planning stages of the project.   
 

 

 
 
The following suggestions incorporate CPTED practices: 
 After hour’s access points to the project areas should be protected with adequate 

security, however, admission is also necessary for emergency personnel, therefore, 
combinations to locks/lockboxes should be provided to Sheriff’s Office Dispatch.  

   

 Visible signage with hours of operation and any type of regulations should be 
strategically placed throughout the park/recreation areas and properly maintained.   

 

 Proper illumination is paramount inside structures, exterior doors, designated parking 
areas, entry and walkways.  Not only is adequate lighting essential to deter property 
crime, but it is also vital for personal safety. Lights should be on timers, and a manual 
override is recommended in case of a greater need for light. Adequate exterior / 
interior lighting is a great deterrent to a would-be assailant, vandal or burglar.  

 

 Key control for employees is essential, with accurate information indicating who has 
access to which areas of any structures or access points.  
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During the Construction/Implementation Phase of the Project: 
 The construction site(s) should be temporarily fenced off, with signage indicating that 

the area is off limits to the general public. 
 

 All construction equipment should be secured at the site after hours, with a complete 
recorded inventory kept on file.  

 
 

 Adequate lighting of the construction area should be implemented. 
 
 
Regarding the Design of the Project: 
 Special care should be taken to avoid creating “hiding places” in alcoves or entry 

areas.    
 

 A clear view of the exterior of any structures from the interior, and vice versa, would 
create an opportunity for several sets of eyes to observe any suspicious activity in 
either area. 

 

 Sufficient lighting should be installed on the exterior and interior of any structures. 
 

 All exterior doors should meet all safety requirements, should be solid core, and have 
adequate locks. 

 
 
At such time as development occurs on this project, the builders are encouraged to contact 
the Sheriff’s Department Crime Prevention Unit at (805) 781-4483, for assistance and to 
learn additional strategies that will make them less likely to be a target of criminal activity. 
 
 
 
 



· April 7, 2014 

Air Pollution Control District 
San Luis Obispo County 

Port San Luis Harbor District 
c/o Shawna Scott, Project Manager 
1422 Monterey St, C200 
San Luis Obispo, CA 93401 

SUBJECT: APCD Comments Regarding the Notice of Preparation (NOP) for a Draft 
Environmental Impact Report (EIR) addressing the preparation of the Port 
San Luis Harbor District Terrace project 

Dear Ms. Scott, 

Thank you for including the San Luis Obispo (SLO) County Air Pollution Control District 
(APCD) in the environmental review process. We have completed our review of the Notice 
of Preparation (NOP) for a Draft Environmental Impact Report (EIR) addressing the 
preparation of the Port San Luis Harbor District Terrace project. 

The project is a proposal by the Port San Luis Harbor District (District) and the State 
Coastal Conservancy (Conservancy) for a Development Plan (Plan) for the Harbor Terrace 
Site. The Plan is currently being developed. Initiation of the initial study at this juncture is 
to help determine the scope and contents of the environmental document, allow the 
environmental review and scoping process to inform the Plan and alternatives 
development and maximize opportunities for self-mitigation and alternatives analysis. 
The level of specificity of the project description and evaluation is commensurate with the 
level of project detail available at the time the initial study was prepared. 

Harbor Terrace is an approximately 32-acre portion of the District's landholding's 
associated with Port San Luis (Port). The project shall comply with the San Luis Bay Coastal 
Area Plan Local Coastal Plan (LCP) so as not to require an amendment to the LCP. In 
compliance with the LCP, the project program Will include a mix of tent sites, tent cabins, 
bungalows,_ inns or yurts, full service recreational vehicle (RV) camp sites and other related 
amenities such as a food and beverage retail store and/or an eating and drinking 
establishment, parking and storage facilities to serve the Port. The project will improve 
upon existing circulation, re-vegetate portions of the site with native habitat and employ 
engineering solutions that meet or exceed new County of San Luis Obispo (County) and 
Regional Water Quality Board (RWQCB) storm water regulations. More detail will become 

r 805.781.5912 F 805.781.1002 w slocleanair.org 3433 Roberto Court, San Luis Obispo, CA 93401 

100% Post Consumer Recycled Paper 



Project Referral for Port San Luis Terrace Project 
Apri/7, 2014 
Page 2 of5 

available as the project develops. The EIR will contain a full evaluation of the project's consistency 
with applicable plans and policies. 

The following are APCD comments that are pertinent to this project. 

APCD Contact Person: 

Gary Arcement 
Air Pollution Control District 
3433 Roberto Court 
San Luis Obispo, CA 93401 
(805) 781-5912 

1. Permit(s) or Approval(s) Authority: 

Permits for Equipment 

Based on the information provided, the APCD is unsure of the types of equipment that may be 
used as part of this project. Portable equipment may require statewide registration or an APCD 
permit. Additionally, future developments may require APCD permits and/or applicants may 
need to apply for an Authority to Construct. Please contact our Engineering Division at (805) 
781-5912 for more information on APCD permits. The following list is provided as a guide to 
equipment and operations that may have perty1itting requirements, but should not be viewed as 
exclusive. For a more detailed listing, refer to the APCD's 2012 CEQA Handbook. 
• Portable generators and equipment with engines that are 50 hp or greater; and 
• Internal combustion engines. 

To minimize potential delays. prior to the start of the project. please contact the APCD 
Engineering Division at C805l 781-5912 for specific information regarding permitting 
requirements. 

2. Environmentallnformation: 

The potential air quality impacts should be assessed in the Environmental Impact Report (EIR). 
This analysis should address both short-term and long-term emissions impacts (including 
traditional air pollutants and greenhouse gas emissions) and include the following information: 

a) A description of existing air quality and emissions in the impact area, including the attainment 
status of SLO County relative to State and Federal air quality standards and any existing 
regulatory restrictions to development. The most recent Clean Air Plan should be consulted for 
applicable information. 

b) A complete emission analysis should be performed on all relevant emission sources, using 
emission factors from the EPA document AP-42 "Compilation of Air Pollutant Emission Factors", 
the latest approved version of CaiEEMod, EMFAC, OFF-ROAD or other approved emission 
calculator tools. Documentation of emission factors and all assumptions (i.e. construction 
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impacts, operational impacts, vehicle trip length, vehicle and equipment emission factors, etc.) 
should be provided in an appendix to the EIR. The quantitative analysis should address criteria 
pollutants, greenhouse gases, taxies, diesel particulate matter and fugitive dust. The analysis 
should also address the removal of trees and native vegetation and impacts to existing carbon 
sequestration. 

c) The EIR should include a range of feasible alternatives to the proposed project that could 
effectively minimize air quality impacts. A thorough emissions analysis should be conducted for 
each of the proposed alternatives identified. The EIR author should contact the SLO County 
APCD if additional information and guidance is required. All calculations and assumptions used 
should be fully documented in an appendix to the EIR. 

d) Assembly Bill 32, the California Global Warming Solution Act of 2006 and California Governor 
Schwarzenegger Executive Order 5-3-05 Uune 1, 2005), both require reductions of greenhouse 
gases (GHG) in the State of California. The Governor has recognized mitigation efforts will be 
necessary to reduce greenhouse gas emissions. In order to address these issues, greenhouse 
gas emissions should be evaluated in the EIR, and appropriate mitigation efforts identified. 

e) A cumulative impact analysis should be performed to evaluate the combined air quality impacts 
of this project and impacts from existing and proposed future projects in the area. 

f) The data analyses should address local and regional impacts with respect to maintaining 
applicable air quality standards. 

g) Any temporary impacts, such as fugitive dust and combustion emissions from the use of heavy 
equipment and grading activities, should be quantified and mitigation measures proposed. 

h) Mitigation measures to reduce or avoid significant air quality impacts should be recommended. 
The EIR should address any proposed mitigation measures and describe feasible mitigation 
measures to reduce air quality impacts. 

i) Naturally occurring asbestos (NOA) has been identified by the state Air Resources Board as a 
toxic air contaminant. Serpentine and ultramafic rocks are very common throughout California 
and may contain naturally occurring asbestos. The SLO County APCD has identified areas 
throughout the County where NOA may be present (see the APCD's 2012 CEQA Handbook, 
Technical Appendix 4.4). The project referral indicated that there will be ground disturbance. 
The project site is located in a candidate area for Naturally Occurring Asbestos (NOA), therefore 
the following requirements apply. Under the ARB Air Taxies Control Measure (ATCM) for 
Construction, Grading, Quarrying, and Surface Mining Operations, prior to any ground 
disturbance activities. the project proponent shall ensure that a geologic evaluation is 
conducted to determine if NOA is present within the area that will be disturbed. If NOA is 
not present. an exemption request must be filed with the APCD. If NOA is found at the site 
the applicant must comply with all requirements outlined in the Asbestos ATCM. This may 
include development of an Asbestos Dust Mitigation Plan and an Asbestos Health and Safety 
Program for approval by the APCD. If NOA is not present, an exemption request must be filed 
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with the Air District. More information on NOA can be found at 
http://www.slocleanair.org/business/asbestos.php. 

j} Demolition activities can have potential negative air quality impacts, including issues 
surrounding proper handling, demolition, and disposal of asbestos containing material (ACM}. 
Asbestos containing materials could be encountered during demolition or remodeling of existing 
buildings. Asbestos can also be found in utility pipes/pipelines (pipes or insulation}. If 
buildingCsl are removed or renovated; or utility pipelines are scheduled for removal or 
relocation. this project may be subject to various regulatory jurisdictions. including the 
requirements stipulated in the National Emission Standard for Hazardous Air Pollutants 
C40CFR61. Subpart M -asbestos NESHAPl. These requirements include, but are not limited to: 
1} notification requirements to the APCD, 2} asbestos survey conducted by a Certified Asbestos 
Inspector, and, 3} applicable removal and disposal requirements of identified ACM. Please 
contact the APCD Enforcement Division at (805} 781-5912 for further information. 

3. Permit Stipulations/Conditions: 

It is recommended that you refer to the "2012 CEQA Air Quality Handbook" (the Handbook). If 
you do not have a copy, it can be accessed on the APCD web page (www.slocleanair.org} in the 
Business Assistance section, listed under Regulations, or a hardcopy can be requested by 
contacting the APCD. The Handbook provides information on mitigating emissions, which 
should be discussed in the Draft EIR. 

4. Alternatives: 

Any alternatives described in the Draft EIR should involve the same level of air quality analysis as 
described in section 2 above. 

5. Reasonably Foreseeable Projects, Programs, or Plans: 

The 2012 version of the APCD's CEQA Air Quality Handbook provides guidance for preparing the 
EIR. 

6. Relevant Information: 

The 2012 version of the APCD's CEQA Air Quality Handbook should be referenced in the EIR for 
determining the significance of impacts and level of mitigation recommended. 

7. Further Comments: 

Construction and Operational Phase Impacts 

Estimate the construction and operational phase impacts of this project in the EIR. The air quality 
assessment should include all associated construction activities and pollutants identified in the 2012 
version of the APCD's CEQA Air Quality Handbook. 
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Sensitive Receptors 

Page 11 of the project referral indicates "The project will result in the disturbance across much of 
the 32-acre property. This will result in the creation of construction dust and diesel particulate 
emissions ... " The EIR should include an evaluation of the project air quality impact on any nearby 
sensitive receptors and the impacts of diesel trucks routed in the vicinity of sensitive receptors. See 
the APCD 2012 CEQA Handbook for guidance. 

San Luis Obispo Car Free Program 
Vehicle emissions are often the largest source of emissions from the operational phase of 
development. This project has the potential to increase the amount of vehicle trips to our County 
and appropriate mitigation measures must be considered. San Luis Obispo (SLO) Car Free is a 
program to encourage car-free transportation to and around San Luis Obispo County. SLO Car Free 
provides tools to travelers on the pleasures and availability of traveling to our area without their 
cars, or by parking their cars once they arrive. By pledging to travel to, or around SLO County 
without a car, visitors receive specia l incentives from participating hotels, restaurants, transportation 
services and attractions .. In add ition, businesses who join SLO Car Free as a participating business 
receive free advertisement on their website, highlighting the businesses efforts to encourage "green" 
tourism to San Luis Obispo County. The facility may be promoted through several social media 
networks and at the numerous events that SLO Car Free participates in each year. 

The SLO Car Free website (SLOCarFree.org) is a hub for information and web-links on transportation, 
lodging, attractions and other visitor needs. Visitors can use the website to find out what they can 
do in SLO County and ·how they can do it without a car. To mitigate the potential vehicle trips to 
the proposed facility. the APCD recommends participation in the SLO Car Free Program. To 
get signed up for SLO Car Free. please contact Meghan Field in the APCD Planning Division at 
805-781-5912. 

Thank you for the opportunity to comment on this proposal. If you have any questions or 
comments, feel free to contact me at 781-5912. 

Sincerely, 

;r 
Gary Arcement 
Air Quality Specialist 

GJA/arr 

·cc: Tim Fuhs, Enforcement Division, APCD 
Karen Brooks, Enforcement Division, APCD 
Gary Willey, Engineering Division, APCD 
Rob Fitzroy, SLO County Dept. of Planning and Building 

Attachments: Naturally Occurring Asbestos- Construction & Grading Project Exemption Request 
Form, Construction & Grading Project Form 

H:\PLAN\CEQA \Project_Review\3000\3800\3805-1 \SWCA letter response\3805-1 a.docx 



SAN LUIS OBISPO COUNTY 

DEPARTMENT OF PLANNING AND BUILDING 

April 7, 2014 

Port San Luis Harbor District 
c/o Shawna Scott, Project Manager 
1422 Monterey St, C200 
San Luis Obispo, CA 93401 

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

Subject: Notice of Preparation {NOP) for the Draft Environmental Impact Report for the 
Port San Luis Harbor District Terrace project 

Ms. Scott, 

Thank you for including the Department of Planning and Building in the environmental review 
process. We have completed our review of the Notice of Preparation (NOP) for the Draft 
Environmental Impact Report (EIR) for the Port San Luis Harbor District Terrace project and 
offer the following comments. 

1. Contact Person: Rob Fitzroy, 805-781-5179, rfitzroy@co.slo.ca.us 
2. The County is responsible for issuance of the Coastal Development Permit (CDP) 

necessary for the project. 
3. Please evaluate all applicable coastal development policies as identified in the Coastal 

Zone Land Use Ordinance and the San Luis Bay Area Plan - Coastal. These two 
documents are available on the County's website at sloplanning.org. 

4. Please evaluate visual impacts relative to the Coastal Zone Land Use Ordinance and 
applicable policies and provide visual simulations as necessary. 

5. The cumulative impact analysis should include major projects that may be approved in 
the foreseeable future as listed in the San Luis Bay Estates Master Plan. Please contact 
the County for the most up-to-date list. 

The Department looks forward to reviewing and commenting on the EIR. 

Thank you, 

ob Fitzroy 
SLO County Planning & Building Department 
(805)781-5179 
rfitzroy@co.slo.ca.us 
www.sloplanning.org 
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