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EXECUTIVE SUMMARY
PROJECT LOCATION

A.

The city of Grover Beach (city) is situated on a broad coastal plain that stretches from the
coastal dunes to the Arroyo Grande Valley within the County of San Luis Obispo (refer to
Figures ES-1 and ES-2). U.S. Highway 101 (U.S. 101) runs along the northeastern border of
the city, while State Route 1 (SR-1) and the Union Pacific Railroad (UPRR) run parallel along
the city’s coastal border. The beach and dune area adjacent to the city lie within Pismo State
Beach which is managed by the California Department of Parks and Recreation.

PROJECT OBJECTIVES

B.

The following proposed Land Use Element (LUE) Update objectives were developed in
response to the goals identified in the Consensus Vision, in addition to recent California State
laws (Senate Bill [SB] 375 and Assembly Bill [AB] 32) requiring the reduction of greenhouse gas
(GHG) emissions through land use planning:

C.



Enhance the economic viability of the city;



Revitalize the Grand Avenue Corridor/Beach Area;



Promote the orderly development of well planned landscapes and streetscapes that
emphasize pedestrian convenience and maintain Grover Beach’s small-town character;



Designate adequate land to meet regional housing needs;



Designate adequate land to Industrial, Commercial, and Office uses to provide goods
and services to residents, create jobs, and enhance the economy of Grover Beach; and,



Promote the sustainable use of resources and protect and enhance the city’s natural
resources.



Achieve land use balance that will assist in reduction of GHGs.

PROJECT DESCRIPTION

The LUE is the foundation element that provides a basis for the future development by
establishing, in general terms, the location and intensity of various land uses within the city
limits. The city of Grover Beach boundaries will remain the same and no Sphere of Influence
(SOI) boundary change is proposed.
The LUE has been derived from the Visioning Project, conducted by the City in 2004 that
identifies a range of issues to be addressed in the proposed LUE Update. Other important
issues included in the update are climate change; plans for the remaining large, undeveloped
parcels (Northeast Grover Beach, Strawberry Field, and Farroll Road Property); appropriate
uses in the 13th Street Corridor; and the transition of the Front Street Industrial Area to visitorserving mixed uses. One of the objectives of the proposed LUE Update is to ensure
consistency between the Land Use Diagram and the corresponding zoning. Another Visioning
City of Grover Beach

ES-1

Land Use Element Update
Final Master Environmental Impact Report

Executive Summary

Project objective is to consider the establishment of distinct commercial and mixed use centers
when redevelopment and re-use of these areas are considered, being careful not to adversely
disrupt existing neighborhoods.

1.

Development Holding Capacity

The General Plan “development holding capacity” is the number of dwelling units, as well as
commercial and industrial floor space, which can be accommodated based on the amount of
land designated for these uses. Based on the holding capacity, the population can be estimated
based on the current persons per dwelling unit. The population holding capacity is
approximately 16,150. The commercial and industrial land use capacity has been estimated,
with a theoretical holding capacity for commercial uses totaling 1.99 million square feet and
approximately 930,000 square feet for industrial designations. According to data provided by
the City, since 2004, the average annual absorption rate for commercial development has been
about 24,000 square feet per year (sf/yr) and for Industrial development about 16,000 sf/yr.

2.

Land Use Category Changes

There are no proposed substantial changes to the 1992 Residential categories and no
significant change in the allowable range of uses will result from the following new designations,
other than a name change: Visitor-Serving Mixed Use (formerly Visitor Services), Neighborhood
Serving Mixed Use (formerly Neighborhood Commercial), Retail and Commercial Services,
Industrial, and Parks and Recreation. The Open Space/Resource Conservation designation
combines the 1992 categories of Open Space, Floodplain, and State Park and provides for a
similar range of uses. The Public/Quasi Public designation combines the 1992 Schools,
Municipal Civic Center, and Community Center categories under a single designation, which
provides for substantially the same range of uses. The majority of the property formerly
designated as Professional Office under the 1992 LUE has been redesignated as Central
Business Mixed Use or Neighborhood Serving Mixed Use, which designations provide for a
similar range of uses, while also providing for mixed use.
The proposed 2009 designations of Central Business District – Mixed Use (1992 Central
Business) and Visitor-Serving Mixed Use (1992 Planned Commercial) are similar in
encouraging visitor development, but also provide for mixed use in these areas. An exception
to the proposed allowable mixed uses in the Visitor-Serving Mixed Use category has been
applied to the property located just east of Highway 1 between Grand Avenue and the County
recreation vehicle park (where an expansion of the train depot is proposed) where second story
residential uses would be inappropriate due to its location along the train tracks.

3.

Goals, Policies, and Implementation Measures

The overall objectives to be achieved by the LUE are described in Chapters I and II of the
update to the General Plan Introduction. The Land Use Element, Chapter III, describes a list of
goals, policies, and implementation measures by topics. Following each policy or group of
policies is a list of specific implementation measures to provide guidance about how the
purpose and intent of each policy will be achieved through actions by the City. The proposed
LUE Update summarizes all of the implementation measures, the policies they implement, the
party responsible for implementation and a recommended implementation timeframe. It also
includes recommendations for changes to the Circulation Element and future changes to move
polices on resource protection to an update to the Open Space and Conservation Element (refer
to Table ES-3 at the end of this summary section).
City of Grover Beach
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Figure ES-1. Regional Location Map
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Figure ES-2. Project Location Map
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4.

Subsequent Projects

A Master EIR is designed to eliminate, or reduce the scope of, environmental review of
subsequent discretionary activities or projects whose environmental effects are addressed in the
MEIR. A MEIR must provide a description of anticipated subsequent projects that would be
within the scope of the MEIR. The following summarizes the major subsequent projects that are
reasonably foreseeable at the time of the MEIR preparation. Subsequent projects also include
infill and land use changes within the residential, commercial, and industrial areas of the city
that would occur consistent with the land use designations given in the LUE; however, no
foreseeable projects have been brought forward at the time of preparation of this MEIR.
Pursuant to CEQA §§15177 and 15178, activities identified as subsequent projects will require
an environmental determination. Relevant subsequent projects (refer to Table ES-1 and Figure
ES-3) are described in Chapter 2, Project Description, of the Master EIR:
Table ES-1. Subsequent Project Summary – City of Grover Beach Projects
Project

Kind

Location*

Intensity

Grand Avenue Corridor
(Specific Plan)

Specific Plan;
Discretionary
City permits;
CDP

Areas 1
through 8
and 16

Traffic calming, streetscape
improvements, redesignation of mixed uses,
other related beautification
improvements

Beachfront Lodge
Project

Discretionary
City permits;
CDP

Areas 3 and
8

Capital Outlay**

Subsequent Projects

Capital
Train Station Expansion
Improvement
(Multi-modal Center)
Project; CDP

Area 2

Beach Cities MultiPurpose Trails

Capital
Improvement
Project; CDP

Various
Areas

Strawberry Field

Specific Plan

Area 9

Farroll Road Property

Discretionary
City permits;
Tract Map;

Area 13

Ron’s Nursery

Discretionary
City permits

Area 14

Northeast Grover

Discretionary
City permits

Area 12

Residential and
Neighborhood Serving
Infill Lots

Discretionary
City permits

Areas 11, 14
and 15

Hotel and Conference
Center with public access
and amenities
Approximately 5,000 square
feet, expansion for bus
service with parking and
beautification; improved
access to existing RV
Campground; protection of
wetlands
Bike Path as yet
undetermined

Redevelopment Funds;
Private Funding, Project
Planning is occurring; the
specific plan is
anticipated to be
complete in 2010.
Private Funding;
scheduled for project
processing EIR in 2010
Redevelopment Funds,
Prop 1B funds, private
funds or grants;
anticipated to be
complete 2011
Grants; multi agency
funding; 2013

Private Funding; not
expected to occur in near
future
Private Funding;
Low to Medium Density
expected to occur in the
Residential land uses
next two to three years
Neighborhood Commercial Private Funding; not
and Medium Density
expected to occur in near
Residential land uses
future
Land Uses governed by one Private Funding; not
Master Plan for all three
expected to occur in near
parcels
future
Infill would be mostly
Private Funding; No time
residential and
frame anticipated
neighborhood commercial
uses on small vacant lots
Land Uses governed by
Specific Plan

* Refer to Figure ES-3 for specific locations of the subsequent projects.
** Capital Outlay is defined as a capital outlay or capital improvement program, or other scheduling or implementing device that
governs the submission and approval of subsequent projects (PRC Section 21157(b)(2).
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Figure ES-3. Locations of Proposed Land Use Changes
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SUMMARY OF IMPACTS AND MITIGATION MEASURES

D.

The Environmental Impacts and Mitigation Measures chapter of the MEIR, Chapter 4, has been
divided into sub-sections, including existing conditions, regulatory setting, thresholds of
significance, impact assessment and methodology, project-specific impacts and mitigation
measures (mitigation measures were converted into implementation measures or policies in the
proposed LUE Update), a description of residual impacts after mitigation has been applied, and
a discussion of cumulative impacts. The impacts and mitigation measures were further divided
into those impacts that are considered community-wide and potential impacts for specific
planning areas within the city limits, with the exception of Air Quality and Climate Change
impacts that were evaluated community-wide only. The environmental topics covered in this
Master EIR include the following:





Agricultural Resources
Biological Resources
Land Use
Traffic and Circulation






Air Quality and Climate Change
Noise
Aesthetic Resources
Issues with Less than Significant Impacts

Table ES-2 provides a summary of the environmental impacts identified with the changes
occurring in the proposed LUE Update. The intent of the proposed LUE Update is to be self
mitigating; that is, the proposed LUE Update has been revised to include the identified
mitigation measures that would reduce known impacts to insignificance (with the exception of
one unavoidable adverse impact), to the greatest extent feasible.
Realizing that the project is a General Plan Land Use Element Update and impacts are
reviewed on a community-wide and neighborhood level, the potential impacts identified during
environmental review can be mitigated to insignificance by incorporating policies or
implementation measures into the proposed LUE Update or by recommending changes to
existing general plan documents, including the Circulation Element and the Conservation and
Open Space Element. In addition, the Housing Element Update is being prepared at the same
time as the proposed LUE Update, and coordination between the two documents has ensured
that any housing-related policies or implementation measures that would reduce potentially
significant impacts have been included in the Housing Element.
This MEIR identifies unavoidable adverse impacts to agricultural resources. The Strawberry
Field located in the southwestern portion of the city comprises 33.71 acres of Oceano sand.
Although this soil is not considered prime, it has a Capability Class 6s (irrigated) rating, a
Revised Storie Index grade of “3,” and is classified as Farmland of Statewide Importance based
on soil characteristics. In addition, the cropland is mapped by the Farmland Mapping and
Monitoring Program (FMMP) as Farmland of Statewide Importance. The proposed LUE Update
recommends designating the land on which the Strawberry Field is located as Urban Reserve.
Therefore, implementation of the proposed LUE Update would result in the conversion 33.71
acres of Farmland of Statewide Importance to non-agricultural use, which is considered a
significant unavoidable impact.
In addition, conversion of the Strawberry Field to urban uses may result in a loss in productivity,
with a potential primary loss of approximately $1.3 million in revenue and an undetermined
number of jobs. It is possible that the new uses would also contribute to the local and regional
economy (construction, property taxes, sales tax, etc.); however, until more specifics regarding
City of Grover Beach
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the development of these properties are available, the potential economic benefits of the
conversion cannot be quantified. Even if the new development contributed to the local
economy, the loss described above still represents a loss to the agricultural economy in San
Luis Obispo County: about two percent of the total value of strawberry production in 2007.
These impacts can be reduced by implementing a variety of mitigation measures provided in the
proposed LUE Update as programs, as listed on Tables ES-1 and ES-2, but they cannot avoid
altogether the taking of prime agricultural soils nor is it likely that production levels can replace
lost revenue.

SUMMARY OF ALTERNATIVES

E.

A screening analysis was used in order to determine alternatives to the proposed land uses.
During a public meeting on the LUE, members of the public brought forward several alternatives
to land use designation for various LUE areas. In addition, alternatives were considered that
would further reduce significant environmental effects or that would avoid significant
unavoidable impacts. Several alternatives were chosen from the alternatives screening process
to be carried forward for further review.

No Project Alternatives

1.

The No Project Alternative is required under CEQA and assumes that the proposed LUE
Update is not adopted by the City of Grover Beach and that new development would be guided
by the existing LUE adopted in 1992. This alternative would allow growth under the existing
LUE policies. Maximum build-out under the existing 1992 LUE, assuming 100 percent
occupancy and about 123 units annually, would result in an ultimate population of approximately
16,268 by year 2011, and assumed infrastructure improvements and increased services
necessary to accommodate the increased population. The maximum residential buildout
population, based on land use designations outlined in the proposed LUE Update, would be
approximately 16,150 by 2030 within the current city limits, or more conservatively, based on
California Department of Finance Estimates, about 15,000 by 2030. In terms of population
growth, both the existing LUE and the proposed LUE Update are similar. The No Project
Alternative would not allow changes to land use designations, nor would it meet the City’s
objective of incorporating sustainable concepts, including orderly development of well balanced
landscapes and streetscape that emphasize pedestrian convenience, nor include measures to
promote reduction of GHG emissions.
There are three land use alternatives carried forward that would leave the existing Land Use
Designation the same as the existing LUE and would fall under the No Project Alternative. They
are:


Alt RIA-1 – Leave Ron’s Nursery Property as Low Density Residential;



Alt FR-1 – Leave Farroll Avenue property as Low Density Residential; and



Alt GAC-5 – Leave Front Street to Beckett Street as Industrial

None of these alternatives were considered as having a benefit over the proposed land use
designations.
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2.

Grand Avenue Corridor Alternative GAC-2: Delete Residential Uses
in Visitor Serving – Mixed-Use and Neighborhood Serving-Mixed Use
Designations

This alternative deletes residential uses in mixed use Central Business District, Visitor Serving –
Mixed-Use, and Neighborhood Serving Mixed Use designations in the Grand Avenue Corridor
areas only. This alternative is being brought forward for consideration because it may reduce
land use incompatibilities between the land uses, such as noise and air quality impacts, truck
loading and unloading off residential streets, and inadequate parking for residential uses.
The environmental analysis in the MEIR identified the proposed residential uses in mixed use
Central Business District, Visitor Serving – Mixed-Use, and Neighborhood Serving Mixed Use
designations in the Grand Avenue Corridor areas as having potential noise, air quality,
transportation, and visual impacts that could be mitigated to insignificance by the proposed LUE
Update policies and implementation measures. Including mixed uses-residential uses in the
upper floors may increase traffic and parking in this area but not to the extent that it would
cause a significant decrease in levels of service on area roads; parking would be required to be
provided on site should the industrial uses transition or remodel to multi-stories consistent with
height limitations. In addition, deleting mixed use residential from this area of the city would
reduce the ability of the City to provide for moderate income housing within the Coastal Zone.
There are no significant environmental impacts associated with removing residential uses from
the Mixed Use categories and there may be an insignificant but incremental reduction in the
level of nuisances associated with having residential development in this area; however, it
would also eliminate the benefits as well, particularly the increase in safety issues when
residences are included with commercial and visitor-serving uses. Therefore, this alternative is
not recommended.

3.

Strawberry Field Alternative SF-1 through SF-3: Designate Strawberry
Fields as Agriculture (SF-1) or Medium Density Residential or Other
Use (SF-2 and SF-3)

Currently, the 1992 General Plan Land Use Designation for the Strawberry Field is Low Density
Residential and Planned Manufacturing. The proposed LUE Update would change the
designation to Urban Reserve. The current use of this property is agriculture and it has
historically been strawberry fields. An alternative land use designation for this property would
be as it is currently being used, as Agriculture.
The Agricultural section of the MEIR indicates that removing the property from its current
agricultural use is a significant unavoidable adverse impact since any loss of agricultural land
with appropriate soils is considered an unavoidable and significant adverse impact. By
changing the land use designation to Agriculture, the property would remain in its current use
and the loss of prime agricultural land can be avoided entirely. However, this would be down
zoning the property and would take away an already established urban designation for the
property. The 1992 LUE already established that this last parcel of land in agricultural use
would eventually be developed into urban uses.
The proposed LUE Update identifies that this property should remain in agricultural use until
such time as the property owner wishes to develop the land. Although the use would remain as
agriculture, the change in designation would leave the property in urban uses as already
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designated in the 1992 LUE, with the exception that the changes would remain undefined until
such time as a specific plan for the area was brought forward by the property owner.
Because the property is in productive agricultural uses and would continue to be used as such
for the near term, leaving it in an Agricultural land use designation would ensure that it would
remain in agricultural uses and may be preferable. However, it probably postpones the
inevitable land use change to a later date. The environmentally preferred alternative would be
to allow the property to remain in agricultural use, designating the property as Agriculture, until
such time as it is evident that the property owner wishes to change the use. This avoids but
does not eliminate altogether the transition of this property for urban uses. The City would be
required to make overriding considerations in the Environmental Findings if the designation
were changed. Therefore, designating the property as Agriculture is the Environmental Superior
Alternative.
If the designation were left as Low Density Residential/Manufacturing, or changed to Medium
Density Residential or any other use, the No Project Alternative or another development
alternative would still cause a significant unavoidable adverse impact, and the recommendation
would continue to be to avoid the impact by re-designating the property as Agriculture.
Therefore, the alternative to leave the property in its current use as agriculture is recommended
as the Environmental Superior Alternative, regardless of its land use designation.

4.

Farroll Road Properties Alternative FA-2: Designate Farroll Road to
Medium and High Density Residential Uses

The existing 1992 LUE designates this area as Low Density Residential and the proposed LUE
Update designates this area as a mix of Low and Medium Density Residential. The MEIR
evaluated the impacts as similar to the proposed LUE Update for Medium Density Residential
uses, but the High Density Residential designation would proportionately increase impacts and
raise neighborhood compatibility concerns. However, all identified impacts, such as increase in
traffic, noise, and air quality were mitigated to insignificance by the policies and implementing
measures in the proposed LUE Update and the change to Medium Density and High Density
Residential would not be considered a significant impact.
The City is also mandated to meet Housing Element requirements to provide housing for all
income groups, and the City is required to provide low, medium, and high density residential
opportunities. Since this alternative would not significantly reduce any identified impacts, but
the infrastructure has the capacity to accommodate the increased densities, it could be
considered as an alternative.

5.

Beachfront Properties Alternative BF-2: Designate Le Sage Mobile
Home Park as Medium or High Density Residential

Currently, the Le Sage Mobile Home Park is designated in the 1992 LUE as Planned
Commercial. The proposed LUE Update is designating the property as Visitor Serving – MixedUse, to continue the existing uses as a mix of residential and visitor services; the Le Sage
Mobile Home Park currently provides vacation rentals and it is also used as primary or second
homes. There is also a portion of this area to the south of the existing mobile home park that is
in use as a recreational vehicle park that could be used for a variety of visitor-serving uses.
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An alternative designation would be to designate the Le Sage Mobile Home Park as Medium or
High Density Residential because the mobile home park currently provides year-round
residences in addition to vacation residences.
This alternative is not recommended because it would be inconsistent with the Local Coastal
Plan. Coastal Act §30222 requires that on “suitable” lands within the Coastal Zone, commercial
visitor-serving and recreational uses have priority over “private residential uses.” The proposed
LUE Update specifies protection of existing mobile home parks because they are an important
component of the City’s affordable housing stock and specifically indicates that the Le Sage
Mobile Home Park should be designated as visitor-serving with mixed use (principally to protect
the affordable year round and vacation rental housing) and that any changes be assessed
through the development review process.

6.

Northeast Grover Beach Alternatives NEG-1 and NEG 2: Add Medium
Density Residential Uses and require a Specific Plan

The existing 1992 LUE designates this property as Low Density Residential; the proposed LUE
Update designates the property for Open Space/Resource Conservation, for the portion of the
property along Meadow Creek; Retail Commercial Services, for the two northern properties
oriented toward El Camino Real; and Medium and High Density Residential, used for the
property accessible from Atlantic City Avenue. The proposed LUE Update also recommends
that a Master Plan be developed for the entire area when the first of the three property owners
applies for development. A specific plan was not considered because the property is under
three separate ownerships and it is difficult to prepare specific plans with multiple owners.
The alternative being considered is to change the land uses for the middle property to Medium
or High Density Residential. The MEIR evaluated the impacts as the same as the proposed
LUE Update for medium density residential uses, but the High Density Residential designation
would proportionately increase impacts and raise neighborhood compatibility concerns.
However, all identified impacts, such as increase in traffic, noise, and air quality were mitigated
to insignificance by the policies and implementing measures in the proposed LUE Update and
the change to Medium Density and High Density Residential would not be considered a
significant impact.
The City is also mandated to meet Housing Element requirements to provide housing for all
income groups, and the City is required to provide low, medium, and high density residential
opportunities. Since this alternative would not significantly reduce any identified impacts, but
the infrastructure has the capacity to accommodate the increased densities, it could be
considered as an alternative.
It is recommended that the Open Space designation along Meadow Creek be included in any of
the combination of uses, with a 100 foot buffer from the edge of riparian habitat. Access
provisions for interior areas of the parcel should be allowed in order to not land lock the interior
portions of the property. Impacts associated with access to the properties should be evaluated
through the Master Plan process. No specific Environmental Superior Alternative for this area is
recommended, since all of the alternatives have similar environmental effects, and the City has
adequate services to facilitate a combination of uses. Further environmental review would be
required for all development on this property.
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Environmentally Superior Alternative

7.

The Environmentally Superior Alternative is recommended as follows:
The No Project is not the Environmentally Superior Alternative since it leaves the Strawberry
Field area as Low Density Residential and Planned Manufacturing. It also leaves the Front
Street Industrial Area as it is currently designated and it leaves the Planned Commercial
designation for the Le Sage Mobile Home Park area and the Beachfront Property.
The proposed LUE Update is the Environmentally Superior Alternative since it incorporates
implementing measures to encourage a walkable community, liveable neighborhoods, and other
smart planning concepts, and it incorporates measures to reduce GHG emissions. It also
incorporates opportunities for affordable housing for all income levels, and encourages Grand
Avenue improvements and other measures of benefit to the residents of Grover Beach. It
encourages visitor-serving uses consistent with the California Coastal Act. The following
changes to the proposed Land Use Element Update are recommended to avoid identified
unavoidable adverse impacts that cannot be mitigated to insignificance:


F.
1.

Revise the land use designation for the Strawberry Field property to Agriculture to
protect this important resource. This avoids loss of prime farmland.

ENVIRONMENTAL ANALYSIS
Growth Inducing Impacts

Growth inducement is not a significant impact unless it causes significant physical impacts or
unless the growth is beyond the capacity of the community to accommodate it. “It must not be
assumed that growth in any area is necessarily beneficial, detrimental, or of little significance to
the environment (CEQA Guidelines §15126.2(d).” By allowing for mixed uses in the Visitor
Serving and Neighborhood Commercial designations and removing an obstacle to growth, it
allows more flexibility in meeting housing demand and, therefore, could be viewed as a
beneficial impact. The City has the necessary infrastructure to provide services to the
anticipated increase in residential and non-residential development and secondary impacts
associated with estimated growth would be minimal.
The proposed LUE Update is inherently “growth-inducing” because it will directly foster the
construction of residential housing, new commercial centers, public facilities, and related
developments, and, therefore, economic growth. The proposed LUE Update is removing an
obstacle to growth by allowing for mixed use development within specified land use
designations. These upper-story residential dwellings will: (1) increase the community’s ability
to provide affordable housing and meet the State’s mandate for increased housing availability,
and (2) encourage walking and reduction in associated vehicle miles traveled, which in turn
reduces GHG emissions.
There are a number of significant physical impacts associated with the growth anticipated in the
proposed LUE Update; the majority of the identified impacts can be mitigated to insignificance
by implementing the goals, policies, and implementation measures outlined in the proposed
General Plan Update.
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The Strawberry Field area is the only identified land use designation change that results in
Significant Unavoidable Impacts. By changing the land use designation on the Strawberry Field
area from single family residential and manufacturing to Urban Reserve, it allows additional
flexibility in determining future uses through the specific plan process. The unavoidable impacts
associated with changing the land use designation on the Strawberry Field would be the same
for any land use that is not agriculture, since any change further removes protection of lands in
agricultural production.

2.

Significant Irreversible Environmental Changes

The CEQA Guidelines (§15126 (c)) state that, for the preparation of EIRs, a discussion should
be included of any significant irreversible environmental changes which would be caused by the
proposed project should it be implemented. Uses of non-renewable resources during the
construction and operational phases of the project may be irreversible since a large commitment
of such resources makes removal or nonuse thereafter unlikely. Also, irreversible damage can
result from environmental accidents associated with the project.
Since this project is the proposed LUE Update, there would be a commitment of resources over
the long term, including the commitment of agricultural and open space land, commitment of
material and natural resources for construction, commitment of energy and water resources,
contribution to future cumulative air quality impacts, and overtaxing circulation systems.
Commitments and irreversible environmental changes are further described in the following
sections.

3.

Commitment of Agricultural and Open Space Lands

Two parcels that have environmental value would be irreversibly committed to urban uses, the
Strawberry Field and the Farroll Road property. The Strawberry Field contains active
agricultural lands which will be redesignated as Urban Reserve. The Farroll Road property is
currently in Open Space, and development of this property would commit this open space area
to urban uses. However, because it is infill, this is an appropriate use for the land, which
currently has little resource value.

4.

Commitment of Materials and Natural Resources

Future development associated with growth under the proposed LUE Update will irreversibly
commit natural building materials, including wood, quarried materials, synthetics, refined metal,
and petroleum. The extent to which these natural resources and materials would be needed
has not been quantified because there is lack of information with regard to the need for each
associated materials. It is an irreversible commitment, however. Gravels and quarried
materials and unrefined petroleum products are available locally. Wood and other building
materials would be brought in from other areas at the time they are needed. The proposed LUE
Update includes measures to stop development when resources are not available to allow the
development to occur, and provides measures to reduce the consumption of natural materials to
the extent practicable.
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5.

Commitment of Energy Resources

The commitment of energy resources (electricity, natural gas, coal, and other resources) would
be increased with ultimate development of the proposed LUE Update. This commitment of
energy would have secondary effects by increasing the demand for fuels that cause the
production of carbon dioxide that is a contributor to global warming and the climate changes
currently occurring world-wide. Measures have been included in the proposed LUE Update to
the extent that they are available to reduce commitment of energy resources; however, these
measures may not be sufficient to reduce the overall increase in demand for energy resources.
It is the intent of the City of Grover Beach to continue to review the General Plan in the years to
come for the purpose of reducing commitments of resources; however, these resources would
continue to be committed over the years to meet the needs of a growing population. Note that
the commitments would occur wherever growth occurs, so the City is acknowledging its fair
share of these commitments through the proposed LUE Update and environmental review
process. The existing LUE already has committed similar energy resources, since projected
holding capacity is the same for both the existing LUE and the proposed LUE Update.

6.

Degradation of Ambient Air Quality and Contribution to Climate
Change

The proposed LUE Update provides measures for reducing air quality, especially GHG
emissions, and, although some degradation of ambient air quality would occur, the City has
incorporated policies and implementation measures to significantly reduce GHG, consistent with
State law. The proposed LUE Update contains measures to promote sustainable community
concepts, includes measures to reduce GHG emissions, and encourages the reduction of
vehicle miles traveled (commitment of fossil fuels predominately) by designing walkable
neighborhoods and by providing neighborhood commercial uses within close distance to
residential neighborhoods or by providing mixed uses in visitor serving, central business district,
and neighborhood commercial designations.

G.

MITIGATION MONITORING AND REPORTING PLAN

The City of Grover Beach is the Lead Agency responsible for the adoption of the Mitigation
Monitoring and Reporting Plan (MMRP). Development of the proposed LUE Update and
evaluation of potential impacts in the Draft MEIR were coordinated so that mitigation measures
identified during the analysis could be subsequently incorporated into the proposed LUE Update
as new Policies and Implementation Measures. As of the time the Draft MEIR was produced, all
mitigation measures previously identified in the MEIR had been incorporated into the proposed
LUE Update or as proposed amendments to the Circulation Element of the General Plan, which
the City should initiate. As a result, the proposed LUE Update is “self-mitigating” to the
maximum extent feasible and functions as the MMRP, with the City of Grover Beach acting as
the responsible party. A reporting program has been developed, and a summary of the
implementation measures is provided in the proposed LUE Update (refer to Table ES-3 in this
Executive Summary). The City will continuously monitor its LUE to be consistent with State
guidelines, and it can be amended up to four times a year through the General Plan
Amendment process. At the time of LUE amendments, the City will conduct additional
environmental review to determine if the changes to the LUE are in conformance with the MEIR,
and, if not, the MEIR would be updated at the same time the amendment proposal is brought
forward for review, consistent with CEQA Guidelines §15176.
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Table ES-2. Summary of Impacts and Implementation Measures

Description of Impact

Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

Insignificant

None.

None.

LU-15.2
LU-15.3

39, 40, 42

Agricultural Resources
AGR Impact 1 Implementation of the proposed LUE Update would result in non-agricultural
uses of soils typically classified as Farmland of Statewide Importance (Community-wide).

AGR Impact 2 Implementation of the proposed LUE Update would result in the eventual
conversion of approximately 33.71 acres of Farmland of Statewide Importance to non-agricultural Unavoidable Adverse
Impact
use (Strawberry Field).

AGR Impact 3 Implementation of the proposed LUE Update would result in the loss of
approximately 33.71 acres of agriculturally productive land, resulting in a potential primary loss of Unavoidable Adverse LU-15.1 through
Impact
LU-15.3
approximately $1.3 million in revenue and a undetermined number of jobs (Strawberry Field).
AGR Impact 4 Implementation of the proposed LUE Update would result in the loss of
approximately 9.51 acres of Farmland of Local Importance to non-agricultural use (Farroll Road
Property).

39, 40, 42

Insignificant

None.

None.

Insignificant

LU-16.1 through
LU-16.17

1, 2, 7, 41, 42

Insignificant

LU-5.1(c)(4),
LU-16.10
through LU16.17

41, 42

Insignificant

LU-9.1, LU16.10 through
LU-16.17

41, 42

Biological Resources
BIO Impact 1
Implementation of the proposed LUE Update would result in increased
population, which will cause increase pressure on lands set aside for the protection of listed
species (Community-wide).
BIO Impact 2
The proposed LUE Update contains a policy to actively pursue development of
the Beach Front Lodge site with a hotel/convention center. This land use could affect listed
species known to be present in the area (Beachfront Area).

BIO Impact 3
Development of the vacant parcel along El Camino Real has the potential to
affect wetland and riparian habitat and listed species including California red-legged frog
(Northeast Grover Beach).
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Table ES-2. Summary of Impacts and Implementation Measures
Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

Insignificant

None – The
area is already
built-out.

None.

LU Impact 2
Proposed land use designation changes have the potential to be inconsistent
with the Airport Land Use Plan matrix of allowable uses (Community-wide).

Insignificant

LU-14.1

4(e)

LU Impact 3
Proposed land use designation changes are inconsistent with the current Zoning
and Subdivision Ordinances (Community-wide).

Insignificant

LU-29.6

4

Insignificant

LU-1.1 through
LU-1.3, LU-3.4,
LU-5.1, LU-6.2
through LU-6.6,
LU-11.3, LU15.2(d) and (g),
LU-18.4, LU19.2, LU-20.1
through LU20.5, LU-26.1,
LU-27.1, LU27.2

11, 16, 18, 19, 24,
30, 31, 43

Description of Impact
Land Use
LU Impact 1
Under the proposed LUE Update, the low density residential land use
designation which allows one to five dwelling units per acre proposed along the Meadow Creek
uplands is inconsistent with the Local Coastal Program Pismo Lake and Meadow Creek
(Northeastern Branch) Action Item 4 which reads as follows:
Areas designated for development in the Meadow Creek uplands shall be at a density of 0-4
units per gross acre.
(Community-wide)

Traffic and Circulation
TC Impact 1
Traffic levels may continue to increase at about two percent per year as has
been seen historically. If this is the case, the community character will change with increases in
traffic volumes, delay, and traffic impeding pedestrians and cyclists. Areas near the freeway,
especially intersections now at LOS C, will degrade to LOS D (peak hour) as the city approaches
buildout (Community-wide).
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Table ES-2. Summary of Impacts and Implementation Measures
Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

TC Impact 2
Traffic currently operates at LOS A for motor vehicle traffic but the commercial
corridor is not pedestrian or bicycle friendly (Community-wide).

Insignificant

LU-5.1

5, 18, 43

TC Impact 3
With development of visitor services near the beachfront, intersection capacity
may degrade at the intersection of SR-1 at West Grand Avenue (Beachfront Area).

Insignificant

LU-6.1
LU-6.2

5, 18, 43

TC Impact 4
Residential development has been allowed in some planned industrial areas
which tends to impede truck traffic (Industrial Areas).

Insignificant

LU-20.3

43

TC Impact 5
At some future time, the owners may propose development on the Strawberry
Field. Mixed use development is envisioned, with the potential to add several thousand trips to
local roadways (Strawberry Field).

Insignificant

LU-15.2

19, 43

TC Impact 6
At some future time, the owners may propose development on Farroll Road.
Mixed use development is envisioned, with the potential to add several thousand trips to local
roadways (Farroll Road).

Insignificant

LU-3.2

43

TC Impact 7
Excessive street width in existing residential areas often promotes speeding
which diminishes safety for children and residents. Specifically, Newport and Longbranch
Avenues are identified in the Technical Appendix of the Circulation Element as wider than
necessary for neighborhood streets. This width diminishes neighborhood character and personal
safety. Excessive street width also substantially increases repaving costs (Residential and
Neighborhood Infill Areas).

Insignificant

LU-3.1
LU-19.2

43

TC Impact 8
Several parcels near Atlantic City Avenue and El Camino Real may request to
develop residential or freeway-related commercial projects. These projects could contribute
significant motor vehicle traffic to roads currently operating at LOS C, and this extra traffic may
degrade intersections to LOS D or worse (Northeast Grover Beach).

Insignificant

LU-9.1

5, 43

Description of Impact
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Table ES-2. Summary of Impacts and Implementation Measures
Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

Insignificant

Various land
use policies
outlined in the
proposed LUE
Update

43

Insignificant

LU-27.1 through
LU-27.10

30, 31, 42, 43

AQ Impact 2
Demolition or reconstruction on projects initiated by the City or given a permit by
the City may emit inhalable asbestos into the air. Naturally-occurring asbestos may also be found
in local soils (Short-term Construction Impacts Community-wide).

Insignificant

LU-27.10

30, 31, 42, 43

AQ Impact 3
Activities permitted by the City may create objectionable odors that create a
nuisance to a considerable number of persons (Short-term Construction Impacts Communitywide).

Insignificant

LU-11.4, LU20.1(g), LU27.9, LU-27.10

4, 25, 30, 31, 42,
43

AQ Impact 4
New buildings will increase energy consumption, which in turn creates criteria
pollutant emissions and consumes fossil fuels and GHGs (primarily CO2) (Community-wide).

Insignificant

LU-27.1 through
LU-27.10

30, 31, 42, 43

AQ Impact 5
New residence and commercial activities will increase trips by motor vehicles,
which creates criteria pollutant emissions and GHGs (Community-wide).

Insignificant

LU-27.1 through
LU-27.10

30, 31, 42, 43

AQ Impact 6
New development will create emissions through soil disturbance and vehicle
emissions. New projects may increase motor vehicle emissions beyond the levels assumed in the
Clean Air Plan (Community-wide).

Insignificant

LU-27.1 through
LU-27.10

30, 31, 42, 43

AQ Impact 7
The proposed LUE Update will create GHGs through new construction and
additional residents. These GHGs will add to an existing problem and new emissions make
meeting reduction targets (AB32) more difficult (Cumulative Impacts, Community-wide).

Insignificant

LU-27.1 through
LU-27.10

30, 31, 42, 43

Description of Impact
TC Impact 9
The city is expected to grow by about 75 people per year to a conservative buildout population of 15,000 in 2030. This growth will increase travel by all modes (Cumulative
Impacts).

Air Quality and Climate Change
AQ Impact 1
Emissions may be created that exceed the SLO APCD thresholds of significance
(Short-term Construction Emissions Community-wide).
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Table ES-2. Summary of Impacts and Implementation Measures
Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

Insignificant

LU-16.1, LU16.4, LU-16.7,
LU-16.8, LU17.1, LU-27.1,
LU-27.2

28, 30, 31, 42

Insignificant

LU-20.1(g)
LU-20.4
LU-20.8(h)

43

N Impact 2
General community noise exposure (Ldn) will increase as population grows and
vehicle traffic increases (Community-wide).

Insignificant

LU-20.1(g)
LU-20.4
LU-20.8(h)

43

N Impact 3
Truck and industrial noise could impact nearby businesses and residences
(Community-wide).

Insignificant

LU-20.4

43

N Impact 4
If housing is built on what is now agricultural land at Strawberry Field, noise from
traffic on local roads might increase substantially (Strawberry Field).

Insignificant

LU-15.2
LU-20.8(h)

43

N Impact 5
If housing is built on what is now vacant land at the Farroll Road property, noise
from traffic on local roads might increase substantially (Farroll Road).

Insignificant

LU-3.2
LU-20.8(h)

43

N Impact 6
Traffic noise may increase with additional visitor trips and increased population
(Cumulative Impacts).

Insignificant

LU-20.1(g)
LU-20.4
LU-20.8(h)

43

Description of Impact
AQ Impact 8
Sea level rise may impact flooding on local creeks, which in turn can affect roads
and structures. Dune erosion is also forecast to remove material from 400 feet to 1100 feet inland
(Cumulative Impacts, Community-wide).

Noise
N Impact 1
wide).

Increasing visitor-serving businesses will increase traffic noise (Community-
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Table ES-2. Summary of Impacts and Implementation Measures

Description of Impact

Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

Insignificant

LU-5.1, LU-6.1,
LU-6.5, LU-6.6,
LU-7.4, LU-7.7,
LU-20.1, LU21.1 through
LU-21.4

10, 12, 13, 17, 18

Insignificant

LU-5.1, LU-6.1,
LU-6.2, LU17.1, LU-20.1,
LU-20.6

10, 12, 13, 17, 18

Insignificant

LU-11.6, LU11.7, LU-20.1
through LU20.4, LU-20.6

10, 12, 17

Insignificant

LU-3.1
LU-15.2
LU-19.1

10, 12, 19

Insignificant

LU-3.1
LU-3.2
LU-19.1

10, 12

Insignificant

LU-1.1 through
LU-1.3, LU-3.1
through 3.4, LU19.1, LU-19.2,
LU-20.6 through
LU-20.9, LU21.1

10, 12

Aesthetic Resources
AES Impact 1
Implementation of the proposed LUE Update could impact the scenic viewshed
westward down Grand Avenue towards the beach access gate through development along the
western Corridor or at the intersection of Grand Avenue and SR-1 (Grand Avenue Corridor).

AES Impact 2
Implementation of the proposed LUE Update could impact the scenic westward
viewshed towards the beach from SR-1 (Beachfront Area).

AES Impact 3
Implementation of the proposed LUE Update could impact the scenic viewshed
from existing residential areas westward toward the ocean through increased development of
Industrial Areas located between the residential areas and the ocean (Industrial Areas).

AES Impact 4
Implementation of the proposed LUE Update could significantly impact the
scenic viewshed of the Strawberry Field from SR-1 or surrounding residential areas (Strawberry
Field).
AES Impact 5
Implementation of the proposed LUE Update could insignificantly impact the
scenic viewshed of the Farroll Road property from surrounding residential areas (Farroll Road).

AES Impact 6
Implementation of the proposed LUE Update and residential infill development
could significantly impact the aesthetic qualities of existing and developed residential
neighborhoods (Residential and Neighborhood Infill Areas).
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Table ES-2. Summary of Impacts and Implementation Measures

Description of Impact

Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

Insignificant

LU-1.1, LU-1.2,
LU-3.1, LU-3.3,
LU-3.4, LU-4.4,
LU-9.1, LU-9.2,
LU-16.3 through
LU-16.5, LU19.1, LU-20.1,
LU-20.4

10, 12, 13, 17

AES Impact 7
Implementation of the proposed LUE Update could impact the scenic viewshed
and hillsides in Northeast Grover Beach and the Atlantic City/Oak Park Boulevard Property
(Northeast Grover Beach).

*Refer to Table ES-3 for Implementation Measures.
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Table ES-3. Implementation Measures
Timeframe
No.

Implementation Measure

Policies* Responsibility
NearTerm
City Council,
Redevelopment
Agency, City
Staff

1.

The City and Redevelopment Agency
will apply the goals, policies and
programs of the General Plan and
Local Coastal Program.

2.

The City shall review and revise as
necessary the Local Coastal Program
to ensure consistency with the
General Plan and California Coastal
Act

City Council
Community
Development
Department

3.

The City and Redevelopment Agency
will implement the Grover Beach
Improvement Project and Industrial
Enhancement Project as a means of
achieving the objectives of the
General Plan.

All

City Council,
Redevelopment
Agency, City
Staff

All

City Council
Community
Development
Department

All

MidTerm

LongTerm

Ongoing

9

9

9

The City shall review and revise, as
necessary, the Zoning Code and
Subdivision Ordinance to accomplish
the following purposes:
a.

4.

b.

c.

d.

e.

Ensure consistency with the
General Plan in terms of
zoning
districts
and
development standards.
Ensure consistency with the
General Plan in terms of the
distribution and boundaries of
zoning districts.
Create separate new zoning
districts
to
adequately
implement the General Plan.
Accommodate live/work units
and establish performance
criteria for such units.
Ensure consistency with ALUP.

5.

The City shall prepare and adopt
master development plans (e.g.,
specific plans and planned unit
development plans) as deemed
necessary for new development
areas. (see also programs for Focus
Areas, below)

City Council
Community
Development
Department

6.

The City shall develop a program to
monitor
residential
and
nonresidential development to promote a

City Council
Community
Development
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Table ES-3. Implementation Measures
Timeframe
No.

Implementation Measure

Policies* Responsibility
NearTerm

reasonable balance between jobs and
housing.

LongTerm

Ongoing

Department

7.

The City shall continue to seek grants
for the funding of efforts to achieve
the objectives outlined in the General
Plan and Improvement Project.

8.

The City shall continue to implement
an economic development strategy to
attract new commercial development
and industry to Grover Beach and to
expand tourism. The active promotion
of its industrial parks and the support
of minority- and women-owned small
businesses shall be a part of this
strategy.

9.

The City shall establish and maintain
a program to monitor the fiscal status
of the City as it relates to the
implementation of the General Plan.

10.

The City will continue to implement a
program for the placement and
maintenance
of
street
trees
throughout the City, and especially
along its major thoroughfares.

11.

The City shall prepare, adopt and
implement a Climate Change Action
Plan to ensure compliance with State
and federal regulations relating to
climate change.

City Council
Community
Development
Department

9

12.

The City and/or Redevelopment
Agency shall implement a program for
streetscape improvements, especially
along Grand Avenue, to provide
landscaping, seating, lighting and
other pedestrian amenities.

City Council
Redevelopment
Agency
Community
Development
Department

9

13.

The City will prepare a plan for
strengthening the appearance of the
City’s gateways.

City Council
Community
Development
Department

9

14.

The Planning Commission shall
review the General Plan Policy

Community
Development

9

City of Grover Beach

MidTerm

9

All departments

City Council
Economic
Development

City Council
Economic
Development
Finance
Department
Public Works
Department
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Table ES-3. Implementation Measures
Timeframe
No.

Implementation Measure

Policies* Responsibility
NearTerm

Document every two years, focusing
principally on actions undertaken in
the previous two years to carry out
the implementation programs of the
Plan. The Planning Commission’s
report to the City Council shall
include, as the Commission deems
appropriate, recommendations for
amendments to the General Plan.
This review shall also be used to
satisfy the requirements of Public
Resources Code §21081.6 for a
mitigation monitoring program.

MidTerm

LongTerm

Ongoing

Department
City Council
Planning
Commission

The City shall conduct a major review
of the General Plan, including the
Policy Document and Background
Report, every five years and revise it
as deemed necessary.

Community
Development
Department
City Council
Planning
Commission

16.

The City shall prepare, adopt, and
periodically
update
a
Capital
Improvements Program (CIP).

City Council
Community
Development
Department
Public Works
Department

9

17.

The City and Redevelopment Agency
will continue to implement the façade
improvement program.

Community
Development
Department
Redevelopment
Agency

9

15.

The City shall prepare (or cause to be
prepared) a specific plan for the
Grand Avenue corridor in accordance
with Government Code '65451 to
meet
the
following
minimum
objectives:
18.

a.

b.

c.

Strengthening
the
City’s
connection to the beach, the
beach-side lodge site, and the
train station.
Establishing a visitor-serving
retail node at the 4th
Street/Grand
Avenue
intersection.
Creation
of
a
civic

City of Grover Beach
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Table ES-3. Implementation Measures
Timeframe
No.

Implementation Measure

Policies* Responsibility
NearTerm

MidTerm

LongTerm

Ongoing

center/downtown
“Core”
business district bounded by
8th
Street,
11th
Street,
Ramona
Avenue
and
Rockaway Avenue.
When initiated by the property owner,
the City will prepare (or cause to be
prepared) a specific plan for the
Strawberry Field area as prescribed
by Government Code
'65451 to
address the following minimum
issues:
a.

b.
19.
c.
d.

e.
f.

g.

The appropriate boundaries of
properties to be included within
the specific plan area.
The appropriate mix and
location of land uses.
Design guidelines for new
development.
Development
standards,
including a list of allowed and
conditionally allowed uses.
Public and private (off-street)
parking;
A mobility plan for motor
vehicles, pedestrians, bicycles,
transit, and the physically
impaired.
A plan for implementation.

20.

The City will investigate options for
relocating or redeveloping City Hall.

21.

The City shall partner with community
service agencies and organizations to
fund energy efficient projects for low
income residents. Eligible projects
include but are not limited to the
installation of heating, ventilation, and
air-conditioning systems, lighting,
water
heating
equipment,
and
insulation and weatherization.

City of Grover Beach
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Development
Department
City Council

City Council
Community
Development
Department
Economic
Development

City Council
Community
Development
Department
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Table ES-3. Implementation Measures
Timeframe
No.

Implementation Measure

Policies* Responsibility
NearTerm

MidTerm

22.

The City shall consider adopting a
program to provide incentives for projects
that make an existing home or business
more energy-efficient. Eligible projects
include but are not limited to the
installation of solar panels, tankless water
heaters, and highly energy-efficient
heating, ventilation, and air-conditioning
systems.

City Council
Community
Development
Department

9

23.

The City shall investigate options for
providing low-interest financing for energy
efficient improvements and solar system
installation for residents. Such financing
could take the form of long-term
assessments on individual property tax
bills.

City Council
Community
Development
Department

9

24.

The City will use redevelopment to help
fund street calming improvements and
incorporate traffic calming elements in the
Capital Improvement Program

City Council
Redevelopment
Agency
Community
Development
Department

25.

As part of Zoning Code amendments
necessary to implement the General Plan,
the City will establish performance criteria
for noise, lighting, security, loading, etc.,for
live-work settings.

City Council
Community
Development
Department

26.

The City will review the siting of public
facilities as part of the development review
process to facilitate the clustering of
facilities and to take advantage of
opportunities for shared facilities..

City Council
Community
Development
Department

27.

The City will prepare and adopt an Urban
Trail Plan.

City Council
Community
Development
Department

28.

The City will identify and map areas
subject to flood hazard within the City
consistent with FEMA requirements and
apply flood hazard protection strategies as
required by federal and State law.

City Council
Community
Development
Department
Public Works
Department

9

29.

The City will prepare and adopt a program
to monitor residential development to
ensure residential growth does not exceed
2.5 percent.

City Council
Community
Development
Department

9
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Table ES-3. Implementation Measures
Timeframe
No.

Implementation Measure

Policies* Responsibility
NearTerm

MidTerm

LongTerm

Ongoing

30.

The City will actively participate in regional
planning programs that include (but are
not limited to) the Community 2050s,
Regional Housing Needs Allocations,
Development
of
the
Sustainable
Community Strategies required by SB 375
to meet the air quality reductions required
by
state
and
federal
programs,
greenhouse gas inventories and a Climate
Action Plan that recognizes the regional
nature of air quality concerns, the Regional
Transportation Plan, the Air Quality
Management Plan

City Council
Community
Development
Department

31.

The City will work with ARB, SLO County
and the APCD to comply with greenhouse
gas reduction goals, in part by preparing a
Climate Action Plan. Such a plan should
consider City participation in the Climate
Action Registry, ridesharing programs and
renewable energy programs, and the
potential effects of sea level rise that may
result from climate change.

City Council
Community
Development
Department

32.

The City will consider amending its
purchasing and life cycle costing practices
to conserve non-renewable resources and
energy.

City Council

33.

Continue to use CDBG funding to fund and
additional funds that may become
available from the federal stimulus
programs

City Council
Community
Development
Department

9

35.

The City will actively advertise the
availability of funds available for energy
conservation improvements.

City Council
Building
Department

9

34.

The City will investigate options for
providing low-interest financing or grants
for energy efficient improvements to
residential, commercial, and commercial
projects, including the use of federal
stimulus programs coupled with city
funding sources.

City Council
Community
Development
Department

9

35.

The City will consider the waiver of permit
fees to encourage energy efficiency,
based upon budget limitations.

City Council
Community
Development
Department

9

36.

The City will prepare an annual report
apprising the Planning Commission and
City Council of the status and
effectiveness of the General Plan. The

City Council
Planning
Commission
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Table ES-3. Implementation Measures
Timeframe
No.

Implementation Measure

Policies* Responsibility
NearTerm

MidTerm

report should detail how the goals,
objectives, policies, and implementation
programs have been achieved.

Community
Development
Department

The City shall prepare, adopt, and
periodically update a five-year Capital
Improvement Program (CIP). The CIP
shall be reviewed for its consistency with
the General Plan.

City Council
Community
Development
Department
Public Works
Department

38.

The City can provide relocation assistance
to businesses and property owners in the
Front Street industrial area.

City Council
Redevelopment
Agency
Community
Development
Department

39.

The City shall adopt and implement a
Right To Farm Ordinance to provide
residents notification of the City’s
recognition of, and support for, the right to
farm, and to promote a good neighbor
policy by advising purchasers of residential
property, and owners of other property in
the City, of the inherent potential problems
associated with the purchase of such
property.

City Council
Planning
Commission
Community
Development
Department

9

City Council
Planning
Commission
Community
Development
Department

9

37.

LongTerm

Ongoing

9

9

The City shall develop an Agricultural
Conservation Program to help mitigate the
permanent conversion of productive
farmland to a non-agricultural use. Such a
program will address at least the following:

40.

 The establishment of a ratio of
comparable agricultural lands to
be permanently protected for each
acre converted to a nonagricultural use, and
 Options for satisfying the required
ratio of preserved agricultural land
for each acre converted to a nonagricultural use. Such options may
include, but are limited to the
payment of an in-lieu fee sufficient
to
purchase
a
farmland
conservation easement, farmland
deed restriction, or other farmland
conservation mechanism.
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Table ES-3. Implementation Measures
Timeframe
No.

Implementation Measure

Policies* Responsibility
NearTerm

41.

The City shall work with other agencies to
identify strategies for the permanent
protection of habitat for rare and
endangered species.

City Council
Planning
Commission
Community
Development
Department

MidTerm

LongTerm

Ongoing

9

Amendments to Other General Plan Elements

42.

City Council
Planning
[list
Amend the Conservation Element to
policies to Commission
incorporate relevant policies and programs
be
re- Community
from the Land Use Element.
located]
Development
Department

9

Amend the Circulation Element to
incorporate the following policies and
programs:
Policies:
Level of service standard. The City shall
endeavor to maintain a minimum Level of
Service “C”, as defined by the 2000
Highway Capacity Manual or subsequent
revisions, on all streets and intersections
within the city. To identify the potential
impacts of new development on traffic
service levels, the City shall require the
preparation of traffic impact analyses at
the sole expense of the developer for
developments determined to be large
enough to have potentially significant
traffic impacts.

43.
Traffic calming. Traffic calming techniques,
including roundabouts, traffic circles,
‘chokers’
and
chicanes,
shall
be
considered as an alternative to traditional
intersection controls.

City Council
Planning
Commission
Community
Development
Department
Public
Works
Department

9

Paving Surface. The City will consider
using rubberized asphalt or open-grade
asphalt where appropriate to help lessen
the noise impacts of roadway traffic.
Programs:
Roadway Standards. The City shall
prepare roadway design standards for new
and
existing
streets,
roads
and
roundabouts.
Such standards should
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Table ES-3. Implementation Measures
Timeframe
No.

Implementation Measure

Policies* Responsibility
NearTerm

MidTerm

LongTerm

Ongoing

include right-of-way width, roadway
section
design,
and
dedication
requirements for new development to
accommodate traffic levels expected at
buildout of the General Plan. The roadway
design standards should be interpreted
with flexibility so that the roadways
provided are no wider than required to
maintain safe and efficient circulation and
access.
Safe Routes To School. The City shall
work with the School District and other
stakeholders to prepare a Safe Routes To
School Program for each of the School
Sites.
* Policy numbers will be included in this table upon approval of the proposed LUE Update by the City of Grover Beach City Council.
Source: City of Grover Beach Draft General Plan LUE, 2009
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CHAPTER 1
INTRODUCTION
This Master Environmental Impact Report (Master EIR or MEIR) addresses the potential
environmental impacts associated with the implementation of the proposed City of Grover
Beach Land Use Element Update, hereafter to be referred to as the “proposed LUE Update.”

1.1 MASTER EIR STATEMENT OF PURPOSE AND NEED
A Master EIR, as described in the California Environmental Quality Act (CEQA) of 1970 (Public
Resources Code 21000 et seq.), provides a “detailed environmental review of plans and
programs upon which the approval of subsequent related development proposals can be based”
by evaluating the “cumulative impacts, growth inducing impacts, and irreversible significant
effects on the environment of specific, subsequent projects.” A Master EIR has the effect of
streamlining future developments that are consistent with the Master EIR and the Land Use
Element (CEQA Guidelines §21157). A significant environmental impact is defined in CEQA as
a substantial, or potentially substantial adverse change in any of the physical conditions within
the area affected by the proposed development (CEQA Guidelines §15358).
The Master EIR identifies the following levels of impact:


Significant and Unavoidable Impact
A significant and unavoidable impact is a significant adverse effect on the physical
environment that cannot be reduced to less than significant even if reasonable mitigation
measures are incorporated into the project.



Significant but Mitigable Impact
A significant adverse impact that can be minimized or when feasible mitigation measures
are applied which could minimize the significance of the adverse impact.



Less than Significant Impact
A less than significant impact is an effect that is determined not to have a substantial
adverse impact on the physical environment.

Impact evaluation criteria are presented for each issue examined in the MEIR. The purpose of
the criteria is to establish the thresholds required to make a determination if a significant impact
will result from the proposed project. This enables those reviewing this document to understand
how determinations about impacts were made. In establishing these criteria, the MEIR relies to
the greatest degree possible on local standards, existing laws, and governmental regulations.
In this report, information is organized to clearly address, analyze, and communicate potentially
significant impacts. Each study area includes a section in which the significance of the impacts
and the probable effectiveness of proposed mitigation measures are discussed.

1.2 PROJECT BACKGROUND
The City Grover Beach Land Use Element was adopted in 1992. Since this date, the City has
undertaken many planning programs to assist in review of future development and the
promotion of affordable housing, including the Grover Beach Visioning Project, a housing
City of Grover Beach
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density bonus ordinance, a planned development zoning overlay district for the West Grand
Avenue Corridor, and the Ramona Specific Plan. These programs have prompted the City to
determine that the current land use element should be updated to incorporate the various new
planning programs, as well as to consider new State legislation that has recently occurred,
including Assembly Bill (AB) 32 and Senate Bill (SB) 375 that requires every City and County to
take steps to minimize the effects of land use decisions on climate change, primarily by
adopting strategies aimed at reducing the emission of greenhouse gases.

1.3 MASTER EIR PROCESS
This document was prepared in accordance with the requirements of CEQA and the State
CEQA Guidelines (14 California Code Regulations, 15071), as amended. Contents of the MEIR
are somewhat different than a project EIR and will follow the guidelines specified in §21157 of
the CEQA Guidelines. In addition to the items otherwise required of all EIRs pursuant to
§21100, a MEIR must include the following additional information:
“A description of each anticipated subsequent project that is to be considered
within the scope of the MEIR, including information with regard to the kind, size,
intensity, and location of the subsequent projects.
The accuracy and
completeness of these descriptions is crucial to the use of the MEIR in
streamlining subsequent project approvals. The descriptions must include, but
are not limited to, all of the following (refer to CEQA Guidelines §15176):


“The specific type of project to be undertaken.”



“The maximum and minimum intensity of any anticipated subsequent
project.” Subsequent “projects exceeding the envelope would require
additional analysis- those within the envelope might not.”



“The anticipated location and alternative locations for any subsequent
development projects.”



“A capital outlay or capital improvement program or other scheduling
or implementing device that governs the submission and approval of
subsequent projects.” Details on how the jurisdiction will provide
sufficient infrastructure and associated financing for anticipated
projects must be included. For public works projects, the mechanism
and availability of allocating capital funds must be included.
“Alternatively, the Master EIR may specify why particular planning
considerations make it impractical to identify any such program or
scheduling at the time the MEIR is prepared.”



“A description of the potential impacts of anticipated projects for which
there is not sufficient information reasonably available to support a full
assessment of potential impacts in the Master EIR. […] The scope of
a focused EIR is not limited to the potential impacts described in the
Master EIR” (CEQA Guidelines §21157).

Once a MEIR is certified, subsequent developments (consistent with the MEIR and the land use
element) and associated approval processes are streamlined.
City of Grover Beach
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1.3.1 Scoping Process
In compliance with State CEQA Guidelines, the City, as the lead agency, has taken steps to
maximize opportunities to participate in the environmental process. In April 2004, as part of the
scoping for the LUE Update, the City of Grover Beach (City) initiated a city-wide Visioning
Project which provided a forum for residents and stakeholders to provide input regarding the
type and intensity of proposed land uses and development within the city of Grover Beach. The
Visioning Project consisted of a series of three public workshops held in May 2004, in which a
consensus vision was developed and summarized in the City of Grover Beach Visioning Project
Report, prepared by Design, Community and Environment (DC&E) (June 29, 2004); the report
is available on the City’s website (www.grover.org). In addition, interviews were conducted by
DC&E on April 24 through May 12, 2008 with community stakeholders, including the Mayor, City
Council members, Planning Commission members, and private stakeholders.
During the Environmental Determination process, an effort was made to contact various federal,
state, regional, and local governmental agencies and other interested parties to solicit
comments and inform the public of the proposed LUE Update. The Initial Study and Notice of
Preparation (IS/NOP) was distributed on June 9, 2008. The proposed LUE Update was
described, potential environmental effects were identified, and agencies and the public were
invited to review and comment on the NOP. The close of the NOP review period was July 8,
2008. The IS/NOP and comment letters received during the NOP review period are included in
Appendix A of this MEIR. The responses to the IS/NOP and testimony received during the
scoping meetings have been used to focus this MEIR on the relevant environmental topics that
have potential for environmental impacts resulting from the proposed LUE Update.

1.3.2 Master EIR Contents
The MEIR is divided into the following major sections:
Executive Summary. Provides a brief summary of the project description including subsequent
projects, impacts and mitigation measures, alternatives, growth inducing impacts, the mitigation
monitoring and reporting plan, any areas of known controversy, and any issues to be resolved.
Introduction. Provides the purpose of an MEIR, scope and content of the document, and the
use of the document.
Project Description. Provides the general background of the proposed LUE Update of the
General Plan, objectives, a detailed description of the project characteristics including
subsequent projects, a listing of the necessary permits and government approvals, and a
description of anticipated subsequent projects.
Environmental Setting. Describes the physical setting and surrounding land uses as they
existed at the time the IS/NOP was published.
Environmental Impacts and Mitigation Measures. Discusses the environmental setting as it
relates to the various issue areas, regulatory setting, thresholds of significance, impact
assessment and methodology, project-specific impacts and mitigation measures, cumulative
impacts, and residual impacts. The following are the potentially significant environmental
effects identified during the preparation of the IS/NOP, which will be addressed in this MEIR.
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Agricultural Resources
Biological Resources
Land Use
Traffic and Circulation

Air Quality and Climate Change
Noise
Aesthetic Resources
Issues with Less than Significant Impacts

A chapter is also included that summarizes the issues not found to be significant.
Alternatives. This section summarizes the environmental advantages and disadvantages
associated with the proposed LUE Update and the alternatives. Consistent with CEQA, the
alternative analysis discusses impacts on a qualitative level as opposed to the specific
quantitative analysis given to the proposed LUE Update described in the previous section.
Based on this discussion, the environmentally superior alternative is identified as required by
CEQA. As required, the “No Action” alternative is included among the alternatives considered.
If the No Action alternative is the environmentally superior alternative, then an environmentally
superior alternative is chosen from the other alternatives.
Environmental Analysis. This section identifies growth inducing impacts, including the spatial,
economic, and/or population growth impacts that may result from development of the proposed
project.
Discussion also includes irreversible environmental changes, and significant
unavoidable changes.
Mitigation Monitoring and Reporting Plan. This section contains a listing of all mitigation
measures proposed as part of the MEIR, the methods by which they will be implemented, the
method by which success criteria will be measured, and the remediation measures should
success criteria not be met. Since the intent of the proposed LUE Update is to be self
mitigating, the need for monitoring will be included as proposed LUE Update requirements, as
applicable.

1.4 AGENCY USE OF THE DOCUMENT
The City of Grover Beach, as the CEQA lead agency, is responsible for administering the
preparation of the MEIR and will be responsible for certifying the Final MEIR. Lead agency
decision makers (i.e., City Council) will use the document as an informational document to
assist in the decision-making process, ultimately resulting in the adoption of the City of Grover
Beach Land Use Element Update.

1.5 REVIEW OF THE MASTER EIR
In accordance with §15121 of the State CEQA Guidelines, the purpose of this MEIR is to serve
as an informational document that:
“...will inform public agency decision makers and the public generally of the
significant environmental effects of the project, identify possible ways to minimize
the significant effects, and describe reasonable alternatives to the project.”

City of Grover Beach
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1.5.1 Draft Master EIR
The Draft MEIR will be circulated for agency and public review during a 45-day public review
period, which ends on September 9, 2009. SWCA Environmental Consultants (SWCA) will
review comments received by the City on the Draft MEIR, and the comments and responses to
comments will be included in the Final MEIR. Copies of the Draft MEIR will be available at the
following locations:
City of Grover Beach
Community Development Department
154 South 8th Street
Grover Beach, California

Grover Beach Community Library
240 North 9th Street
Grover Beach, California

Arroyo Grande Library
800 West Branch Street
Arroyo Grande, California

The review period during which agencies and the general public may comment is specified in
the cover letter to the MEIR.
On behalf of the lead agency, comments on the Draft MEIR shall be addressed to:
Ms. Pat Beck
Interim Community Development Director
City of Grover Beach
c/o Mary B. Reents
SWCA Environmental Consultants
1422 Monterey Street, Suite C200
San Luis Obispo, CA 93401
Email: mreents@swca.com

1.5.2 Final Master EIR
The Final MEIR will contain the comments received during the Draft MEIR review period and the
responses. Any changes to the MEIR resulting from the responses to comments will be
contained in an errata sheet; unless changes are substantial, then they will be included in the
Final MEIR and marked by a vertical line in the left margin. The Final MEIR will contain letters
received during the public comment period. Each letter is followed by the MEIR consultant
responses to significant environmental points raised in the comments or questions in the letter.
The Final MEIR will be used by the City for consideration of the merits of the proposed LUE
Update under the provisions of CEQA. If the MEIR is certified and adopted by the City, it may
then be used to make decisions on discretionary actions required for approval of the proposed
LUE Update and facilitate environmental review of subsequent individual projects within the
scope of the Final MEIR. Mitigation measures identified in the MEIR would be included as
conditions of project approval.
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This version of the Final EIR includes the Response to Comments as Chapter 9; errata are
corrected throughout out the document and are shown in italics. No substantial changes were
made to the Draft EIR.

1.5.3 Master EIR Findings
It is not the purpose of an MEIR to recommend either approval or denial of a project. CEQA
requires the decision-makers (in this case, the City of Grover Beach) to make a decision with
knowledge of the potential environmental impacts of the project, and to balance the benefits of
the proposed project against its potential environmental impacts (CEQA Guidelines §15091).
Although the MEIR does not dictate the ultimate decision on the project, the decision-makers
must consider the information in the MEIR and address each significant effect identified in the
MEIR. If significant adverse environmental effects are identified in the MEIR, approval of the
project must be accompanied by written findings, including the following possible findings:


Changes or alterations in the project have been required in, or incorporated into, the
project, which avoid or substantially lessen the significant environmental effects as
identified in the final MEIR.



Changes or alterations are within the responsibility and jurisdiction of another public
agency and not the City. Such changes have been adopted by such other agency or
can and should be adopted by such other agency.



Specific economic, legal, social, technological, or other considerations including
provision of employment opportunities for highly trained workers make the mitigation
measures or project alternatives identified in the final MEIR infeasible.

1.5.4 Use of Master EIR by Other Agencies
The certified MEIR may be used to meet the environmental review requirements for any State or
Federal Agency Permits. Agencies that may use the MEIR to assist decision-making include
the State of California, the County of San Luis Obispo (County), and the Local Agency
Formation Commission (LAFCO). Note that the City Council certified this Final EIR on February
16, 2010.

1.6 PROJECT SPONSORS AND CONTACT PERSONS
Key contact persons are as follows:
Lead Agency:

City of Grover Beach
Ms. Pat Beck, Interim Community Development Director
154 South 8th Street
Grover Beach, CA 93433

Environmental Consultant:

SWCA Environmental Consultants
Ms. Mary B. Reents, Senior Consultant
1422 Monterey Street, Suite C200
San Luis Obispo, CA 93401
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PROJECT DESCRIPTION
2.1 PROJECT LOCATION
The city of Grover Beach (city) is situated on a broad coastal plain that stretches from the
coastal dunes to the Arroyo Grande Valley within the County of San Luis Obispo (refer to
Figures 2-1 and 2-2). U.S. Highway 101 (U.S. 101) runs along the northeastern border of the
city, while Highway 1 (SR-1) and the Union Pacific Railroad (UPRR) run parallel along the city’s
coastal border. The beach and dune area adjacent to the city lie within Pismo State Beach
which is managed by the California Department of Parks and Recreation. The city is separated
from the beach proper by the northerly terminus of the coastal dune complex that has formed
along the shore, from Grover Beach to Point Sal. The city’s major creek, Meadow Creek, is
located along the city’s western border between the coastal dunes and SR-1, and contributes to
the Pismo Lake Ecological Reserve just outside the city limits to the north and wetlands to the
south of the city.
The city limits, which are coterminous with its Sphere of Influence (SOI), currently include
approximately 1,522 acres.

2.2 PROJECT OBJECTIVES
The existing City of Grover Beach Land Use Element was adopted in 1992. In April 2004, the
City of Grover Beach (City), assisted by Design, Community and Environment (DC&E), initiated
a city-wide Visioning Project. The Visioning Project, which consisted of public outreach and
three public workshops, allowed Grover Beach residents and stakeholders to provide input
regarding the type and intensity of future land uses and development that they envisioned for
the city. Each public workshop built on the work from previous workshops and culminated with
the development of a Consensus Vision. The following Land Use Element (LUE) objectives
were developed in response to the goals identified in the Consensus Vision, in addition to recent
California State law (Assembly Bill [AB] 32 and Senate Bill [SB] 375) requiring the reduction of
greenhouse gas emissions through land use planning:


Enhance the economic viability of the city;



Revitalize the Grand Avenue Corridor/Beach Area;



Promote the orderly development of well planned landscapes and streetscapes that
emphasize pedestrian convenience and maintain Grover Beach’s small-town character;



Designate adequate land to meet regional housing needs;



Designate adequate land to Industrial, Commercial, and Office uses to provide goods
and services to residents, create jobs, and enhance the economy of Grover Beach; and,



Promote the sustainable use of resources and protect and enhance the city’s natural
resources.



Achieve land use balance that will assist in reduction of Greenhouse Gases.
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Figure 2-1. Regional Location Map
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Figure 2-2. Project Location Map
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2.3 PROJECT CHARACTERISTICS
The proposed project consists of the proposed LUE Update. The LUE is the foundation element
that provides a basis for the future development by establishing, in general terms, the location
and intensity of various land uses within the city limits. It describes the distribution of housing,
business and industry, open spaces and other land uses, areas subject to flooding, and the
distribution of educational and other public facilities (refer to Figure 2-3). It also describes the
city boundary and Sphere of Influence (SOI), which in this instance are coterminous. The city
also falls within the Airport Land Use Commission’s jurisdiction because the Oceano Airport air
zones cross Grover Beach city limits. In addition, a portion of the city is within the State Local
Coastal Program boundaries and the City has prepared a Local Coastal Plan for this area.

2.3.1 Overall Land Use Element Update
General LUE Principals
The LUE is the foundation element that provides a basis for the future development by
establishing, in general terms, the location and intensity of various land uses within the city
limits. It describes the distribution of housing, business and industry, open spaces and other
land uses, areas subject to flooding, and the distribution of educational and other public
facilities. The city of Grover Beach boundaries will remain the same and no SOI boundary
change is proposed since the city is bordered by the existing city limits of Pismo Beach to the
north and Arroyo Grande to the east, by the community of Oceano to the south, and by the
Pacific Ocean to the west.
The LUE has been derived from the Visioning Project, conducted by the City in 2004, which
identifies a range of issues to be addressed in the proposed LUE Update. Other important
issues included in the update are climate change; plans for the remaining large, undeveloped
parcels (Northeast Grover Beach, Strawberry Field, and Farroll Road Property); the 13th Street
Corridor; and the transition of the Front Street Industrial Area. One of the objectives of the
proposed LUE Update is to ensure consistency between the Land Use Diagram and the
corresponding zoning. Another Visioning Project objective is to consider the establishment of
distinct commercial and mixed-use centers when redevelopment and re-use of these areas are
considered, being careful not to adversely disrupt existing neighborhoods.

General Plan Holding Capacity and Population Estimates
The General Plan “development holding capacity” is the number of dwelling units, as well as
commercial and industrial floor space, which can be accommodated based on the amount of
land designated for these uses. Based on the holding capacity, the population can be estimated
based on the current persons per dwelling unit. The population holding capacity is
approximately 16,150. Table 2-1 shows the holding capacity based on residential and nonresidential uses.
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Figure 2-3. Proposed Land Use Diagram
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Table 2-1. Residential Development Holding Capacity

344.6

11.6

22.4

34.0

4.0

101

2.5

253

Medium Density Residential

169.7

2.3

7.04

9.4

7.0

52

2.5

129

High Density Residential

116.5

2.7

36.1

38.9

16.0

581

3

1,744

Central Business District - Mixed-Use

40.6

1.1

13.7

14.8

16.0

86

4

2

171

Visitor Serving Mixed-Use

59.3

4.5

29.6

34.2

16.0

295

2

591

Neighborhood Serving Mixed-Use

12.7

1.2

5.5

6.7

8.0

3

2.5

7

743.4

23.6

114.5

138.2

TOTAL

4

4

1,118

2,896

Population

Low Density Residential

Dwelling
Units

Land Use Category

Ave. Net
Net New
Estimated
Residential
Persons Per
Dwelling
Additional
Density For
Dwelling Unit5
Units3
Population
New Development2

Population

Vacant +
Total Vacant Underutilized
Underutilized
Acres1 Acres1
Acres2
Acres

Total
At
Buildout

Dwelling
Units6

Existing (2009)

5,708

13,254

6,826

16,150

Notes:
1.
2.
3.
4.

Source: City of Grover Beach General Plan Land Use Diagram, 2009
Sources: Lisa Wise Consulting, City of Grover Beach Draft Housing Element, May, 2009, and CMCA, May 2009
Average net density x vacant and underutilized acres.
Assumptions for the residential component of mixed-use development:
a. Percentage of mixed-use floor area devoted to residences:
i. Central Business District and Visitor Serving – Mixed-Use: 33%
ii. Neighborhood Serving Mixed-Use: 10%
b. Average unit size: 1,500 square feet
5. Source: City of Grover Beach General Plan Land Use Diagram, 2009
6. Source: California Department of Finance, Population and Housing Estimates for Cities, Counties and State, 2001-2009, May 2009
Source: City of Grover Beach Draft General Plan LUE, 2009.
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The following table gives the population projections prepared for the San Luis Obispo Council of
Governments (SLOCOG) for the City and the County of San Luis Obispo (County). Table 2-2
suggests that population growth for the city will continue at a modest pace for the next 20 years.
The goals, policies, and programs for the proposed LUE Update are based on this moderate
growth pattern.
Table 2-2. Future Population Growth,
City of Grover Beach and San Luis Obispo County
Future Population By Year
Jurisdiction
2010

2015

2020

2025

2030

Grover Beach

13,550

13,950

14,400

14,700

15,000

San Luis Obispo County

274,890

288,480

304,920

318,990

335,470

Source: Economics Research Associates, Population and Employment Forecast Report, July, 2006, medium growth projection.

The differences in population estimates between SLOCOG and the City mostly stem from two
sources: (1) the City’s new designation of land uses for mixed development in land use
categories other than residential that would potentially increase population (specifically
Commercial/Industrial and Visitor Serving); and (2) the conservative estimates given in the
Circulation Element and the Urban Water Management plan that were used as a basis for
SLOCOG’s estimates. Due to the current state of the housing market, it is reasonable to
assume a lower rate of growth despite the opportunities for greater growth given with the
proposed land use designations.

General Plan Holding Capacity for Non-Residential Land Uses
As also shown in Table 2-3, the commercial and industrial land use capacity has been
estimated, with a holding capacity for commercial uses totaling 1.99 million square feet and
approximately 930,000 square feet for Industrial designations. According to data provided by
the City, since 2004 the average annual absorption rate for commercial development has been
about 24,000 square feet per year (sf/yr) and for Industrial development about 16,000 sf/yr.
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Table 2-3. Non-Residential Development Holding Capacity

Land Use Category

Total
Acres1

Gross
Mixed-Use
Net New
Existing
Vacant +
Vacant Underutilized
Floor Area Development Correction Floor Area Development Non-Residential
Underutilized
Acres1
Acres2
Ratios3
Potential4
Factor5
Devoted to
Potential8
Floor Area6
Acres
(square feet)
7
(square
feet)
(square feet)
Residential

Central Business District – Mixed-Use

40.6

1.1

13.7

14.8

3.0

1,945,302

0.2

128,390

260,671

Visitor Serving – Mixed-Use

59.3

4.5

29.6

34.2

3.0

4,477,097

0.3

443,233

899,896

Neighborhood Serving Mixed-Use

12.7

1.2

5.5

6.7

0.75

221,176

0.2

4,424

39,812

Retail and Commercial Services

38.7

2.5

16.8

19.3

0.5

420,790

0.1

0

42,079

Total Commercial, Office, Retail:

151.0

9.4

65.7

75.2

Industrial

67.7

12.0

30.0

42.0

7,064,365

0.5

916,285

0.4

0

Total
At
Buildout
(square feet)

1,242,458

746,257

1,988,715

366,514

563,044

929,558

Notes:
1. Source: City of Grover Beach General Plan Land Use Diagram, 2009
2. Defined as properties where the assessed value of improvements is less than the median for all properties in the given land use category.
3. Source: City of Grover Beach General Plan Land Use Diagram, 2009
4. Total vacant and underutilized acres x floor area ratio x 43,560
5. Corrects for small and/or irregular parcel size, parking and setback requirements, constraints associated with existing development.
6. Assumptions for mixed-use floor area devoted to residential:
a. Central Business District – Mixed-Use = 33%
b. Visitor Serving – Mixed-Use = 33%
c. Neighborhood Serving Mixed-Use = 10%
7. Net New = (Gross Development X Correction Factor) – floor area for residential.
8. Sources: City of Grover Beach, May 2009, and San Luis Obispo Council of Governments, 2003
Source: City of Grover Beach Draft General Plan LUE, 2009
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Jobs to Housing Ratio
Industry trends in Grover Beach are summarized by the U.S. Census for 2000 by employment
sector. Grover Beach had 6,186 jobs in the city in 2000 (refer to Table 3-5 in the Draft Housing
Element, herein incorporated by reference). Based on the available acreage in the city
designated as commercial and industrial areas of 67.79 acres, there are approximately 28 jobs
per acre overall in the Non-Residential categories. If this is an indicator of the potential for jobs
for vacant acres and the uses are approximately the same as exists in the city, then the
employment increase for vacant acreage in the city would increase by roughly 616 new jobs.
The city’s average persons-per-dwelling-unit is 2.6 persons; the increase in population caused
by potential new jobs would roughly be 1,601. The number of new dwelling units that would be
allowed in the new land use update would be 1,118 (refer to Table 2-1, above). Generally, the
City is providing almost twice the number of housing units in its community than needed to
accommodate new city jobs.

2.3.2 Summary of Land Use Changes
Land Use Plan and Land Use Designations
Table 2-4 provides a comparison of the Land Use Designations specified in the 1992 LUE and
those recommended in the proposed LUE Update. The Land Use Designations define the
amount, type, and nature of development that is allowed on the Land Use Plan (refer to Figure
2-3). There are no proposed substantial changes to the 1992 Residential categories and no
significant change in the allowable range of uses will result from the following new designations,
other than name changes: Visitor Serving – Mixed-Use (formerly Visitor Services),
Neighborhood Serving Mixed-Use (formerly Neighborhood Commercial), Retail and Commercial
Services, Industrial, and Parks and Recreation. The Open Space/Resource Conservation
designation combines the 1992 categories of Open Space, Floodplain, and State Park and
provides for a similar range of uses. The Public/Quasi-Public designation combines the 1992
Schools, Municipal Civic Center, and Community Center categories under a single designation,
which provides for substantially the same range of uses. The majority of the property formerly
designated as Professional Office under the 1992 LUE has been redesignated as Central
Business Mixed-Use or Neighborhood Serving Mixed-Use, which designations provide for a
similar range of uses, while also providing for mixed-use.
The proposed 2009 designations of Central Business District – Mixed-Use (1992 Central
Business) and Visitor Serving – Mixed-Use (1992 Planned Commercial) are similar in
encouraging visitor development, but also provide for mixed-use in these areas. An exception
to the proposed allowable mixed-uses in the Visitor Serving – Mixed-Use category has been
applied to the property located just east of SR-1 between Grand Avenue and the County
recreation vehicle park (where an expansion of the train depot is proposed), where second story
residential uses would be inappropriate due to its location along the train tracks.
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Table 2-4. Comparison of Proposed Land Use Categories
1992 Land Use Element

Draft 2009 Land Use Element

Comments

Low Density Residential

Low Density Residential

No substantial change.

Medium Density Residential

Medium Density Residential

No substantial change.

High Density Residential

High Density Residential

No substantial change.

Central Business

Central Business District – Mixed-Use

Encourages Mixed-Use
Development.

Planned Commercial

Visitor Serving – Mixed-Use

Similar in encouraging visitor
development, but provides also for
mixed-use.*

Visitor Services

Visitor Serving – Mixed-Use

Similar range of uses.

Neighborhood Commercial

Neighborhood Serving Mixed-Use

Similar range of uses.

Professional Office

Central Business Mixed-Use,
Neighborhood Serving Mixed-Use

Similar range of uses, but also
provides for mixed-use.

Shopping Center

Retail and Commercial Services

Similar range of uses.

Light Industrial

Industrial

Similar range of uses.

Industrial

Industrial

Similar range of uses.

Park

Parks and Recreation

No substantial change.

Schools

Public/Quasi-Public

Combined several categories for
public uses into one.

Planned Manufacturing and Low
Density Residential

Urban Reserve

Requires a Specific Plan for
development of “Strawberry Field.”

Open Space

Open Space/Resource Conservation

No substantial change.

Municipal Civic Center

Public/Quasi-Public

Combined several categories for
public uses into one.

Community Center

Public/Quasi-Public

Combined several categories for
public use into one.

Floodplain

Open Space/Resource Conservation

Similar range of uses.

State Park

Open Space/Resource Conservation

Similar range of uses.

* Excludes the property proposed for development along the Amtrak train tracks, east of Highway 1 between Grand Avenue and the
existing County recreational vehicle park, where no residential uses will be allowed (location of proposed train depot expansion).
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Land Use Changes by City Area
For ease in evaluating potential impacts associated with the proposed Land Use Plan, land uses
by city area were grouped together by general land uses. Figure 2-4 gives the location of the
various land uses, and brief descriptions of the overall policies for these areas are summarized
in Table 2-5.
Table 2-5. General Summary of Land Use Element Policies by Area*
Area

Description

Map No.**

Grand Avenue Corridor

Revitalize and intensify development along the Grand Avenue corridor
with an emphasis on mixed-use development and strengthening the
City’s connection to the beach. The Central Business District, Visitor
Serving – Mixed-Use at Grand Avenue and Highway 1, including the
th
train station, and the 4 Street commercial corridor are included in this
area.

1, 2, 4, 5, 6, 7,
and 16

Beach Front Area

Develop a lodging facility and conference center on the Beachfront
Lodge site at Pismo Sate Beach with public grounds and preserve and
enhance the coastal experience, and enhance public access to the
dunes, beach, ocean, and the portion of the Monarch Butterfly
Preserve located within the city limits of Pismo Beach. Occupied
mobile home park units should be preserved as a source of affordable
housing.

3 and 8

Industrial Areas

Preserve and enhance existing industrial areas while allowing livework units. Encourage existing businesses to relocate from the Front
rd
Street/Rockaway area (formerly
St./Beckett area and the 3
designated as industrial and transitioning to visitor serving uses) to
more suitable locations in the industrial area south of Farroll Road.
City/Redevelopment Agency can assist property owners in the
relocation of their businesses.

10

Strawberry Field

The Strawberry Field parcel is a large agricultural parcel and until
such time as the property owner initiates an application for a general
plan amendment, the Strawberry Field area should remain designated
Urban Reserve, and a specific plan shall be required prior to
development.

9

Farroll Road

The Farroll Road property is one of the City’s last remaining large infill
th
residential sites and the larger portion east of the extension of 16
Street is appropriate for a combination of Medium Density Residential
on the interior of the site with Low Density Residential around the
perimeter adjacent to existing single family residences; and the
smaller, westerly portion of the site is appropriate for continuation of
the existing Low Density Residential neighborhood to the west.

13

Residential and
Neighborhood
Commercial Infill Areas

Northeast Grover Beach

Housing built within existing neighborhoods should be compatible with
scale and in character with that neighborhood.

11, 14, and 15

Atlantic City and Oak Park Blvd property is appropriate for both
Medium Density and High Density Residential land use designation,
and would be appropriate for single family, multi-family units, senior
housing, and long term care facilities. The two parcels to the north
extending to El Camino Real are proposed for Retail Commercial
Services. A single development plan should be prepared for all three
parcels in this area.

12

* Refer to pages LU-29 through LU-70 for a full listing of the Goals and Policies pertaining to the land uses in the City.
** Refer to Figure 2-4 for area locations.
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Figure 2-4. Locations of Proposed Land Use Changes
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2.3.3 Goals, Policies, and Implementing Measures
The overall objectives to be achieved by the LUE are described in Chapters I and II of the
update to the General Plan Introduction. The LUE, Chapter III, describes a list of goals,
policies, and implementation measures by topics. Following each policy or group of policies is a
list of specific implementation measures to provide guidance about how the purpose and intent
of each policy will be achieved through actions by the City. Table 8 of the proposed LUE
Update (also refer to Table ES-3 of the MEIR Executive Summary) summarizes all of the
implementation measures, the policies they implement, the party responsible for implementation
and a recommended implementation timeframe. It also includes recommendations for changes
to the Circulation Element and future changes to move polices on resource protection to an
update to the Open Space and Conservation Element (refer also to EIR Chapter 7, Mitigation
Monitoring and Reporting Plan). The overall goals evaluated in this EIR are listed as follows:
Goal LU-1

To protect and preserve existing residential neighborhoods.

Goal LU-2

To designate adequate land in a range of residential densities to address the
housing needs of all income groups expected to reside in Grover Beach.

Goal LU-3

To ensure infill residential development is compatible with surrounding
development.

Goal LU-4

To designate adequate land and provide support for the development of
commercial uses providing goods and services to Grover Beach residents and to
become the commercial service hub for southern San Luis Obispo County.

Goal LU-5

To revitalize the Grand Avenue Corridor/Beach Area into vibrant, economically
sound, pedestrian-oriented districts.

Goal LU-6

To establish an attractive, beach-oriented visitor-serving district generally
between 6th Street and the beach.

Goal LU-7

To create a well-defined, pedestrian-oriented central business district/civic center
that serves as the center of Grover Beach’s business, civic, and cultural life.

Goal LU-8

To develop the east commercial area along Grand Avenue from 14th Street to
Oak Park Blvd with businesses that provide a wider range of goods and services
desired by residents of Grover beach and surrounding communities.

Goal LU-9

To provide for an expansion of the highway-oriented commercial node at Oak
Park Boulevard and El Camino Real.

Goal LU-10

To provide for the day to day needs of Grover Beach residents by establishing
neighborhood-serving businesses within walking and biking distance of
surrounding neighborhoods.

Goal LU-11

To designate appropriate locations and provide support for industrial uses that
create jobs and enhance the economy of Grover Beach.

Goal LU-12

To establish and maintain a public park system and recreation facilities suited to
the needs of Grover Beach residents and visitors.
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Goal LU-13

To designate adequate land for development of public and quasi-public uses to
support existing and new residential, commercial, and industrial land uses.

Goal LU-14

To ensure continued compliance with the requirements of the Oceano Airport
Land Use Plan.

Goal LU-15

Preserve areas designated Urban Reserve (the Strawberry Field) in agriculture
until such time as urban development is initiated by the property owner.

Goal LU-16

To protect and enhance the City’s important natural and human-made resources.

Goal LU-17

To ensure continued compliance with the California Coastal Act.

Goal LU-18

To provide for orderly, well-planned, and balanced growth community where the
majority of residents can live, work, and play, consistent with the limits imposed
by the City’s infrastructure and environmental constraints.

Goal LU-19

To promote the development of a coherent and distinctive physical form and
structure that reflects Grover Beach’s small-town qualities and beach orientation.

Goal LU-20

To preserve the existing community character and fabric and promote the
development of neighborhoods and commercial and industrial districts that
emphasize pedestrian convenience.

Goal LU-21

To maintain and enhance the quality of Grover Beach’s landscape and
streetscape, and to improve the appearance of the City’s gateways.

Goal LU-22

Provide for a stable economic base to sustain a range of employment and
businesses opportunities to generate sufficient revenues to support adequate
levels of public services.

Goal LU-23

Create an identity for the City that will enhance its image as a tourist destination.

Goal LU-24

To establish and maintain a supportive business climate and a healthy,
sustainable economy.

Goal LU-25

To promote a diverse and balanced mix of employment opportunities.

Goal LU-26

To promote the sustainable use of resources.

Goal LU-27

To reduce the emission of greenhouse gases and to promote energy efficiency.

Goal LU-28

To ensure the fair and equitable distribution of public amenities and facilities.

Goal LU-29

Ensure that the City’s General Plan is maintained to be an accurate guide for
development and resource conservation.

City of Grover Beach

2-14

Land Use Element Update
Final Master Environmental Impact Report

Project Description

2.3.4 Subsequent Projects
A Master EIR is designed to eliminate, or reduce the scope of, environmental review of
subsequent discretionary activities or projects whose environmental effects are addressed in the
MEIR. A MEIR must provide a description of anticipated subsequent projects that would be
within the scope of the MEIR. The following summarizes the major subsequent projects that are
reasonably foreseeable at the time of this MEIR preparation. Subsequent projects also include
infill and land use changes within the residential, commercial, and industrial areas of the city
that would occur consistent with the land use designations given in the proposed LUE Update;
however, no foreseeable projects have been brought forward at the time of preparation of this
MEIR. Pursuant to CEQA §§15177 and 15178, activities identified as subsequent projects will
require an environmental determination. Relevant subsequent projects are described in the
following paragraphs, and identified in Table 2-6.

Grand Avenue Corridor (Specific Plan)
As part of implementation of the proposed LUE Update goals and policies, the City will prepare
a specific plan for the Grand Avenue area which may encompass Map Areas 1, 2, 3, 4, 5, 6, 7,
8, and 16 (refer to Figure 2-4 for area locations). The boundary will be refined when the City
initiates the specific plan process. The proposed LUE Update contains policies and
implementation measures to guide development in this area. It is the purpose of the specific
plan to provide opportunities to revitalize the Grand Avenue Corridor and strengthen the City’s
connection to the beach front by encouraging visitor-serving businesses. It is the City’s intent to
encourage mixed-use development, and provide street calming and interest in this area so that
it is attractive to visitors and residents. The proposed LUE Update provides sufficient guidance
for a general cumulative evaluation of the potential environmental effects of development given
the proposed land uses for the area.

Beach Front Lodge Project
The Beachfront Lodge Project is a reasonably foreseeable project; the property owner and the
City wish to develop a lodging facility and conference center, similar in scale to the Asilomar
Conference Center in Monterey, at Map Area 3 and 8 (refer to Figure 2-4). The project would
be designed to preserve and enhance the coastal experience, and improve public access to the
dunes, beach, and ocean. The property is being designated in the proposed LUE Update as a
site for Visitor Serving – Mixed-Use, and the proposed LUE Update includes General Plan
policies that encourage the development of a visitor-serving district near the beach, anchored by
a world-class lodge/convention center. The proposed LUE Update provides sufficient guidance
for a general cumulative evaluation of the potential environmental effects of development given
the proposed land uses for the area.

Train Station Expansion
The train station expansion to improve bus access is a reasonably foreseeable project in the
city, and would be integrated with the overall Grand Avenue Specific Plan. It is generally
located in Map Area 2 (refer to Figure 2-4). Square footage for commercial and visitor serving
uses is estimated at 5,000 square feet in addition to ample parking for the proposed uses. The
change of designation from Planned Commercial to Visitor Serving – Mixed-Use is only a name
change from the 1992 LUE (the name is changing from Planned Commercial to Visitor Serving
– Mixed-Use). In addition, an exception to the mixed-uses allowable under the Visitor Serving –
Mixed-Use category has been applied to this property, as residential uses would be
inappropriate due to the property’s proximity to the Amtrak train tracks and station. Residential
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uses would also conflict with the direction of the Local Coastal Plan, which requires visitor
serving commercial uses, not residential land uses. However, any future proposed projects on
the site will require a subsequent environmental determination because of the presence of a
small wetland on the site.

Beach Cities Multi-Purpose Trails
The City also anticipates placing a Class I pedestrian and bike path along the railroad right of
way, and a connection to El Camino Real and along Meadow Creek within the city. This project
is being designed during the preparation of this MEIR. The path would be included in areas
designated for Open Space/Resource Conservation and Visitor Serving – Mixed-Use. A
subsequent environmental determination will be necessary as this trail would have a right of
way of about eight to 10 feet and could extend through portions of the Coastal Zone and
wetland areas that will be required to be consistent with Coastal Act provisions.

Strawberry Field
Currently, the property designated as Strawberry Field is in agricultural production. It is
generally located in Map Area 9 (refer to Figure 2-4). The proposed LUE Update contains goals
and policies to protect this agricultural use until such time as the property owner initiates
conversion to urban uses. The proposed LUE Update identifies this property as Urban Reserve,
since it is anticipated that it will ultimately change uses. The MEIR considers that this property
would be removed from agriculture use some time in the future, but layout of allowable uses is
not defined. The MEIR assumes a reasonable worst-case development into mixed-uses and
the City has already identified that development of this property will require a Supplemental EIR.

Farroll Road Property
The Farroll Road Property is an approximately 9.3 acre undeveloped area, surrounded by
residential development. It is generally located in Map Area 13 (refer to Figure 2-4). This is one
of the city’s last remaining infill residential sites. The proposed LUE Update includes policies
that require development of the site to address privacy and neighborhood compatibility issues.
For this MEIR, it is assumed that the property would eventually be developed into low and
medium density residential uses consistent with the proposed LUE Update designations, or with
approximately 50 to 70 units. Plans have been proposed in the past for this property and it is
reasonable to assume that, as soon as the proposed LUE Update is approved by the City, the
property owner(s) will submit plans consistent with the land uses so designated.

Ron’s Nursery
Ron’s Nursery’s property owner has expressed a desire to redevelop the properties on the east
side of 13th Street at Highland Avenue with other nursery-related businesses or mixed-use
development. It is generally located in Map Area 14 (refer to Figure 2-4), and the proposed LUE
Update designates this property as Neighborhood Serving Mixed-Use. This is a reasonably
foreseeable project and the MEIR evaluates the potential cumulative effects of this use.

Northeast Grover
Three largely vacant parcels are located north of Atlantic City Avenue and west of Oak Park
Boulevard that comprise about 15.5 acres. It is generally located in Map Area 12 (refer to
Figure 2-4). The proposed LUE Update designates the northerly two properties for Retail
Commercial Services and the southerly property for Medium and High Density Residential to
give the property owners the opportunity to explore development of senior housing, and to help
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the City’s regional share of affordable housing. The proposed LUE Update recommends that a
single development plan be prepared covering all three parcels. No plans have been proposed
for this area; the MEIR considers the property for potential cumulative effects given the intended
land uses.

Residential and Neighborhood Serving Infill Lots
Scattered throughout the community are infill lots. Housing infill projects are generally exempt
from further environmental review under CEQA Guidelines §§21159.24 and 15303.
Table 2-6. Subsequent Project Summary - City of Grover Beach Projects
Project

Kind

Location*

Intensity

Capital Outlay**

Grand Avenue
Corridor (Specific
Plan)

Specific Plan;
Discretionary
City permits;
CDP

Area 1
through 8
and 16

Traffic calming, streetscape
improvements, redesignation of mixed-uses,
other related beautification
improvements

Redevelopment Funds;
Private Funding, Project
Planning is occurring;
the specific plan is
anticipated to be
complete in 2010.

Beachfront Lodge
Project

Discretionary
City permits;
CDP

Area 3 and
8

Hotel and Conference
Center with public access
and amenities

Private Funding;
scheduled for project
processing EIR in 2010
Redevelopment Funds,
Prop 1B funds, private
funds or grants;
anticipated to be
complete 2011

Subsequent Projects

Train Station
Expansion (Multimodal Center)

Capital
Improvement
Project; CDP

Area 2

expansion for bus service
with parking and
beautification; approximately
5,000 square feet of visitorserving commercial uses;
improved access to existing
RV Campground; protection
of wetlands

Beach Cities MultiPurpose Trails

Capital
Improvement
Project; CDP

Various
Areas

Bike Path as yet
undetermined

Grants; multi agency
funding; 2013

Strawberry Field

Specific Plan;
Discretionary
City Permits

Area 9

Land Uses governed by
Specific Plan

Private Funding; not
expected to occur in
near future

Farroll Road Property

Discretionary
City permits;
Tract Map;

Area 13

Low to Medium Density
Residential land uses

Private Funding;
expected to occur in the
next two to three years

Ron’s Nursery

Discretionary
City permits

Area 14

Neighborhood Commercial
and Medium Density
Residential land uses

Private Funding; not
expected to occur in
near future

Northeast Grover

Discretionary
City permits

Area 12

Land Uses governed by one
Master Plan for all three
parcels

Private Funding; not
expected to occur in
near future

Residential and
Neighborhood Serving
Infill Lots

Discretionary
City permits,
exempt from
CEQA

Area 11, 14
and 15

Infill would be mostly
residential and
neighborhood commercial
uses on small vacant lots

Private Funding; No
time frame anticipated

* Refer to Figure 2-4 for area locations.
** Capital Outlay is defined as a capital outlay or capital improvement program, or other scheduling or implementing device that
governs the submission and approval of subsequent projects (PRC Section 21157(b)(2).
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ENVIRONMENTAL SETTING
3.1 PHYSICAL SETTING AND EXISTING LAND USES
3.1.1 Physical Setting
The city of Grover Beach (city) encompasses 2.25 square miles within San Luis Obispo County
and is bordered by the community of Oceano to the south, and the cities of Arroyo Grande and
Pismo Beach to the east and north, respectively. The city is nestled on a broad coastal plain
that reaches from the coastal dunes to the Arroyo Grande Valley. Highway 1 (SR-1) and the
Union Pacific Railroad (UPRR) travel along the coastal portion of the city, with a railroad station
centrally located along the city’s coastline. The beach and dune area adjacent to the city are
part of Pismo State Beach, which is managed by the California Department of Parks and
Recreation.

3.1.2 Existing Land Uses
A majority of the parcels within city limits are developed and currently support residential,
commercial, industrial, and agricultural development. Below is a list of existing land uses within
the city of Grover Beach. Existing land use information is based on The City of Grover Beach
Existing Conditions Report, prepared by Design, Community and Environment (DC&E) (May 1,
2008).
The following are the actual land uses occurring within the city. It is important to note that the
actual land use does not always coincide with the Land Use Designation given to the property.

Residential – Single-Family
Approximately 34 percent of land in Grover Beach is dedicated to parcels that contain a single,
detached residence and related structures. Single-family uses are found in two large, central
areas of the city on either side of the Grand Avenue commercial corridor.
The majority of the housing stock within the city consists of single-family residences. However,
current opportunities for single-family residential development in the city are minimal. Many of
the last remaining large parcels have more recently been developed into single family housing
subdivisions, such as the newer development located at Rose Court and Farroll Road.
However, due to ordinances that allow for development of secondary residences on single
family parcels, there are many opportunities for development of new single family residences on
existing parcels containing only one residence.

Residential – Multi-Family
Parcels within this land use category contain more than one housing unit and include duplexes,
triplexes, fourplexes, condominiums, and apartment buildings. This form of residential land use
totals approximately nine percent of the city’s acreage and is located throughout the city.
Generally, multi-family housing in the city is clustered around areas of commercial use. On the
north side of town, multi-family units line the Grand Avenue corridor, becoming less
predominant northward toward the center of single-family residential neighborhoods. HigherCity of Grover Beach
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density units are clustered along Ramona Avenue, one block north of Grand Avenue. The
cluster of parcels with the greatest number of residential units in the city is located between
Grand Avenue and Farroll Road, just west of South 13th Street, which is also a commercial
corridor
There are higher density residential land uses in the “oceanfront” area of the city adjacent to
SR-1, and in the southeastern portion of the city between Janet and Anita Avenues, consisting
of mobile homes. Additionally, a series of high density units is clustered around Oak Park
Boulevard on the east side of the city, including three 21- to 50-unit apartment buildings.

Mixed Use
This land use category refers to parcels that contain both residential and commercial uses. For
example, a mixed-use building might have retail on the ground floor with offices or apartments
above, or it may have offices on the lower floors and apartments on upper floors. Mixed-use
accounts for roughly 0.5 percent of the total city land area. Most of these developments are
located along Grand Avenue.

Retail Commercial
Retail Commercial land refers to parcels that contain businesses that offer specific products for
sale. Such businesses include grocery stores and specialty stores. As shown in Table 3-1,
there are approximately 37 acres of retail commercial land use, totaling approximately two
percent of total city land. Commercial parcels are predominantly located along the 1.25-mile
Grand Avenue Corridor running east-west from the Pacific Ocean to neighboring Arroyo
Grande. The only other commercial corridor in Grover Beach is south of Grand Avenue along
South 13th Street, a major north-south circulatory thoroughfare.
Additionally, small, isolated pockets of neighborhood-oriented commercial parcels catering to
neighborhood-serving needs are located in the residential areas north and south of Grand
Avenue, mostly on 4th and 13th Streets. Finally, a small cluster of large retail parcels is located
in the very northeast corner of the city, adjacent to U.S. Highway 101 (U.S. 101). This area
includes hotels and regionally serving uses targeting U.S. 101 travelers.

Service Commercial
Service Commercial uses include spas and salons, dry cleaners, nurseries, wholesale
establishments, and other businesses that provide day-to-day services as opposed to products
or professional counsel. Service Commercial is primarily located along Grand Avenue and
accounts for 32 acres, or approximately two percent, of the total city land area.

Office Professional
Office Professional land refers to parcels that contain offices for medical, legal, insurance, and
similar services formalized by contract. Office Professional accounts for four acres, or
approximately 0.5 percent, of the total city land area.

Industrial
Industrial land refers to parcels used primarily for production and manufacturing. Additional
uses include self-storage and automobile garages. The 54 acres of industrial land use in
Grover Beach represent approximately four percent of the total city acreage.
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Industrial uses in Grover Beach are concentrated in the southwest part of town, south of Farroll
Road and west of South 13th Street. Local industry is also located along the western edge of
Grover Beach, parallel to SR-1 and the UPRR.

Public/Quasi-Public
Public land covers a number of uses including schools, libraries, police and fire stations, and
utilities. These uses are distributed throughout Grover Beach, with a concentration of public
uses in the Civic Center areas in the center of the city near the intersection of 8th Street and
Rockaway Avenue. These uses comprise 53 acres of land in the city, or approximately four
percent of the total acreage.

Parks and Open Space
After Residential use, Open Space comprises the second highest percentage of total land in
Grover Beach. There are 232 acres of open space in the city, or approximately 15 percent of
total city land. The majority of the open space is composed of the parkland, passive recreation,
and habitat areas to the west of SR-1. The intertidal sand dunes located here separate the city
from the beach and are heavily frequented by users of recreational vehicles. Open Space areas
comprised mostly of oak woodlands are found in the northern portion of the city. In addition,
there are six public parks located throughout the city.

Agricultural
Grover Beach was founded as a primarily agricultural coastal community. Presently, there are
only two parcels in Grover Beach on which the existing land use is agricultural: the 30-acre area
known as the “Strawberry Field” in the southwest corner of the city at SR-1 and The Pike, and
half an acre of land used for nursery production. There is an additional parcel classified by the
State of California Department of Conservation as “Farmland of Local Importance.” This parcel
was historically used as a hog farm, and has been partially developed in recent years.
Agricultural use comprises approximately two percent of city land area.

Vacant/Underutilized
Of the approximately 1,522 acres of land in the city, only 138 acres, or approximately 11
percent, are vacant or underutilized according to the County of San Luis Obispo (County)
Assessors data. “Underutilized” refers to parcels with a low ratio of improvement value to the
value of the underlying land. Vacant parcels of varying sizes are scattered throughout the city.
Vacant residential parcels are sprinkled throughout Grover Beach’s residential neighborhoods;
most are relatively isolated. There is a series of vacancies on residential parcels of
considerable size on the north side of town, north of Ocean View Avenue and Ritchie Road.
Other vacancies are located in the higher density area north of Grand Avenue and east of North
13th Street.
The Grand Avenue commercial district contains a number of small vacant and/or underutilized
parcels. Some of these parcels front Grand Avenue, while others are within a block of Grand
Avenue and face north-south streets, such as North 4th Street. Larger vacant parcels are
located along South 13th Street and in the industrial area in the southwest corner of the city.
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Rights-of-Way
Grover Beach consists of 1,522 acres of land, of which 1,146 acres are currently in one of the
previously-described land uses. The remaining 376 acres are comprised of right-of-way for
vehicular circulation or the Southern Pacific railroad alignment along the western edge of the
city. The city’s surface roadways comprise the majority of this acreage. Together, these
roadways and right-of-way represent approximately 25 percent of Grover Beach’s total area.

3.1.3 Existing Land Use Designations
The 1992 General Plan Land Use Element (LUE) and Land Use Diagram outlines 19 existing
land use designations within the city. These designations are intended to be used as a planning
tool to guide growth and change within the city limits. The 1992 LUE identifies the general
locations, density, and amount of land available for housing, business, industry, and open
space. Designations shown on the land use diagram may be different from the current use of
the land. Figure 3-1 shows the 1992 General Plan Land Use Diagram and Table 3-1 below lists
the land use designation and definitions found within the 1992 LUE:
Table 3-1. 1992 General Plan Land Use Element Designations
Land Use Designation

Allowable Uses*

Acres

Low Density Residential

2 to 5 dwelling units per acre.

399.16

Medium Density Residential

6 to 9 dwelling units per acre.

162.6

High Density Residential

10 to 20 dwelling units per acre.

Neighborhood Commercial

Mix of commercial and residential uses.

5.19

Planned Commercial

*No specific information is available.

43.3

Visitor Services

Mix of commercial and residential uses.

16.38

Central Business

Mix of commercial and residential uses.

13.99

Shopping Center

*No specific information is available.

25.44

Professional office

Mix of office and residential uses

15.74

Light Industrial

Mix of commercial and residential uses.

61.2

Industrial

Mix of commercial and residential uses.

20.16

Planned Manufacturing

*No specific information is available.

5.23

School

Specific sites identified on the Land Use Map.

29.6

Park

Specific sites identified on the Land Use Map.

159.77

Open Space

*No specific information is available.

State Park

*No specific information is available.

Floodplain

*No specific information is available.

Municipal Civic Center

This is defined as a specific project under the Land Use Element.

Community Center

This is defined as a specific project under the Land Use Element

130.72

35.84

* The 1992 General Plan LUE does not provide further definition of density or intensity of land use if left blank.
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Source: DC&E, 2007

Figure 3-1. 1992 Land Use Designations
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3.2 REGIONAL PLANS AND POLICIES
CEQA Guidelines §15125(d) states that “the EIR shall discuss any inconsistencies between the
proposed project and applicable general plans and regional plans.” While CEQA requires a
discussion of consistency with public plans, inconsistency does not necessarily lead to a
significant impact. Inconsistency with public plans creates significant impacts under CEQA only
when an adverse physical effect would result from the inconsistency.
All adverse physical effects resulting from any inconsistency are discussed in the appropriate
environmental analysis sections contained in Chapter 4 of this MEIR. Although the MEIR
analysis addresses the proposed project’s consistency with applicable land use plans and
policies, it is the responsibility of the City Council to make the final decision regarding
consistency issues.
The proposed project encompasses the city of Grover Beach, whose Sphere of Influence (SOI)
is coterminous with its city boundaries. Because of this, the City of Arroyo Grande General
Plan, City of Pismo Beach General Plan, and the County of San Luis Obispo General Plan have
been included in this discussion for consistency purposes, as lands within these jurisdiction
directly abuts City of Grover Beach lands.

3.2.1 Relevant Plans and Policies
The following is a summary of relevant regional plans and policies that affect the proposed LUE
Update project area. Inconsistencies and impacts are discussed in the sections regarding the
associated impact areas, as applicable. To the extent that the proposed project may be
inconsistent with portions of these documents, remedies such as project revisions, special
conditions of approval, variance, or plan amendments may be required.

City of Grover Beach General Plan
The City of Grover Beach General Plan consists of the following elements:

Housing Element
The Housing Element (November 2008) is one of the seven state-required “elements” of the
City’s General Plan. It is the only element that is statutorily required to be updated every five
years and certified by the California Department of Housing and Community Development
(HCD). The Housing Element is required to plan for the portion of the Regional Housing Needs
Allocation (RHNA) allotted to the City of Grover Beach. The RHNA for the County is developed
by the HCD. The San Luis Obispo Council of Government (SLOCOG) then allocates the
housing units that each jurisdiction within the County must plan for in their respective Housing
Elements. The Housing Element is in the process of being updated, and a separate
environmental review will be prepared to address the potential environmental impacts of this
element, since it is being prepared at the same time as the proposed LUE Update and is
considered to have “Independent Utility.” A Draft of the 2009 Housing Element update is
available on the city’s website (www.grover.org). It is anticipated that this Housing Element will
be reviewed and approved by the Grover Beach City Council during the public comment period
for the proposed LUE Update.
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Circulation Element
The purpose of the Circulation Element (August 2005) is to guide the growth and expansion of
transportation and circulation facilities within the planning area. The intent of the Circulation
Element is to match the growth of the circulation system with the land use changes that are
expected to take place over the next 20 years. Government code 65302(b) state that the
General Plan shall include, “A circulation element consisting of the general location and extent
of existing and proposed major thoroughfares, transportation routes, terminals, any military
airports and ports, and other local public utilities and facilities, all correlated with the land use
element of the plan.”

Open Space and Conservation Element
The Open Space and Conservation Element (August 1973) reviews basic data, existing
conditions, principles and objectives, open space and conservation requirements, and the need
for both Open Space and Conservation within the city of Grover Beach.

Parks and Recreation Element
The Parks and Recreation Element (March 2005) is a tool to meet the current needs and plan
for recreational and park facilities within Grover Beach.

Noise Element
The Noise Element of the General Plan (June 1993) establishes standards for the significance
of potential noise impacts.

Scenic Routes Element
The Scenic Routes Element (adopted November 2, 1981) provides a policy framework for the
local planning for official and unofficial scenic highways. The scenic routes element is the initial
step leading toward the official designation of SR-1 as a scenic highway. The element provides
the basis for scenic corridor studies by the California Department of Transportation (Caltrans) or
by the City. The Scenic Routes Element contains goals and policies to protect and enhance
scenic corridors within the city.

Safety Element
The two primary principles of the Safety Element (adopted October 16, 2000) are emergency
preparedness and managed development to reduce risk. The Safety Element identifies
potential emergency situations and natural disasters within the city, and includes goals and
policies for response during an emergency or natural disaster, and avoidance of unnecessary
risk.

City of Grover Beach Local Coastal Program
Like other coastal cities in California, Grover Beach has a coastal zone that is established in the
City’s Local Coastal Program (LCP) (January 2000). The zone is subject to the requirements of
the California Coastal Act (Public Resources Code §30000 et. Seq.), which is intended to
“protect, maintain, and, where feasible, enhance and restore the overall quality of the coastal
zone environment and its natural and artificial resources.” By State law, the coastal zone is
established by the California Coastal Commission, which has authority to permit, restrict or
prohibit certain development within the zone. Grover Beach’s coastal zone covers slightly less
than one square mile, spanning 4,100 feet of coastline and extending inland from 3,000 to 6,500
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feet. Thirty percent of the total acreage in the city falls within the coastal zone, including open
space, housing, commercial uses, and industrial uses. Six of Grover Beach’s nine existing
General Plan neighborhood planning areas are partially or entirely within the coastal zone.

City of Grover Beach Zoning Regulations
In addition to the Grover Beach General Plan, Grover Beach’s Zoning Regulations (August
1996) (Grover Beach Municipal Code, Article IX, Chapter 1) are the main regulations that affect
land use planning in Grover Beach. The Zoning Regulations are, in fact, the primary regulatory
mechanism used by the City to carry out the goals, objectives, and policies of the General Plan.
The purpose of the Zoning Regulations is to provide specific guidelines for the development of
the city in a manner that achieves the general arrangement of land uses and implements the
policies depicted in the General Plan.
Grover Beach’s Zoning Regulations, most recently amended through Ordinance No. 08-03 in
April 2008, concern the City’s zoning, land use, and subdivisions. These regulations include
most of the City’s requirements for the development and use of private and public land,
buildings, and structures within the city. The Zoning Regulations are divided among 50 parts,
with each part further divided into sections. Parts 4 through 36 provide information on the
zoning districts currently used in Grover Beach, including land uses that are permissible in each
and the types of permits that must be acquired for different types of development. The zoning
districts (refer to Table 3-2) can be grouped into four basic types of land uses: residential,
commercial and office, industrial, and open space. The residential category is further
subdivided by density, and commercial and industrial categories are determined by type and
location.
Remaining parts of the City’s Zoning Regulations address development standards, parking
regulations, permitting and review procedures, and non-conforming uses. Accordingly, physical
development and land use changes taking place under the proposed LUE Update would be
subject to the provisions of the Zoning Regulations.
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Table 3-2. Zoning Districts
Zoning District

City of Grover Beach

Map Code

Residential Agricultural District

R-A

Coastal Residential Agricultural District

C-R-A

Coastal Planned Single Family Residential District

C-P-R-1

Single-Family Residential District

R-1

Coastal Single Family Residential

C-R-1

Duplex Residential District

R-2

Coastal Residential

C-R-2

Multiple Residential

R-3

Coastal Multiple Residential District

C-R-3

Mobile home Residential District

M-H

Mixed Use Development District

M-U

Neighborhood Commercial District

C-N

Professional Office District

C-P

Central Business District

C-B-D

Visitor Services District

C-V

Coastal Visitor Service District

C-C-V

Shopping Center District

C-S

Planned Commercial District

P-C

Coastal Planned Commercial District

C-P-C

Light Manufacturing District

L-M

Coastal Industrial District

C-I

Coastal Industrial Commercial District

C-I-C

Planned Manufacturing District

P-M

Public Facilities District

P-F

Open Space District

O

Coastal Open Space District

C-O

Coastal Vehicular Beach District

C-V-B

Coastal Pedestrian Beach District

C-P-B

Coastal Golf Course District

C-G-C
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Combining Districts
Flood Plain (F-P)
The Flood Plain Combining District is applied to properties which lie within natural flood plains
where inundation may occur, but where depths and velocities are not typically capable of
causing appreciable damage. Such properties require special regulations for the protection of
property improvements from hazards and damage which may result from flood waters.

Design Development (D)
The Design Development Combining District is intended to be combined with one or more
primary district classifications to encourage and promote pre-planned developments where the
preservation of orderly growth and the exercise of additional design criteria are found necessary
to ensure the enhancement of property value and the minimization of potential conflicts between
differing land uses both existing and proposed. The regulations in the Design Development
District are intended to promote the preservation of uniform architectural, structural, or physical
characteristics; the protection of the natural and human environment; and the exercise of
aesthetic considerations to foster and promote the welfare of both particular neighborhoods and
the city as a whole.

Agriculture (AG)
The purpose of the Agriculture Combining District is to protect agricultural uses as viable,
conforming uses in the short-term, and to provide opportunities for Transfers of Development
Rights over the long-term.

Ramona Specific Plan
The City adopted the Ramona Specific Plan (RSP) in July 2005. The project area consists of 14
acres covering two city blocks, and encompasses Brighton Avenue to the north, 10th Street to
the east, Ramona Avenue to the south, and 8th Street to the west. The RSP was established in
an area of public and civic land use and activity. The RSP was developed to promote a livable,
pedestrian-oriented hub and provide the City “with the opportunity to create a comprehensive
educational, recreational civic and social complex that will serve the community.” Both the
General Plan Land Use and Zoning Maps were amended to re-designate specific parcels to
implement the goals set forth in the RSP.

Improvement Plan for the Grover Beach Improvement Project
In 1997, the Grover Beach Improvement Agency, the redevelopment body for the City, adopted
a redevelopment area labeled the Grover Beach Improvement Project (1997). The main
objectives of the Improvement Project include eliminating blight, providing revitalization
opportunities, strengthening retail, and increasing the affordable housing supply. Development
in the redevelopment area is guided by a land use plan that includes provisions and restrictions
regarding permitted uses, rehabilitation of existing property, density and intensity, and land use
compatibility. The redevelopment area encompasses a total of 132 acres. It is positioned along
the Grand Avenue corridor and northern waterfront, with an area extending south of Grand
between 9th and 13th Streets.
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Improvement Plan for the Grover Beach Industrial Enhancement Project
In 2003, the Grover Beach Improvement Agency adopted a plan for the 142-acre Grover Beach
Industrial Enhancement Project Area. The Industrial Enhancement Project is focused primarily
on the economic and physical development of industry and manufacturing in Grover Beach.
Under this plan, land use designations are designed to leverage funding, provide local jobs, and
capture taxes. The Industrial Enhancement Project contains the corridor of Industrial land just
east of SR-1 between Grand Avenue and Farroll Road, expanding into an area of Light
Industrial land bounded by SR-1 to the west, Farroll Road to the north, South 12th Street to the
east, and the city’s southern boundary.

Oceano Airport Land Use Plan
The Oceano County Airport Land Use Plan (OCALUP) was adopted by the County Airport Land
Use Commission (ALUC) in February 1976, and was most recently amended in May 2007. A
large portion of the Airport Review Area as defined by OCALUP is within the city of Grover
Beach.
Approval of projects within the Airport Review Area does not require ALUC review if those
projects are consistent with the General Plan. However, it is important to note that any changes
to the Grover Beach LUE land use designations within the Airport Review Area would be subject
to ALUC review.
Figure 3-2 shows the Airport Land Use Planning Areas as they affect the city of Grover Beach.
As indicated on this figure, a portion of Grover Beach lies within Area TP-2. The ALUC defines
Area TP-2 as follows (ALUC Airport Master Plan for Oceano Airport, Environmental Overview,
page B-10):
Area TP-2: Areas Exposed to Minimal Airport Impact – includes all properties
which are within the Airport Planning Area, which are not included in any of the
planning areas described above and which lie to the north and east of the
extended runway centerline. Because the entire traffic pattern for aircraft arriving
at the Airport is on the southwest of the extended centerline, overflight in Area
TP-1 is to be expected only by departing aircraft. Aviation noise and safety
impacts are expected to be quite low.

San Luis Obispo Council of Governments Regional Transportation Plan
SLOCOG represents the seven cities of San Luis Obispo County as well as the County
Government itself. It is a “voluntary joint powers authority” that seeks to “facilitate sub-regional
and regional planning” between the various jurisdictions within the County boundaries. The
Regional Transit Plan (RTP) is a 20 year plan that is updated every three years, and helps to
guide the development of transportation policy and infrastructure and generate cohesive
operations with Caltrans.

San Luis Obispo County Air Pollution Control District Clean Air Plan
The San Luis Obispo County Air Pollution Control District (SLO APCD) Clean Air Plan (March
2002) establishes policies and programs for the attainment of federal and state air quality
standards. The Plan contains measures to reduce emissions of reactive organic compounds
and nitrogen oxides, the two precursors to ozone. In addition to control measures, the Plan
includes information about air quality trends and about emission forecasts. Many policies and
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programs from the Plan have been incorporated into the Air Quality section of the proposed
General Plan. Additionally, Assembly Bill (AB) 32, the Greenhouse Gas Emission Act, is being
incorporated into the Plan.

San Luis Obispo County Agriculture Preserve Program
San Luis Obispo County’s agricultural preserve program was created to implement the
California Land Conservation Act (LCA) of 1965. It identifies areas where the County is willing to
enter into an LCA contract (also referred to as a Williamson Act contract) with property owners
based on an approved set of criteria (County of San Luis Obispo 1998). Lands that enter into
the County’s agricultural preserve program are subject to zoning restrictions including parcel
size restrictions ranging from 40 acres for prime land and 100 acres for non-prime land. A
Williamson Act contract is a legal contract between a landowner and a land-regulating agency
under the Act (i.e., the County). Under a Williamson Act contract, the property owner agrees
not to develop the property for a period of 10 to 20 years in exchange for property tax reductions
based on the property’s value as open space or agricultural, rather than developable, land. The
contract automatically renews each year for a new 10 year period unless the owner files a
Notice of Non-Renewal to indicate his or her intention to terminate the contract at the end of the
current 10 year period. Williamson Act contracts may also be terminated by a public agency if
the property under contract is being acquired for another purpose in the public’s interest under
eminent domain or other public acquisition procedures.

County of San Luis Obispo General Plan
The County General Plan acts as a guide for the cohesive and comprehensive development of
the South County Area, and seeks to preserve the agricultural uses and rural character of the
small towns that currently exist in the area. The plan lays out policies that are aimed at
maintaining the current boundaries of the urbanized areas by preventing the conversion of
agricultural land to inappropriate uses and encouraging any new development within the
existing Urban Reserve Lines. The plan prioritizes the “preservation of separate, identifiable
communities” and the “clear distinction between urban and rural development.” Of importance
to this review is that the land uses within the County’s San Luis Obispo Bay Planning Area
(specifically the Oceano Specific Plan prepared in April 2002) are not inconsistent with the uses
recommended in the proposed LUE Update. County land uses along the city’s boundary are
primarily residential and are consistent with the uses along Grover Beach’s southern boundary.
The County’s LUE does indicate that properties north of The Pike should be annexed to Grover
Beach prior to approval of development requiring urban services.

City of Arroyo Grande General Plan
Land uses along the boundary between the cities of Arroyo Grande and Grover Beach are
similar. Grand Avenue continues the commercial uses at it leaves the Grover Beach limits and
travels into Arroyo Grande. Since the City has not changed the land use designations along the
Arroyo Grande city limits, uses would remain the same. Both cities are generally built out along
their common boundary.

City of Pismo Beach General Plan
Current land uses in the City of Pismo Beach are consistent with the land uses in Grover Beach;
both general plans and Local Coastal Plans contain policies and programs to protect the
Meadow Creek and Pismo Creek riparian areas and contain restrictions on residential
development to not exceed four dwelling units per acre. Lands within Pismo Beach north and
west of SR-1 are currently in State Park and visitor serving uses (mobile home parks, RV parks
City of Grover Beach
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and services), and lands north of Grover Beach between SR-1 and the railroad tracks are in
recreational land uses. The Pismo Marsh Area along the northern portion of the Grover Beach
city limits is in open space, and the area along El Camino Real is already in established
commercial uses.
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Source: SLO Airport Land Use Commission, 2007

Figure 3-2. Airport Land Use Planning Areas
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ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES
This section evaluates the potential environmental impacts associated with the proposed LUE
Update and subsequent projects and discusses how these impacts can be mitigated or avoided.
The sections are divided based on potential impacts including:










Agricultural Resources
Biological Resources
Land Use
Traffic and Circulation

Air Quality and Climate Change
Noise
Aesthetic Resources
Issues with Less than Significant Impacts

The Environmental Impacts and Mitigation Measures chapter of this MEIR has been divided into
sub sections, as follows:


Existing Conditions: Per § 15125(a), the description of the physical environmental
conditions in the vicinity of the project, as they exist at the time the Notice of Preparation
(NOP) is published (baseline physical conditions).



Regulatory Setting: The regulations in force at the time the NOP is published (June 9,
2008; refer to Appendix A). These are the applicable regulations governing each
environmental topic, such as the Clean Air Act and its requirements for maintaining air
quality. This is not an exhaustive analysis of the regulations, but rather information to
assist the reader in understanding the potential impacts of the project from a regulatory
perspective.



Thresholds of Significance: The thresholds used to evaluate each environmental
topic, and usually are based on Appendix G of the CEQA Guidelines or are standard
procedures related to existing regulations or are standards in the industry.



Impact Assessment and Methodology: Methodology used to determine the impacts
associated with the project, such as measurements or field investigative processes.
Note that the impact discussion is divided into community-wide impacts, and then
specific area impacts. Cumulative impacts are also discussed.



Project-Specific Impacts and Mitigation Measures: These include the significant
environmental effects of the proposed project, as further defined below. The impacts are
identified and then are followed by the proposed LUE Update implementation measures
that can minimize significant impacts; mitigation measures must be enforceable and
feasible. During the preparation of the MEIR the proposed Land Use Diagram and each
proposed Land Use Element policy was reviewed to determine the potential for
significant impacts. Once the review was complete, the recommended mitigation
measures were then incorporated into the proposed LUE Update either as policies or
associated implementation measures to reduce significant environmental impacts. The
mitigation measures cited in the various sections include the corresponding proposed
LUE Update policy; the reader is then referred to the applicable implementation
measures included in the attached proposed LUE Update.

City of Grover Beach

4-1

Land Use Element Update
Final Master Environmental Impact Report

Chapter 4



Residual Impacts: The statement of the level of impact, significant or insignificant, that
is residual once mitigation is applied.



Cumulative Impacts: The cumulative effects of the project when the project’s effect is
cumulatively considerable; in this case, the entire proposed LUE Update could result in
cumulative impacts. Cumulative impacts are defined by environmental topic.

All residual impacts in the MEIR have been classified according to the following criteria (note:
CEQA does not recognize a beneficial effect as an impact):


Significant and Unavoidable Impact
A significant and unavoidable impact is a significant adverse effect on the physical
environment that cannot be reduced to less than significant even if reasonable mitigation
measures are incorporated into the project. The EIR describes why the residual impact
is still considered significant and unavoidable.



Significant but Mitigable Impact
A significant but mitigable impact is a significant adverse impact that can be minimized
when feasible mitigation measures are applied which could minimize the significance of
the adverse impact, and the residual impact is considered less than significant.



Less than Significant Impact
A less than significant impact is an effect that is determined not to have a substantial
adverse impact on the physical environment, or when significant but mitigable, the
residual impact after mitigation is less than significant.

The term “significance” is used throughout the MEIR to characterize the magnitude of the
projected impact. For the purpose of this MEIR, a significant impact is a substantial or
potentially substantial change to resources in the local proposed project area or the area
adjacent to the proposed project. In the discussions of each issue area, thresholds are
identified that are used to distinguish between significant and insignificant impacts. To the
extent feasible, distinctions are also made between local and regional significance and shortversus long-term duration.
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4.1 AGRICULTURAL RESOURCES
This section of the MEIR addresses potential impacts on agricultural resources resulting from
implementation of the proposed LUE Update.

4.1.1 Existing Conditions
Regional Setting
According to the United States Department of Agriculture (USDA), California is the leading
agriculture-producing state, and is the fifth leading agricultural producer in the world. California
produces over 250 commodities including dairy products, grapes, nursery products, cattle, and
field crops, with a market value production of $33,885,064,000 including 10.9 billion in
agriculture exports (USDA 2009, California Department of Food and Agriculture [CDFA] 2009).
As of 2007, San Luis Obispo County ranked 15th in the state for overall agricultural production
value (San Luis Obispo County Farm Bureau April 9, 2009). According to the USDA 2007
Census of Agriculture, there were 2,784 farms accounting for 1,369,604 acres within the county,
and the average farm size was 492 acres in 2007. In 2008, agricultural commodities in San
Luis Obispo County totaled $606,745,000, and the number one commodity crop was wine
grapes, which was valued at $124,126,000. In addition to wine grapes, the top ten commodities
in San Luis Obispo were broccoli ($70,914,000), strawberries ($65,481,000), cattle and calves
($50,050,000), vegetable transplants ($35,682,000), cut flowers ($25,203,000), head lettuce
($24,591,000), indoor decoratives ($21,011,000), carrots ($19,623,000), and oriental vegetables
(13,090,000) (County of San Luis Obispo 2008 Annual Crops Report).

Local Setting
Although the city of Grover Beach has a mild coastal climate and suitable soils for agricultural
production, there are few parcels within the city in agricultural use, and few vacant parcels large
enough to support agriculture. Based on information provided by the County Department of
Agriculture, there are less than 30 acres of cropland and a 0.5-acre of nursery production
located within the city limits. According to the State Farmland Mapping records, as of 1984
there were still 160 acres of farmland within the city, which was reduced by about half by 1994,
and by 2000 farming had ceased on all but the remaining 30 acre site.

Existing Cropland
The 30 acres of remaining cropland has a longstanding history of strawberry production.
Although the site’s farm-gate sales totals are not known, the 2008 San Luis Obispo Annual Crop
Report shows strawberries grown within the county produce a total gross value of approximately
$43,000 per acre. Thus, if the grower grosses the average farm-gate value, the site produces
approximately $1.3 million annually (prior to expenses). If the grower earns a premium price
through direct marketing or other avenue, the site’s potential revenue could be substantially
higher. In addition to being a high value crop, strawberries also have high costs associated with
pest control and labor. According to one 2006 study analyzing costs to produce strawberries,
production can cost up to $36,769 per acre (Takele, Klonsky, and De Moura 2006). Since each
property is very different; the price received for berries and yield per acre are the two most
significant factors when estimating crop value per acre.
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Soils and Classifications
The USDA Natural Resources Conservation Service (NRCS) assesses a soil’s agricultural
productivity by utilizing the land capability classification system and the California Revised
Storie Index. The land capability classification system classifies soil units based on limitations
for field crop production, the risk of damage due to crop production, and how the soil responds
to management (refer to Table 4.1-1). The system has three tiers, including capability classes,
sub-classes, and capability units. Capability classes range from 1 to 8, sub-classes include
erosion (e); water (w); shallow, droughty, or stony (s), and very cold or very dry (c).
The California Revised Storie Index rates each soil map unit based on the relative degree of
suitability of a soil for general intensive agriculture. This rating is based on soil characteristics
only, including soil depth, surface texture, subsoil conditions, drainage, salinity, erosion, and
topography. The index is defined by a Grade system, ranging from 1 through 6 (refer to Table
4.1-2). The index ranges from less than 10 to 100. Grade 1 soils (California Revised Storie
Index 80 to 100) are considered excellent for agriculture, and are considered prime soils. Grade
6 soils (California Revised Storie Index less than 10) are considered unsuitable for agriculture.
Based on NRCS web soil survey mapping, 12 soil units are present within the City of Grover
Beach. The soil number, soil name, slope, class, California Revised Storie Index, and prime soil
classification for each soil type within the project parcels are listed in Table 4.1-3. Figure 4.1-1
shows the existing soils onsite.
The majority of the city is located on 184 Oceano Sand, 0-9% slope (NRCS; accessed April
2009). This soil type is identified as a Farmland of Statewide Importance, a highly productive
soil, capable of producing high value crops. It has been an especially good soil type for
strawberry production.
Table 4.1-1. Land Capability Classifications
Class

Definition

1

Slight limitations that restrict use.

2

Moderate limitations that reduce the choice of plants or require moderate conservation practices.

3

Severe limitations that reduce the choice of plants or require special conservation practices, or both.

4

Very severe limitations that restrict the choice of plants or require very careful management, or both.

5

Little or no hazard of erosion but have other limitations, impractical to remove, that limit their use
mainly to pasture, range, forestland, or wildlife food and cover.

6

Severe limitations that make them generally unsuited to cultivation and that limit their use mainly to
pasture, range, forestland, or wildlife food and cover.

7

Very severe limitations that make them unsuited to cultivation and that restrict their use mainly to
grazing, forestland, or wildlife.

8

Limitations that preclude their use for commercial plant production and limit their use to recreation,
wildlife, or water supply or for aesthetic purposes.

Source: USDA NRCS (accessed April 2009))
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Figure 4.1-1. Soils Map
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Table 4.1-2. California Revised Storie Index

Grade

California
Revised
Storie Index

Definition

1

80 to 100

Excellent – very minor or no limitations that restrict use of general agricultural use

2

60 to 79

Good – suitable for most crops, but have minor limitations that narrow the choice of
crops and may require some special management practices

3

40 to 59

Fair – suited to fewer crops or to special crops and require careful management

4

20 to 39

Poor – limited to a narrow range of crops and require special management for
intensive agriculture

5

10 to 19

Very Poor – generally not suited to cultivated crops by can be used for pasture and
range

6

Less than 10

Non-agricultural – not suited to agricultural use

Source: USDA NRCS (accessed April 2009).

Table 4.1-3. Soil Types
Class
Map
Symbol

Map Unit

% Slope
Irrigated

Non-irr.

CA
Revised
Storie
Index
Grade

Prime Soils
Classification

107

Beaches

n/a

8w

8w

n/a

Not prime

124

Corralitos sand

0-2

6s

4s

3

Farmland of
Statewide
Importance

125

Corralitos sand

2-15

6s

4s

3

Farmland of
Statewide
Importance

126

Corralitos variant loamy sand

n/a

4w

3w

3

Farmland of
Statewide
Importance

134

Dune land

n/a

8e

8e

n/a

Not prime

184

Oceano Sand

0-9

6s

4s

3

Farmland of
Statewide
Importance

185

Oceano Sand

9-30

6s

4s

3

Not prime
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Table 4.1-3. Soil Types
Class
Map
Symbol

Map Unit

% Slope
Irrigated

Non-irr.

CA
Revised
Storie
Index
Grade

Prime Soils
Classification

189

Pismo loamy sand

9-30

7e

7e

4

Not prime

191

Pismo-Tierra complex

9-15

7e/3e

7e/3e

4

Not prime

193

Psamments and Fluvents, wet

n/a

6w

6w

4

Not prime

221

Xererts-Xerolls-Urban land
complex

0-15

8

8

n/a

Not prime

228

Water

n/a

n/a

n/a

n/a

Not prime

Source: USDA NRCS (accessed April 2009).

California Department of Conservation Classification
The California Department of Conservation (DOC) Division of Land Resource Protection
developed the Farmland Mapping and Monitoring Program (FMMP) in 1984 to analyze impacts
to California’s agricultural resources. Land is rated based on the land capability classification
system, California Revised Storie Index, and land use.
Land designations include the following categories: Prime Farmland, Farmland of Statewide
Importance, Unique Farmland, Farmland of Local Importance, Grazing Land, Urban and Built-up
Land, and Other Land. The DOC considers Prime Farmland, Farmland of Statewide
Importance, Unique Farmland, and Farmland of Local Importance to be Important Farmland.
These technical definitions are defined by the FMMP in Table 4.1-4.
Table 4.1-4. FMMP Land Designations

Land Designation

Technical Definition

Prime Farmland (P)

Farmland with the best combination of physical and chemical features
able to sustain long term agricultural production. This land has the soil
quality, growing season, and moisture supply needed to produce
sustained high yields. Land must have been used for irrigated agricultural
production at some time during the four years prior to the mapping date.

Farmland of Statewide Importance (S)

Farmland similar to Prime Farmland but with minor shortcomings, such as
greater slopes or less ability to store soil moisture. Land must have been
used for irrigated agricultural production at some time during the four
years prior to the mapping date.
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Table 4.1-4. FMMP Land Designations

Land Designation

Technical Definition

Unique Farmland (U)

Farmland of lesser quality soils used for the production of the state's
leading agricultural crops. This land is usually irrigated, but may include
non-irrigated orchards or vineyards as found in some climatic zones in
California. Land must have been cropped at some time during the four
years prior to the mapping date.

Farmland of Local Importance (L)

Land of importance to the local agricultural economy as determined by
each county's board of supervisors and a local advisory committee.

Grazing Land (G)

Land on which the existing vegetation is suited to the grazing of livestock.
This category was developed in cooperation with the California
Cattlemen's Association, University of California Cooperative Extension,
and other groups interested in the extent of grazing activities. The
minimum mapping unit for Grazing Land is 40 acres.

Urban and Build-up Land (D)

Land occupied by structures with a building density of at least 1 unit to 1.5
acres, or approximately 6 structures to a 10-acre parcel. This land is used
for residential, industrial, commercial, institutional, public administrative
purposes, railroad and other transportation yards, cemeteries, airports,
golf courses, sanitary landfills, sewage treatment, water control structures,
and other developed purposes.

Other Land (X)

Land not included in any other mapping category. Common examples
include low density rural developments; brush, timber, wetland, and
riparian areas not suitable for livestock grazing; confined livestock, poultry
or aquaculture facilities; strip mines, borrow pits; and water bodies smaller
than 40 acres. Vacant and nonagricultural land surrounded on all sides by
urban development and greater than 40 acres is mapped as Other Land.

Source: California Department of Conservation Division of Land Resource Protection FMMP, 2009

“The State Department of Conservation, Division of Land Resource Protection, FMMP has
adopted an additional category designation within San Luis Obispo County, called Farmland of
Local Potential. Farmland of Local Potential is defined as “lands having the potential for
farmland, which have Prime or Statewide characteristics and are not cultivated.” Thus,
Farmland of Local Importance is land actually being used (or which has been recently used) for
non-irrigated agricultural purposes, while Farmland of Local Potential is land that is not being
used for non-irrigated agricultural purposes, but is identified as a highly capable soil. Farmland
of Local Potential is grouped with Farmland of Local Importance by the FMMP and categorized
as Important Farmland.”
Based on the Important Farmland Map for San Luis Obispo County (DOC; 2006), Urban and
Build-Up Land, Farmland of Statewide Importance, Farmland of Local Importance, and Other
Land are located within the city limits (refer to Figure 4.1-2). Farmland mapping is based on
soils and use (e.g., crop production). The majority of the city of Grover Beach is mapped as
Urban and Build-up Land. However the large Strawberry Field in the southern potion of the city
are designated Farmland of Statewide Importance. In addition a portion of land that was
historically used as a hog farm located on Farroll Road between 14th Street and Rose Court is
designated Farmland of Local Importance.
City of Grover Beach
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Figure 4.1-2. FMMP Land Designations
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Farmland Conversion
Between the years 2002 and 2004, 1,671 acres of agricultural land in the county was converted
to non-agricultural use (refer to Table 4.1-5).
Table 4.1-5. San Luis Obispo County Farmland Conversion 2004-2006
Total Acreage
Inventoried

Acreage Changes between 2002-2004

Agricultural Land Use Category
2004

2006

Acres
Lost

Prime Farm Land

40,509

39,724

1,454

669

2,123

-785

Farmland of Statewide Importance

19,750

19,722

691

663

1,354

-28

Unique Farmland

35,697

36,411

2,021

2,735

4,756

714

Farmland of Local Importance

180,410

174,550

10,832

4,972

15,804

-5,860

IMPORTANT FARMLAND SUBTOTAL

276,366

270,407

14,998

9,039

24,037

-5,959

Grazing Land

750,811

742,004

13,026

4,219

17,245

-8,807

1,027,177

1,012,411

28,024

13,258

41,282

-14,766

Urban and Built-up Land

42,126

43,729

290

1,893

2,183

1,603

Other Land

222,267

235,511

927

14,171

15,098

13,244

Water Area

10,603

10,522

83

2

85

-81

1,302,173

1,302,173

29,324

29,324

58,648

0

AGRICULTURAL LAND SUBTOTAL

TOTAL AREA INVENTORIED
Source:

Acres
Total
Net
Gained Changed Changed

California Department of Conservation, Division of Land Resource Protection, FMMP, 2008.

4.1.2 Regulatory Setting
Federal Regulation and Policy
Farm and Ranch Lands Protection Program
The Farm and Ranch Lands Protection Program (7 CFR Part 1491), finalized in 2003, repealed
the Farmland Protection Program of 1996. It authorizes the federal government to provide
matching funds (but no more than 50 percent of the total cost) to state, local, or tribal land
protection programs in order to purchase development rights to keep productive farms and
ranches in use. This does not create new federal holdings, but helps smaller jurisdictions find
the finances to purchase large tracts of productive agricultural lands. Once purchased, the land
is placed into a conservation easement, and a conservation plan, pursuant to 7 CFR Part 12,
must be created to guide the management of the parcel.
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In order to qualify for this program, the land in question must be part of a pending offer from one
of the aforementioned institutions, be privately owned, large enough to sustain agricultural
production, have access to markets for the commodities that it produces, contain adequate
agricultural infrastructure to continue production, and be surrounded by productive agricultural
parcels. In addition, the land must be cropland, rangeland, grass land, pasture land, or forest
land that is incidental to an agricultural operation. Finally, the parcel must contain prime,
unique, or other productive soils and/or historical or archaeological resources.

State Regulation and Policy
California Land Conservation Act (Williamson Act)
As defined by the DOC, the California Land Conservation Act (LCA) of 1965, also referred to as
the Williamson Act, is a voluntary program that enables local governments to enter into legally
enforceable contracts with private landowners for the purpose of restricting specific parcels of
land to agricultural or related open space use. As an incentive, landowners receive lower
property tax assessments based on agricultural or open space land uses, as opposed to the
real estate value of the land. Local governments receive a subsidy for forgone property tax
revenues from the state via the Open Space Subvention Act of 1971. Provisions in the law
allow public entities, such as any federal or state department, county, city, or school district, to
acquire lands under Williamson Act contracts for public improvements. The program is a two
step process involving the establishment of an agricultural preserve by the local legislative body
and then approval of a land conservation contract. Approximately 787,600 acres of county land
is included in the program as contracted property. This process requires that the public
agency/department make a number of findings pertaining to the need for the land and that there
is no other land where the improvements could be made. An official notice of the planned
acquisition must be made to the DOC, explaining the reason for the acquisition, the amount of
land to be acquired, a description and maps of the property’s location, and proper CEQA
documentation. The noticing for the acquisition must be undertaken separately from the CEQA
process, and be completed by the public agency in charge of the proposed project.
The City does not have any parcels designated as Williamson Act lands.

Local Regulation and Policy
City of Grover Beach Open Space and Conservation Element
The City of Grover Beach does not have an Agriculture Element at this time. Agriculture is
addressed very briefly in the 1973 Open Space and Conservation Element prepared jointly for
the cities of Arroyo Grande and Grover Beach. The following objectives and recommendations
regarding agriculture are included in the Open Space and Conservation Element:
Objectives:
1. To preserve and protect good agricultural lands within the Planning Area by requiring
all future development and extension of urbanized uses in the direction of less
productive land.
Recommendations:
1. Good agricultural lands should be protected from other uses, and only those uses
related to agriculture located on good land.
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2. Agricultural uses should be encouraged as a means of providing open space for the
Planning Area.
3. Good agriculture land must be recognized as an equal to other major land uses and
given the protection it deserves as a developed use.
The City of Grover Beach does not currently have a right to farm ordinance.

San Luis Obispo County Right-to-Farm Ordinance
Since the City does not have a Right-to Farm Ordinance, the San Luis Obispo County Right-toFarm Ordinance was reviewed as County property adjacent to the City is in agricultural use.
The Right-to-Farm Ordinance states that the use of real property for agricultural operations is a
high priority and favored use. Ordinance No. 2561 (August, 1992), added Chapter 5.16 to Title
5 of the San Luis Obispo County Code relating to Agricultural Lands, Operations, and The Right
To Farm. Paragraph "b" of Section 5.16.020 (Findings and Policy) states:
“Where non-agricultural land uses occur near agricultural areas, agricultural
operations frequently become the subjects of nuisance complaints due to lack of
information about such operations. As a result, agricultural operators may be
forced to cease or curtail their operations. Such actions discourage investments
in farm improvements to the detriment of agricultural uses and the viability of the
County's agricultural industry as a whole.”
“AB 2881
In 2009, the State of California adopted Assembly Bill 2881, a real estate disclosure
requirement intended to inform new purchasers of real property located within one mile of
FMMP identified Important Farmland of the potential for inconveniences or discomforts created
by agricultural operations. AB 2881 requires any person who intends to offer subdivided lands
within California for sale or lease to file a public report with the Department of Real Estate,
stating whether the property lies within one mile of Important Farmland. Violation of AB 2881 is
a crime.
California Nuisance Law (Civil Code Section 3479 et. seq.)
The State of California’s Nuisance Law is codified in Civil Code, Sections 3479 et. seq. Section
3482.5 provides that ‘No agricultural activity, operation, or facility, or appurtenances thereof,
conducted or maintained for commercial purposes, and in a manner consistent with proper and
accepted customs and standards, as established and followed by similar agricultural operations
in the same locality, shall be or become a nuisance, private or public, due to any changed
condition in or about the locality, after it has been in operation for more than three years if it was
not a nuisance at the time it began.’ The State Nuisance Law prevails over any inconsistent city
or county provision or regulation, but does not preclude a city or county from adopting an
ordinance that allows notification to a prospective homeowner that the dwelling is in close
proximity to an agricultural activity, operation, facility, or appurtenances thereof.”
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4.1.3 Thresholds of Significance
The significance of potential agricultural impacts are based on thresholds identified within
Appendix G of the CEQA Guidelines, which provides the following thresholds for determining
impact significance with respect to agricultural resources. Agricultural impacts would be
considered significant if the proposed project would:


Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance to
non-agricultural use.



Conflict with existing zoning for agricultural use, or a Williamson Act contract.



Involve other changes in the existing environment, which due to their location or nature,
could individually or cumulatively result in loss of farmland, to non-agricultural use.

4.1.4 Impact Assessment and Methodology
Impacts to agricultural resources were assessed by utilizing data and maps published by the
USDA, DOC, and County Agriculture Department, including soil information, farmland mapping,
and economic data. The project was analyzed for the potential conversion of Farmland, loss of
productive agricultural soils, incompatible land uses, and inconsistencies with regulations and
policies intended to preserve agricultural resources.
The analysis of agricultural constraints included a review of Geographic Information Systems
(GIS) maps, local and state literature and records, consultation with the City of Grover Beach
Planning Staff, and field visits to the project study area and the surrounding region. GIS data
provided by the County were utilized to determine soil types and identify parcels within and
adjacent to the project study area. These layers were joined with the project study area layer to
quantify the acreage of affected soils, and agricultural use areas.
Documents used for the literature review included the City of Grover Beach General Plan Open
Space and Conservation Element, the County of San Luis Obispo General Plan Agriculture and
Open Space Element, and the San Luis Bay Area Plan. Other documents included the Natural
Resources Conservation Service Soils Data for San Luis Obispo County, the CEQA Guidelines,
the California Farmland Conversion Report published by the DOC, and online resources,
mapping, and data on the USDA website. Field visits were performed to assess existing land
uses and potential constraints.

4.1.5 Impacts and Mitigation Measures
Community Wide Land Use
AGR Impact 1

Implementation of the proposed LUE Update would result in nonagricultural uses of soils typically classified as Farmland of Statewide
Importance.

The majority of the City of Grover Beach is located on soils classified Oceano Sand, which is
designated as Farmland of Statewide Importance (refer to Table 4.1-3). The majority of the city
of Grover Beach is currently developed, therefore a change of land use would not represent an
agricultural impact to land with soils classified as Farmland of Statewide Importance. Figure
4.1-1 shows the one vacant land area with soils classified as Farmland of Statewide
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Importance; this vacant land area is in agricultural production (Strawberry Field; refer to AGR
Impact 2).
Mitigation Measures
No mitigation measure necessary. Impacts to soils classified as Farmland of Statewide
Importance are not considered a significant impact as defined by CEQA.
Residual Impact
Implementation of the proposed LUE Update would result in an insignificant impact to land
containing soils classified as Farmland of Statewide Importance.

Grand Avenue Corridor
Refer to AGR Impact 1 discussion.

Beachfront Area
Refer to AGR Impact 1 discussion.

Industrial Areas
Refer to AGR Impact 1 discussion.

Strawberry Field
AGR Impact 2

Implementation of the proposed LUE Update would result in the
eventual conversion of approximately 33.71 acres of Farmland of
Statewide Importance to non-agricultural use.

The Strawberry Field located in the southwestern portion of the city comprises 33.71 acres of
Oceano sand. Although this soil is not considered prime, it has a Capability Class 4s (irrigated)”
rating, a Revised Storie Index grade of 3, and is classified as Farmland of Statewide Importance
based on soil characteristics. In addition, the cropland is mapped by the FMMP as Farmland of
Statewide Importance. The proposed LUE Update proposes to designate the land on which the
Strawberry Field is located as Urban Reserve. Therefore, implementation of the proposed LUE
Update would result in the conversion 33.71 acres of Farmland of Statewide Importance to nonagricultural use which is considered a significant unavoidable impact.
Mitigation Measures
Implement Goal LU-15, and Policies LU-15.2 and LU-15.3. Also implement proposed LUE
Update Table 8, Program Nos. 39, 40 and 42.
Residual Impact
Implementation of these proposed LUE Update policies would reduce the impacts of
conversion; however, it would still result in a significant and unavoidable impact.
No mitigation measures are available to fully mitigate the loss of Farmland of Statewide
Importance. The policies within the proposed LUE Update encourage agricultural production at
the existing Strawberry Field to continue until the property owner initiates development.
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AGR Impact 3

Implementation of the proposed LUE Update would result in the loss of
approximately 33.71 acres of agriculturally productive land on the
Strawberry Field site, resulting in a potential primary loss of
approximately $1.3 million in revenue and an undetermined number of
jobs.

Conversion of the Strawberry Field to urban uses may result in a loss in productivity. It is
possible that the new uses would also contribute to the local and regional economy
(construction, property taxes, sales tax, etc.); however, until more specifics regarding the
development of these properties are available, the potential economic benefits of the conversion
cannot be quantified. Even if the new development contributed to the local economy, the loss
described above still represents a loss to the agricultural economy in San Luis Obispo County:
about two percent of the total value of strawberry production in 2007.
Mitigation Measures
Implement Goal LU-15, and Policies LU-15.1 through LU-15.3. Also implement proposed LUE
Update Table 8, Program Nos. 39, 40 and 42.
Residual Impact
Implementation of these proposed LUE Update policies would reduce the economic impacts of
conversion; however, it would still result in a significant and unavoidable impact due to loss of
productivity.

Farroll Road
AGR Impact 4

Implementation of the proposed LUE Update would result in the loss of
approximately 9.51 acres of Farmland of Local Importance to nonagricultural use.

Implementation of the proposed LUE Update may result in the loss of vacant land located on the
north side of Farroll Road at 16th Street that is currently mapped by the FMMP as Farmland of
Local Importance. Although this property has a history as a hog farm, it is no longer in
agricultural production, and a large portion of the property to the south was developed in recent
years. The proposed LUE Update recommends the designation of this land to Low and Medium
Density Residential resulting in the conversion of approximately 9.51 acres of land designated
as Farmland of Local Importance.
Mitigation Measures
No mitigation measure necessary. Impacts to Farmland of Local Importance are not considered
a significant impact as defined by CEQA.
Residual Impact
Implementation of the proposed LUE Update would result in an insignificant impact to Farmland
of Local Importance.

Residential and Neighborhood Serving Infill Areas
Refer to AGR Impact 1 discussion.
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Northeast Grover
Refer to AGR Impact 1 discussion.

4.1.6 Cumulative Impacts
Since the Strawberry Field is the only land used in agricultural production within the city limits,
no cumulative impacts are identified. The county and state-wide cumulative impacts would be a
continuation of the incremental reduction of viable agricultural fields, which the County and
State have indicated are considerable. Although the replacement of agricultural lands would at
a rate of 1:1 would offset the loss. No mitigation measures are available to fully mitigate the
loss of Farmland of Statewide Importance.

City of Grover Beach

4-16

Land Use Element Update
Final Master Environmental Impact Report

Biological Resources

4.2 BIOLOGICAL RESOURCES
This section of the MEIR addresses potential impacts resulting from implementation of the
proposed LUE Update on biological resources, and describes the biological resources found
within the City of Grover Beach, referred herein as the Biological Study Area (BSA). This
analysis evaluates potential biological impacts resulting from future build-out under the
proposed LUE Update. Policies within the proposed LUE Update have been reviewed, and
mitigation measures are recommended where appropriate.
Biological resources within the BSA were evaluated based upon thoroughly reviewing the
proposed LUE Update, aerial photographs, database queries (including the California Natural
Diversity Database [CNDDB]), and conducting literature research for pertinent documents from
federal, state, and local resource agencies. Previous biological studies conducted within the
area were also reviewed, including the following documents:


Botanical Resources Survey Report for the Oceano Sewer Replacement Project (Morro
Group, Inc. 2007)



California Red-Legged Frog Site Assessment for the Oceano Sewer Replacement
Project (Morro Group, Inc. 2007)



Environmental Monitoring Completion Report for the City of Arroyo Grande Creek
Cleanup Project (Morro Group, Inc. 2007)



Grover Beach Bus Study Preliminary Environmental Analysis Report (Morro Group, Inc.
2004)



Biological Resources Constraints Report Regarding the Proposed Grover Beach
Conference Center Site (Althouse and Meade, Inc. 2005)



Biological Report for the proposed Pacific Coast Hotel (Althouse and Meade, Inc. 2007)

Based on the literature review and additional ground truth surveys conducted by SWCA
biologists, a description of existing plant communities and wildlife habitats known to occur in the
vicinity of the BSA are described in the following section.

4.2.1 Environmental Setting
Land use within the city limits consists almost entirely of residential and mixed use areas.
However, there are several Open Space/Resource Conservation areas within the coastal zone
and Sphere of Influence (SOI) that provide suitable habitat for special-status species and
protection for steep slopes and waters of the U.S.

Plant Communities and Wildlife Habitat
Plant communities and habitat types observed within the BSA include: willow riparian
woodland, riparian scrub, coastal dunes, coast live oak woodland, freshwater/brackish marsh,
coastal scrub, dune scrub, non-native (ruderal) grassland, seasonal wetlands, tree
groves/windrows, and open water habitat.
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Jurisdictional Waters of the United States
Jurisdictional Waters of the U.S. are regulated by the U.S. Army Corps of Engineers (USACE)
under Section 404 of the Clean Water Act (CWA). Jurisdictional Waters of the U.S. include
wetlands and other non-wetland waters associated with rivers, lakes, streams (both perennial
and seasonal), and any adjacent marshy areas. Jurisdictional wetlands must contain plants
adapted to hydric conditions, hydric soil characteristics, and undergo regular inundation, and
must be hydrologically connected with other jurisdictional areas. Non-wetland other waters
typically consist of open water, non-vegetated or seasonal channel areas, and beaches.
Jurisdictional areas documented within the SOI include the Meadow Creek area, Pismo Slough,
beach front habitat areas, and a small wetlands area located at the city’s proposed train station
expansion area (multi-modal center).

Sensitive Communities, Plants, and Wildlife Species
Based on information obtained by the CNDDB query for the project site, a review of previously
conducted surveys, and a literature review, the following is a compiled list of sensitive species
and sensitive communities known to occur in the region. Sensitive species or sensitive
communities which are known, or have the potential, to occur within the vicinity of the project
site are discussed in the following sections. Results of the June 2009 CNDDB research are
presented in Figure 4.2-1.

Sensitive Communities
For the purposes of this section, sensitive communities include habitats listed by either
California Department of Fish and Game (CDFG) (Holland 1986) or the CNDDB (2009), as
meriting protection or further study due to their rarity or value. Sensitive communities known to
occur within the vicinity of the BSA include coastal and valley freshwater marsh, central dune
scrub, central foredunes, and central maritime chaparral. Almost all of these areas are currently
protected in open space and resource conservation areas and are oriented around wetlands.
Federal Emergency Management Agency (FEMA) has identified the sensitive resource
conservation areas as wetlands and streams, as well as flood areas (refer to Figure 4.2-2).

Sensitive Plant Species
For the purposes of this section, sensitive plant species are defined as:


Plants listed or proposed for listing as threatened or endangered under the Federal
Endangered Species Act (FESA) (50 CFR 17.12 for listed plants and various notices in
the Federal Register for proposed species).



Plants that are candidates for possible future listing as threatened or endangered under
FESA (Federal Register Vol. 67, No. 114, pp. 40657-4067, June 13, 2002).



Plants that meet the definitions of rare or endangered species under CEQA (State
CEQA Guidelines, §15380).



Plants considered by the California Native Plant Society (CNPS) to be "rare, threatened,
or endangered" in California (Lists 1B and 2 in CNPS, 2001).



Plants listed by CNPS as plants about which we need more information and plants of
limited distribution (Lists 3 and 4 in CNPS, 2001).

City of Grover Beach

4-18

Land Use Element Update
Final Master Environmental Impact Report

Biological Resources



Plants listed or proposed for listing by the State of California as threatened or
endangered under the California Endangered Species Act (14 CCR 670.5).



Plants listed under the California Native Plant Protection Act (California Fish and Game
Code 1900 et seq.).



Plants considered sensitive by other Federal agencies (i.e., U.S. Forest Service, Bureau
of Land Management), state and local agencies, or jurisdictions.



Plants considered sensitive or unique by the scientific community or occurring at the
limits of its natural range (CEQA Guidelines, Appendix G).

Based on a query of the CNDDB (2009) and the CNPS Electronic Inventory of Rare and
Endangered Plants (2009), a total of 38 sensitive plant species were identified as occurring
within the region (refer to Appendix B). Because this list of sensitive plant species is regional,
all species included within this list should be considered for the purposes of analyzing future
impacts associated with build-out under the proposed LUE, given the presence of suitable
habitat.

Special-status Wildlife Species
For the purposes of this section, sensitive wildlife species are defined as:


Animals listed or proposed for listing as threatened or endangered under FESA (50 CFR
17.11 for listed animals and various notices in the Federal Register for proposed
species).



Animals that are candidates for possible future listing as threatened or endangered
under FESA (Federal Register Vol. 67, No. 114, pp. 40657-4067, June 13, 2002).



Animals that meet the definitions of rare or endangered species under CEQA (CEQA
Guidelines, §15380).



Animals listed or proposed for listing by the State of California as threatened and
endangered under the California Endangered Species Act (CESA) (14 CCR 670.5).



Animal species of special concern to the CDFG (Remsen, 1978 for birds; Williams, 1986
for mammals).



Animal species that are fully protected in California (California Fish and Game Code,
§3511 [birds], §4700 [mammals], and §5050 [reptiles and amphibians]).

Based on a CNDDB query, a total of 19 individual sensitive wildlife species have been
documented in the region (refer to Appendix B). Because this list of species is regional, all
wildlife species within this list should be considered for the purposes of analyzing future impacts
associated with build-out under the proposed LUE, given the presence of suitable habitat.
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FIGURE 4.2-1. CNDDB Special-status Species and Habitats
City of Grover Beach
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Figure 4.2-2 FEMA Flood Zones
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Insects


Special-status insects with potential to occur in the vicinity of the BSA include Oso Flaco
robber fly (Ablautus schlingeri), Oso Flaco flightless moth (Areniscythris brachypteris),
Oso Flaco patch butterfly (Chlosyne leanira elegans), sandy beach tiger beetle
(Cicindela hirticollis gravida), monarch butterfly (Danaus plexippus), white sand bear
scarab beetle (Lichnanthe albipilosa), and Morro Bay blue butterfly (Plebejus icarioides
moroensis).

Amphibians


Special-status amphibians with potential to occur in the vicinity of the BSA includes the
California red-legged frog (Rana draytonii), a Federally Threatened species.

Reptiles


Special-status reptiles with potential to occur in the vicinity of the BSA include the
southwestern pond turtle (Actinemys marmorata pallida) and silvery legless lizard
(Anniella pulchra pulchra).

Fishes


Special-status fishes with potential to occur in the vicinity of the BSA include
southern/central steelhead (Oncorhynchus mykiss irideus) and tidewater goby
(Eucyclogobius newberryi).

Birds


Special-status birds with potential to occur in the vicinity of the BSA include sharpshinned hawk (Accipiter striatus), western snowy plover (Charadrius alexandrinus
nivosus), California black rail (Laterallus jamaicensis coturnniculus), least tern (Sternula
antillarum browni), and birds protected by the Migratory Bird Treaty Act (MBTA).

Brachiopods


One special-status brachiopod, the vernal pool fair shrimp (Branchinecta lynchi), has the
potential to occur in the vicinity of the BSA.

Gastropods


One special-status gastropod, the mimic tyronia (Tyronia imitator), has the potential to
occur in the vicinity of the BSA.

Mammals


One special-status mammal, the American badger (Taxidea taxus), has the potential to
occur in the vicinity of the BSA.
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4.2.2 Regulatory Setting
Federal Policies and Regulations
Section 404 of the Clean Water Act
Regulatory protection for water resources throughout the United States is under the jurisdiction
of the USACE. Section 404 of the Clean Water Act (CWA) prohibits the discharge of dredged or
fill material into Waters of the U.S. without formal consent from the USACE. Waters of the U.S.
includes Special Aquatic Sites (e.g., marine waters, tidal areas, stream channels, and
wetlands). Impacts to biological resources are assessed as part of the 404 permitting process
through consultation with the U.S. Fish and Wildlife Service (USFWS). Policies relating to the
loss of aquatic habitats generally stress the need to compensate losses on at least an acre-foracre (1:1) basis. Under Section 404, actions in Waters of the U.S. may be subject to either an
individual permit or a general permit, or may be exempt from regulatory requirements. Some
activities have been given blanket authorization under the provisions of a general permit through
the Nationwide Permit system.

Section 401 of the Clean Water Act
Section 401 of the CWA and its provisions ensure that federally permitted activities comply with
the federal CWA and state water quality laws. Section 401 is implemented through a review
process that is conducted by the Regional Water Quality Control Board (RWQCB), and is
triggered by the Section 404 permitting process. The RWQCB certifies via the 401 process that
a proposed project complies with applicable effluent limitations, water quality standards, and
other conditions of California law. Evaluating the effects of the proposed project on both water
quality and quantity (runoff) falls under the jurisdiction of the RWQCB. Proposed project
activities that have the potential to result in impacts to water quality and quantity would require
certification by the RWQCB.

Federal Endangered Species Act
The Federal Endangered Species Act (FESA) of 1973 (50 CFR 17) provides legal protection for
plant and animal taxa that are in danger of extinction, and classified as either threatened or
endangered under the ESA. The FESA requires federal agencies to make a finding on all
federal actions, including the approval by an agency of a public or private action, such as the
issuance of an USACE permit under Section 404 of the CWA, as to the potential to jeopardize
the continued existence of any listed species potentially impacted by the action.
Section 9 of the FESA protects federally listed plant and animal species from unlawful take.
“Take” is defined as “to harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect,
or to attempt to engage in any such conduct.” The USFWS regulates activities that may result
in “take” of listed species. Impacts to listed species resulting from the implementation of a
project would require the responsible agency or individual to formally consult with the USFWS to
determine the extent of impact to a particular listed species. If USFWS determines that impacts
to a listed species would likely occur, alternatives and measures to avoid or reduce impacts
must be identified. If a proposed project has a federal nexus, such as requiring the
authorization of a federal permit, and may affect federally listed species, a USFWS incidental
take authorization may be required via a Section 7 Biological Opinion. If there is no federal
nexus, incidental take authorization may be require a Habitat Conservation Plan via Section 10.
USFWS also regulates activities conducted in federally designated critical habitats, which are
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geographic units designated as areas that support primary habitat constituent elements for
listed species.

Migratory Bird Treaty Act
The federal Migratory Bird Treaty Act (MBTA) protects all migratory birds, including their eggs,
nests, and feathers. MBTA was originally drafted to end the commercial trade in bird feathers
popular in the latter part of the 1800’s. MBTA is enforced by the USFWS, and potential impacts
to species protected under this law are evaluated by the USFWS in consultation with the
USACE during 404 review.

State Policies and Regulations
California Endangered Species Act
California has a parallel mandate to the FESA, which is embodied in the California Endangered
Species Act (CESA) of 1984 and the California Native Plant Protection Act of 1977. The CESA
ensures legal protection for plants listed as rare or endangered, and wildlife listed as threatened
or endangered. The CDFG regulates activities that may result in the “take” of such species. The
CDFG also maintains a list of California Special Concern (CSC) species based on limited
distribution, declining populations, diminishing habitat, or unusual scientific, recreational, or
educational value. Under state law, the CDFG is empowered to review projects for their
potential to impact state-listed species and CSC species, and their habitats.
Certain plants are listed as rare or endangered by the CNPS, but have no designated CESA
status; however, CDFG has authority during the CEQA process to review potential impacts to
rare plant species and require mitigation to reduce the level of significance. The CEQA
Guidelines §15065 requires that a reduction in numbers of a rare or endangered species be
considered a significant effect. CEQA Guidelines §15380 provides for assessment of unlisted
species as rare or endangered under CEQA if the species can be shown to meet the criteria for
listing. Unlisted plant species on the CNPS’s Lists 1A, 1B, and 2 are typically considered under
CEQA.

Section 1600 of the Fish and Game Code
Section 1600 of the Fish and Game Code requires any person, state or local government
agency, or public utility proposing a project that may impact a river, stream, or lake to notify the
CDFG before beginning the project. If activities will result in the diversion or obstruction of the
natural flow of a stream, or substantially alter its bed, channel, or bank, or adversely affect
existing fish and wildlife resources, a Streambed Alteration Agreement is required. A
Streambed Alteration Agreement lists the CDFG conditions of approval relative to the proposed
project, and serves as an agreement between an applicant and the CDFG for a term of not
more than five years for the performance of activities subject to this section.

Local Policies and Regulations
The City of Grover Beach, City of Pismo Beach, and the County of San Luis Obispo have
policies in their general plans and local coastal programs to protect the sensitive habitats
occurring along the beach front and at the Meadow Creek and Pismo Slough areas. The
Meadow Creek, beachfront, and Pismo Slough habitats are protected in open space and
resource conservation land use designations.
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4.2.3 Thresholds of Significance
Impacts to biological resources were evaluated by determining the sensitivity, significance, or
rarity of each resource that would be adversely affected (either directly or indirectly) by the
proposed LUE Update, and by using thresholds of significance to determine if the impact
constitutes a significant impact. The significance threshold may be different for each habitat or
species and is based upon the rarity or sensitivity of the resource and the level of impact that
would result from the proposed project. Guidance for determining significance thresholds is
based on Appendix G of the State CEQA Guidelines and local/regional general plans and
ordinances. Using these guidelines, implementation of the proposed General Plan would have
a significant impact on biological resources if it would:
a. Have a substantial adverse effect, either directly or through habitat modifications, on any
species identified as a candidate, sensitive, or special-status species in local or regional
plans, policies, or regulations or by the CDFG or the USFWS;
b. Have a substantial adverse effect on any riparian habitat or other sensitive natural
community identified in local or regional plans, policies, or regulations or by CDFG or
USFWS;
c. Have a substantial adverse effect on federally protected wetlands as defined by Section
404 of the CWA through direct removal, filing, hydrological interruption, or other means;
d. Interfere substantially with the movement of any native resident or migratory fish or
wildlife species or with established native resident or migratory wildlife corridors, or
impede the use of native wildlife nursery sites;
e. Conflict with any local policies or ordinances protecting biological resources; or,
f.

Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan or other approved local, regional, or state habitat conservation plan.

4.2.4 Impact Assessment and Methodology
This impact assessment focuses on identifying potential impacts associated with
implementation of the proposed LUE Update, and is based on details within the project
description (Chapter 2). Potential impacts are expected to occur where proposed construction
or development activities directly impact a sensitive species or would result in temporary or
permanent modification of sensitive communities or habitats occupied by special-status species
or other biological resources. Policies included within the proposed LUE Update are focused on
minimizing these impacts associated with future build-out. The purpose of this impact
assessment is to review those policies in sufficient detail to determine if the existing policies are
adequate or if additional mitigation measures are necessary in order to avoid or minimize
adverse effects to biological resources.
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4.2.5 Impacts and Mitigation Measures
Community Wide Land Use
BIO Impact 1

Implementation of the proposed LUE Update would result in increased
population, which will cause increase pressure on lands set aside for
the protection of listed species.

The majority of the listed species identified in the Grover Beach area are within areas
designated as Open Space/Resource Conservation lands or under the protection of State
Department of Parks and Recreation. But, until all lands in the city have been developed, there
is still the potential to affect listed species on isolated lots or parcels that have the appropriate
habitat.
Mitigation Measures
Implement Goal LU-16, and Policies LU-16.1 through LU-16.17. Also implement proposed LUE
Update Table 8, Program Nos. 1, 2, 7, 41, and 42.
Residual Impact
Implementation of the proposed LUE would result in an insignificant impact to land habitats that
have been set aside for listed species.

Grand Avenue Corridor
The Grand Avenue Corridor does not contain vacant lands or lands with potential to provide
habitat for listed species. Therefore, no impacts are anticipated to occur in this planning area
and no mitigation measures are necessary.
Residual Impact
Residual impacts are considered less than significant.

Beachfront Area (Specifically the Beach Front Lodge Area and Visitor Serving
Uses Areas)
BIO Impact 2

The proposed LUE Update contains a policy to actively pursue
development of the Beach Front Lodge site with a hotel/convention
center. This land use could affect listed species known to be present in
the area.

The Beach Front lodge is on State Parks lands and lands that have been identified as having
habitat for listed plants and wildlife species. Any development on the Beachfront area will
require an update of the 2005 biological report prepared by Althouse and Mead to identify any
new species or other potential impacts to these plant and animal species. The sensitive
beachfront includes habitat for the snowy plover, and appropriate studies and mitigation plans
will be necessary to protect known species in the area.
Mitigation Measures
Implement Goals LU-5 and LU-16 and Policies LU-5.1(c)(4) and LU-16.10 through LU-16.17.
Also implement proposed LUE Update Table 8, Program Nos. 41 and 42.
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Residual Impact
Since this is a land use plan update, there is not enough specific information to accurately
ascertain whether or not there are significant impacts to listed species. This project is listed as
a subsequent project under the Master EIR and additional biological studies will be required as
stated above. Impacts at this level of evaluation are considered significant but mitigable.

Industrial Areas
Refer to BIO Impact 1 discussion.

Strawberry Field
Refer to BIO Impact 1 discussion.

Farroll Avenue
Refer to BIO Impact 1 discussion.

Residential and Neighborhood Serving Infill Areas
Refer to BIO Impact 1 discussion.

Northeast Grover
BIO Impact 3

Development of the vacant parcel along El Camino Real has the
potential to affect wetland and riparian habitat and listed species
including California red-legged frog.

The commercial property fronting El Camino (APN # 060-031-021) consists of about 5.8 acres
and has sensitive biological resources in the form of a drainage that connects with the Meadow
Creek area. In addition, the site contains scattered willows that may indicate the presence of
wetlands on the property.
Mitigation Measures
Implement Goals LU-9 and LU-16 and Policies LU-9.1 and LU-16.10 through LU-16.17. Also
implement proposed LUE Update Table 8, Program Nos. 41 and 42.
Residual Impact
Since this is a proposed LUE Update, there is not enough specific information to accurately
ascertain whether or not there are significant impacts to listed species. This project is listed as
a subsequent project under the Master EIR and additional biological studies will be required as
stated above. Impacts at this level of evaluation are considered significant but mitigable.

4.2.6 Cumulative Impacts
The proposed LUE Update contains policies and implementation measures to protect sensitive
habitats and species currently identified in the Grover Beach area. Cumulatively, since the city
and the general area is predominately built out, the impacts to sensitive habitats have been
identified for the most part and are protected under a variety of area-wide plans and activities.
Most of the known listed species have been protected through designation of sensitive habitats
as open space/conservation areas, specifically the Pismo Slough, beaches and Meadow Creek
areas. Isolated areas of vacant lands still exist that may have the potential to support listed
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species; these have been identified in the above sections and appropriate safeguards have
been included to investigate and mitigate for impacts to listed species and habitats. No
development can occur on these designated parcels until appropriate studies are undertaken to
provide site specific mitigation measures to protect the identified species. These vacant parcels
are listed as subsequent projects under this Master EIR, and further environmental review will
be needed prior to any development on these vacant parcels.
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4.3 LAND USE
This section of the MEIR addresses potential impacts resulting from implementation of the
proposed LUE Update on existing land uses and future land use compatibility.

4.3.1 Environmental Setting
Historical Land Uses
The City of Grover City was established in 1887 by Dwight W. Grover, a lumberman from Santa
Cruz, California. D.W. Grover envisioned a community that included a hotel and a railroad
station and could be promoted as a seaside resort destination. He laid out streets in a grid
pattern and set aside land for a train depot, a hotel, and a city park hoping to foster commercial
growth. In the 1890’s D.W. Grover tried to entice the Southern Pacific Railroad to locate a train
depot in the town, but instead the railroad constructed a station in nearby Oceano.
It wasn’t until the mid 1930’s when Horace Bagwell bought 1,100 acres and promoted the city
as the “home of the average man” that residential development occurred and became the main
use in Grover City. In the mid-1940’s the first store opened followed by a post office, and in
1949 a Fire District and Water District were formed followed by a building boom. In 1959, the
city incorporated and the city boundaries were established shortly thereafter. Development took
off in the mid 1970’s with the construction of restaurants, markets, and residences.
Although there is a long history of vehicular use on Grover Beach’s coastline, the Oceano
Dunes State Vehicular Recreation Area, which stretches the coastline from Pismo Beach to
Guadalupe, was established in 1971. One of two main entrances to the park is located at the
terminus of Grand Avenue in Grover Beach. The park attracts a large number of visitors and, in
turn, is a source of revenue for the City.
In 1992, city residents voted to change the name of the city from Grover City to Grover Beach to
reflect the coastal location and, in recent years, has sought to establish itself as a tourism and
transportation hub. A railroad station was constructed in Grover Beach in 1996 and Amtrak
began rail service with two daily stops, further supporting tourism growth in the city. In recent
years, visitor-serving uses have expanded to include plans for a 135-room Hilton Garden Inn
and plans for development of a beachfront lodge and conference facility on west Grand Avenue.

Existing Land Uses and Designations
Chapter 3 of this Master EIR discusses the existing land use designations in Grover Beach.
The reader is asked to review Chapter 3 of this Master EIR.

Special Planning Areas
In recognition of the fact that certain locations require special consideration, the following areas
have established plans to provide further direction for the development of these areas. Lands
within these special planning areas must conform to the requirements of both the underlying
zoning as well as those of the land use designation. Special planning areas include the Coastal
Zone, Airport Review Area, Ramona Specific Plan Area, Grover Beach Improvement Project
Area (Redevelopment Area), Grover Beach Industrial Enhancement Project Area, and Grover
Beach Zoning Districts. These are also summarized in Chapter 3 of this Master EIR.
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4.3.2 Regulatory Setting
California Coastal Act of 1976
The California Coastal Act (CCA) (Public Resources Code §30000 et seq.) is intended to
“protect, maintain, and, where feasible, enhance and restore the overall quality of the coastal
zone environment and its natural and artificial resources.” By State law, the coastal zone is
established by the California Coastal Commission, which has authority to permit, restrict, or
prohibit certain development within the zone. The CCA mandates protection of public access,
recreational opportunities, and marine and land resources. This umbrella legislation mandates
local governments to prepare a land use plan and schedule of implementing actions to carry out
the policies of the CCA within local jurisdictions.

Grover Beach Local Coastal Program
As mandated by the CCA, the Grover Beach Local Coastal Program (LCP) is the implementing
policy document that specifically addresses shoreline access for the public, coastal visitorserving facilities, coastal-dependent industrial and energy related facilities and activities,
protection of sensitive habitats, and protection and preservation of coastal visual and scenic
resources. The Grover Beach LCP reflects the goals and policies of the CCA specifically as
they apply to the coastal zone within the city.

Grover Beach General Plan
California state law requires each City and County to adopt a general plan “for the physical
development of the county or city, and any land outside its boundaries which bears relation to its
planning” (§65300). The California Supreme Court has called the general plan the “constitution
for future development.” The general plan expresses the community’s development goals and
embodies public policy relative to the distribution of future land uses, both public and private.
California statute requires seven elements be included in the general plan. These are land use,
circulation, housing, open space, safety, conservation, and noise. The City of Grover Beach
General Plan also includes a Scenic Routes Element and a Parks and Recreation Element.
These Elements provide the blueprint for future growth in the city. During the environmental
review process, the proposed LUE Update was reviewed for consistency with the following
seven elements: Housing Element, Circulation Element, Open Space and Conservation
Element, Parks and Recreation Element, Noise Element, Scenic Routes Element, and Safety
Element. In addition, the city lies within the Airport Land Use Commission (ALUC) Airport
Review Area. These are also described in Chapter 3 of this Master EIR.

4.3.3 Thresholds of Significance
The significance of impacts on land use was determined by applying criteria listed in Appendix
G of the CEQA Guidelines. For the purpose of this MEIR, a project will have a significant effect
on the environment if it would:
a. Physically divide an established community;
b. Conflict with any applicable land use plan, policy, or regulation of an agency with
jurisdiction over the project (including, but not limited to the general plan, specific plan,
local coastal program, or zoning ordinance) adopted for the purpose of avoiding or
mitigating an environmental effect; and,
c. Conflict with any applicable habitat conservation plan or natural community conservation
plan.
City of Grover Beach
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4.3.4 Impact Assessment and Methodology
The analysis of land use was conducted qualitatively. The potential impacts resulting from
implementation of the proposed LUE Update were analyzed against the proposed policies
whose purpose it is to remedy the impacts.

4.3.5 Impacts and Mitigation Measures
The City’s proposed LUE Update does not divide the community in any way; rather, it has
updated land uses to be more compatible with land use planning concepts such as sustainable
communities and walkable communities. The intent of the proposed LUE Update is to protect
existing land uses and neighborhoods, to encourage visitor serving and mixed uses along the
coastal areas, and to strengthen the downtown core and commercial uses along Grand Avenue
by attracting businesses through incentives and beautification.
The City is leaving its natural resources lands in open space and resource conservation
designations and has implementing measures throughout the various proposed LUE Update
policies to protect habitats that may be found on vacant lands.
The proposed LUE Update has a few conflicts with area-wide land use policies and plans, which
are discussed below.

Community Wide Land Use
LU Impact 1

Under the proposed LUE Update, the low density residential land use
designation, which allows one to five dwelling units per acre proposed
along the Meadow Creek uplands, is inconsistent with the Local Coastal
Program Pismo Lake and Meadow Creek (Northeastern Branch) Action
Item 4 which reads as follows:
Areas designated for development in the Meadow Creek uplands shall
be at a density of 0-4 units per gross acre.

The LCP and the proposed LUE Update appear to conflict since the proposed LUE Update is
recommending a low density residential use of zero to five units per acre. However, the above
action item applies to a neighborhood area that is fully subdivided but that may contain
scattered undeveloped single family lots. The proposed LUE Update will not change the intent
of the LCP or the intent of this area to remain in low density residential uses. Any infill lots in
this area would remain single family residential. The Coastal Commission has concurred with
the concept of secondary units, and any secondary units developed in this area are not likely to
cause a substantial increase in density that would conflict with protection of the Meadow Creek
habitat areas. Therefore, this impact is considered insignificant and no mitigation measures are
necessary.
Residual Impact
Impacts at this level of evaluation are considered insignificant.
LU Impact 2
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The portion of the city located within the Airport Review Area is in the Airport Planning Area T-2
as defined by the Airport Land Use Plan (ALUP). Within planning area T-2, waste disposal sites
are prohibited and the following uses are subject to ALUC review:








Outdoor Sports and Recreation
Public Assembly and Entertainment
Schools – Specialized Education
Schools – College and University
Schools – Pre- to Secondary
Sports Assembly
Temporary Events

The proposed Land Use Diagram includes lands newly designated Public/Quasi-Public, Urban
Reserve, Parks and Recreation, Neighborhood Serving Mixed Use, and Medium Density
Residential within the ALUP Planning Area T-2. The only area that is undeveloped within the
ALUP Planning Area T-2 is the Strawberry Field. There may be scattered infill lots within the
already established residential areas that may be vacant, but residential uses are an allowable
use within ALUP Planning Area T-2 and are not subject to ALUC review. There would be the
potential for the above listed uses to occur on the Strawberry Field acreage that may adversely
affect the operations of the airport. The proposed LUE Update Implementation Measures for
the Strawberry Field already incorporate ALUC review as part of Target Land Use
Requirements for Areas Designated as Urban Reserve (refer to Table LU-15.1).
Mitigation Measures
Implement Goal LU-14 and Policy LU-14.1. Also implement proposed LUE Update Table 8,
Program No. 4(e).
Residual Impact
The proposed LUE Update contains policies to ensure that the ALUC has the ability to approve
future land uses that may interfere with airport safety; therefore, this impact is considered
significant but mitigable.
LU Impact 3

Proposed land use designation changes are inconsistent with the
current Zoning and Subdivision Ordinances.

Mitigation Measures
Implement Goal LU-29 and Policy LU-29.6. Also implement proposed LUE Update Table 8,
Program No. 4.
Residual Impact
Once the Zoning Ordinance and Subdivision Ordinance are amended, this impact will be
considered insignificant.

Grand Avenue Corridor
No land use impacts were found specific to this area.
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Industrial Areas
No land use impacts were found specific to this area.

Strawberry Field
No land use impacts were found specific to this area.

Farroll Road
No land use impacts were found specific to this area.

Residential and Neighborhood Serving Infill Areas
No land use impacts were found specific to this area.

Northeast Grover
No land use impacts were found specific to this area.

4.3.6 Cumulative Impacts
Potential cumulative land use impacts will be avoided or minimized by implementation of the
Goals, Policies, and Implementation Measures listed in the proposed LUE Update. Cumulative
impacts related to other impact areas (e.g., biological resources, air quality, etc.) are analyzed
and discussed in the impact sections of this MEIR.
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4.4 TRAFFIC AND CIRCULATION
The following section discusses the project area transportation and circulation network, how it
fits into the regional and local regulatory setting, and any impacts that would occur as a result of
the project should it be approved. Unless otherwise noted, the following information was
obtained from the California Department of Transportation (Caltrans), San Luis Obispo Council
of Governments (SLOCOG), and the Grover Beach Circulation Element, prepared in 2005.

4.4.1 Existing Conditions
Road Network
Highways
U.S. Highway 101
U.S. Highway 101 (U.S. 101) is the primary north-south route serving Grover Beach. U.S. 101
is on the northeast side of the city and is the primary noise source for residences in this area.
Freeway traffic volumes average about 124,000 vehicles per day at the intersection at Oak Park
Boulevard (Caltrans 2007). This volume increases to about 146,000 vehicles per day during the
peak month, an increase of about 20 percent.

State Route 1
The Pacific Coast Highway (State Route [SR]-1) is a major two-lane north-south coastal
highway serving California, which extends from Orange County to the south to Mendocino
County to the north. SR-1 runs along California’s Pacific coastline and in the federal route
classification system, SR-1 is considered a principal arterial and is part of the Interregional Road
System. SR-1 is generally designated a Scenic Highway for most of its length in the state route
classification system, but is not designated as such in the project area. Annual Average Daily
Traffic (AADT) is about 11,000 vehicles and operates at Level of Service (LOS) C (SLOCOG
2005). The Regional Transportation Plan (RTP) states that, “Pedestrian safety is a concern
given the limited safe crossing opportunities of this route especially in the areas of Oceano,
Grover Beach (north of Grand Avenue), and southern Pismo Beach (at the Monarch Butterfly
Preserve).”

Arterials and Collectors
The first three roads listed below are considered Routes of Regional Significance by SLOCOG.

Grand Avenue
This road is a major thoroughfare and arterial for the city. Bike lanes are planned for this route
but have only been established for a portion of the route. The portion in Arroyo Grande
adjacent to Grover Beach has been striped as a Class II bike route.

Oak Park Boulevard
Oak Park Boulevard offers direct access to SR-227 from U.S. 101 and the Cities of Pismo
Beach and Grover Beach. This road is a major thoroughfare and arterial for the city. Sidewalks
serve most of the road.
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North 4th Street
This road is a major thoroughfare and arterial for the city. Sidewalks are continuous on this
road. Class II bike lanes were recently completed.

13th Street
This street serves many city neighborhoods as a collector and is a primary route to Oceano.
South 13th Street generally has sidewalks in commercial areas but not over its entire length.

Transit Facilities
The City has constructed a Regional and South County Transit Station west of the railroad
tracks at the southeast corner of the intersection of Grand Avenue and SR-1.
Greyhound
provides limited schedule bus service for Grover Beach, which does not support a full-service
terminal or agency. Amtrak has buses at the train depot.
There is a local transit facility at Ramona Park and the Community Center (local transit
providers). Transit service is provided by Regional Transit Authority South County Area Transit
(RTA/SCAT) with four routes. Ride-on Transportation operates a Transportation Management
Association with a fleet of 90 vans and buses county-wide, some of which serve Grover Beach.
There are also several para-transit and dial-a-ride services available to qualifying persons.

Bicycle Facilities
The City has adopted the goal in the 2005 Circulation Element to create a Bikeway Master Plan,
but this has not been accomplished yet. The City recently applied to SLOCOG for funding to
develop this plan, with a 20 percent match from City funds. In a staff report on this item to the
City Council, staff said,
“The City is only 2.25 square miles in size and has a jobs-to-labor force ratio of
0.28. Most residents commute out of town to work, primarily to the City of San
Luis Obispo as a major employment center. The City recently completed
improvements to the Ramona Transit Hub, where bicyclists would be able to bike
to the bus center, place bikes on the bus racks, and head to work.
The City's roadway network is established as a traditional grid system and the
street widths in Grover Beach are wide enough to accommodate designated
bicycle lanes and appropriate facilities, with local street right-of-way width of 70
feet and a street width of 46 feet. Topographically, the city is relatively level and
conducive to bicycling by children, and adults of all ages. Grand Avenue serves
as the primary east-west arterial and is the main street of the city and runs the
length of the adjoining community of Arroyo Grande and through Grover Beach
directly to the beachfront at the Pacific Ocean. Completion of a Bicycle Master
Plan would direct City's effort to create a more bicycle-friendly community.”

Rail Service
Amtrak has a platform with shelter located at 180 West Grand Avenue. No ticketing office is
located here, but Metrolink tickets may be purchased from an automated vending machine.
Amtrak service on the Coast Starlight has daily north- and south-bound service, with
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connections available to east-bound trains at other stations. The Coast Starlight serves from
San Diego to Vancouver, Canada.

Sources of Traffic
The 13,000 people residing in Grover Beach use their personal motor vehicles in similar fashion
to other Californians. Typical household size is about 2.6 persons, or approximately 5,000
households. While no California Department of Motor Vehicles (DMV) data is available for
Grover Beach separately, residents of California typically own two or more vehicles per
household. This would equal approximately 10,000 vehicles registered in Grover Beach.
Standard traffic engineering handbooks predict 10 trips per day per household. This would
mean approximately 50,000 trips generated by residents each day. Seventy-three percent of
residents drive alone to work, 17 percent carpool, two percent walk, and one percent bicycles,
while five percent works from home. Bus ridership for commuting was negligible.
According to a study conducted for access points at the Ocean Dunes, traffic volumes are high.
The Oceano Dunes was visited by approximately 2,076,000 people in 2005 (personal
communication, D. Bellman 2006) and “is the only State Park in California where vehicles can
be driven on the beach” (California Department of Parks and Recreation [State Parks] 2005).
The number of street legal vehicles admitted to the park in 2005 was 335,656 and the number
of Off Highway Vehicles (OHV) was 216,256 (personal communication, D. Bellman 2006).
Holiday weekends show higher rates of visitation than the other times of year. For example,
Memorial Day Weekend 2004 saw an estimated 60,000 visitors to the park. Not all vehicles
entering the Dunes participate in OHV activities. Other recreational opportunities include
swimming, fishing, surfing, and picnicking, among others. Vehicles entering the Dunes from the
current Grand and Pier Avenue entrances must drive on the beach and through Arroyo Grande
Creek to access the designated OHV use and camping areas (Condor Environmental Services
2006); primary access is at Grand and Pier Avenues.

Existing Traffic Volumes and Intersection Configurations
Motor vehicle traffic congestion is generally expressed in terms of Level of Service (LOS). LOS
A through C indicates free-flowing traffic with little delay. LOS D and E indicate worsening
congestion, with LOS F indicating essentially grid lock, or stopped conditions. The definition of
LOS has been expanded to encompass all modes of travel, not just private automobiles. This is
generally useful at the project level, and will be considered in future development projects. In
2003, Omni-Means Transportation Planners completed a Circulation Element update for the
City. All roadway segments meet LOS C or better, with the majority of roads at LOS A. The
description of modeling techniques and traffic counts in that study are incorporated herein by
reference. Table 4.4-1 summarizes LOS categories. Table 4.4-2 summarizes the existing
roadway segment level of service. Figure 4.4-1 shows the forecast traffic counts for Grover
Beach roadways based on the ultimate build-out of the city under the existing 1992 LUE, which
is comparable to the ultimate build-out of the city under the proposed LUE Update. The
modeling techniques and traffic counts, plus the aforementioned tables and figure are found in
the City’s Circulation Element.
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Table 4.4-1. Level of Service Definitions and Criteria for Intersections
Intersection Control
Delay (seconds/vehicle)
LOS

Flow Type

Operational Characteristics
Signal
Control

A

B

C

D

E

F

2-Way-Stop
or All-Way
Stop
Control

Stable Flow

Free-flow conditions with negligible to minimal delays.
Excellent progression with most vehicles arriving during
the green phase and not having to stop at all. Nearly all
drivers find freedom of operation.

< 10

0 – 10

Stable Flow

Good progression with slight delays. Short cyclelengths typical. Relatively more vehicles stop than
under LOS A. Vehicle platoons are formed. Drivers
begin to feel somewhat restricted within groups of
vehicles.

> 10 – 20

> 10 – 15

Stable Flow

Relatively higher delays resulting from fair progression
and/or longer cycle lengths. Individual cycle failures
may begin to appear. The number of vehicles stopping
is significant, although many still pass through without
stopping. Most drivers feel somewhat restricted.

> 20 – 35

> 15 – 25

Approaching
Unstable Flow

Somewhat congested conditions. Longer but tolerable
delays may result from unfavorable progression, long
cycle lengths, and/or high volume-to-capacity ratios.
Many vehicles are stopped. Individual cycle failures
may be noticeable. Drivers feel restricted during short
periods due to temporary back-ups.

> 35 – 55

> 25 – 35

Unstable Flow

Congested conditions. Significant delays result from
poor progression, long cycle lengths, and high volumeto-capacity ratios.
Individual cycle failures occur
frequently. There are typically long queues of vehicles
waiting upstream of the intersection.
Driver
maneuverability is very restricted.

> 55 – 80

> 35 – 50

Forced Flow

Jammed or grid-lock type operating conditions.
Generally considered to be unacceptable for most
drivers. Zero or very poor progression, with oversaturation or high volume-to-capacity ratios. Several
individual cycle failures occur. Queue spillovers from
other locations restrict or prevent movement.

> 80

> 50

Source: HCM-2000, Exhibits 16-2, 17-2 and 17-22; excerpted from the Appendix document to the City’s Circulation Element
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Table 4.4-2. Existing (2002-2003) Roadway Segment Levels of Service

Capacity
Configuration

Roadway Segment

Average
Daily
Traffic
(ADT)

LOS

US 101 – just south of Oak Park Boulevard Ramps

Four-Lane Freeway

54,000

C

US 101 – just south of 4th Street interchange

Four-lane Freeway

61,000

C

US 101 – just north of 4th Street interchange

Four-lane Freeway

61,000

C

SR 1 – just north of Grand Avenue

Three-lane Arterial

14,000

C

SR 1 – just south of Grand Avenue

Three-lane Arterial

11,000

A

Grand Avenue – just west of SR 1

Two-lane Arterial

2,900

A

Grand Avenue – just east of SR 1

Five-lane Arterial

12,690

A

Grand Avenue – b/w 9th Street and 10th Street

Five-lane Arterial

13,320

A

Grand Avenue – b/w Oak Park Blvd. and eastern city limit line

Five-lane Arterial

21,630

A

Front Street – b/w Newport Avenue and Brighton Avenue

Two-lane Collector

550

A

4th Street – b/w Saratoga Avenue and Newport Avenue

Three-lane Arterial

11,510

B

4th Street – just north of northern city limit line

Three-lane Arterial

13,790

C

8th Street – b/w Grand Avenue and Ramona Avenue

Two-lane Arterial

1,910

A

9th Street – b/w Grand Avenue and Ramona Avenue

Two-lane Arterial

3,090

A

10th Street – b/w Grand Avenue and Ramona Avenue

Two-lane Arterial

1,060

A

13th Street – b/w Grand Avenue and Ramona Avenue

Two-lane Arterial

2,860

A

Oak Park Boulevard – b/w Brighton Avenue and Newport Avenue

Four-lane Arterial

15,290

A

Oak Park Boulevard – just west of eastern city limit

Four-lane Arterial

16,670

A

12th Street – just south of El Camino Real

Two-lane Arterial

3,990

A

El Camino Real – b/w 12th Street and city limit line

Two-lane Arterial

3,800

A

Atlantic City Avenue – b/w 4th Street and 5th Street

Two-lane Arterial

1,280

A

City of Grover Beach

4-39

Land Use Element Update
Final Master Environmental Impact Report

Chapter 4

Table 4.4-2. Existing (2002-2003) Roadway Segment Levels of Service

Capacity
Configuration

Roadway Segment

Average
Daily
Traffic
(ADT)

LOS

Newport Avenue – b/w 9th Street and 10th Street

Two-lane Collector

400

A

Newport Avenue – just west of Courtland Street

Two-lane Collector

790

A

Brighton Avenue – just west of Courtland Street

Two-lane Collector

1,840

A

Mentone Avenue – b/w 10th Street and 11th Street

Two-lane Arterial

1,100

A

Mentone Avenue/Ash Street – just east of eastern city limit line

Two-lane Arterial

4,400

A

Farroll Road – b/w 5th Street and 6th Street

Two-lane Arterial

3,850

A

Farroll Road – just east of eastern city limit line

Two-lane Arterial

4,820

A

4th Street – just north of southern city limit line

Two-lane Arterial

1,280

A

13th Street – just north of southern city limit line

Two-lane Arterial

3,430

A

Oak Park Blvd./22nd Street – just north of southern city limit line

Two-lane Arterial

1,170

A

Source: City of Grover Beach Circulation Element Update, 2004.
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Figure 4.4-1 Forecast Traffic Levels
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4.4.2 Regulatory Setting
Traffic is regulated at the federal, state, and local levels through regulations, policies, and/or
local ordinances. Local policies are commonly adaptations of federal and state guidelines,
based on prevailing local conditions or special requirements.

Federal Policies and Regulations
Congressional
The federal Noise Control Act of 1972 [42 U.S.C. 4091] states the following:
a. The Congress finds (1) that inadequately controlled noise presents a growing danger to
the health and welfare of the Nation’s population, particularly in urban areas; (2) that the
major sources of noise include transportation vehicles and equipment, machinery,
appliances, and other products in commerce; and (3) that, while primary responsibility
for control of noise rests with State and local governments, Federal action is essential to
deal with major noise sources in commerce control of which require national uniformity
of treatment.
b. The Congress declares that it is the policy of the United States to promote an

environment for all Americans free from noise that jeopardizes their health or welfare.
To that end, it is the purpose of this chapter to establish a means for effective
coordination of Federal research and activities in noise control, to authorize the
establishment of Federal noise emission standards for products distributed in commerce,
and to provide information to the public respecting the noise emission and noise
reduction characteristics of such products.

State Policies and Regulations
The Caltrans Guide for the Preparation of Traffic Impact Studies (December 2002) states that:
“Caltrans endeavors to maintain a target LOS at the transition between LOS C
and LOS D on State highway facilities; however, Caltrans acknowledges that this
may not be always feasible and recommends that the lead agency consult with
Caltrans to determine the appropriate target LOS.”

City of Grover Beach Policies and Regulations
The City of Grover Beach General Plan Circulation Element contains an extensive set of
policies to improve transportation opportunities and protect the environment by reducing energy
use. This Circulation Element is incorporated herein by reference.

4.4.3 Thresholds of Significance
The significance of project impacts on traffic and circulation is determined based on applicable
policies, regulations, goals, and guidelines defined by CEQA and the City.
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CEQA Guidelines
CEQA is the foundation of environmental law and policy in California. The main objectives of
CEQA are to disclose to decision-makers and the public the significant environmental effects of
proposed activities and to identify ways to avoid or reduce those effects by requiring
implementation of feasible alternatives or mitigation measures.
Under current CEQA
Guidelines, a substantial traffic increase may result in a significant adverse environmental
effect. In current deliberations to have CEQA address climate change, this guidance may be
eliminated, since its effect is to create more automobile infrastructure and hinder pedestrian,
bicycle, and transit utility. By requiring expensive road construction, it often makes housing less
affordable near job centers, and effectively increases commute lengths and regional congestion.
The significance of potential traffic and circulation impacts are based on thresholds identified
within Appendix G of the CEQA Guidelines. According to the current Guidelines, transportation
impacts would be considered significant if the proposed project would:


Cause an increase in traffic which is substantial in relation to the existing traffic load and
capacity of the street system (i.e., result in a substantial increase in wither the number of
vehicle trips, the volume to capacity ratio on roads, or congestion at intersections);



Exceed, either individually or cumulatively, a level of service standard established by the
county congestion management agency for designated roads or highways;



Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm equipment);



Result in inadequate emergency access;



Result in inadequate parking capacity; or,



Conflict with adopted polities, plans, or programs supporting alternative transportation
(e.g., bus turnouts or bicycle racks).

Pedestrian and Bicycle Impacts
An impact to pedestrians and bicyclists would be considered significant if the proposed project
conflicted with existing or planned bicycle facilities. It would also be significant if it created
pedestrian and bicycle demand without providing adequate and appropriate facilities for safe,
non-motorized mobility.

Transit Impacts
Impacts to transit would be considered significant if the proposed project conflicted with existing
or planned transit facilities or generated potential transit trips and did not provide adequate
facilities for pedestrians and bicyclists to access transit routes and stops.

Neighborhood Impacts
Impacts to residential neighborhoods would be considered significant if the addition of traffic
from the proposed project would cause the maximum desired LOS for local residential and
residential collector streets to be exceeded, or if the project were designed in such a way as to
potentially add substantial cut-through traffic to an existing neighborhood. Additionally, the
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project would significantly impact a neighborhood if it creates substantial delay elsewhere,
causing diversion of traffic through a neighborhood.

4.4.4 Impact Assessment and Methodology
In general, the City is largely built-out and only modest traffic increases would occur from new
residential infill or commercial development. Large projects, such as those with potential to
generate over 100 peak hour trips, should be required to conduct a traffic study and implement
appropriate mitigations. Traffic flow mitigations should be harmonized with other goals, such as
pedestrian safety and access, and to avoid increasing cut through traffic in neighborhoods.
Impacts and mitigations are broken-out by the seven planning areas specified in the proposed
LUE Update. In some cases, mitigations are suggested to harmonize the proposed LUE
Update with other existing plans and agency programs, such as the SLOCOG 2050 Community
Blueprint and the County Clean Air Plan.

4.4.5 Impacts and Mitigation Measures
Community Wide Land Use
TC Impact 1

Traffic levels may continue to increase at about two percent per year as
has been seen historically. If this is the case, the community character
will change with increases in traffic volumes, delay, and traffic impeding
pedestrians and cyclists.
Areas near the freeway, especially
intersections now at LOS C, will degrade to LOS D (peak hour) as the
city approaches buildout.

Mitigation Measures
Implement Goals LU-1, LU-3, LU-5, LU-6, LU-11, LU-15, LU-18 through LU-20, LU-26 and LU27, and Policies LU-1.1 through LU-1.3, LU-3.4, LU-5.1, LU-6.2 through LU-6.6, LU-11.3, LU15.2(d) and (g), LU-18.4, LU-19.2, LU-20.1 through 20.5, LU-26.1, LU-27.1, and LU-27.2. Also
implement proposed LUE Update Table 8, Program Nos. 11, 16, 18, 19, 24, 30, 31, and 43.
Residual Impact
Impacts at this level of evaluation are considered less than significant with mitigation.

Grand Avenue Corridor
TC Impact 2

Traffic currently operates at LOS A for motor vehicle traffic but the
commercial corridor is not pedestrian or bicycle friendly.

As noted in the Circulation Element Technical Appendix, in its analysis of the street
perpendicular to Grand Avenue, “Typically, these perpendicular streets are also wide, in excess
of 50 feet curb to curb.” These perpendicular streets could therefore be utilized to provide
additional parking as Grand Avenue business and mixed uses increase. Angled parking
opportunities and bike paths could be added to these streets.
Mitigation Measures
Implement Goal LU-5 and Policy LU-5.1.
Program Nos. 5, 18, and 43.
City of Grover Beach
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Residual Impact
Impacts at this level of evaluation are considered less than significant with mitigation.

Beachfront Area
TC Impact 3

With development of visitor services near the beachfront, intersection
capacity may degrade at the intersection of SR-1 at West Grand Avenue.

The proposed LUE Update includes traffic safety measures and guidance for improving the
intersection at SR-1 and West Grand Avenue. There are a variety of pedestrian friendly
measures that could be incorporated into this intersection when the Beach Front Lodge property
is developed. These could include some or all of the following: constructing medians
landscaped with drought resistant trees, creating center pedestrian islands on SR-1, creating
bulb-outs at corners, installing pavement lighting to alert motorists to the presence of
pedestrians in the crosswalks, and signage alerting motorists to the presence of pedestrians.
There also may include opportunities for altering the design of the intersection to include a
roundabout; however, the railroad tracks may not allow this concept to be incorporated into the
design.
Mitigation Measures
Implement Goal LU-6 and Policies LU-6.1 and LU-6.2. Also implement proposed LUE Update
Table 8, Program Nos. 5, 18, and 43.
Residual Impact
Impacts at this level of evaluation are considered less than significant with mitigation.

Industrial Areas
TC Impact 4

Residential development has been allowed in some planned industrial
areas which tends to impede truck traffic.

Mitigation Measures
Implement Goal LU-20 and Policy LU-20.3. Also implement proposed LUE Update Table 8,
Program No. 43.
Residual Impact
Impacts at this level of evaluation are considered less than significant with mitigation.

Strawberry Field
TC Impact 5

At some future time, the owners may propose development on the
Strawberry Field. Mixed use development is envisioned, with the
potential to add several hundred trips to local roadways.

The property owners will be required to prepare a Traffic Impact Study at the time of submittal of
the Specific Plans. The Traffic Impact Study should look at ways to integrate the developments
into the overall traffic and circulation plan, including bike trails and promotion of a Safe Routes
to Schools program. The proposed LUE Update includes measures to ensure that traffic and
circulation plans are prepared and that effective solutions to traffic congestion are addressed.
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Mitigation Measures
Implement Goal LU-15 and Policy LU-15.2. Also implement proposed LUE Update Table 8,
Program Nos. 19 and 43.
Residual Impact
Impacts at this level of evaluation are considered less than significant with mitigation.

Farroll Road
TC Impact 6

At some future time, the owners may propose development on Farroll
Road. Mixed use development is envisioned, with the potential to add
several hundred trips to local roadways.

The property owners will be required to prepare a Traffic Impact Study at the time of submittal of
the Specific Plans. The Traffic Impact Study should look at ways to integrate the developments
into the overall traffic and circulation plan, including bike trails and promotion of a Safe Routes
to Schools program. The proposed LUE Update includes measures to ensure that traffic and
circulation plans are prepared and that effective solutions to traffic congestion are addressed.
Mitigation Measures
Implement Goal LU-3 and Policy LU-3.2.
Program No. 43.

Also implement proposed LUE Update Table 8,

Residual Impact
Impacts at this level of evaluation are considered less than significant with mitigation.

Residential and Neighborhood Serving Infill Areas
TC Impact 7

Excessive street width in existing residential areas often promotes
speeding which diminishes safety for children and residents.
Specifically, Newport and Longbranch Avenues are identified in the
Technical Appendix of the Circulation Element as wider than necessary
for neighborhood streets.
This width diminishes neighborhood
character and personal safety.
Excessive street width also
substantially increases repaving costs.

Mitigation Measures
Implement Goals LU-3 and LU-19 and Policies LU-3.1 and LU-19.2. Also implement proposed
LUE Update Table 8, Program No. 43.
Residual Impact
Impacts at this level of evaluation are considered less than significant with mitigation.

Northeast Grover
TC Impact 8

City of Grover Beach

Several parcels near Atlantic City Avenue and El Camino Real may
request to develop residential or freeway-oriented commercial projects.
These projects could contribute significant motor vehicle traffic to
roads currently operating at LOS C, and this extra traffic may degrade
intersections to LOS D or worse.
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Mitigation Measures
Implement Goal LU-9 and Policy LU-9.1. Also implement proposed LUE Update Table 8,
Program Nos. 5 and 43.
Residual Impact
Impacts at this level of evaluation are considered less than significant with mitigation.

4.4.6 Cumulative Impacts
TC Impact 9

The city is expected to grow by about 75 people per year to a
conservative build-out population of 15,000 in 2030. This growth will
increase travel by all modes.

Mitigation Measures
Implement the various land use policies outlined in the proposed LUE Update, as well as
proposed LUE Update Table 8, Program No. 43. In addition, the programs and policies in the
Circulation Element apply. Although traffic will increase, the current road capacities appear
capable of handling the increased traffic with the proposed mitigation concepts.
Residual Impact
Impacts at this level of evaluation are considered less than significant with mitigation.
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4.5 AIR QUALITY AND CLIMATE CHANGE
This section uses information provided by the City, County, San Luis Obispo County Air
Pollution Control District (SLO APCD), and Omni Means (City’s transportation consultant on the
Circulation Element). The existing air quality in the City of Grover Beach is generally good, that
is, it meets applicable state and federal health-based standards. However, there is potential for
short-term construction impacts associated with the new development proposed by the
proposed LUE Update. Short-term construction emissions would result from grading and
digging with large equipment, transport of materials, and worker vehicle commutes. Long-term
operational emissions would result from a combination of vehicle and area sources.

4.5.1 Existing Conditions
Regional Meteorology
San Luis Obispo County is part of the South Central Coast Air Basin, which also includes Santa
Barbara and Ventura Counties. The climate of the San Luis Obispo area is strongly influenced
by its proximity to the Pacific Ocean. Winds and inversions play an important role in the
movement and dispersion of pollutants. The speed and direction of local winds are controlled
by the location and strength of the Pacific high-pressure system and other global weather
patterns, topographical factors, and circulation patterns that result from temperature differences
between the land and the sea. Ocean temperatures and other large-scale weather patterns
also control inversions.

San Luis Obispo County
San Luis Obispo County constitutes approximately 3,316 square miles with varied vegetation,
topography, and climate. From a geographical and meteorological standpoint, the county is
divided into three general regions: the Coastal Plateau, the Upper Salinas River Valley, and the
East County Plain. Air quality in each of these regions is characteristically different, although
the physical features that divide them provide only limited barriers to the transport of pollutants
between regions.
Motor vehicles are the primary source of air pollutant emissions and greenhouse gases (GHGs)
(SLO APCD 2009). Approximately 75 percent of the county population, and a corresponding
portion of the commercial and industrial facilities, is located within the Coastal Plateau. Due to
higher population density and closer spacing of urban areas, emissions of air pollutants per unit
area are generally higher in this region than in other regions of the county. However, emissions
per capita may be lower since goods, services, and jobs are typically closer to those in cities
and towns compared to rural areas.

City of Grover Beach
Grover Beach is primarily a bedroom community, with approximately three out of every four
workers currently commuting out of the city for work. This commuting is the primary source of
locally produced GHGs and criteria pollutants.
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Air Quality Monitoring
The county’s air quality is measured at nine ambient air quality monitoring stations. These
stations include seven APCD-operated permanent stations, two state-operated permanent
stations, two special stations, and one station operated by the ConocoPhillips Oil Refinery (for
Sulfur Dioxide). Air quality monitoring is rigorously controlled by federal and state quality
assurance and control procedures to ensure data validity. Gaseous pollutant levels are
measured continuously and averaged each hour, 24 hours a day. Particulate pollutants are
generally sampled by filter techniques for averaging periods of three to 24 hours. PM10
(inhalable particulate matter 10 microns or less in size) and PM2.5 (inhalable particulate matter
2.5 microns or less in size) are sampled for 24 hours every sixth day on the same schedule
nationwide.

Existing Air Quality
The significance of a given pollutant can be evaluated by comparing its atmospheric
concentration to federal and state air quality standards. These standards represent allowable
atmospheric contaminant concentrations at which the public health and welfare are protected.
Generally, standards are set to protect the most vulnerable populations that include infants and
children, those with respiratory illness, and the elderly. California ambient air standards are
generally more stringent than federal standards.
In San Luis Obispo County, ozone and fine particulate are the pollutants of main concern, since
exceedances of state health-based standards for those are experienced in some areas of the
county. Particulate matter is monitored in two ways: PM10 and PM2.5. The monitoring stations
closest to Grover Beach are located in Nipomo.
Between 2005 and 2008, the Nipomo stations recorded one exceedance of the state eight-hour
ozone standard and no violations of state PM2.5 standard. No federal standards have been
exceeded at Nipomo in the past three years. High readings in the East County Plain will
probably trigger a federal ozone non-attainment designation but this will not affect cities on the
coastal plateau. The two PM10 monitoring stations in Nipomo have recorded numerous
violations of the state standard. A study is being conducted by the SLO APCD on the sources
of high PM emissions in the mesa area. Results should be forthcoming this year (2009) and
may be included in City policies to protect air quality, if appropriate.

Global Climate Change
Climate change refers to any significant change in measures of climate (such as temperature,
precipitation, or wind) lasting for an extended period (decades or longer) (Environmental
Protection Agency [EPA] 2007). Climate change may result from:


Natural factors, such as changes in the sun's intensity or slow changes in the Earth's
orbit around the sun;



Natural processes within the climate system (e.g., changes in ocean circulation); or,



Human activities that change the atmosphere's composition (e.g., through burning fossil
fuels) and the land surface (e.g., deforestation, reforestation, urbanization,
desertification, etc.).
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Human activities, such as fossil fuel combustion and land use changes, release carbon dioxide
and other compounds, cumulatively termed GHGs.

Greenhouse Gases
GHGs are any gas that absorbs infrared radiation in the atmosphere and tend to increase the
average planetary temperature (EPA 2007). GHGs, as defined in Assembly Bill (AB) 32,
includes the following: carbon dioxide (CO2), methane (CH4), nitrous oxide (N2O),
hydrofluorocarbons (HFCs), perfluorocarbons (PFCs), and sulfur hexafluoride (SF6). A brief
summary of each GHG is provided below.
Carbon Dioxide (CO2). CO2 is a naturally occurring gas, as well as a byproduct of burning
fossil fuels and biomass, land-use changes, and other industrial processes (EPA 2007).
Anthropogenic CO2 is about 80 percent of current GHG emissions that affects the Earth's
radiative balance. Atmospheric CO2 has a lifetime of about 50 to 200 years (Association of
Environmental Professionals [AEP] 2007).
Methane (CH4). Methane is a hydrocarbon with a global warming potential estimated at 23
times that of CO2. In other words, one pound of methane gas creates radiative forcing equal
to that of 23 pounds of CO2. Methane is produced through anaerobic decomposition of
waste in landfills, animal digestion, decomposition of animal wastes, production and
distribution of natural gas and petroleum, coal production, and incomplete fossil fuel
combustion. Concentrations of methane in the atmosphere have more than doubled since
the pre-industrial period, rising from around 750 parts per billion (ppb) in 1800 to the current
level of around 1750 ppb. Atmospheric methane has a lifetime of about 12 years (AEP
2007).
Nitrous Oxide (N2O). N2O is a powerful GHG with a global warming potential of 310 times
that of CO2. Major sources of nitrous oxide include soil cultivation practices, especially the
use of commercial and organic fertilizers, fossil fuel combustion, nitric acid production, and
biomass burning. Atmospheric N2O has a lifetime of about 120 years (AEP 2007).
Hydrofluorocarbons (HFCS). HFCs are compounds introduced as alternatives to ozone
depleting substances that harm the stratospheric protective layer. HFCs, commonly
refrigerants, are emitted as byproducts of industrial processes, and they are also released
during manufacturing. They are powerful GHGs with global warming potential ranging from
140 to 11,700 times that of CO2. Depending on the HFC species, atmospheric HFCs have a
lifetime of about one to 15 years (EPA 2008; AEP 2007).
Perfluorocarbons (PFCS).
PFCs were introduced as alternatives, along with
hydrofluorocarbons, to ozone-depleting substances. PFCs are also emitted as byproducts
of industrial processes and are used in manufacturing. PFCs do not harm the stratospheric
ozone layer, but they are powerful GHGs with global warming potential ranging from 6,500
to 9,200 times that of CO2. Atmospheric CO2 has a lifetime of about 10,000 to 50,000 years
(AEP 2007).
Sulfur Hexafluoride (SF6). SF6 is a colorless gas soluble in alcohol and ether, slightly
soluble in water, with a global warming potential 23,900 times that of CO2. This very
powerful GHG is used primarily in electrical transmission and distribution systems and as a
dielectric in electronics. Atmospheric CO2 has a lifetime of about 3,200 years (AEP 2007).
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Global Climate Change and Effect on California
In California, the main sources of GHG emissions are from the transportation and energy
sectors. According to the Air Resources Board (ARB) draft GHG emission inventory for 2004,
the highest percentages of GHG emissions result from transportation (39 percent) and electricity
generation (25 percent). California produced 497 million metric tons of CO2 equivalents
(MMtCO2e) in 2004 (ARB 2007). California currently produces about two percent of the world’s
GHG emissions, with about 0.55 percent of the population.
An inventory for Grover Beach is being prepared but not yet available for inclusion in this EIR.
A series of reports issued by the Untied Nations Intergovernmental Panel on Climate Change
(UNIPCC) have synthesized recent scientific studies of climate change (UNIPCC 2007a, 2007b,
2000c). Key findings of these reports include the following:


Global atmospheric concentrations of CO2, CH4, and N2O have increased markedly as a
result of human activities since 1750. Global increases in carbon dioxide concentration
are due primarily to fossil fuel use and land use change, and global increases in
methane and nitrous oxide are due primarily to energy production and agriculture.



Warming of the global climate due to GHGs is unequivocal, as evidenced by increases
in air and water temperatures, widespread melting of snow and ice, and rising global
average sea level. Most of the increase in global average temperatures since the mid20th century is very likely due to increases in GHGs from human activities. GHG
emissions increased 70 percent between 1970 and 2004.



Numerous long-term climate changes observed have included changes in arctic
temperatures and ice disappearance, precipitation, ocean salinity, wind pattern, and the
frequency of extreme weather events such as droughts, heavy precipitation, heat waves,
and tropical cyclone intensity.



Continued GHG emissions at current rates will cause further warming and climate
change during the 21st century. Current estimates are that the global temperature will
increase by nine to 13 degrees Fahrenheit (°F) by 2100 (UNIPCC 2007). Sea levels are
projected to rise by five to seven feet due to polar melting and marine thermal
expansion.



Climate change will have adverse impacts on water resources, ecosystems, food and
forest products, coastal systems and low-lying areas, urban areas, and public health.
These impacts will vary regionally, and may be very expensive for agriculture and
human activities. Sea level rise may completely inundate now inhabited areas (e.g.,
river deltas, Pacific Islands).

Probable Local Impacts:


Agriculture: reduced crop yields, increased irrigation demands, plant damage from
tropospheric ozone. Every two degree increase reduces food crop yields by about 10
percent



Public health: increased smog and commensurate respiratory illness and weatherrelated mortality (California Climate Change Portal [CCCP] 2007).
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Water resources: reduced Sierra snow pack, reduced water supplies, increased water
demands, changed flood hydrology. San Luis Obispo County is increasingly reliant on
water imported from other areas of the state, which in turn, comes primarily from
mountain precipitation.



Sea level rise: According to a recent report by the state Climate Action Team, with a 1.4
meter sea level increase, San Luis Obispo County would have an increase risk of about
70 percent greater property loss during a 100 year flood, compared to current conditions.
About 20 miles of local roads will be at risk from erosion and 22 miles at risk for flooding.



Loss of beach area and dunes caused by inundation: Grover Beach can expect to lose
current beach areas and dunes, although most of the city is above the area of projected
inundation. Dunes do not resist erosion from rising sea levels. For San Luis Obispo
County, geologists estimate that horizontal dune erosion in the coming century will range
between 450 feet and 1100 feet inland (California Climate Change Center 2009).

4.5.2 Regulatory Setting
Federal Clean Air Act Amendments
Air quality protection at the national level is provided through the federal Clean Air Act
Amendments, as amended in 1990. The federal regulations are generally less stringent than
the California law. The act sets statutory deadlines for attaining health standards for ambient
air. The 1990 amendments added several new sections to the law, including requirements for
the control of toxic air contaminants; reductions in pollutants responsible for acid deposition;
development of a national strategy for stratospheric ozone and global climate protection; and
requirements for a national permitting system for major pollution sources.

California Clean Air Act
The California Clean Air Act (CCAA) was signed into law in September of 1988. It requires all
areas of the state to achieve and maintain the California ambient air quality standards by the
earliest practicable date. California standards are generally more stringent than the federal
standards; thus, emission controls to comply with the state law are more stringent than
necessary for attainment of the federal standards. The law requires that all APCDs adopt and
enforce regulations to achieve and maintain the State ambient air quality standards for the area
under its jurisdiction. Pursuant to the requirements of the law, the SLO APCD develops a Clean
Air Plan (CAP) that undergoes subsequent updates as required.
The Final 2001 San Luis Obispo CAP is used to guide emission control schemes that will help
the area meet PM10 and ozone standards for the entire county (SLO APCD 2004). The CAP
presents a detailed description of pollutant sources, future air quality impacts expected under
current growth trends, and an appropriate control strategy for reducing ozone precursor
emissions, thereby improving air quality. Land use generally dictates mobile source activity.
Since cars and trucks are major emission categories, in the long term, land use planning
strongly influences air quality.
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California Climate Change Legislation and Programs
Vehicle Climate Change Standards
AB 1493 (Chapter 200, Statutes of 2002), requires the State to develop and adopt regulations
that reduce climate change emissions emitted by passenger vehicles and light-duty trucks.
Regulations were adopted by ARB in September 2004. The ARB analysis of this regulation
indicates emissions savings of one Million Metric Tonnes (MMt) of CO2 equivalent (CO2e) by
2010 and 30 MMtCO2e by 2020. For these standards to go into effect, the EPA must approve a
waiver of CCAA requirements to allow California (and other states) motor vehicle standards to
exceed federal standards. The Obama administration has proposed national standards that will
achieve essentially the same results, so it is likely AB 1493 will become moot.

AB 32 – California Global Warming Solutions Act of 2006
The California Global Warming Solutions Act of 2006 (AB 32, Health and Safety Code §38500
et. seq.) requires ARB to design and implement emission limits, regulations, and other
measures. These will reduce, by 2020, statewide GHG emissions to 1990 levels (representing
a 25 percent reduction). The ARB is working diligently to implement this law and new
regulations and programs are adopted almost monthly. Control strategies range from reducing
emissions at cement plants to more effective gas capture at landfills.

Senate Bill 97
CEQA requires the Office of Planning and Research (OPR) to prepare and develop proposed
guidelines for implementation of CEQA by public agencies. OPR is required to develop
guidelines for the feasible mitigation of greenhouse gas emissions or the effects of GHG
emissions by July 1, 2009. The Resource Agency must certify and adopt those guidelines by
January 10, 2010. Draft guidelines have been published and this document follows the letter
and spirit of that document.

Governor’s Executive Orders
Executive Order S-3-05 was signed in 2005, and calls for a reduction of GHG emissions to 2000
levels by 2010, a reduction of GHG emissions to 1990 levels by 2020, and a reduction of GHG
emissions to 80 percent below 1990 levels by 2050. The order directs the California EPA
(CalEPA) to coordinate development and implementation of strategies to achieve the GHG
reduction targets in conjunction with other relevant state agencies.
The Climate Action Team (CAT) is made up of representatives from state agencies to
implement the strategies to reduce GHG emissions. The order also includes a reporting
requirement for CalEPA to the governor and legislature. The first report was released in March
2006 (CalEPA 2006), and a report will be issued bi-annually in the future. CAT has also issued
a report on proposed early actions to mitigate climate change in California (CAT 2007).
Executive Order S-1-07, the Low Carbon Fuel Standard (LCFS) (issued on January 18, 2007),
calls for a reduction of at least 10 percent in the carbon intensity of California's transportation
fuels by 2020. The executive order instructed CalEPA to coordinate activities between the
University of California, the California Energy Commission (CEC), and other state agencies to
develop and propose a draft compliance schedule to meet the 2020 target. Furthermore, the
order directed ARB to consider initiating regulatory proceedings to establish and implement the
LCFS. In response, ARB identified the LCFS as an early action item with a regulation to be
adopted and implemented by 2010.
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AB 811—Renewable Energy Funding
This law allows the states, counties, and cities to sell bonds to fund permanently fixed
improvements for solar power and other renewable energy. It allows assessment districts to
finance low interest loans to provide property owners with solar equipment. It allows the
communities to utilize renewable energy options with long-term repayments added to property
tax bills.

SB 375—Planning and Global Warming
SB 375 requires Regional Transportation Plans (locally prepared by SLOCOG) to include
sustainable community strategies that offer incentives to reduce GHG emissions and air
pollution. The mechanisms are through promoting a greater housing choice and shorter
commutes, reducing fossil fuel consumption and preserving more farmlands and habitat. It also
includes a provision to update CEQA to incorporate these sustainable community strategies into
land use review.

San Luis Obispo County GHG Emission Reduction Efforts
Local efforts to quantify and reduce GHG emissions have been led by SLO APCD, who
provided the following information in a recent public statement:
“Many of the programs currently implemented by the District to reduce emissions
and exposure to criteria and toxic air pollutants have ancillary benefits in
reducing greenhouse gas emissions. The following is a brief summary of these
programs. Options for Addressing Climate Change:


Rules and Regulations: Numerous rules adopted by the Board and
implemented by the District to address criteria pollutant emissions also
have the side benefit of reducing greenhouse gases. For instance,
several District rules address conventional emissions from combustion
sources such as boilers, heaters and engines that often result in
equipment modifications or replacement that improves the energy
efficiency of those units and reduces fossil fuel use. Similarly, rules that
regulate or prohibit open burning activities reduce CO2 emissions from
that activity. District Rule 426 regulates landfill emissions of methane.



Clean Fuels: The District is actively involved in and supports the efforts of
the Central Coast Clean Cities Coalition (C5), a local nonprofit coalition
which promotes the use of cleaner alternative fuel technologies. With over
40 percent of the greenhouse gas emissions coming from mobile
sources, these efforts are an essential tool in reducing fossil fuel use and
associated CO2 emissions.” (Note that a recent inventory completed after
this statement showed 67% of CO2 emissions come from motor vehicles).



Development Review: Through the California Environmental Quality Act
(CEQA) review process the District evaluates impacts from land use
development projects and recommends measures to reduce emissions.
Mitigation measures focus on reducing emissions from motor vehicles
and improving energy efficiency, both of which directly reduce criteria
pollutants and GHGs. Such strategies include incorporation of energy
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efficiency measures (increased insulation, high efficiency appliances and
lighting, passive and active solar systems, etc.) that go beyond current
building standards; and including Smart Growth principles into the project
design to reduce vehicle trips and increase the viability of alternative
transportation.


Grant Programs: Many emission reduction projects funded through the
various grant programs administered by the District result in replacement
or retrofit of older, high emission engines with cleaner and more efficient
engines that simultaneously reduce fuel use, thus reducing CO2
emissions. Conversion of stationary and mobile diesel engines to natural
gas or electric motors also serves to reduce CO2 emissions.



Transportation Choices Program: In partnership with SLO Regional
Rideshare, Ride-On and the APCD, the Transportation Choices Program
(TCP) is a free program offered to businesses and organizations
throughout SLO County to reduce employee and student commute trips
and promote the use of alternative transportation.



Pollution Prevention: The Pollution Prevention Program promotes the use
of and publicly recognizes small businesses that successfully employ
pollution prevention and emission reduction techniques as part of routine
operating procedures. Many of the businesses so recognized have
incorporated operational changes that reduce their emissions through
efficiency improvements that also reduce fuel and product use and saves
(sic) energy.



Public Outreach: The APCD implements a number of outreach
campaigns to promote a variety of clean air programs, including backyard
burning reduction programs, clean car awareness, pollution prevention,
energy efficiency and transportation alternatives, all of which promote
community consciousness and lifestyle choices that can help reduce our
impacts on climate change.”

A GHG inventory for the unincorporated county shows that transportation creates 67 percent of
GHGs, commercial and industrial create 15 percent, residential creates nine percent, and other
sources the remaining nine percent. For County government operations, employee commute
creates 74 percent, fleet vehicles create 10 percent, buildings create 15 percent, and other
sources the remaining one percent. To achieve the reductions mandated in AB32, the county
must reduce GHGs by 32 percent by 2020, compared to business as usual.
The City of Grover Beach anticipates completion of the city’s GHG inventory in August 2009 that
will identify community-wide and municipal sources. This will allow the city to prepare a Climate
Action Plan to reduce greenhouse gases as required by AB 32.
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4.5.3 Thresholds of Significance
The significance of potential air quality impacts is based on thresholds identified within Appendix
G of the CEQA Guidelines and standards established within the SLO APCD CEQA Air Quality
Handbook. The specifics of these guidelines are defined below.

CEQA Guidelines
Appendix G of the CEQA Guidelines provides the following thresholds for determining
significance with respect to air quality. Air quality impacts would be considered significant if the
proposed project would:


Conflict with or obstruct implementation of the applicable air quality plan;



Violate any air quality standard or contribute substantially to an existing or projected air
quality violation;



Result in cumulatively considerable net increase of any criteria pollutant for which the
project region is non-attainment under an applicable federal or state ambient air quality
standard (including releasing emissions which exceed quantitative thresholds for ozone
precursors);



Expose sensitive receptors to substantial pollutant concentrations; or,



Create objectionable odors affecting a substantial number of people.

SLO APCD CEQA Air Quality Handbook
According to the April 2003 CEQA Air Quality Handbook, project impacts may also be
considered significant if one or more of the following special conditions apply:


If the project has the ability to emit hazardous or toxic air pollutants in the close proximity
of sensitive receptors, such that an increased cancer risk affects the population.



If the project has the potential to emit diesel particulate matter in an area of human
exposure, even if overall emissions are low.



Remodeling or demolition operations where asbestos-containing materials will be
encountered.



If naturally occurring asbestos has been identified in the project area.



If project has the ability to emit hazardous or toxic air pollutants in the close proximity of
sensitive receptors, such as schools, churches, hospitals, etc.



If the project results in a nuisance odor problem to sensitive receptors.



Comparison of actuated project emissions to District emissions threshold;



Consistency with the most recent Clean Air Plan for San Luis Obispo County; and,
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Comparison of predicted ambient pollutant concentrations resulting from the project to
state and federal health standards.

The CEQA Air Quality Handbook defines thresholds for long-term operational emissions and
short-term construction related emissions. Depending on the level of exceedance of a defined
threshold, the APCD has established varying levels of mitigation.

Significance of Long-term Operational Emissions
The threshold criteria established by the SLO APCD to determine the significance and
appropriate mitigation level for long-term operational emissions (i.e., vehicular and area source
emissions) from a project are presented in Table 4.5-1. Emissions that equal or exceed the
designated threshold levels are considered potentially significant and should be mitigated. As
shown in the table, the level of analysis and mitigation recommended follows a tiered approach
based on the overall amount of emissions generated by the project. For projects requiring air
quality mitigation, the APCD has developed a list of both standard and discretionary mitigation
strategies tailored to the type of project being proposed: residential, commercial, or industrial.
The level of mitigation is shown in Table 4.5-2.
Table 4.5-1. SLO APCD Thresholds of Significance for Operational Emissions Impacts
Pollutant

Threshold

Tier I

Tier II

Tier III

ROG, NOX, SO2, PM10

<10 lbs/day

10 lbs/day

25 lbs/day

25 tons/yr

CO

<550 lbs/day

---

550 lbs/day

---

Level of Significance

Insignificant

Potentially
Significant

Significant

Significant

Negative Declaration

Mitigated ND

MND or EIR

EIR

Environmental Document

Source: County of San Luis Obispo, APCD CEQA Air Quality Handbook, 2003

Table 4.5-2. Mitigation Threshold Guide
Mitigation Measures Recommended
Emissions
Standard
Discretionary

Discretionary

Off-Site

< 10 lbs/day

None

None

None

10 - 14 lbs/day

All

3

None

15 - 19 lbs/day

All

6

None
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Table 4.5-2. Mitigation Threshold Guide
Mitigation Measures Recommended
Emissions
Standard
Discretionary

Discretionary

Off-Site

20 - 24 lbs/day

All

10

None

≥ 25 lbs/day

All

All Feasible

Maybe

≥ 25 tons/yr

All

All Feasible

Yes

Source: County of San Luis Obispo, APCD CEQA Air Quality Handbook, 2003

Significance of Short-term Construction Emissions
Heavy equipment and earth-moving operations can generate construction dust and combustion
emissions. These may have substantial temporary impacts on local air quality. Fugitive dust
emissions would result from land clearing, demolition, ground excavation, cut and fill operations,
and equipment traffic over temporary roads at the construction site. Combustion emissions,
such as NOX, and diesel particulate matter, are most significant when using large diesel fueled
scrapers, loaders, dozers, haul trucks, compressors, generators, and other types of equipment.
Because specific construction equipment information is often not available during the EIR
process, the SLO APCD has developed an alternative method for calculating construction
emissions based on the amount of earthwork involved for a particular project. Table 4.5-3
summarizes the level of emissions requiring mitigation.
Table 4.5-3. Level of Construction Activity Requiring Mitigation
Emissions

Amount of Material Moved

Pollutant

ROG

Tons/Qtr

Lbs/day

Cu. Yds/Qtr

Cu. Yds/Day

2.5

185

247,000

9,100

6.0

185

593,000

9,100

2.5

185

53,500

2,000

6.0

185

129,000

2,000

NOX

PM10

Any project with a grading area greater than 4.0
acres of continuously worked area will exceed the
2.5-ton PM10 quarterly threshold. Combustion
emissions should always be calculated based
upon the amount of cut and fill expected.

2.5

Note: All calculations assume working conditions of 8 hours per day, 5 days per week, for a total of 65 days per quarter.
Source: County of San Luis Obispo APCD CEQA Air Quality Handbook, 2003
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Greenhouse Gas Emissions
Regulatory guidance is available to assist lead agencies in establishing thresholds of
significance for GHG emissions that result from proposed projects. OPR, the California Air
Pollution Control Officers Association (CAPCOA), and others have written proposals for
establishing thresholds. The City can adopt its own thresholds with recommendations from
local air quality officials. Nearly all projects that involve the consumption of fossil fuels, for
example, would contribute cumulatively to global warming, so a finding of cumulative impact
would be logical.
In the absence of the City adopting quantitative emission thresholds, consistency with adopted
programs and policies is used by many jurisdictions to evaluate the significance of cumulative
impacts. The strategies recommended by the state CAT can be adopted to help reduce the
state’s GHG emissions. Consistency with these strategies is assessed to determine if the
contribution of the proposed project to cumulative GHG emissions is considerable.

4.5.4 Impact Assessment and Methodology
The APCD has established four separate categories of evaluation for determining the
significance of air quality emissions. Full disclosure of the potential air pollutant and/or toxic air
emissions from a project is needed for these evaluations, as required by CEQA. The evaluation
categories include:


Comparison of calculated project emissions to APCD emission thresholds;



Consistency with the most recent CAP;



Comparison of predicted ambient pollutant concentrations resulting from the project to
federal and state health standards, when applicable; and,



The evaluation of special conditions that apply to certain projects.

This document analyzes impacts using a reasonable worst-case analysis approach for air
quality resources. Section 5 of each impact section describes the specific methodologies of
each worst-case approach under each project component heading, as applicable. Emission
estimates for the proposed project have been determined through the following:


Consultation with SLOCOG Rideshare Program;



Use of the SLO APCD CEQA Air Quality Handbook (April 2003);



Use of the SLO APCD CAP (December 2001);



Population growth estimates in the proposed LUE Update; and,



Incorporation of the Traffic and Circulation Study prepared by Omni Means for the
Circulation Element Update.

The key factor in the following discussion is that residential areas are essentially built-out.
SLOGOG forecasts the city’s population to increase by an average of 75 people per year
(through 2030), when an ultimate population of 15,000 is reached (refer to Table 1 in the
proposed LUE Update). Most of this new population would reside in mixed-use and in-fill
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dwellings. Most of the proposed LUE Update impacts will be from: (1) redeveloping the Grand
Avenue commercial area with pedestrian friendly mixed-use projects; and (2) constructing a
large new hotel at Grand and SR-1.

4.5.5 Impacts and Mitigation Measures
Community Wide Land Use
Short-term Construction Related Emissions
Combustion (ROG and NOx), Fugitive Dust (PM10), and Hazardous Air Pollutant
Emissions
AQ Impact 1

Emissions may be created that exceed the SLO APCD thresholds of
significance.

Mitigation Measures
Implement Goal LU-27 and Policies LU-27.1 through LU-27.10. Also implement proposed LUE
Update Table 8, Program Nos. 30, 31, 42 and 43.
Residual Impact
This impact is considered less than significant with mitigation.

Asbestos Exposure
AQ Impact 2

Demolition or reconstruction on projects initiated by the City or given a
permit by the City may emit inhalable asbestos into the air. Naturallyoccurring asbestos may also be found in local soils.

Mitigation Measures
Implement Goal LU-27 and Policy LU-27.10. Also implement proposed LUE Update Table 8,
Program Nos. 30, 31, 42 and 43.
Residual Impact
Asbestos impacts are considered less than significant with mitigation.

Odors
AQ Impact 3

Activities permitted by the City may create objectionable odors that
create a nuisance to a considerable number of persons.

Mitigation Measures
Implement Goals LU-11, LU-20, and LU-27 and Policies LU-11.4, LU-20.1(g), LU-27.9, and LU27.10. Also implement proposed LUE Update Table 8, Program Nos. 4, 25, 30, 31, 42 and 43.
Residual Impact
Odor impacts are considered less than significant with mitigation.
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Consistency with Clean Air Plan
The SLO APCD CEQA Air Quality Handbook recommends assessing the following CAP policies
to determine consistency. These policies are in place to attain federal and state emission
thresholds. Projects that are not consistent with the CAP potentially contribute to unhealthful air
pollutant levels, and interfere with the County’s ability to be in attainment. Policy LU-27.10
ensures consistency with the CAP.

Greenhouse Gas Emissions
GHGs are generally long-lived and affect the entire planet. Emissions from the U.S. are
estimated at about 20 percent of the annual total for the planet. Grover Beach is a small part of
the entire U.S. emission profile; however, Grover Beach may experience significant impacts
from rising sea levels with greater potential for flooding and dune erosion. Therefore, the City
should take a leadership position to reduce emissions through measures that also benefit in
other ways, such as economic development of the downtown area. The City will likely need
increased revenues to mitigate future climate changes such as rising sea level.
AQ Impact 4

New buildings will increase energy consumption, which in turn creates
criteria pollutant emissions and consumes fossil fuels and GHGs
(primarily CO2).

Mitigation Measures
Implement Goal LU-27 and Policies LU-27.1 through LU-27.10. Also implement proposed LUE
Update Table 8, Program Nos. 30, 31, 42 and 43.
Residual Impact
Energy impacts are considered less than significant with mitigation.
AQ Impact 5

New residence and commercial activities will increase trips by motor
vehicles, which creates criteria pollutant emissions and GHGs.

Mitigations Measures
Implement Goal LU-27 and Policies LU-27.1 through LU-27.10. Also implement proposed LUE
Update Table 8, Program Nos. 30, 31, 42 and 43.
Residual Impact
Pollutant emissions and GHGs are considered less than significant with mitigation.
AQ Impact 6

New development will create emissions through soil disturbance and
vehicle emissions. New projects may increase motor vehicle emissions
beyond the levels assumed in the Clean Air Plan.

Mitigation Measures
Implement Goal LU-27 and Policies LU-27.1 through LU-27.10. Also implement proposed LUE
Update Table 8, Program Nos. 30, 31, 42 and 43.
Residual Impact
Soil disturbance impacts and motor vehicle emissions are less than significant with mitigation.
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Grand Avenue Corridor
Refer to AQ Impacts 1 through 6 discussions.

Beachfront Area
Refer to AQ Impacts 1 through 6 discussions.

Industrial Areas
Refer to AQ Impacts 1 through 6 discussions.

Strawberry Field
Refer to AQ Impacts 1 through 6 discussions.

Farroll Road
Refer to AQ Impacts 1 through 6 discussions.
AQ Impact 6a New development on the frontage road along U.S. Highway 101
in the vicinity of the Oak Park Blvd. and Atlantic City Avenue
parcels may expose at risk population groups to toxic exposure
resulting from traffic on the freeway.
Mitigation Measures
Amend Policy LU-27.9 by adding the following text at the end:
…including the guidance regarding site sensitive receptors (at risk population groups)
away from the freeway corridor, consistent with the guidelines in the Air Quality and
Land Use Handbook: A Community Health Perspective.

Residential and Neighborhood Serving Infill Areas
Refer to AQ Impacts 1 through 6 discussions.

Northeast Grover
Refer to AQ Impacts 1 through 6 discussions.

4.5.6 Cumulative Impacts
Criteria Pollutants and Consistency with the Clean Air Plan
As noted in the 2009 GHG Inventory for San Luis Obispo County, motor vehicles create about
67 percent of total GHG emissions. The manner that Cities construct and manage the
circulation system directly affects motor vehicle use, and encourages or discourages walking,
transit, or cycling. Grover Beach is primarily a bedroom community with the majority of workers
leaving the city by single occupant vehicle. This is a significant impact that can be reduced if
not wholly avoided. The proposed LUE Update will foster infill development and local job
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creation in a pedestrian-scale downtown, and opportunities will increase for city residents to
work and shop within walking or bicycling distance of home.
The project will increase opportunities for bicycling, walking, and improve the jobs/housing
balance. This is a positive impact compared to no action (not updating the LUE). Thus,
emissions of criteria pollutants would probably diminish over time compared to no LUE update.
Actions to increase non-motorized travel and reduce commuting out of the community are
consistent with the CAP.
Therefore, the proposed LUE Update can be considered a cumulative (city-wide and possibly
county-wide) beneficial effect since it includes measures to comply with the CAP.

Greenhouse Gases
Emissions from motor vehicles and energy used in new buildings would contribute to global
warming.
AQ Impact 7

The proposed LUE Update will create GHGs through new construction
and additional residents. These GHGs will add to an existing problem
and new emissions make meeting reduction targets (AB32) more
difficult.

Mitigation Measures
Implement Goal LU-27 and Policies LU-27.1 through LU-27.10. Also implement proposed LUE
Update Table 8, Program Nos. 30, 31, 42 and 43.
Residual Impact
Climate change impacts are less than significant with mitigation.
AQ Impact 8

Sea level rise may impact flooding on local creeks, which in turn can
affect roads and structures. Dune erosion is also forecast to remove
material from 400 feet to 1100 feet inland.

Mitigation Measures
Implement Goals LU-16, LU-17 and LU-27 and Policies LU-16.1, LU-16.4, LU-16.7, LU-16.8,
LU-17.1, LU-27.1 and LU-27.2. Also implement proposed LUE Update Table 8, Program Nos.
28, 30, 31 and 42.
Residual Impact
Climate change impacts that are less than significant with mitigation.
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4.6 NOISE
The effects of noise are considered in two ways: how a proposed project may increase existing
noise levels and affect surrounding land uses; and how a proposed land use may be affected by
noise from existing and surrounding land uses. The following section addresses:


The fundamentals of sound and noise measurements;



The existing noise environment of the proposed LUE Update area;



Federal, state, and local noise guidelines and policies;



Potential impacts resulting from implementing the proposed LUE Update; and,



Potential noise impacts that would be encountered throughout the area.

4.6.1 Existing Conditions
Noise Definition and Terminology
Noise is generally defined as unwanted sound. Noise meters are instruments that detect small
changes in atmospheric pressure. These meters cannot distinguish between that which is
wanted (e.g., birds singing, waves on a beach, etc.) and that which is not (e.g., traffic or railroad
noise). Thus, measurements of noise are more accurately described as measurements of
sound pressure.
Noise sources and sound intensities can vary significantly over the city’s area. Motor vehicles
are usually the primary noise source in California cities. Variables that affect traffic noise
include traffic volumes, proximity to the noise source, time of day, speed, pavement condition.
Topography also plays a significant role in the perception of traffic related noise emissions.
Road segments that are cut below or significantly elevated above the grade at which noise is
measured will generally produce a quieter noise environment.
Sites that have abundant vegetation and an undulating profile (soft sites) will absorb sound
pressure waves more fully than an area that is predominantly asphalt or concrete (hard site).
Under normal conditions on hard sites, noise will attenuate (drop-off) at an approximate rate of
3.0 dBA per doubling of distance (DD) for a line source (i.e., traffic sources) and about 6.0
dBA/DD for a point (stationary) source. An excess ground attenuation value of 1.5 dBA/DD over
standard conditions would be assumed for undeveloped areas or agricultural parcels.
The only way to ascertain the noise level at a given site is to actually measure it. Consequently,
noise study that includes monitoring is required for many larger development projects near
known sound sources (e.g., highways). Qualified persons, using laboratory-certified sound
meters, conduct noise studies. Often noise studies gather measurements for several days, and
this data is used to calculate the Day/Night Sound Level (Ldn) and/or the Community Noise
Exposure Level (CNEL). These two metrics penalize night time noise to reflect normal sleep
patterns. Having noise exposure information allows better site planning and architectural
treatments (e.g., quiet windows) as needed.
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Identified Sensitive Land Uses
Certain land uses are considered more sensitive to ambient noise levels than others, due to the
amount of noise exposure and the types of activities involved. In general, existing noisesensitive land uses include, but are not limited to, the following:











Residential areas;
Schools-preschool to secondary, college; specialized education and training;
Health care services (hospital);
Nursing and personal care;
Churches;
Public assembly and entertainment;
Libraries and museums;
Hotels and motels;
Outdoor sports and recreation; and,
Offices.

Existing Noise Environment
Transportation Noise Sources
Primary city-wide noise sources include traffic, farm equipment, trains, and aircraft. Local
control of these noise sources is sometimes pre-empted by existing federal or state regulations.
However, regulating the location and design of specific land uses affected by these sources
may minimize the negative effects of noise exposure. Various treatments or management
patterns can also be applied to noise sources. Since road noise is a function of speed, surface
quality, and type of vehicles (i.e., trucks are louder than cars), these factors can be modified for
a quieter community. Paving with rubberized asphalt is one of the most promising techniques to
make quieter road surfaces.

State Highways and Major County Roadways
Highway 1 (SR- 1) and U.S. Highway 101 (U.S. 101) are the main state highways in Grover
Beach. These are also the primary source of traffic noise in the city. Brown-Buntin and SWCA
conducted Grover Beach noise surveys in 2008 and 2009, respectively. This data was gathered
to provide a broad overview of community noise levels, and is summarized in Table 4.6-1 below.

City of Grover Beach

4-66

Land Use Element Update
Final Master Environmental Impact Report

Noise

Table 4.6-1. 2008 and 2009 Measured Noise Levels (Automobile Sources)
Noise Levels (dBA)
Location

Traffic Volumes

Period of
Measurement
Leq

Max

Min

Measurement
Location

Source

Veh/hr

1*

15 minute

69.4

82.6

55.7

Oak Park @ Atlantic City

Traffic

1,100

2**

15 minute

70.2

80.6

55.9

13th @ Grand Ave

Traffic

1072

3**

15 minute

61.7

74.3

48.9

13th @ Brighton

Traffic

152

4

24 hours

58 Ldn

75.0

40.0

th
Grover Heights Park – 10 and
Atlantic

Traffic

unknown

5

24 hours

56 Ldn

68.0

36.0

City Corp. Yard 115 Farroll Rd

Traffic

unknown

*35 feet from the centerline of Oak Park Road.
**Edge of the road (on the sidewalk).

Figure 4.6-1 shows the locations where the 2008 and 2009 noise monitoring occurred. The
variability of hourly average noise readings over March 27, 2008 for locations 4 and 5 are
shown on Figures 4.6-2 and 4.6-3. These averages are representative of community noise
levels occurring on a weekday.

Railroad Noise
Trains that sound horns at surface grade crossings can be a major noise source. The sound of
the wheels and engines is a lesser source. The Southern Pacific railroad crosses Grand
Avenue at grade. Trains sound their horns at this location to warn motorists and pedestrians.
According to the Federal Department of Transportation (DOT), train horn sounding can be
between 106 and 113 dBA SEL at 100 feet from the track. The sound exposure level (SEL) is a
measurement used for short-term events. Noise of this volume (train horn) can be heard six
miles or more away under normal conditions in suburban areas. Eliminating at-grade crossings
avoids horn sounding and thus substantially reduces impulsive noise.

Aircraft Noise
Aircraft landing and take off patterns expose the community to sound. Helicopters serving
hospitals are also a source of community noise exposure. By law, airport managers can advise
agencies with land use authority nearby about the appropriateness of proposed zoning and land
use approvals. The majority of the city is within the Airport Review Area for the small county
airport at Oceano. The Airport Land Use Commission (ALUC) creates plans and manages the
three public airports in San Luis Obispo County. The ALUC has prepared a map of estimated
noise impact contours, shown in Figure 4.6-4.
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Figure 4.6-1. Noise Monitoring Locations
City of Grover Beach

4-68

Land Use Element Update
Final Master Environmental Impact Report

Noise

Figure 4.6-2. Location 4 Hourly Average Noise Readings – March 27, 2008
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Figure 4.6-3. Location 5 Hourly Average Noise Readings – March 27, 2008
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Figure 4.6-4. Noise Impact Contours
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According to the 2007 Oceano Airport Land Use Plan, “The County of San Luis Obispo, the City
of Grover Beach, and the City of Arroyo Grande must, prior to enacting certain ordinances and
actions which include lands within the airport land use planning area and which may affect the
viability of the Oceano County Airport or the compatibility of the Airport with surrounding land
uses, refer such actions to the ALUC”.
The airport plan also contains limits on density and new residential development in specified
areas under the runways. These areas are primarily within 2,000 feet of either end of the single
Oceano runway. According to the noise impact contours provided by the airport, most residents
who would be affected by airport noise live in the south-west portion of the city. On the east
side of SR-1 this is the area generally south of Farroll Road and west of 13th Street. On the
west side of SR-1, is the area generally impacted by airport noise, south of Smith Avenue and
west of Lakeside Avenue in the community of Oceano.

Stationary Noise Sources
The primary sources of stationary noise within the existing city limits include many existing
industrial, commercial, and agricultural processes. Federal and state employee health and
safety regulations (Occupational Safety and Health Administration [OSHA] and California OSHA
[CalOSHA]) control noise production within an industrial or commercial facility or in close
proximity to many types of agricultural equipment. However, exterior noise emissions from such
operations have the potential to exceed locally acceptable standards at nearby noise-sensitive
land uses.
Stationary noise control issues focus upon two objectives: (1) to prevent the introduction of new
noise-producing uses in a noise sensitive area; and (2) to prevent encroachment of noisesensitive land uses upon existing noise-generating facilities. The City attempts to achieve these
objectives by applying performance standards and by requiring that new noise-sensitive uses in
proximity to existing noise sources include receiver-based mitigation measures.

4.6.2 Regulatory Setting
Noise is regulated at the federal, state, and local levels through regulations, policies, and/or
local ordinances. Local policies are commonly adaptations of federal and state guidelines
based on prevailing local conditions or special requirements.

Federal Policies and Regulations
Congressional: The Federal Noise Control Act of 1972
This law states that controlling noise protects the health and welfare of the Nation’s population.
It recognizes that transportation vehicles, machinery, and appliances are noise sources.
Responsibility for controlling these noise sources rests with state and local governments.
Moreover, the federal government will coordinate and adopt standards for inter-state commerce
projects (e.g., airports).

Federal Highway Administration: 23 CFR 772
Federal code provides uniform procedures to evaluate highway noise and implement abatement
measures. Interpretation of what constitutes ‘substantial noise’ is left to the states.
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State and Local Policies and Regulations
California Government Code
The State General Plan Guidelines requires that local governments identify major noise sources
and areas containing noise-sensitive land uses. Noise must be quantified by preparing
generalized noise exposure contours for current and projected conditions. Contours may be
prepared in terms of either the Community Noise Equivalent Level (CNEL) or the Day-Night
Average Level (Ldn).

4.6.3 Thresholds of Significance
City of Grover Beach General Plan Noise Element and Standards
In 1993, the City adopted a Noise Element as a required element of the General Plan. State
planning guidelines specify that the City must analyze and quantify noise levels and community
noise exposure. Local data for various noise generators was collected to develop noise control
policies that minimize community exposure to excessive noise. The Noise Element contains
maps showing noise contours. Theses contour maps can help guide land use decisions. The
Element also contains implementation measures and possible solutions to existing and future
noise problems.
Table 4.6-2, below, shows compatibility of various land uses with
transportation noise sources.
Table 4.6-2. Land Use Compatibility for New Development
Near Transportation Sources
Exterior Noise Exposure, Ldn or CNEL (dB)
Land Use
55

60

65

70

75

80

Residential, Theatres, Auditorium, Music Halls

Transient Lodging – Motels, Hotels
Schools, Libraries, Museums, Hospitals,
Nursing Homes, Meeting Halls, Churches
Playgrounds and Parks

Offices
Acceptable, no mitigation required
Conditionally Acceptable, Mitigation required
Normally Unacceptable, mitigation may not be feasible
Source: City of Grover Beach, General Plan, 1993
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CEQA Guidelines
Appendix G of the CEQA Guidelines provides that noise impacts would be considered
significant if the proposed project would result in:
a. Exposure of persons to or generation of noise levels in excess of standards established
in the local general plan or noise ordinance, or applicable standards of other agencies;
b. Exposure of persons to of generation of excessive ground borne vibration or ground
borne noise levels;
c. A substantial increase in ambient noise levels in the project vicinity above levels existing
without the project;
d. For a project located within an airport land use plan area or, where such a plan has not
been adopted, within two miles of a public use airport, exposure of people residing or
working in the project area to excessive noise levels.

4.6.4 Impact Assessment and Methodology
Transportation Noise Assessment
Vehicle Traffic
Grand Avenue and SR-1 carry substantial traffic volumes during peak periods, typically morning
and evening commuter hours and during weekends. Generally speaking, doubling the traffic
volume will produce a 3.0 dB increase in the ambient noise environment, under normal free-flow
traffic conditions. Since Grover Beach has a distinct downtown area, there is a physical limit to
the number of automobiles that can actually occupy the queuing space at stoplights and
intersections. Once volume saturation occurs, the noise environment will reach a maximum
level, and sustain that level as long as the vehicle volume stays the same. If more vehicles are
added to a saturated traffic condition, the maximum noise level could be sustained for longer
periods, thereby increasing the Leq (hourly) and Ldn (daily) noise levels.
At speeds below 35 miles per hour (mph), the primary source of noise from motor vehicles
comes from the interaction of the tire and pavement. Certain pavement materials can reduce
noise by 50 percent or more below that of standard paving materials. At speeds above 35 mph
wind noise becomes a larger component of vehicle noise generation.

Peak-hour Leq
The procedure for assessing vehicular traffic noise impacts includes measuring the peak-period
noise levels at select locations and simultaneously counting vehicles. Typically, multi-axle
trucks, cars, and motorcycles are counted separately. The measured noise levels are then
adjusted mathematically to forecast future noise levels by using the forecast traffic volume for
various road segments. The decibel scale is logarithmic and produces linear correlations for
evaluating future noise levels.
In urban areas, the peak-hour Leq noise level is essentially equivalent to the Ldn noise level
(generally yielding results within 1.0 dBA of each other). The Ldn is the standard measure used
for evaluating community noise impacts in the city Noise Element. For most situations involving
noise originating from vehicular traffic, the peak-hour Leq can be used as the Ldn level, avoiding
the need and cost for 24-hour continuous noise measurements. Noise measurements were
taken for 15 minutes at each location, and hourly traffic counts were derived by multiplying the
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15-minute traffic count by four. Further analysis is based on the average noise levels (Leq) as
discussed in this report.

Stationary Noise Assessment
Measurements were made near various industrial and agricultural operations, mostly in the
southwest part of the city. These measurements are typical of existing conditions, but may vary
as businesses change practices. The City should require noise monitoring when new industrial
proposals have the potential to impact residences or other sensitive receptors.
In general, development of mixed-use projects and improving the pedestrian environment will
encourage visitors to walk once they reach the city. Likewise, development of residential/office
uses in the downtown district will facilitate walking and biking and diminish use of the
automobile for short-trips. Overall, the proposed LUE Update comprehensively encourages and
develops the City Vision to make walking and bicycling primary travel modes within the city.

4.6.5 Impacts and Mitigation Measures
Community Wide Land Use
N Impact 1

Increasing visitor-serving businesses will increase traffic noise.

Mitigation Measures
Implement Goal LU-20 and Policies LU-20.1(g), LU-20.4, and LU-20.8(h). Also implement
proposed LUE Update Table 8, Program No. 43, and the Noise Element in the Grover Beach
General Plan.
Residual Impact
This impact is considered less than significant with mitigation.
N Impact 2

General community noise exposure (Ldn) will increase as population
grows and vehicle traffic increases.

Mitigation Measures
Implement Goal LU-20 and Policies LU-20.1(g), LU-20.4, and LU-20.8(h). Also implement
proposed LUE Update Table 8, Program No. 43, and the Noise Element of the Grover Beach
General Plan.
Residual Impact
This impact is considered less than significant with mitigation.

Grand Avenue Corridor
Refer to N Impact 1 discussion.

Beachfront Area
Refer to N Impact 1 discussion.
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Industrial Areas
N Impact 3

Truck and industrial noise could impact nearby businesses and
residences.

Mitigation Measures
Implement Goal LU-20 and Policy LU-20.4. Also implement proposed LUE Update Table 8,
Program No. 43, and the Noise Element of the Grover Beach General Plan.
Residual Impact
This impact is considered less than significant with mitigation.

Strawberry Field
N Impact 4

If housing is built on what is now agricultural land at Strawberry Field,
noise from traffic on local roads might increase substantially.

Mitigation Measures
Implement Goals LU-15 and LU-20 and Policies LU-15.2 and LU-20.8(h). Also implement
proposed LUE Update Table 8, Program No. 43, and the Noise Element of the Grover Beach
General Plan.
Residual Impact
This impact is considered less than significant with mitigation.
Farroll Road
N Impact 5

If housing is built on what is now vacant land at the Farroll Road
property, noise from traffic on local roads might increase substantially.

Mitigation Measures
Implement Goal LU-3 and LU-20 and Policies LU-3.2 and LU-20.8(h). Also implement proposed
LUE Update Table 8, Program No. 43, and the Noise Element of the Grover Beach General
Plan.
Residual Impact
This impact is considered less than significant with mitigation.

Residential and Neighborhood Serving Infill Areas
Refer to N Impact 2 discussion.

Northeast Grover
Refer to N Impact 2 discussion.
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4.6.6 Cumulative Impacts
N Impact 6

Traffic noise may increase with additional visitor trips and increased
population.

Mitigation Measures
Implement Goal LU-20 and Policies LU-20.1(g), LU-20.4, and LU-20.8(h). Also implement
proposed LUE Update Table 8, Program 43, and the Noise Element in the Grover Beach
General Plan.
Residual Impact
This impact is considered less than significant with mitigation.
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4.7 AESTHETIC RESOURCES
Aesthetic or visual resources can be generally defined as natural resources, such as open
vistas, woods, scenic viewsheds, and attractive man-made settings, whose appearances are an
important ingredient in the quality of life in a community. The protection of aesthetic resources
is an important component of the planning and development of an attractive, safe, and visually
inviting and appealing area, and will assist the City in preserving its small-town character and
reputation as a diverse beach community. This section of the MEIR addresses the potential
impacts resulting from implementation of the proposed LUE Update on aesthetic resources.

4.7.1 Existing Conditions
The City of Grover Beach spans approximately 2.25 square miles and is located on a broad
coastal plain that stretches from the coastal dunes to the Arroyo Grande Valley. The City is
bounded by the Pacific Ocean to the west and the cities of Pismo Beach and Arroyo Grande to
the north and east, respectively. The unincorporated community of Oceano borders to the
south. The beach and dune area adjacent to the City lie within Pismo State Beach which is
managed by the California Department of Parks and Recreation. The City is separated from the
beach by the northerly terminus of the coastal dune complex that has formed along the shore
from Grover Beach to Point Sal.
Visual aspects of the Grand Avenue Corridor consist of strip development representative of the
1960s and 1970s with more recent areas of mixed use west of 3rd Street. The placement of
landscaped islands at the east end and central portion of the corridor has helped provide some
definition to the City’s eastern entrance at Grand Avenue, but in general, the Corridor is not
visually cohesive and could be improved to provide a more contiguous, rational street scape.
The westward viewshed down Grand Avenue towards the beach entry gate provides views of
sand dunes and the ocean from a distance, which could be disrupted by development along the
western corridor or at the intersection of Grand Avenue and Highway 1 (SR-1). Currently, views
from the intersection of Grand Avenue and SR-1 are unremarkable, and the intersection
provides an undervalued viewshed with no real focal point. The entire length of Grand Avenue
through the City has been designated as a scenic route in the City’s Scenic Route Element.
The coast in Grover Beach is characterized by a sandy, flat beach with sand dunes lining the
beach’s eastern edge. A mixture of open space, residential, commercial, and industrial uses
can be found east of the dunes. There are no views of the ocean from SR-1 as it travels
through the City; however, views of the dunes and the beach entrance and vehicular access
gate area at the western end of Grand Avenue provide a sense of community character. As one
travels south down SR-1 through Grover Beach, they are provided with views of eucalyptus
trees and the Monarch Butterfly Grove, Le Sage Mobile Home Park, sand dunes with heavy
vegetation, the Grover Beach entrance and vehicular access gate, and natural wetland
vegetation along Meadow Creek.
The City’s industrial area located north of Ramona is in transition from housing to industrial
uses, with several dwellings interspersed among older and more recent industrial projects,
along with vacant and underutilized lots. The industrial areas of Grover Beach located along the
eastern boundary of SR-1 to the north and south of the Grand Avenue Corridor present the
potential for visual conflicts. Most parcels of industrial use are located between residential areas
and the beach. As a result, changes to the industrial landscape, including use intensification or
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building height changes, have the potential to obstruct coastal views from rear-lying residential
areas.
The Strawberry Field and Farroll Road properties are not visible from SR-1 as it extends
through the city, as views east of the Highway are dominated by railroad activities, the existing
County recreation vehicle park, eucalyptus trees and other vegetation. However, a glimpse of
the Strawberry Field is available from a portion of SR-1 further south in the unincorporated
community of Oceano. The Strawberry Field comprises the last remaining property within the
City’s General Plan area with ongoing agricultural operations, and the Farroll Road property is
one of the last remaining vacant infill residential sites. Development of these open properties
will affect views from surrounding residential and industrial areas.
Grover Beach is composed of a diverse collection of residential neighborhoods interconnected
by a grid system of streets. Most neighborhoods are visually synonymous with typical,
California residential developments, with a range of housing types.
Northeast Grover Beach, the area between Ocean View Avenue and the city’s northern
boundary, lies adjacent to Pismo Lake and the northern branch of Meadow Creek. This area
has the highest elevations in the city and the most sloping topography, with views of sensitive
waterways. Most of this area is developed with single family homes on large lots. Streets in
this area follow the natural contours of the landscape rather than the prevailing urban grid,
resulting in views of the creek area and horizon. These urban vistas are sensitive to
nonconforming development.

4.7.2 Regulatory Setting
The proposed LUE Update is located within the jurisdiction of the City of Grover Beach. The
regulatory setting pertaining to aesthetic resources includes review of the proposed LUE
Update’s consistency with the City’s Scenic Routes Element, Open Space-Conservation
Element, Local Coastal Program, and the California Coastal Act, in addition to the review of
findings made in this MEIR pursuant to CEQA Guidelines.

City of Grover Beach Scenic Routes Element
The Grover Beach Scenic Routes Element contains an extensive set of policies to improve and
protect aesthetic resources along various scenic highways and routes through the city, including
SR-1, Grand Avenue, Oak Park Boulevard, and Atlantic City Avenue (Grover Beach Scenic
Routes Element (November 1981), Section III(F), page 6). This Scenic Routes Element is
incorporated herein by reference.

City of Grover Beach Open Space-Conservation Element
The City of Grover Beach Open Space-Conservation Element states that:
“In San Luis Obispo County, the entire County is considered as scenic land.
Scenic lands are, in general, areas which are visible to the general public and
considered visually attractive.”
The Open Space-Conservation Element lists stated objectives to “conserve, preserve, and
maintain the scenic and sensitive lands of San Luis Obispo County and each of its Cities” and
“preserve, conserve and maintain the scenic and sensitive lands of the Planning Area and
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encourage conservation of these sensitive areas throughout the County” and lists various
recommendations for achieving these goals (Open Space-Conservation Element (June 1973),
Sections V (C) and VIII (H)).

The Coastal Act and Grover Beach Local Coastal Program
Like other coastal cities in California, Grover Beach has a coastal zone that is established in the
City’s Local Coastal Program (LCP) (January 2000). The zone is subject to the requirements of
the California Coastal Act (Public Resources Code §30000, et. seq.), which is intended to
“protect, maintain, and, where feasible, enhance and restore the overall quality of the coastal
zone environment and its natural and artificial resources.”
The Coastal Act establishes the importance of preserving the visual value of designated coastal
zones. As stated in Section 30251 of the Act, “Permitted development shall be sited and
designed to protect views to and along the ocean…” The City’s coastal setting means that the
visual impacts of land use and design decisions must be carefully considered. The area of
Pismo State Beach that is within Grover Beach city limits, including sand dunes and low-lying
marsh areas, is a critical component of the character of the community. Substantial
development in this area, including changes to beach access, parking and dune recreation
could degrade its visual quality if not appropriately designed.
The coastal zone in Grover Beach spans approximately 4,100 feet of coastline and extends
inland to the east approximately 3,000 to 6,500 feet. Approximately 1/3 of the total acreage in
the city falls within the coastal zone, including open space, residential, commercial, and
industrial uses. The neighborhoods included in the Coastal Zone include a portion of the
northern hillsides near East Grover, a portion of Northwest Grover Beach, north Grover Beach,
the Grand Avenue Corridor from SR-1 to between 4th and 5th Streets, a portion of west Grover
Beach and a portion of South Grover Beach; the Coastal boundary is shown on the Land Use
Diagram, Figure 2-3 in this EIR (City of Grover Beach LCP, Section 1.1)
The Grover Beach LCP divided the City’s portion of the coastal zone into various geographic
areas based either upon homogeneity of visual character or land use, or upon the presence of a
shared visual resource problem. This visual discussion in the LCP is incorporated herein by
reference (refer to pages 28 through 42, of the LCP). Each area is analyzed by the following
areas of concern in relation to aesthetic resources: visual quality, visual fragility or sensitivity,
view quality, and visual conflicts. The LCP provides a Summary of Conflicts related to each
geographic area and presents policy recommendations to mitigate the potential conflicts (LCP,
Sections 2.2.1 – 2.2.4, page 28-41).

4.7.3 Thresholds of Significance
Grover Beach Scenic Routes Element
The Scenic Routes Element, written for the County of San Luis Obispo as well as the cities of
Grover Beach, Arroyo Grande, Pismo Beach, Shell Beach and Avila Beach, states that “no
exacting specifications can be established where personal preference is the basis for
determining what is visually attractive. What is scenic in nature to one person, may not be to
another. One must rely on the judgment of trained and experienced persons from State and
local agencies, private firms and citizens.” (Scenic Routes Element, Section III, p.3). However,
the element lists six factors to consider in order to specifically delineate scenic corridors:
aesthetic judgment, angle and duration of vision, topography, distant visibility, landscape
character, and visual impact.
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California Coastal Act and Grover Beach Local Coastal Plan
The California Coastal Act states that “Permitted development shall be sited and designed to
protect views to and along the ocean…” (Public Resources Code Section 30251).
The LCP states that in order to establish visual values for each of the City’s various visual
resource areas, specific criteria for determining such values, or components of visual quality,
were taken from the federal Coastal Zone Management Guidelines (Roy Mann Associates, Inc.
1975) and used to address certain areas of concern in each of the visual resource areas. This
MEIR assumes that these aesthetic resource criteria have already been incorporated into the
Grover Beach LCP.

CEQA Guidelines
Appendix G of the CEQA Guidelines provides the following thresholds for determining impact
significance with respect to aesthetics. Aesthetic resource impacts would be considered
significant if the proposed project would:


Have a substantial adverse effect on a scenic vista.



Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway.



Substantially degrade the existing visual character or quality of the site and its
surroundings.



Create a new source of substantial light or glare that would adversely affect day or
nighttime views in the area.

Additional thresholds can be added to incorporate the Coastal Act and City’s Scenic Routes
Element and Open Space-Conservation Elements.

4.7.4 Impacts Assessment and Methodology
This impact assessment focuses on identifying potential project-related impacts associated with
implementation of the proposed LUE Update, and includes descriptions of the community and
those areas potentially affected by implementation of the proposed project, including potential
viewshed blockage or an alteration in community character. The assessment is based on
comparing anticipated areas of development to those areas likely to be valued as visual or
aesthetic resources. Impact assessment is general in nature because specific information
regarding the location and type of future development is not known at this time.

4.7.5 Impacts and Mitigation Measures
Community-Wide Land Use
Refer to individual community area discussions below.
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Grand Avenue Corridor
AES Impact 1

Implementation of the proposed LUE Update could impact the scenic
viewshed westward down Grand Avenue towards the beach access gate
through development along the western Corridor or at the intersection
of Grand Avenue and SR-1.

A problematic adverse impact to the westward viewshed down Grand Avenue or at the
intersection of Grand Avenue and SR-1 would occur if implementation (land improvements) of
the proposed LUE Update would significantly degrade the scenic landscapes as viewed from
Grand Avenue, the intersection, or other public roads (in particular City-designated scenic
routes), or from other public areas. The current westward viewshed from the Grand Avenue
Corridor provides scenic views of the sand dunes and beach, and, when at an appropriate
distance, the ocean. Currently, the intersection of Grand Avenue and SR-1 is aesthetically
unremarkable, but its location near the beach’s main entry point and Amtrak train station
provides a sense of community character. The degree of potential impact on these views varies
with factors such as viewing distance, duration, viewer sensitivity, and the visual context of the
surrounding area; hence, the designation as a problematic impact until such time as alterations
to the existing viewshed are determined. If new development is not carefully designed, it could
significantly impact scenic views or degrade the aesthetic quality of the natural areas within and
surrounding the Grand Avenue Corridor. Properly designed development could benefit the
currently undervalued viewsheds.
Mitigation Measures
Implement Goals LU-5 to LU-7, LU-20, and LU-21 and Policies LU-5.1, LU-6.1, LU-6.5, LU-6.6,
LU-7.4, LU-7.7, LU-20.1 and LU-21.1 through LU-21.4. Also implement proposed LUE Update
Table 8, Program Nos. 10, 12, 13, 17 and 18.
Residual Impact
This impact is considered less than significant with mitigation.

Beachfront Area
AES Impact 2

Implementation of the proposed LUE Update could impact the scenic
westward viewshed towards the beach from SR-1.

A problematic impact to the viewshed of the city’s Beachfront Area would occur if
implementation of the proposed LUE Update would significantly degrade the scenic landscapes
as viewed from SR-1, Grand Avenue, or other public roads (in particular City-designated scenic
routes), or from other public areas. Currently, the intersection of Grand Avenue and SR-1 is
aesthetically unremarkable, but its location near the beach’s main entry point and Amtrak train
station provides a sense of community character. If new development is not carefully designed,
it could significantly impact scenic views of sand dunes and natural vegetation, or degrade the
aesthetic community quality provided by the beach entry gate area. Properly designed
development could benefit the currently undervalued viewshed. The Local Coastal Plan
indicates that for the Beachfront area, development shall be subordinate or complementary to
the natural features and to existing structures. Generally, this problematic impact would be
considered a significant change because the majority of viewers would consider beach
landscapes as visually pleasing; alteration to a built use would change this perception of the
beachfront.
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Mitigation Measures
Implement Goals LU-5, LU-6, LU-17, and LU-20, and Policies LU-5.1, LU-6.1, LU-6.2, LU-17.1,
LU-20.1, and LU-20.6. Also implement proposed LUE Update Table 8, Program Nos. 10, 12,
13, 17 and 18.
Residual Impact
This impact is considered less than significant with mitigation.

Industrial Areas
AES Impact 3

Implementation of the proposed LUE Update could impact the scenic
viewshed from existing residential areas westward toward the ocean
through increased development of Industrial Areas located between the
residential areas and the ocean.

A problematic adverse impact to the scenic views across the city’s Industrial Areas would occur
if implementation of the proposed LUE Update would significantly degrade the scenic
landscapes from existing residences, SR-1, or other public roads or areas. Currently, the
Industrial Areas are of lower visual value, and properly designed development of these areas
could benefit the currently undervalued viewshed. The Industrial Areas are to the east of SR-1
and are, therefore, not in the visitors’ primary viewshed, which is to the west of SR-1.
Most parcels of industrial use in the Coastal Zone are located between residential areas and the
beach. As a result, changes to the industrial landscape, including use intensification or building
height changes, could have the potential to obstruct coastal views from rear-lying residential
areas and public roads. Viewshed issues should be addressed in the Industrial designations as
view from public roads.
In addition, the proposed LUE Update proposes to change the land use designation from
Industrial to Visitor Serving – Mixed-Use for the area north of Ramona between Front Street and
Beckett Street, and the small area west of 3rd Street and south of Grand Avenue to the railroad
tracks. This change should reduce the existing visual impacts and future uses would address
visual impacts identified in the LCP. It is extremely important to consider visual effects of any
changes in land use to ensure consistency with Coastal Act policies.
Mitigation Measures
Implement Goals LU-11 and LU-20 and Policies LU-11.6, LU-11.7, LU-20.1 through LU-20.4,
and LU-20.6. Also implement proposed LUE Update Table 8, Program Nos. 10, 12 and 17.
Residual Impact
This impact is considered less than significant with mitigation.

Strawberry Field
AES Impact 4

Implementation of the proposed LUE Update could significantly impact
the scenic viewshed of the Strawberry Field from SR-1 or surrounding
residential areas.

Currently, the only view of the Strawberry Field from SR-1 is a brief glimpse through a row of
eucalyptus trees from the highway as it passes through the unincorporated community of
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Oceano. Views of the Strawberry Field are available from surrounding residential and industrial
areas. Development of the agricultural fields would significantly alter the scenic landscape from
residential or industrial use areas surrounding the site. Generally, this would be considered a
significant change because the majority of viewers would consider agricultural fields as visually
pleasing; alteration of the land from fields to buildings would change this perception of the
property. Therefore, it is considered a potentially significant impact.
Mitigation Measures
Implement Goals LU-3, LU-15, and LU-19 and Policies LU-3.1, LU-15.2, and LU-19.1. Also
implement proposed LUE Update Table 8, Program Nos. 10, 12 and 19.
Residual Impact
This impact is considered less than significant with mitigation.

Farroll Road
AES Impact 5

Implementation of the proposed LUE Update could impact the scenic
viewshed of the Farroll Road property from surrounding residential
areas.

Farroll Road property views are available from surrounding residential areas. However, since
this is an infill area, change from the open space view to a built environment similar to that
which occurs on all sides of the area would be insignificant. Some viewers would be disturbed
because their small open space views from residential windows and yards would change.
However, views from private residences are generally not protected.
Mitigation Measures
Implement Goals LU-3 and LU-19 and Policies LU-3.1, LU-3.2 and LU-19.1. Also implement
proposed LUE Update Table 8, Program Nos. 10 and 12.
Residual Impact
This impact is considered less than significant with mitigation.

Residential and Neighborhood Serving Infill Areas
AES Impact 6

Implementation of the proposed LUE Update and residential infill
development could significantly impact the aesthetic qualities of
existing and developed residential neighborhoods.

Grover Beach is composed of a diverse collection of neighborhoods interconnected by a grid
system of streets. Visual qualities of the city’s Residential Areas are typical of California
residential developments, with a range of housing types. Impacts would occur if implementation
of the proposed LUE Update or residential infill development would significantly degrade the
scenic landscape or aesthetic qualities from the first public road to the ocean, or from any road
designated as a scenic highway or route.
Mitigation Measures
Implement Goals LU-1, LU-3, and LU-19 through LU-21 and Policies LU-1.1 through LU-1.3,
LU-3.1 through LU-3.4, LU-19.1, LU-19.2, LU-20.6 through LU-20.9 and LU-21.1. Also
implement proposed LUE Update Table 8, Program Nos. 10 and 12.
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Residual Impact
This impact is considered less than significant with mitigation.

Northeast Grover
AES Impact 7

Implementation of the proposed LUE Update could impact the scenic
viewshed and hillsides in Northeast Grover Beach and the Atlantic
City/Oak Park Boulevard Property.

Northeast Grover Beach has the highest elevations in the city and the most sloping topography,
with views of sensitive waterways (Meadow Creek area). Most of this neighborhood area is
developed with single family residences on large lots. Streets in this area follow the natural
contours of the landscape rather than the prevailing urban grid, resulting in views of Meadow
Creek, the surrounding hillsides, and the horizon. A potential adverse impact would occur if
implementation of the proposed LUE Update or development of the Atlantic City/Oak Park
Boulevard Property would significantly degrade the scenic landscape or aesthetic qualities of
Northeast Grover Beach, or would obstruct views, particularly of the Meadow Creek area, from
public roads designated as a scenic route (Oak Park Boulevard and Atlantic City Avenue) or
from U.S. 101.
Mitigation Measures
Implement Goals LU-1, LU-3, LU-4, LU-9, LU-16, LU-19, and LU-20 and Policies LU-1.1, LU1.2, LU-3.1, LU-3.3, LU-3.4, LU-4.4, LU-9.1, LU-9.2, LU-16.3 through LU-16.5, LU-19.1, LU20.1, and LU-20.4. Also implement proposed LUE Update Table 8, Program Nos. 10, 12, 13
and 17.
Residual Impact
This impact is considered less than significant with mitigation.

4.7.6 Cumulative Impacts
Cumulative development associated with build out under the proposed LUE Update is expected
to result in adverse impacts to aesthetic resources including the current viewshed west of SR-1,
scenic vistas of surrounding hills, views of the Grover Beach entrance and vehicular access
gate, creek corridors, and the dusk and night sky. Implementation of the policies in the
proposed LUE Update and subsequent environmental review that will occur during the
development review process are expected to reduce impacts to aesthetic resources to a less
than significant level.
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4.8 ISSUES EVALUATED WITH INSIGNIFICANT IMPACTS
This section of the Master EIR discusses those issues that were determined not to be significant
during scoping of the MEIR. A brief description of these issues, including Geology and Soils,
Hydrology and Water Resources, Cultural Resources, Wastewater, Recreation, Hazards and
Hazardous Materials, Public Services, Utilities and Service Systems, and Population and
Housing is included along with reasoning why impacts were deemed less than significant.

4.8.1 Geology and Soils
This discussion addresses potential geologic impacts resulting from implementation of the
proposed LUE Update. Design level engineering, geology, and geotechnical investigations are
not a part of this MEIR process and would be undertaken at a later date as individual projects
and development proceeds.
The city of Grover Beach is located in the Santa Maria Basin-San Luis Range (SMB-SLR)
seismotectonic domain. The SMB-SLR is one of four distinct seismotectonic domains within
San Luis Obispo County, as defined by rock type and the nature of faulting and folding. This
domain’s surface geology consists of Quarternary and Holocene sediments of alluvium and
dune deposits underlain by Jurassic Age Franciscan basement. The coastal topography of
Grover Beach is predominantly flat to gently rolling.
San Luis Obispo County is located within the Southern Coast Ranges Province, one of the most
complex geologic provinces in the State of California. It is characterized by a number of
subparallel structural blocks bounded by several on- and off-shore faults. Earthquake-related
hazards have the potential to result in public safety risks and property damage in Grover Beach.
Several secondary seismic hazards are associated with strong seismic shaking, especially in
areas characterized by a relatively shallow ground water table, and underlain by loose,
cohesion-less soil deposits.
These secondary seismic hazards include fault rupture,
liquefaction, and ground shaking.
Government Code §65302.1 requires a Safety Element for the protection of the community from
geologic hazards that must include features to minimize risks associated with these hazards.
The Safety Element of the Grover Beach General Plan, adopted by the City on October 16,
2000, presents policies and implementation measures with respect to geologic and seismic
hazards, with the objective of minimizing the potential for loss of life and property. The policies
address hazards associated with seismicity, fault rupture, groundshaking, liquefaction and
seismic settlement, slope instability, landslides, and coastal bluff erosion. In accordance with
this regulation, any proposed development shall be designed to comply and be consistent with
the Safety Element.

Thresholds of Significance
The thresholds of a significant soils hazard, geologic, or seismic impact is that which could
result in the following:


Expose people or structures to potential substantial adverse effects, including the risk of
loss, injury, or death involving rupture of a known earthquake fault, as delineated on the
most recent Alquist-Priolo Earthquake Fault Zoning Map issued by the State

City of Grover Beach

4-87

Land Use Element Update
Final Master Environmental Impact Report

Chapter 4

Geologist…or other substantial evidence of a known fault, as well as strong seismic
ground shaking, seismic-related ground failure, or landslides.


Result in substantial soil erosion or the loss of topsoil.



Result in the loss of a unique geologic feature.



Be located on a geologic unit or soil that is unstable, or that would become unstable as a
result of the project, and potentially result in on- or off-site landslide, lateral spreading,
subsidence, liquefaction, or collapse.



Be located on expansive soil, creating substantial risks to life or property.

Anticipated impacts are considered insignificant as a result of the proposed LUE Update. The
City of Grover Beach has adequate protection for geologic and seismic hazards established
through the Safety Element and the California Building Code requirements, as noted above.
Currently the city is near build-out and the two largest existing undeveloped lots are the
Strawberry Field, which is in agricultural use, and the Farroll Road property, which is currently
vacant. Due to the City’s existing land uses, there will be no substantial soil erosion or loss of
unique geologic features. In addition, the existing soil conditions are not expansive and no
mitigation measures are warranted.

4.8.2 Hydrology and Water Resources
Grover Beach’s current water supply of 2,328 acre-feet per year (afy) comes from a combination
of approximately 65 percent ground water and 35 percent surface water. In 2005, the city’s total
water use was 2,036 acre-feet, of which 1,249 acre-feet of water was pumped from groundwater
wells and 787 acre-feet was received from surface water.
The city’s groundwater is supplied from the 184,000-acre Santa Maria River Valley Groundwater
Basin. This groundwater supply is shared with other South San Luis Obispo County
communities under the terms of the “Arroyo Grande – Tri-Cities Mesa Groundwater Basin
Gentlemen’s Agreement.” Groundwater is extracted from four wells, three of which are shallow
wells that draw from the Paso Robles Formation. The fourth is a deep well that draws from the
Careaga Formation. The City currently obtains approximately 1,198 afy from these four wells
under the Gentlemen’s Agreement. According to the 2005 Grover Beach Urban Water
Management Plan, the city’s groundwater supply is projected to remain stable until 2025.
Grover Beach’s groundwater supply is augmented by an agricultural land conversion water
credit that has been in place since 1991 and a groundwater transfer agreement with the Oceano
Community Services District (CSD). Under the agricultural land conversion water credit, any
water that would have been used for irrigated agricultural land that has been converted to urban
use is credited to the City. In 2005, this system resulted in conversion credits totaling 230 afy.
The groundwater transfer agreement with the Oceano CSD accounts for approximately 100 afy
of water. Grover Beach’s total groundwater extraction allowance is set at 1,402 afy.
Surface water supply for Grover Beach comes from the Lopez Reservoir, constructed and
operated by Zone 3 of the San Luis Obispo County Flood Control and Water Conservation
District. The reservoir is considered 98 percent reliable, operating at a safe yield of 8,730 afy.
Currently, Grover Beach and other contracting agencies have entitlements that total 4,530 afy.
Of this 4,530 acre-feet of water, Grover Beach has entitlements for 800 afy. The difference
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between the availability and total usage of Lopez Reservoir water is intended to provide a
sustainable supply and buffer during drought years.
Although Grover Beach’s water comes from reliable, diversified sources, projected water use in
the city could likely exceed the current supply of 2,328 afy in the future. Based on population
estimates of the current 1992 LUE, the city’s water demands will reach 2,409 afy by 2011.
However, this increase in demand will most likely be offset by a series of on-going
improvements to Grover Beach’s water supply and metering system. Most recently, the City
has implemented the following programs and system upgrades designed to minimize water use
and waste: the installation of updated “low-flow” water meters, drive-by water metering readings
(to reduce the time necessary to take monthly water meter use), and tiered water rates (scale
water rates according to amount of water use). In addition to these upgrades, there are current
and future water service improvement projects identified in the City of Grover Beach Capital
Improvement Program, 2008-2012.
Additional supplemental water, in the form of a new alternate water supply, may be required in
the future. The feasibility of three such alternate supply sources is currently being considered by
the City:


Recycled water from the South County Sanitation District: This existing supply could be
used to recharge Arroyo Grande Creek and minimize reliance on potable water from
Lopez Reservoir.



Lake Nacimiento: Water from this source could be accessed via a traditional pipeline
extension.



Seawater desalinization plant: The development of such a facility at the South County
Sanitation District Wastewater Treatment Plant site has been deemed the most costeffective plan for an alternate water supply serving Grover Beach, Arroyo Grande, and
Oceano.

According to the 2005 Grover Beach Urban Water Management Plan, these water supply
alternatives would allow Grover Beach to increase water supply by up to 800 afy, bringing the
City’s total supply to 3,028 afy. This new water supply would support current growth projections
and provide the city with a roughly additional 350 acre-feet of water that would serve as a buffer.

Water Use Residential
Currently, total system per capita water use averages 138.6 gallons per day, or 0.1537 afy.
There are no large seasonal fluctuations in water demand in this coastal climate area, although
during dry months more water is consumed per capita than in wet months. Water meter
replacement coupled with an increase in water rates and tiered rates is expected to reduce
residential per capita water consumption during the next five years.
The 1992 LUE build-out projections anticipate approximately 16,268 persons in 2011 living in
6,250 housing units (assuming 100 percent occupancy rate). The average household size
(number of persons per house) is approximately 2.6 persons. Currently, the population is
13,550, indicating that the 1992 LUE overestimated the potential growth rate (refer to Table 1 in
the proposed LUE Update). The proposed LUE Update build-out projections anticipate a
population of 16,150 living in 6,826 housing units with an average household size of 2.5 persons
in 2030 (refer to Table 6 in the proposed LUE Update), which is close to the 2011 projections in
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the 1992 LUE. Therefore, the City has already planned for sufficient water supplies to meet the
ultimate build-out of the community by 2030.

Water Use Commercial
Commercial customers in the city range in type from multi-story office buildings, beauty shops,
gas stations, insurance offices, and banks to high volume restaurants, antiques stores, gift
shops, and miscellaneous businesses serving the visitor population. The commercial sector is
growing at about 20,000+ square feet per year, driven particularly by the need for services by
the increase in the tourist services industry. This trend is expected to continue through the year
2025. More mixed use Commercial/Residential will contribute to this trend.

Water Use Industrial
The city has a small industrial sector, primarily centered on commercial service oriented
businesses and light manufacturing. The growth trend in the industrial sector has been minimal
over the last decade, but is still expected to increase over the next eight to 10 years.

Water Use Institutional/Governmental
The city has a stable institutional/governmental sector, primarily local government, schools, and
visitor serving public facilities. This sector is not expected to expand significantly over the next
decade.

Water Use Landscape/Recreational
Large landscape areas within the city are irrigated with non-potable water pumped from
irrigation wells. Locations such as Mentone Basin and 16th Street Park are irrigated with nonpotable water. Other smaller locations are irrigated with potable water from the City water
system. The non-potable segment is estimated at 65 percent and the potable segment is
estimated at 35 percent of the total city landscape irrigation requirement.

Water Use Agriculture
There is no city water designated for agricultural use. The agricultural water users within the
city limits use private wells for irrigation. When agricultural land is converted to other use, a
reduction in water use per acre generally occurs. The City credits this reduction in use to the
amount of extraction from the groundwater basin allowed by the Gentleman’s Agreement.

Flood Zones
In Grover Beach, areas of potential “100-year flooding,” or areas with a flood elevation that has
a one percent chance of being exceeded each year, are restricted to two areas. These flood
zones, located by the Federal Emergency Management Agency (FEMA) for inclusion in its
Flood Insurance Rate Map program, are located in the northern and western portions of the city
(refer to Figure 4.2-2). Both of these areas are adjacent to Meadow Creek.
Twenty percent of Grover Beach’s total acreage is located in these flood zones. Of this land, 75
percent consists of open space beach and parkland, none of which is intended for development.
Three groups of residential parcels are located in Grover Beach flood zones: the Le Sage
Mobile Home Park, located west of SR-1 and north of Grand Avenue; the residential parcels on
Front Street, in the extreme northwest corner of the City; and an area in Northeast Grover
Beach, situated along Meadow Creek just south of El Camino Real. Any infill lots in these areas
would likely be impacted by a 100-year flood event.
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There are areas of Grover Beach that are affected by flooding as the result of local drainage
problems. The City experiences stormwater flooding along the north side of Grand Avenue from
2nd Street to 12th Street where surface flow often overflows the curbs. Other problem areas
include Mentone Avenue from 4th Street to 13th Street, south on 4th Street to Grand Avenue and
along Front Street. These flooding areas are closely associated with the historic Meadow Creek
floodplain and constructed storm drain patterns.

Tsunami
In general, coastal Grover Beach is protected from tsunami hazards by the area’s wide beaches
and coastal dunes. Those areas of Grover Beach located below 100-year flood zones at
elevations lower than 24 feet below mean sea level, are affected by increased tsunami hazard
potential. These include those portions of the community along the mouth of Meadow Creek.
Several small tsunami events have been recorded in San Luis Obispo County, none of which
have caused major damage in Grover Beach. According to the San Luis Obispo County Local
Hazard Mitigation Plan, studies have established that the maximum wave “run-up,” or elevation
reach, is approximately 9.5 feet above sea level in Grover Beach.

Dam Inundation
The Lopez Dam and associated Lopez Reservoir are positioned approximately eight miles from
Grover Beach, northeast of the city of Arroyo Grande. The dam is owned and operated by San
Luis Obispo County Flood Control. Lopez Reservoir has an approximate capacity of 51,000
acre-feet of water. In the event of a complete failure of the dam, water from the reservoir would
flow down-slope toward the ocean, in a westerly direction following Arroyo Grande Creek. The
flow of water would likely spread outward approximately 3,000 feet in each direction of the
centerline of the creek channel. This water flow would pass through Grover Beach before
reaching the Pacific Ocean.

Thresholds of Significance
Appendix G of the CEQA Guidelines states that a significant water resource impact would occur
if the project:


Violates any water quality standards or waste discharge requirements.



Substantially depletes groundwater supplies or interferes substantially with groundwater
recharge such that there would be a net deficit in aquifer volume or a lowering of the
groundwater table level (e.g., the production rate of pre-existing nearby wells would drop
to a level which would not support existing land uses or planned uses for which permits
have been granted).



Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, in a manner which would result in substantial
erosion or siltation on-or off-site.



Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, or substantially increase the rate or amount
of surface runoff in a manner which would result in flooding on- or off-site.



Create or contribute runoff water which would exceed the capacity of existing or planned
stormwater drainage systems or provide substantial additional sources of polluted runoff.
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Otherwise substantially degrade water quality.



Place housing within a 100-year flood hazard area as mapped on a federal Flood
Hazard Boundary or Flood Insurance Rate Map or other flood hazard delineation map.



Place within a 100-year flood hazard area structures which would impede or redirect
flood flows.



Expose people or structures to a significant risk of loss, injury or death involving flooding,
including flooding as a result of a failure of a levee or dam.



Inundation by seiche, tsunami, or mudflow.

The City has already initiated a series of on-going improvements and is investigating alternate
water sources in order to meet the expected future water requirements. There is adequate water
resources to meet the near future growth needs. No changes are expected for drainage
patterns or stream/river alterations as a result of the proposed LUE Update.
Flood hazard areas have been located in Grover Beach by FEMA and the proposed LUE
Update does not plan for additional development within these zones. Future projects that may
occur within these zones will be evaluated on a case by case basis. In addition, the Safety
Element provides adequate protection in regard to flooding hazards as well as hazards from
seiche, tsunami, or mudflow. Anticipated impacts are considered insignificant as a result of the
proposed LUE Update.

4.8.3 Cultural Resources
Grover Beach is located in an area of the California coast that once supported significant
populations of the Chumash, a Native American group. Numerous Chumash cultural sites in
Grover Beach have been recorded by the San Luis Obispo County Archaeological Society. The
locations of archaeological sites are confidential per requirements of the State Historic
Preservation Officer and the California Historical Resources Information System (CHRIS).
These sites are all in areas of present-day residential land use. The City is aware of the
sensitive cultural resources areas and has included measures in the proposed LUE Update to
protect these resources. It also includes standard implementation measures to stop any
construction should cultural resources be unearthed until appropriate safeguards are taken to
protect the resources Consistent with Senate Bill (SB) 18, Local and Tribal Intergovernmental
Consultation, the City conducted the required consultation; refer to correspondence included in
Appendix A of this MEIR.

Thresholds of Significance
Appendix G of the CEQA Guidelines provides the following thresholds for determining impact
significance with respect to cultural resources. Cultural resource impacts would be considered
significant if the proposed project would:


Cause a substantial adverse change in the significance of a historical resource as
defined in CEQA Statute §15064.5.



Cause a substantial adverse change in the significance of a archaeological resource as
defined in CEQA Statute §15064.5.
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Directly or indirectly destroy a unique paleontological resource or site or unique geologic
feature.



Disturb human remains, including those interred outside of formal cemeteries.

The city of Grover Beach has adequate protection for cultural resources through the City’s 1992
LUE and proposed LUE Update policies and implementation measures. Anticipated impacts
are considered insignificant and no mitigation measures are warranted.

4.8.4 Wastewater
South San Luis Obispo County Sanitation District (SSLOCSD) is responsible for the collection
and treatment of sewage and wastewater in Grover Beach. Operation of the SSLOCSD is
overseen by a Board of Directors that includes representatives from the City of Arroyo Grande,
City of Grover Beach, and the Oceano CSD. The SSLOCSD’s sewage treatment facility is
located on a 7.6-acre site between the Oceano Airport and the Arroyo Grande Creek Channel,
in unincorporated Oceano. The sewage collected by Grover Beach is transported through its
own collection system to the plant, via trunk sewers that are owned and operated by SSLOCSD.
SSLOCSD wastewater facilities are capable of processing five million gallons of wastewater per
day. In 2000, the average wastewater flow per day was 2.9 million gallons, or 81 gallons per
person per day. Projected population growth for Arroyo Grande, Oceano, and Grover Beach
indicates that, at build-out of these three communities, the average flow per day will equal 75
percent of the capacity of the system. The City continues the process of upgrading and
replacing sewer collection pipelines through the implementation of their Capital Improvement
Plan.
San Luis Obispo County Department of Environmental Health and the Central Coast Regional
Water Quality Control Board (RWQCB) are the local agencies responsible for effluent treatment
standards and siting of wastewater treatment and disposal facilities. These agencies ensure
that proposed projects conform to all applicable local standards.

Thresholds of Significance
Appendix G of the CEQA Guidelines states that a significant wastewater impact would occur if
the project:


Violated any water quality standards or waste discharge requirements.



Substantially degraded water quality.



Exceeded wastewater treatment requirements of the applicable RWQCB.



Required the construction of new wastewater treatment facilities, the construction of
which could cause significant environmental effects.

The existing sewage treatment facility is adequate for expected population increases for Grover
Beach as well as for the other cities that the facility accommodates. Water quality, discharge
requirements, and treatment requirements are monitored by San Luis Obispo County
Department of Environmental Health and the Central Coast RWQCB. Anticipated impacts are
considered insignificant as a result of the proposed LUE Update.
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4.8.5 Recreation
The City of Grover Beach manages seven parks, two dedicated open space areas, a community
garden, skate park, Community Center, and the Ramona Garden Park Center all within the city
limits. The California Department of Parks and Recreation (State Parks) manages the Dune
boardwalk that connects to Pismo State Beach and a nine-hole golf course in the dune area
north of Grand Avenue. In addition State Parks, in cooperation with the City, manages a day
use plaza and beach access at the terminus of Grand Avenue. According to the Grover Beach
Parks and Recreation Element, the current standard the City uses to provide adequate
recreational opportunities for its residents is five acres of land for every 1,000 person population
increase. The element sets forth the goal that the City provide a wide range of recreational
opportunities for all ages.

Thresholds of Significance
As identified in Appendix G of the CEQA Guidelines, the level of impact to areas of potential
environmental concern would be considered significant if the project would:


Increase the use of existing neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of the facility would occur or would
be accelerated.



Include recreational facilities or require the construction or expansion of recreational
facilities that might have an adverse physical effect on the environment.

Anticipated impacts are considered insignificant as a result of the proposed LUE Update.

4.8.6 Hazards and Hazardous Materials
The City of Grover Beach has no history of hazardous waste disposal or toxic sites. However,
the community contains commonplace businesses such as gas stations and dry cleaners known
to contribute hazardous materials to the local environment. The presence of two substantial
industrial areas in the city increases the chances of substandard handling of many types of
hazardous wastes, chemicals, and materials. In addition, the heavy use of recreational vehicles
on the Pismo State Beach sand dunes raises the potential for the irresponsible handling of
motor oil and related fuel wastes.
According to the California Department of Toxic Substances Control electronic clearinghouse of
toxic sites, the toxic site nearest to Grover Beach is the currently inactive Conoco Phillips
Company site, in neighboring Arroyo Grande.
Pursuant to State law and local ordinance, the Division of Environmental Health of the County of
San Luis Obispo Health Agency conducts inspections to ensure proper handling, storage, and
disposal of hazardous materials and proper remediation of contaminated sites. In addition,
information is collected under the Business Plan Act is collected and certified by the County
Environmental Health Department for emergency response purposes.
The County Office of Emergency Services (OES) is an emergency management agency with
responsibilities that include coordination of emergency and disaster preparedness planning,
response, and recovery with and between federal, state, and local agencies. To address the
potential for an uncontrolled hazardous material release in San Luis Obispo County, and to
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ensure that adequate resources are available to respond to a significant hazardous materials
release, the County OES has prepared a Hazardous Materials Emergency Response Plan
(1994).

Electromagnetic Fields
The California Public Utilities Commission (CPUC) regulates privately owned electric and
telecommunications facilities. In general, utility companies must patrol (walk, drive, or fly by)
their systems once a year (in urban areas) or once every two years (in rural areas). Utility
companies must conduct detailed inspections every three to five years, depending on the type
of equipment. For detailed inspections, utility companies’ records must specify the condition of
inspected equipment, any problems found, and a scheduled date for corrective action. Effective
July 1, 1998, the utility companies must submit an annual report summarizing inspections made,
equipment condition observed, and repairs made.

Airports
Airport hazards are governed by the Airport Land Use Committee (ALUC). Refer to the
Environmental Setting (Chapter 3) and the Noise section (Section 4.6) of this MEIR for
additional information.

Wildfires
San Luis Obispo’s steep terrain, dry, natural vegetation and warm climate contribute to a high
probability of wildfire hazards in many parts of the County. However, according to the California
Department of Forestry and Fire Protection, the entire City of Grover Beach is rated “Moderate
Hazard” in terms of wildfire risk, while surrounding hillsides to the east and the areas to the
north and south are rated “High Hazard.” The city’s relatively flat topography, coastal location
and separation from vegetated hillsides by U.S. 101 all work to reduce the potential for wildfires.
High humidity levels and cooler, ocean fueled temperatures also reduce this environmental risk.

Thresholds of Significance
As defined in the CEQA Guidelines, Appendix G, hazards and hazardous materials impacts
would be considered significant if the project would:


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



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



Emit hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of an existing or proposed school.



Be located on a site which is included on a list of hazardous materials sites compiled
pursuant to Government Code §65962.5 and, as a result, would create a significant
hazard to the public or the environment.



For a project located within an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or public use airport, would the project result
in a safety hazard for people residing or working in the project area.
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For a project within the vicinity of a private airstrip, would the project result in a safety
hazard for people residing or working in the project area.



Impair implementation of or physically interfere with an adopted emergency response
plan or emergency evacuation plan.



Expose people or structures to a significant risk of loss, injury, or death involving
wildland fires, including where wildlands are adjacent to urbanized areas or where
residences are intermixed with wildlands.

No hazards or hazardous material impacts were identified as a result of the proposed LUE
Update.

4.8.7 Public Services
Fire Protection
The Grover Beach Fire Department (GBFD) operates out of one fire station located at 701
Rockaway Avenue. According to GBFD staff, there are no current plans to upgrade the facility
or relocate the Department. The GBFD’s entire annual budget comes from the City's General
Fund. The GBFD employs six paid firefighters, one Battalion Chief, and one Fire Chief.
The GBFD also has six active reserve firefighters to support the full-time staff. The GBFD
provides both fire and first responder services; advanced Life Support (paramedics) is provided
by local ambulance company San Luis Ambulance. Fire crews respond to approximately 1,500
calls per year with two fire trucks and one rescue unit. The average response time within the
city is three to four minutes. The Insurance Services Office (ISO) has given GBFD an ISO
rating of 4, based on a scale of 1 to 10, with 1 being the best.
According to the Grover Beach Fire Chief, the GBFD’s current equipment and physical facility
are adequate and efficient. However, the city has historically had a fire suppression problem
related to the inadequate spacing of hydrants. There are 353 fire hydrants within the city of
Grover Beach with fire flows from 800 to 1,500 gallons per minute.
The Grover Beach Fire Chief considers the number of paid firefighters on the force to be
inadequate. The Fire Chief has identified 15 positions for reserve firefighters as vital to safe and
efficient operation. The current roster includes six reserve firefighters.
To ensure continued improvements to Fire Services, the City of Grover Beach and the City of
Arroyo Grande entered into a joint fire administration agreement in 2004. Over time, this initial
action was expanded to include the community of Oceano through the Community Services
District, which is responsible for fire services. The three agencies are moving to establish a
Joint Powers Authority (JPA) with July 1, 2010 as the target date for activation. A cost
allocation formula was approved, which is based on population, service calls, assessed value,
number of stations, and number of full-time paid staff. Each of the agencies will continue to own
their property and stations, but all apparatus will be owned by the JPA. The most significant
benefit will be the increased flexibility in maintaining a firefighter reserve program, which is
instrumental in managing costs to the agencies. There are currently 30 reserve firefighters
between the three agencies.
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Police Protection
The Grover Beach Police Department (GBPD) is located at 711 Rockaway Avenue, adjacent to
the fire station. There are no current plans for upgrading or relocating the facility. Funding for
the GBPD comes from the City’s General Fund. A Mutual Aid Agreement exists between the
GBPD and San Luis Obispo County agencies, enabling the jurisdictions to cooperatively serve
residents within the city.
The GBPD has 19 full-time sworn officers, two reserve officers, and ten non-sworn employees.
The number of staff has not increased for 13 years. This staffing level provides Grover Beach
with a ratio of 1.7 officers per 1,000 residents. This is 20 percent less than that of similarlysized cities nationwide in 2003.
The GBPD has identified the need for additional police officers and an additional patrol car to
increase the fleet from five cars to six. Equipment upgrades and increased storage space are
cited as increasingly necessary.

Schools
Grover Beach is served by Lucia Mar Unified School District (LMUSD). LMUSD is San Luis
Obispo County's largest school district, serving the communities of Grover Beach, Arroyo
Grande, Pismo Beach, Shell Beach, Nipomo, and Oceano. Enrollment in LMUSD has remained
steady at approximately 10,500 pupils since 1997, although a slight increase in 2006 brought
enrollment to the current level of just over 10,900 students.
LMUSD currently operates 11 elementary schools attended by approximately 5,600 students,
three junior high schools attended by approximately 2,000 students, and three high schools
attended by approximately 3,300 students. The City of Grover Beach contains three elementary
schools, all located in residential neighborhoods, with one school primarily serving the
unincorporated community of Oceano. This is consistent with local school board policy to
promote “neighborhood schools” as opposed to distanced school sites.
There are no junior high schools or high schools located in Grover Beach. Instead, Grover
Beach students attend one of the following LMUSD schools: Paulding Middle School (Arroyo
Grande), Judkins Middle School (Pismo Beach), Arroyo Grande High School (Arroyo Grande),
or Lopez High School (Arroyo Grande).
School facilities in Grover Beach have capacity for existing and projected students. However,
the LMUSD, like other districts across the Central Coast and State, faces layoffs, larger class
sizes, and a reduction in programs in the 2008/2009 school year, due to the 10 percent
reduction in education spending proposed by the California Office of the Governor.
There are no current plans to expand school facilities in Grover Beach. However, LMUSD is
seeking a three million dollar state matching grant to diversify its curriculum by adding a culinary
academy at either Arroyo Grande or Nipomo High School.

Thresholds of Significance
As defined in the CEQA Guidelines, Appendix G, Public Services impacts would be considered
significant if the project would:
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Result in substantial adverse physical impacts associated with the provision of new or
physically altered governmental facilities, need for new or physically altered
governmental facilities, the construction of which could cause significant environmental
impacts, in order to maintain acceptable service rations, response times or other
performance objectives for any of the public services: Fire protection, Police protection,
Schools, Parks, or other public facilities.

Anticipated impacts are considered insignificant as a result of the proposed LUE Update.

4.8.8 Utilities and Service Systems
Stormwater
The City of Grover Beach manages its stormwater and drainage infrastructure. The system is
characterized by small- to medium-sized retention basins on individual properties or common
areas in planned neighborhoods throughout the city.
The City has recently made regulatory efforts to improve stormwater management. On June 5,
2006, the City Council passed a resolution No. 06-41 “approving and adopting revisions and
updates to the City standards and specifications as related to stormwater management and
drainage.” Other related Capital Improvement Projects include:


Project No. 284: South 5th Street Storm Drain. New storm drain in flood-prone area.
Recently completed.



Project No. 296: Meadow Creek Bridge/Grand Avenue Storm Drain. Replace Grand
Avenue Bridge over Meadow Creek, reconstruction of storm drain from bridge to 4th
Street. Construction of bridge and stormwater improvements nearing completion.

Solid Waste
The collection and disposal of solid waste in Grover Beach is managed by the San Luis Obispo
County Integrated Waste Management Association (IWMA). Garbage and recycling in Grover
Beach is collected by South County Sanitary Service, an entity that also services Arroyo
Grande, Avila Beach, Nipomo, Oceano, and Pismo Beach.
All of the city’s waste is taken to Cold Canyon Landfill, one of three landfills under IWMA
jurisdiction. Cold Canyon Landfill is located approximately six miles northeast of Grover Beach
on SR-227. According to the California Integrated Waste Management Board, it has a total
capacity of 10.9 million cubic yards. Currently, almost 75 percent of the capacity is filled.

Thresholds of Significance
As defined in the CEQA Guidelines, Appendix G, Utilities and Service System impacts would be
considered significant if the project would:


Exceed wastewater treatment requirements of the applicable Regional Water Quality
Control Board.



Require or result in the construction of new water or wastewater treatment facilities or
expansion of existing facilities, the construction of which could cause significant
environmental effects.
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Require or result in the construction of new storm water drainage facilities or expansion
of existing facilities, the construction of which could cause significant environmental
effects.



Have sufficient water supplies available to serve the project from existing entitlements
and resources, or are new or expanded entitlements needed.



Result in a determination by the wastewater treatment provider which serves or may
serve the project that it has adequate capacity to serve the project’s projected demand in
addition to the provider’s existing commitments.



Be served by a landfill with sufficient permitted capacity to accommodate the project’s
solid waste disposal needs.



Comply with federal, state, and local statutes and regulations related to solid waste.

Anticipated impacts are considered insignificant as a result of the proposed LUE Update.

4.8.9 Population and Housing
Current and future population information for Grover Beach is based on data from the U.S
Census Bureau and the State of California Department of Finance (DOF). According to DOF
estimates, the population for Grover Beach was 13,213 in 2008. The Grover Beach population
has more than doubled since 1970, with an average growth rate of 3.2 percent per year.
However, growth has slowed down in recent years. Grover Beach grew about 12 percent from
1990 to 2000 and only one percent from 2000 to 2008. For both periods the population growth
in Grover Beach has been below that of San Luis Obispo County as a whole, which experienced
a 14 percent increase in population from 1990 to 2000 and a nine percent increase from 2000 to
2008.
San Luis Obispo Council of Governments (SLOCOG) allocates housing production goals for the
County and incorporated cities based on their “fair-share” of the region’s population and
employment, which is outlined in the SLOCOG 2008 Regional Housing Needs Plan (RHNP). Of
the 4,885 housing units allocated to SLOCOG, Grover Beach will need to accommodate 193
units (or an average of 28 units per year) over the 2007-2014 planning period. The projected
housing needs in the Regional Housing Needs Allocation (RHNA) are categorized by
affordability based on the standards of very low-, low-, moderate-, and above moderate-income
households established by the U.S. Department of Housing and Urban Development (HUD)
(California Health and Safety Code Section 50079.5). According to the 2008 SLOCOG RHNP,
Grover Beach will need to accommodate 44 very low-income, 31 low-income, 37 moderateincome, and 76 above moderate-income housing units.
The City’s RHNA for the 2007-2014 planning period is 193 units. Since the planning period
began on January 1, 2007, planning and building permits issued since then can count toward
the City’s current RHNA. The City has approved 85 housing permits of all affordability levels.
This leaves a remaining RHNA of 108 units. After accounting for the availability of vacant and
secondary unit potential, the City has a remaining un-accommodated RHNA of 50 very low and
low-income units. As required by State law (AB 1233), these units will be addressed by
implementing Housing Element programs to allow for higher density residential development.
The City is updating its Housing Element concurrent with this proposed LUE Update. The City
Council will review both element updates in the same time frame.
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Thresholds of Significance
As defined in the CEQA Guidelines, Appendix G, Population and Housing impacts would be
considered significant if the project would:


Induce substantial population growth in an area, either directly (for example, by
proposing new homes and businesses) or indirectly (for example, through extension of
roads or other infrastructure).



Displace substantial numbers of existing housing, necessitating the construction of
replacement housing elsewhere.



Displace substantial numbers of people, necessitating the construction of replacement
housing elsewhere.

The city of Grover Beach Housing Element demonstrates the City’s ability to accommodate
residential development to meet the Regional Housing Needs Allocation. The proposed LUE
Update plans to be more compatible with land use planning concepts such as sustainable and
walkable communities. These planning concepts will promote the numbers of existing housing
without displacing people. Anticipated impacts are considered insignificant as a result of the
proposed LUE Update.
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ALTERNATIVES ANALYSIS
5.1 INTRODUCTION
CEQA Guidelines §15126.6 provides direction for the discussion of alternatives to the proposed
project. This section requires the Alternatives analysis to include:


A range of reasonable alternatives to the project, or to the location of a project, which
would feasibly attain most of the basic objectives of the project but would avoid or
substantially lessen any of the significant effects of the project, and evaluate the
comparative merits of the alternatives.



A setting forth of alternatives that “...shall be limited to ones that would avoid or
substantially lessen any of the significant effects of the project. Of those alternatives,
the EIR need examine in detail only the ones that the lead agency determines could
feasibly attain most of the basic objectives of the project.” [15126.6(f)]



A discussion of the "No Project" alternative, and if the environmentally superior
alternative is the "No Project" alternative, the EIR shall also identify an environmentally
superior alternative among the other alternatives. [15126.6(e)(2)]



A discussion and analysis of alternative locations that would substantially lessen any of
the significant effects of the project need to be considered for inclusion in the EIR.
[15126.6(f)(2)(A)]

Given the CEQA mandates listed above, this section (1) describes the range of reasonable
alternatives to the proposed LUE Update, alternative densities, and locations of types of land
uses; (2) examines and evaluates resource issue areas where significant adverse
environmental effects have been identified, and compares the impacts of the alternatives; and
(3) identifies the environmentally superior project.

5.2 SUMMARY OF ALTERNATIVES CONSIDERED
5.2.1 Rationale for Selection
In defining feasibility of alternatives, the CEQA Guidelines state: “Among the factors that may be
taken into account when addressing the feasibility of alternatives are site suitability, economic
viability, availability of infrastructure, general plan consistency, other plans or regulatory
limitations, jurisdictional boundaries (projects with a regionally significant impact should consider
the regional context), and whether the proponent can reasonably acquire, control or otherwise
have access to the alternative site” [§15126.6(f)(1)]. Through the scoping process, if an
alternative was found to be infeasible, as defined above, then it was dropped from further
consideration. In addition, CEQA states that alternatives should “…attain most of the basic
objectives of the project...” [§15126.6(a)]. If an alternative was found to not attain the basic
objectives (refer to EIR Chapter III), then it was also eliminated.
A screening analysis was used in order to determine alternatives to the proposed land uses.
During a public meeting on the proposed LUE Update, members of the public brought forward
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several alternatives to land use designation for various proposed LUE Update areas. In
addition, alternatives were considered that would further reduce significant environmental
effects or that would avoid significant unavoidable impacts. Table 5-1 summarizes the
alternatives considered in the screening process and identifies the reason(s) that alternatives
were not carried forward.
Based on the above CEQA requirements, several alternatives were chosen from the
alternatives screening process to be carried forward for further review (refer to Table 5-1).

5.2.2 Alternatives Carried Forward for Further Review
In theory there are an infinite number of development scenario alternatives that could be
evaluated in an EIR. CEQA requires that an EIR evaluate a “reasonable range” of alternatives
to the proposed project (in this case the proposed project is buildout under the proposed
General Plan). For the analysis to be meaningful, the alternatives must be distinctly different
from each other and meet the project objectives.
The alternatives chosen and described in Table 5-1 provide a representative range of land use
concepts that could be evaluated in this analysis.
In many EIRs, the “Alternative Location” is evaluated in the alternatives section. An offsite
location is not considered feasible when considering future growth of an urban area. Therefore
this alternative was not considered in this analysis.

5.2.3 No Project Alternative / Current Land Use Element
The No Project Alternative is required under CEQA and assumes that the proposed LUE
Update is not adopted by the City of Grover Beach and that new development would be guided
by the existing LUE, adopted in 1992. This alternative would allow growth under the existing
1992 LUE policies. Maximum build-out under the existing 1992 LUE, assuming 100 percent
occupancy and about 123 units annually, would result in an ultimate population of approximately
16,268 by year 2011, and assumed infrastructure improvements and increased services
necessary to accommodate the increased population. The maximum residential buildout
population, based on land use designations outlined in the proposed LUE Update, would be
approximately 16,531 by 2030 within the current city limits, or more conservatively, based on
California Department of Finance Estimates, about 15,000 by 2030. In terms of population
growth, both the existing 1992 LUE and the proposed LUE Update are similar. The No Project
Alternative would not allow changes to land use designations, nor would it meet the City’s
objective of incorporating sustainable concepts, including orderly development of well balanced
landscapes and streetscape that emphasize pedestrian convenience, nor include measures to
promote reduction of greenhouse gas emissions.
There are three land use alternatives carried forward that would leave the existing Land Use
Designation the same as the existing 1992 LUE and would fall under the No Project Alternative.
They are:


Alt RIA-1 – Leave Ron’s Nursery Property as Low Density Residential;



Alt FR-1 – Leave Farroll Avenue property as Low Density Residential; and



Alt GAC-5 – Leave Front Street to Beckett Street as Industrial
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Ron’s Nursery Property Alternative RIA-1: Leave as Low Density Residential
The property owner has expressed a desire to redevelop the properties on the East side of 13th
Street at Highland with other nursery-related uses or as a mixed use development. Currently,
this area is designated as low density residential. The No Project Alternative would leave this
property as low density residential. The existing land use for a portion of this property is
currently in nursery uses and is functioning as a commercial use. Figure 5-1 shows the current
land use designation and the proposed land use designation for this property.
This is a popular business and expansion of these uses to the adjoining property already owned
by Ron’s Nursery would be compatible with the already established use. However, the
surrounding land uses are designated residential. Environmental impacts associated with the
proposed land use change can be mitigated to insignificance and include air quality resulting
from increased but insignificant traffic impacts. Traffic is designated at acceptable levels (LOS
C or better) in this area with buildout. Noise impacts resulting from increased nursery uses
would occur during daytime hours since the nursery does not operate at night and would be
within acceptable limits. All other impacts would be relatively insignificant. There are no
environmental impacts that would be further reduced by implementation of the No Project
Alternative since impacts would be relatively the same. In addition, because both uses are infill,
no environmental analysis is required under CEQA Guidelines (§15195); infill development is
exempt.

Farroll Avenue Property Alternative FR-1: Leave as Low Density Residential
Currently the Farroll Avenue property is designated Low Density Residential. The proposed
LUE Update would change the density to a mix of Low and Medium Density Residential to allow
for more affordable and a wider range of housing (refer to Figure 5-1). The purpose of the Low
Density Residential designation in the existing 1992 LUE was to provide uses compatible with
surrounding neighborhoods. However, the existing 1992 LUE did not provide adequate areas
for lower priced housing. Consistent with the City’s need to meet affordable housing allocations
mandated by the state, the proposed LUE Update includes more opportunities for low and
moderate housing, including the Farroll Avenue property. The proposed LUE Update gives
guidance on development of this property by requiring similar-sized housing on the periphery of
the parcel to approximate the housing type currently existing on adjacent parcels. It designates
the interior development to higher density uses so that costs for housing would be more
affordable. The proposed LUE Update also contains guidelines for sustainable communities
that would apply to this property. Identified impacts associated with the proposed LUE Update
can be reduced to insignificant through the implementation of measures described in the
proposed LUE Update; therefore, this alternative is not recommended to be carried forward as
the Environmentally Superior Alternative.

Front Street Industrial Property Alternative GAC-5: Leave Front Street to Beckett
Street area as Industrial
Currently, the 1992 General Plan identifies this area as Industrial and the proposed General
Plan Update recommends changing the land use to Visitor Serving – Mixed-Use (refer to Figure
5-1). This area is within the Coastal Zone and contains industrial uses that are not coastal
dependent. It is visible from SR-1 and the visual effects of the area in industrial uses take away
from the traveler’s coastal, ocean dominant experience. For this reason, the City is attempting
to encourage non-coastal dependent uses to move south to the Industrial area located outside
of the Coastal Zone boundary and encourage visitor-serving businesses to locate in this area.
Generally, the Industrial designation is less preferable because it allows non-coastal dependent
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uses, although the environmental impacts are relatively similar and can be mitigated to
insignificance by implementing the measures contained in the proposed LUE Update.
Therefore, this alternative is not recommended to be carried forward as the Environmentally
Superior Alternative.

5.2.4 Grand Avenue Corridor Alternative GAC-2: Delete Residential Uses
in Central Business District, Visitor Serving – Mixed-Use, and
Neighborhood Serving-Mixed Use Designations
This alternative deletes residential uses in mixed use projects in the Central Business District,
Visitor Serving – Mixed-Use and Neighborhood Serving Mixed Use designations in the Grand
Avenue Corridor areas only. This alternative is being brought forward for consideration because
it may reduce land use incompatibilities between the land uses, such as noise and air quality
impacts, truck loading and unloading off residential streets, and inadequate parking for
residential uses. This alternative area is shown on Figure 5-2.
The existing land use designation for these areas makes provisions for some residential use;
the proposed land use designations encourage mixed uses, including medium density and high
density residential uses on the upper floors or in vertical and horizontal plan layouts (refer to
Policy LU-4.3). The proposed LUE Update includes Policy LU-4.4 which requires mixed use
developments to be designed to mitigate potential conflicts between residential and non
residential uses, considering such issues as noise, lighting, security, and truck and automobile
access. The implementation measures include establishing performance criteria for noise,
lighting, security, loading etc., by amending the Zoning Ordinance and reviewing any
development projects for consistency with this policy as part of the development review process.
These and other implementation measures contained in the proposed LUE Update would
mitigate the incompatibility impacts to insignificance. The EIR does not identify any significant
adverse impacts resulting from the addition of residential land uses within the areas designated
for mixed use that could not be mitigated with appropriate planning and development review.
The proposed LUE Update includes a change from Industrial to Visitor Serving – Mixed-Use for
the area bordered by SR-1 from Atlantic City Avenue to Grand Avenue and from Rockaway to
Longbranch, as shown on Figure 5-2. The alternative to delete Mixed Use in this area is
considered if it would significantly reduce identified adverse impacts. However, the proposed
LUE Update does contain measures to ensure that any incompatibilities resulting from
residential uses on upper floors with the adjacent medium density residential areas bordering
this planning area were reduced to insignificance. In addition, several beneficial impacts have
been identified that would reduce nuisances that may be occurring; including residential uses
may provide for a safer neighborhood, encourage rehabilitation of existing businesses, and
encourage the types of uses that would be tourist and neighborhood serving, such as
restaurants and cafes, commercial service businesses and artisans that would benefit from and
buffer the existing Medium Density Residential uses adjacent to this area.
Currently, this area is designated as Industrial. The City wishes to change the designation to
Visitor Serving – Mixed-Use to allow the reduction of the industrial uses that are not coastal
dependent uses. The new designation would allow for the transition to more visitor and
residential uses that are coastal dependent or are in keeping with Coastal Act policies since this
area is visible from SR-1, and is across the highway from visitor serving uses, including the Le
Sage Mobile Home Park and Pismo Beach State Park. This new designation may be beneficial
in reducing the incompatibility between the existing residences and industrial areas, by
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providing policies addressing parking, truck loading zones, potential noise-generating uses
(particularly nighttime noise) and air quality impacts from idling trucks. Industrial uses would be
allowed to remain as a non-conforming use, and the City has included in the proposed LUE
Update possible assistance for relocating industrial businesses south to the larger Industrial
area where the uses would be more appropriate. In addition, the proposed LUE Update has
included greenhouse gas reduction concepts, including walkable communities, complete
neighborhoods and live-work settings to encourage a sustainable community concept.
The environmental analysis in this EIR identified the proposed residential uses in mixed use
Central Business District, Visitor Serving – Mixed-Use and Neighborhood Serving Mixed Use
designations in the Grand Avenue Corridor areas as having potential noise, air quality,
transportation, and visual impacts that could be mitigated to insignificance by the proposed LUE
Update policies and implementation measures. Including mixed uses-residential uses in the
upper floors may increase traffic and parking in this area but not to the extent that it would
cause a significant decrease in levels of service on area roads; parking would be required to be
provided on site should the industrial uses transition or remodel to multi-stories consistent with
height limitations. In addition, deleting mixed use residential from this area of the city would
reduce the ability of the City to provide for moderate income housing within the Coastal Zone.
For these reasons, this alternative is not recommended as environmentally superior. There are
no significant environmental impacts associated with removing residential uses from the Mixed
Use categories and there may be an insignificant but incremental reduction in the level of
nuisances associated with having residential development in this area; however, it would also
eliminate the benefits as well, particularly the increase in safety issues when residences are
included with commercial and visitor serving uses.
Therefore, this alternative is not
recommended.

5.2.5 Strawberry Field Alternatives SF-1 through SF-3: Designate
Strawberry Fields as Agriculture (SF-1) or Medium Density
Residential or Other Use (SF-2 and SF-3)
Agricultural Land Uses (SF-1)
Currently, the 1992 General Plan Land Use Designation for the Strawberry Field is Low density
Residential and Planned Manufacturing. The proposed LUE Update would change the
designation to Urban Reserve. The current use of this property is agriculture and it has
historically been strawberry fields. An alternative land use designation for this property would
be as it is currently being used, as Agriculture. Figure 5-3 shows the alternative land use
designation as compared with the land use designation being proposed in the LUE Update.
The Agricultural section of this EIR indicates that removing the property from its current
agricultural use is a significant unavoidable adverse impact since any loss of agricultural land
with appropriate soils is considered an unavoidable and significant adverse impact. By
changing the land use designation to Agriculture, the property would remain in its current use
and the loss of prime agricultural land can be avoided entirely. However, this would be down
zoning the property and would take away an already established urban designation for the
property. The 1992 LUE already established that this last parcel of land in agricultural use
would eventually be developed into urban uses.
The proposed LUE Update identifies that this property should remain in agricultural uses until
such time as the property owner wishes to develop the land. Although the use would remain as
agriculture, the change in designation would leave the property in urban uses as already
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designated in the l992 LUE, with the exception that the changes would remain undefined until
such time as a specific plan for the area was brought forward by the property owner.
Because the property is in productive agricultural uses and would continue to be used as such
for the near term, leaving it in an Agricultural land use designation would ensure that it would
remain in agricultural uses and may be preferable. However, it probably postpones the
inevitable land use change to a later date. The environmentally preferred alternative would be
to allow the property to remain in agricultural use, designating the property as Agriculture, until
such time as it is evident that the property owner wishes to change the use. This avoids but
does not eliminate altogether the transition of this property for urban uses. The City would be
required to make overriding considerations in the Environmental Findings if the designation
were changed. Therefore, designating the property as Agriculture is the environmentally
superior alternative.
Medium Density Residential or Industrial Designations (SF-2 and SF-3)
If the designation were left as Low Density Residential/Manufacturing, or changed to Medium
Density Residential or any other use, the No Project Alternative or another development
alternative would still cause a significant unavoidable adverse impact, and the recommendation
would continue to be to avoid the impact by re-designating the property as Agriculture.
Therefore, the alternative to leave the property in its current use as agriculture is recommended
as the environmentally superior alternative, regardless of its land use designation.

5.2.6 Farroll Road Properties Alternative FA-2: Designate Farroll Road to
Medium and High Density Residential Uses
The existing 1992 LUE designates this area as Low Density Residential and the proposed LUE
Update designates this area as a mix of Low and Medium Density Residential. An alternative
would be to designate the area as Medium or High Density Residential as compared with the No
Project Alternative which would develop the property as low density residential as described
under Section 6.2.1 above (refer to Figure 5-1). The proposed alternative incorporating Medium
and High Density Residential for the Farroll Road property is shown on Figure 5-4).
The EIR evaluated the impacts as similar to the proposed LUE Update for medium density
residential uses, but the high density residential designation would proportionately increase
impacts and raise neighborhood compatibility concerns. However, all identified impacts, such
as increase in traffic, noise and air quality were mitigated to insignificance by the policies and
implementing measures in the proposed LUE Update and the change to Medium Density and
High Density Residential would not be considered a significant impact.
The City is also mandated to meet Housing Element requirements to provide housing for all
income groups, and the City is required to provide low density, medium density and high density
residential opportunities. Since this alternative would not significantly reduce any identified
impacts, but the infrastructure has the capacity to accommodate the increased densities, it
could be considered as an alternative.

City of Grover Beach

5-6

Land Use Element Update
Final Master Environmental Impact Report

Alternatives Analysis

Figure 5-1. No Project Alternative Land Uses
City of Grover Beach

5-7

Land Use Element Update
Final Master Environmental Impact Report

Chapter 5

City of Grover Beach

5-8

Land Use Element Update
Final Master Environmental Impact Report

Alternatives Analysis

Figure 5-2. Grand Avenue Corridor Alternative GAC-2
City of Grover Beach
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Figure 5-3. Strawberry Field Alternative SF-1
City of Grover Beach
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Figure 5-4. Farroll Road Properties Alternative FA-2
City of Grover Beach
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5.2.7 Beachfront Properties Alternative BF-2: Designate Le Sage Mobile
Home Park as Medium or High Density Residential
Currently, the Le Sage Mobile Home Park is designated in the 1992 LUE as Planned
Commercial. The proposed LUE Update is designating the property as Visitor Serving – MixedUse, to continue the existing uses as a mix of residential and visitor services; the Le Sage
Mobile Home Park currently provides vacation rentals and it is also used as primary or second
homes. There is also a portion of this area to the south of the existing mobile home park that is
in use as a recreational vehicle park that could be used for a variety of visitor serving uses.
An alternative designation would be to designate the Le Sage Mobile Home Park as Medium or
High Density Residential because the mobile home park currently provides year-round
residences in addition to vacation residences; refer to Figure 5-5 for the alternative land use
designation.
This alternative is not recommended because it would be inconsistent with the Local Coastal
Plan. Coastal Act §30222 requires that on “suitable” lands within the Coastal Zone, commercial
visitor-serving and recreational uses have priority over “private residential uses.” The proposed
LUE Update specifies protection of existing mobile home parks because they are an important
component of the City’s affordable housing stock and specifically indicates that the Le Sage
Mobile Home Park should be designated as visitor serving with mixed use (principally to protect
the affordable year round and vacation rental housing) and that any changes be assessed
through the development review process.

5.2.8 Northeast Grover Beach Alternatives NEG-1 and NEG-2: Add Medium
Density Residential Uses and require a Specific Plan
The existing 1992 LUE designates this property as Low Density Residential; the proposed LUE
Update designates the property for Open Space/Resource Conservation (portion of the property
along Meadow Creek), Retail Commercial Services for the two northern properties oriented
toward El Camino Real, and Medium and High Density Residential uses for the property
accessible from Atlantic City Avenue (refer to Figure 5-6). The proposed LUE Update also
recommends that a Master Plan be developed for the entire area when the first of the three
property owners applies for development. A specific plan was not considered because the
property is under three separate ownerships and it is difficult to prepare specific plans with
multiple owners.
The alternative being considered is to change the land uses for the middle property to Medium
or High Density Residential. The EIR evaluated the impacts as the same as the proposed LUE
Update for medium density residential uses, but the high density residential designation would
proportionately increase impacts and raise neighborhood compatibility concerns. However, all
identified impacts, such as increase in traffic, noise and air quality were mitigated to
insignificance by the policies and implementing measures in the proposed LUE Update and the
change to Medium Density and High Density Residential would not be considered a significant
impact.
The City is also mandated to meet Housing Element requirements to provide housing for all
income groups, and the City is required to provide low density, medium density and high density
residential opportunities. Since this alternative would not significantly reduce any identified
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impacts, but the infrastructure has the capacity to accommodate the increased densities, it
could be considered as an alternative.
It is recommended that the Open Space designation along Meadow Creek be included in any of
the combination of uses, with a 100 foot buffer from the edge of riparian habitat. Access
provisions for interior areas of the parcel should be allowed in order to not land lock the interior
portions of the property. Impacts associated with access to the properties should be evaluated
through the Master Plan process. No specific environmentally superior alternative for this area
is recommended, since all of the alternatives have similar environmental effects, and the city
has adequate services to facilitate a combination of uses. Further environmental review would
be required for all development on this property.

5.3 ENVIRONMENTALLY SUPERIOR ALTERNATIVE
The Environmentally Superior Alternative is recommended as follows:
The No Project is not the environmentally superior alternative since it leaves the Strawberry
Fields area as Low Density Residential and Planned Manufacturing. It also leaves the Front
Street Industrial area as it is currently designated and it leaves the Planned Commercial
designation for the Le Sage Mobile Home Park area and the Beachfront Property.
The proposed LUE Update is the environmentally Superior Alternative since it incorporates
implementing measures to encourage a walkable community, liveable neighborhoods and other
smart planning concepts, and it incorporates measures to reduce greenhouse gas emissions.
It also incorporates opportunities for affordable housing for all income levels, encourages Grand
Avenue improvements and other measures of benefit to the residents of Grover Beach. It
encourages visitor serving uses consistent with the California Coastal Act. The following
changes to the proposed LUE Update are recommended to avoid identified unavoidable
adverse impacts that cannot be mitigated to insignificance:


Revise the land use designation for the Strawberry Field property to Agriculture to
protect this important resource. This avoids loss of prime farmland.
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Figure 5-5. Beachfront Properties Alternative BF-2
City of Grover Beach

5-14

Land Use Element Update
Final Master Environmental Impact Report

Alternatives Analysis

Figure 5-6. Northeast Grover Beach Alternatives NEG-1 and NEG 2
City of Grover Beach
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Table 5-1. Proposed LUE Update Alternatives Evaluation

Area Description In LUE

Alternatives Considered

Reason For
Rejecting Alternative

Alternative Carried Forward

Grand Avenue Corridor (Areas 1, 2, 4, 5, 6, 7, and 16)
Revitalize and intensify development along the
Grand Avenue corridor with an emphasis on mixeduse development and strengthening the city’s
connection to the beach. The Central Business
District, visitor-serving uses at Grand Avenue and
th
SR-1, including the train station, and the 4 Street
corridor are included in this area.

Alt GAC-1: Prepare specific plans
for separate areas: East Grand
Avenue, Central Business District/
Downtown, West Grand Avenue,
etc. (Areas 1, 2, 4 through 7, and
16)

Redundant; Separating the areas
into separate specific plans may
result in conflicting requirements.
City wants to consider all uses in
the Grand Avenue Corridor as a
collective unit. Impacts of the
Grand Avenue Corridor would
cumulatively be the same with this
alternative.

Alt GAC-2: Delete residential uses
in mixed use central business
district, visitor serving, and
neighborhood serving commercial
designations (Areas 1,2, 4 through
7, and 16)

City of Grover Beach

This alternative may reduce
incompatibilities between land
uses, such as noise, air quality,
and visual impacts.

Alt GAC-3: Change visitor serving
uses to Industrial or change all
industrial uses to Visitor Serving
(Areas 2 and 16).

Current designation is industrial.
Under existing conditions, this use
remains.
Visitor
serving
designation is more compatible
with
LCP
policies;
current
industrial uses are not necessarily
coastal
dependant.
This
alternative is either covered by the
No Project Alternative or is
inconsistent with LCP.

Alt GAC-4: 4TH Street Corridor –
Designate properties North of
Brighton Avenue for neighborhood
serving mixed use, or increase to
Brighton (Area 7).

Area
land
uses
already
established proposed designation
in LUE to allow for increased land
use on underdeveloped lots. It is
unlikely existing residential uses
would change within the next 20
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Table 5-1. Proposed LUE Update Alternatives Evaluation

Area Description In LUE

Alternatives Considered

Reason For
Rejecting Alternative

Alternative Carried Forward

years.

Beachfront Areas (Areas 3 and 8)
Develop a lodging facility and conference center on Alt BF-1: Lodge site designated The State owns this property and
the Beachfront Lodge site at Pismo State Beach Low
or
Medium
Density is working in partnership with the
City to provide visitor serving
with public grounds and preserve and enhance the Residential (Area 3).
facilities.
There
are
more
coastal experience, and enhance public access to
reasonable locations in the city or
the dunes, beach, and ocean. Occupied mobile
very close to the Coastal Zone
home park units should be preserved as a source
that are more affordable to
of affordable housing and the monarch butterfly
develop as housing.
preserve will remain protected.
Alt BF-2: Le Sage Mobile Home
Park – Designate mobile home
park as Medium or High Density
Residential (Area 8)

Carried forward
request.

as

a

public

Strawberry Field (Area 9)
The Strawberry Field parcel is large open area and, Alt SF-1: Designate Strawberry
until such time as the property owner initiates an Field property as Agricultural.
application for a general plan amendment, the
Strawberry Field area should remain designated
Urban Reserve and a specific plan shall be
required prior to development.
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Table 5-1. Proposed LUE Update Alternatives Evaluation

Area Description In LUE

Alternatives Considered

Reason For
Rejecting Alternative

Alternative Carried Forward

Alt SF-2: Re-designate Strawberry Does not reduce significant
Field as Industrial.
environmental
impact
from
conversion of agricultural lands.

Alt SF-3: Re-designate Strawberry Does not reduce significant
impacts
from
Field as Medium and/or High environmental
Density Residential or other uses. conversion of agricultural lands.

Industrial Areas (Areas 10)
Preserve and enhance existing industrial areas
while allowing live-work units. There are two areas
designated as Industrial, one located between
Farroll Road and Highland Avenue, and the other
located west of 4th Street and south of Grand
Avenue.

Alt GAC-5: Leave Front Street to
Beckett Street as Industrial. No
alternatives recommended for
existing industrial area outside
Coastal Zone (Area 10).

Carried forward as No Project
Alternative. Area is currently
designated as Industrial.

The Farroll Road Property is one of the city’s last Alt FR-1: Re-designate Farroll
remaining large infill residential sites and the larger Road as low density residential.
portion east of the extension of 16th Street is
identified for a combination of Medium Density
Residential on the interior of the site, with Low
Density Residential around the perimeter adjacent
to existing single family residences. The smaller
westerly portion of the site is appropriate for
continuation of the existing Low Density Residential
neighborhood to the west.

Carried forward as No Project
Alternative.
Area currently
designated as Low Density
Residential.

Farroll Road Property (Area 13)
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Table 5-1. Proposed LUE Update Alternatives Evaluation

Area Description In LUE

Alternatives Considered

Reason For
Rejecting Alternative

Alt FR-2: Re-designate Farroll
Road as Medium and High
Density Residential.

Alternative Carried Forward
Potential land use change that
could be considered to provide
additional area for low to
moderate income housing.

Residential and Neighborhood Serving Infill Areas (Areas 11, 14, and 15)
Housing built within existing neighborhoods should No alternatives were considered No alternatives brought forward
be compatible with scale and in character with that due to the City’s need to reserve for consideration.
infill lots for compatible uses.
neighborhood.

Alt RIA-1: Ron’s Nursery Property
– Leave in current designation of
Low Density Residential (Area 14)

Covered
under
No
Project
Alternative.
Area already is
developed as a commercial
nursery but is shown on the 1992
Land Use Diagram as Low
Density Residential.

Alt RIA-2: 13th Street Area – Area
land
uses
already
Designate as Mixed Use for the established. It is not likely that the
entire 13th Street Corridor.
majority of the established existing
residential uses would change
within the life of the plan. It is also
not likely to attract neighborhood
serving uses to replace residential
land uses given the extent of the
commercial
land
available
throughout the city.
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Table 5-1. Proposed LUE Update Alternatives Evaluation

Area Description In LUE

Alternatives Considered

Reason For
Rejecting Alternative

Alternative Carried Forward

Northeast Grover Beach (Area 12)
Atlantic City and Oak Park Boulevard property is Alt NEG-1: Change middle
appropriate for both Medium Density and High property to Medium or High
Density Residential land use designation, and Density Residential.
would be appropriate for single family housing,
multi-family units, senior housing, and long-term
care facility. The property that fronts onto El
Camino Real and adjacent land-locked property
are designated for Retail Commercial Services.
That
would
expand
the
freeway-oriented
commercial uses A single Master Plan should be
prepared for all three parcels in this area prior to
any one parcel proceeding to ensure that
unresolved access and siting issues are
addressed.

Potential land uses compatible
with surrounding land uses.

Alt NEG-2: Require preparation of Three different owners make it
a specific plan.
difficult to develop this property.
The Master Plan concept allows
one property owner to proceed
and meet the same goals
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ENVIRONMENTAL ANALYSIS
6.1 GROWTH-INDUCING IMPACTS
The growth-inducing impact section includes a discussion of the ways in which a project could
foster economic or population growth, or the construction of additional housing, either directly or
indirectly, in the surrounding environment.

6.1.1 Existing Conditions
CEQA Guidelines (§15126.2 (d)) state that for the preparation of EIRs, growth-inducing effects
are defined as “...ways in which the proposed project could foster economic or population
growth, or the construction of additional housing, either directly or indirectly, in the surrounding
environment”. The Guidelines expand upon this description by stating: “Included in this are
projects which would remove obstacles to population growth (a major expansion of a waste
water treatment plant might, for example, allow more construction in service areas).”

6.1.2 Proposed LUE Update
The proposed LUE Update includes information regarding the community’s holding capacity.
The development holding capacity is the number of dwelling units, as well as the commercial
and industrial floor space, which can be accommodated based on the amount of land
designated for these uses.
The City’s current 1992 LUE planned for an increase in holding capacity of 1,097 dwelling units
and a population of 2,718 (Table 5-1 in the 1992 LUE). Non-residential development potential
and increase in population were not estimated in the 1992 LUE because residential uses were
not allowed in commercial and industrial zones. The proposed LUE Update is allowing mixed
use development in order to encourage moderate income housing in the upper levels of
commercial and industrial developments in the Visitor Serving – Mixed-Use and Neighborhood
Commercial Mixed-Use categories. The proposed General Plan Update estimates a residential
holding capacity of 1,118 new net dwelling units and an additional population of 2,896 (refer to
Table 6 in the proposed LUE Update).

6.1.3 Project Impacts
The proposed LUE Update is inherently “growth-inducing” because it will directly foster the
construction of residential housing, new commercial centers, public facilities, and related
developments, and therefore economic growth. The proposed LUE Update is removing an
obstacle to growth by allowing for mixed use development within specified land use
designations. These upper-story residential dwellings increase the community’s ability to
provide affordable housing and meet the State’s mandate for increased housing availability.
Growth inducement is not a significant impact unless it causes significant physical impacts or
unless the growth is beyond the capacity of the community to accommodate it. “It must not be
assumed that growth in any area is necessarily beneficial, detrimental, or of little significance to
the environment (CEQA Guidelines §15126.2(d).” By allowing for mixed uses in the Visitor
Serving and Neighborhood Commercial designations and removing an obstacle to growth, it
City of Grover Beach
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allows more flexibility in meeting housing demand and therefore could be viewed as a beneficial
impact. The City has the necessary infrastructure to provide services to the anticipated increase
in residential and non-residential development and secondary impacts associated with
estimated growth would be minimal.
There are a number of significant physical impacts associated with the growth anticipated in the
proposed LUE Update; the majority of the identified impacts can be mitigated to insignificance
by implementing the goals, policies, and implementation measures outlined in the proposed
General Plan Update.
The Strawberry Field area is the only identified land use designation change that results in
Significant Unavoidable Impacts. By changing the land use designation on the Strawberry
Fields area from single family residential and manufacturing to Urban Reserve allows additional
flexibility in determining future uses through the specific plan process. The unavoidable impacts
associated with changing the land use designation on the Strawberry Fields would be the same
for any land use that is not agriculture, since any change further removes protection of lands in
agricultural production.

6.1.4 Significant Irreversible Environmental Changes
The CEQA Guidelines (§15126 (c)) state that for the preparation of EIRs, a discussion of any
significant irreversible environmental changes which would be caused by the proposed project
should it be implemented. Uses of non-renewable resources during the construction and
operational phases of the project may be irreversible since a large commitment of such
resources makes removal or nonuse thereafter unlikely. Also, irreversible damage can result
from environmental accidents associated with the project.
Since this project is the proposed LUE Update, there would be commitment of resources over
the long term, including the commitment of agricultural and open space land, commitment of
material and natural resources for construction, commitment of energy and water resources,
contribution to future cumulative air quality impacts, and overtaxing circulation systems.
Commitments and irreversible environmental changes are further described in the following
sections.

6.1.5 Commitment of Agricultural and Open Space Lands
Two parcels would be irreversibly committed to urban uses that have environmental value, the
Strawberry Field and the proposed Train Station (multimodal) site that currently contains
wetland habitats. Changing the land use designations could affect these resources.

6.1.6 Commitment of Materials and Natural Resources
Future development associated with growth under the proposed LUE Update will irreversibly
commit natural building materials, including wood, quarried materials, synthetics, refined metal,
and petroleum. The extent to which these natural resources and materials would be needed
has not been quantified because there is lack of information with regard to the need for each
associated materials. It is an irreversible commitment, however. Gravels and quarried
materials and unrefined petroleum products are available locally. Wood and other building
materials would be brought in from other areas at the time they are needed. The proposed LUE
Update includes measures to stop development when resources are not available to allow the
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development to occur, and provides measures to reduce the consumption of natural materials to
the extent practicable.

6.1.7 Commitment of Energy Resources
The commitment of energy resources (electricity, natural gas, coal, and other resources) would
be increased with ultimate development of the proposed LUE Update. This commitment of
energy would have secondary effects by increasing the demand for fuels that cause the
production of carbon dioxide that is a contributor to global warming and the climate changes
currently occurring world wide. Measures have been included in the proposed LUE Update to
the extent that they are available to reduce commitment of energy resources; however, these
measures may not be sufficient to reduce the overall increase in demand for energy resources.
It is the intent of the City of Grover Beach to continue to review the general plan in the years to
come for the purpose of reducing commitments of resources; however, these resources would
continue to be committed over the years to meet the needs of a growing population. Note that
the commitments would occur wherever growth occurs, so Grover Beach is acknowledging its
fair share of these commitments through the LUE Update and environmental review process.

6.1.8 Degradation of Ambient Air Quality and Contribution to Climate
Change
The proposed LUE Update provides measures for reducing air quality, especially greenhouse
gas emissions, and although some degradation of ambient air quality would occur, the City has
incorporated policies and implementation measures to significantly reduce greenhouse gas
(GHG), consistent with State law. The proposed LUE Update contains measures to promote
sustainable community concepts, includes measures to reduce GHG emissions, and
encourages the reduction of vehicle miles traveled (commitment of fossil fuels predominately)
by designing walkable neighborhoods and by providing neighborhood commercial uses within
close distance to residential neighborhoods or by providing mixed uses in visitor serving and
neighborhood commercial designations.
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MITIGATION MONITORING AND REPORTING PLAN
7.1 STATUTORY REQUIREMENT
When a Lead Agency makes findings on significant environmental effects identified in an EIR,
the agency must also adopt a “reporting or monitoring program for the changes to the project
which it has adopted or made a condition of approval in order to mitigate or avoid significant
effects on the environment” (Public Resources Code §21081.6(a) and CEQA Guidelines
§15091(d) and §15097). The Mitigation Monitoring and Reporting Plan (MMRP) is implemented
to ensure that the mitigation measures and project revisions identified in the EIR are
implemented. Therefore, the MMRP must include all changes in the proposed project either
adopted by the project proponent or made conditions of approval by the Lead or Responsible
Agency.

7.2 ADMINISTRATION OF THE MMRP
The City of Grover Beach is the Lead Agency responsible for the adoption of the MMRP.
According to CEQA Guidelines §15097(a), a public agency may delegate reporting or
monitoring responsibilities to another public agency or to a private entity that accepts the
delegation. However, until mitigation measures have been completed, the Lead Agency
remains responsible for ensuring that the implementation of the measure occurs in accordance
with the program.

7.3 MITIGATION MEASURES
Development of the proposed Land Use Element (LUE) Update and evaluation of potential
impacts in the MEIR were coordinated so that mitigation measures identified during the analysis
could be subsequently incorporated into the proposed Land Use Element as new Policies and
Implementation Measures. As of the time this Master EIR was produced, all mitigation
measures previously identified in the MEIR had been incorporated into the proposed LUE
Update or as proposed amendments to the Circulation Element of the General Plan, which the
City should initiate. As a result, the proposed LUE Update is “self-mitigating” to the maximum
extent feasible and functions as the MMRP, with the City of Grover Beach acting as the
responsible party.

7.4 REPORTING
A reporting program has been developed; and a summary of the implementation measures is
provided in the proposed LUE Update, and is included as Table 8-1. The City will continuously
monitor its LUE to be consistent with state guidelines, and it can be amended up to four times a
year through the General Plan Amendment process. At the time of LUE amendments, the City
will conduct additional environmental review to determine if the changes to the Land Use
Element are in conformance with the Master EIR, and if not, the Master EIR would be updated
at the same time the amendment proposal is brought forward for review, consistent with CEQA
Guidelines Section 15176.
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Table 7-1. Summary of Impacts and Implementation Measures

Description of Impact

Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

Insignificant

None.

None.

LU-15.2
LU-15.3

39, 40, 42

Agricultural Resources
AGR Impact 1 Implementation of the proposed LUE Update would result in non-agricultural
uses of soils typically classified as Farmland of Statewide Importance (Community-wide).

AGR Impact 2 Implementation of the proposed LUE Update would result in the eventual
conversion of approximately 33.71 acres of Farmland of Statewide Importance to non-agricultural Unavoidable Adverse
Impact
use (Strawberry Field).

AGR Impact 3 Implementation of the proposed LUE Update would result in the loss of
approximately 33.71 acres of agriculturally productive land, resulting in a potential primary loss of Unavoidable Adverse LU-15.1 through
Impact
LU-15.3
approximately $1.3 million in revenue and a undetermined number of jobs (Strawberry Field).
AGR Impact 4 Implementation of the proposed LUE Update would result in the loss of
approximately 9.51 acres of Farmland of Local Importance to non-agricultural use (Farroll Road
Property).

39, 40, 42

Insignificant

None.

None.

Insignificant

LU-16.1 through
LU-16.17

1, 2, 7, 41, 42

Insignificant

LU-5.1(c)(4),
LU-16.10
through LU16.17

41, 42

Insignificant

LU-9.1, LU16.10 through
LU-16.17

41, 42

Biological Resources
BIO Impact 1
Implementation of the proposed LUE Update would result in increased
population, which will cause increase pressure on lands set aside for the protection of listed
species (Community-wide).
BIO Impact 2
The proposed LUE Update contains a policy to actively pursue development of
the Beach Front Lodge site with a hotel/convention center. This land use could affect listed
species known to be present in the area (Beachfront Area).

BIO Impact 3
Development of the vacant parcel along El Camino Real has the potential to
affect wetland and riparian habitat and listed species including California red-legged frog
(Northeast Grover Beach).
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Table 7-1. Summary of Impacts and Implementation Measures
Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

Insignificant

None – The
area is already
built-out.

None.

LU Impact 2
Proposed land use designation changes have the potential to be inconsistent
with the Airport Land Use Plan matrix of allowable uses (Community-wide).

Insignificant

LU-14.1

4(e)

LU Impact 3
Proposed land use designation changes are inconsistent with the current Zoning
and Subdivision Ordinances (Community-wide).

Insignificant

LU-29.6

4

Insignificant

LU-1.1 through
LU-1.3, LU-3.4,
LU-5.1, LU-6.2
through LU-6.6,
LU-11.3, LU15.2(d) and (g),
LU-18.4, LU19.2, LU-20.1
through LU20.5, LU-26.1,
LU-27.1, LU27.2

11, 16, 18, 19, 24,
30, 31, 43

Description of Impact
Land Use
LU Impact 1
Under the proposed LUE Update, the low density residential land use
designation which allows one to five dwelling units per acre proposed along the Meadow Creek
uplands is inconsistent with the Local Coastal Program Pismo Lake and Meadow Creek
(Northeastern Branch) Action Item 4 which reads as follows:
Areas designated for development in the Meadow Creek uplands shall be at a density of 0-4
units per gross acre.
(Community-wide)

Traffic and Circulation
TC Impact 1
Traffic levels may continue to increase at about two percent per year as has
been seen historically. If this is the case, the community character will change with increases in
traffic volumes, delay, and traffic impeding pedestrians and cyclists. Areas near the freeway,
especially intersections now at LOS C, will degrade to LOS D (peak hour) as the city approaches
buildout (Community-wide).
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Table 7-1. Summary of Impacts and Implementation Measures
Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

TC Impact 2
Traffic currently operates at LOS A for motor vehicle traffic but the commercial
corridor is not pedestrian or bicycle friendly (Community-wide).

Insignificant

LU-5.1

5, 18, 43

TC Impact 3
With development of visitor services near the beachfront, intersection capacity
may degrade at the intersection of SR-1 at West Grand Avenue (Beachfront Area).

Insignificant

LU-6.1
LU-6.2

5, 18, 43

TC Impact 4
Residential development has been allowed in some planned industrial areas
which tends to impede truck traffic (Industrial Areas).

Insignificant

LU-20.3

43

TC Impact 5
At some future time, the owners may propose development on the Strawberry
Field. Mixed use development is envisioned, with the potential to add several thousand trips to
local roadways (Strawberry Field).

Insignificant

LU-15.2

19, 43

TC Impact 6
At some future time, the owners may propose development on Farroll Road.
Mixed use development is envisioned, with the potential to add several thousand trips to local
roadways (Farroll Road).

Insignificant

LU-3.2

43

TC Impact 7
Excessive street width in existing residential areas often promotes speeding
which diminishes safety for children and residents. Specifically, Newport and Longbranch
Avenues are identified in the Technical Appendix of the Circulation Element as wider than
necessary for neighborhood streets. This width diminishes neighborhood character and personal
safety. Excessive street width also substantially increases repaving costs (Residential and
Neighborhood Infill Areas).

Insignificant

LU-3.1
LU-19.2

43

TC Impact 8
Several parcels near Atlantic City Avenue and El Camino Real may request to
develop residential or freeway-related commercial projects. These projects could contribute
significant motor vehicle traffic to roads currently operating at LOS C, and this extra traffic may
degrade intersections to LOS D or worse (Northeast Grover Beach).

Insignificant

LU-9.1

5, 43

Description of Impact
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Table 7-1. Summary of Impacts and Implementation Measures
Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

Insignificant

Various land
use policies
outlined in the
proposed LUE
Update

43

Insignificant

LU-27.1 through
LU-27.10

30, 31, 42, 43

AQ Impact 2
Demolition or reconstruction on projects initiated by the City or given a permit by
the City may emit inhalable asbestos into the air. Naturally-occurring asbestos may also be found
in local soils (Short-term Construction Impacts Community-wide).

Insignificant

LU-27.10

30, 31, 42, 43

AQ Impact 3
Activities permitted by the City may create objectionable odors that create a
nuisance to a considerable number of persons (Short-term Construction Impacts Communitywide).

Insignificant

LU-11.4, LU20.1(g), LU27.9, LU-27.10

4, 25, 30, 31, 42,
43

AQ Impact 4
New buildings will increase energy consumption, which in turn creates criteria
pollutant emissions and consumes fossil fuels and GHGs (primarily CO2) (Community-wide).

Insignificant

LU-27.1 through
LU-27.10

30, 31, 42, 43

AQ Impact 5
New residence and commercial activities will increase trips by motor vehicles,
which creates criteria pollutant emissions and GHGs (Community-wide).

Insignificant

LU-27.1 through
LU-27.10

30, 31, 42, 43

AQ Impact 6
New development will create emissions through soil disturbance and vehicle
emissions. New projects may increase motor vehicle emissions beyond the levels assumed in the
Clean Air Plan (Community-wide).

Insignificant

LU-27.1 through
LU-27.10

30, 31, 42, 43

AQ Impact 7
The proposed LUE Update will create GHGs through new construction and
additional residents. These GHGs will add to an existing problem and new emissions make
meeting reduction targets (AB32) more difficult (Cumulative Impacts, Community-wide).

Insignificant

LU-27.1 through
LU-27.10

30, 31, 42, 43

Description of Impact
TC Impact 9
The city is expected to grow by about 75 people per year to a conservative buildout population of 15,000 in 2030. This growth will increase travel by all modes (Cumulative
Impacts).

Air Quality and Climate Change
AQ Impact 1
Emissions may be created that exceed the SLO APCD thresholds of significance
(Short-term Construction Emissions Community-wide).
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Table 7-1. Summary of Impacts and Implementation Measures
Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

Insignificant

LU-16.1, LU16.4, LU-16.7,
LU-16.8, LU17.1, LU-27.1,
LU-27.2

28, 30, 31, 42

Insignificant

LU-20.1(g)
LU-20.4
LU-20.8(h)

43

N Impact 2
General community noise exposure (Ldn) will increase as population grows and
vehicle traffic increases (Community-wide).

Insignificant

LU-20.1(g)
LU-20.4
LU-20.8(h)

43

N Impact 3
Truck and industrial noise could impact nearby businesses and residences
(Community-wide).

Insignificant

LU-20.4

43

N Impact 4
If housing is built on what is now agricultural land at Strawberry Field, noise from
traffic on local roads might increase substantially (Strawberry Field).

Insignificant

LU-15.2
LU-20.8(h)

43

N Impact 5
If housing is built on what is now vacant land at the Farroll Road property, noise
from traffic on local roads might increase substantially (Farroll Road).

Insignificant

LU-3.2
LU-20.8(h)

43

N Impact 6
Traffic noise may increase with additional visitor trips and increased population
(Cumulative Impacts).

Insignificant

LU-20.1(g)
LU-20.4
LU-20.8(h)

43

Description of Impact
AQ Impact 8
Sea level rise may impact flooding on local creeks, which in turn can affect roads
and structures. Dune erosion is also forecast to remove material from 400 feet to 1100 feet inland
(Cumulative Impacts, Community-wide).

Noise
N Impact 1
wide).

Increasing visitor-serving businesses will increase traffic noise (Community-
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Table 7-1. Summary of Impacts and Implementation Measures

Description of Impact

Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

Insignificant

LU-5.1, LU-6.1,
LU-6.5, LU-6.6,
LU-7.4, LU-7.7,
LU-20.1, LU21.1 through
LU-21.4

10, 12, 13, 17, 18

Insignificant

LU-5.1, LU-6.1,
LU-6.2, LU17.1, LU-20.1,
LU-20.6

10, 12, 13, 17, 18

Insignificant

LU-11.6, LU11.7, LU-20.1
through LU20.4, LU-20.6

10, 12, 17

Insignificant

LU-3.1
LU-15.2
LU-19.1

10, 12, 19

Insignificant

LU-3.1
LU-3.2
LU-19.1

10, 12

Insignificant

LU-1.1 through
LU-1.3, LU-3.1
through 3.4, LU19.1, LU-19.2,
LU-20.6 through
LU-20.9, LU21.1

10, 12

Aesthetic Resources
AES Impact 1
Implementation of the proposed LUE Update could impact the scenic viewshed
westward down Grand Avenue towards the beach access gate through development along the
western Corridor or at the intersection of Grand Avenue and SR-1 (Grand Avenue Corridor).

AES Impact 2
Implementation of the proposed LUE Update could impact the scenic westward
viewshed towards the beach from SR-1 (Beachfront Area).

AES Impact 3
Implementation of the proposed LUE Update could impact the scenic viewshed
from existing residential areas westward toward the ocean through increased development of
Industrial Areas located between the residential areas and the ocean (Industrial Areas).

AES Impact 4
Implementation of the proposed LUE Update could significantly impact the
scenic viewshed of the Strawberry Field from SR-1 or surrounding residential areas (Strawberry
Field).
AES Impact 5
Implementation of the proposed LUE Update could insignificantly impact the
scenic viewshed of the Farroll Road property from surrounding residential areas (Farroll Road).

AES Impact 6
Implementation of the proposed LUE Update and residential infill development
could significantly impact the aesthetic qualities of existing and developed residential
neighborhoods (Residential and Neighborhood Infill Areas).
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Table 7-1. Summary of Impacts and Implementation Measures

Description of Impact

Degree of Impact
After Mitigation

LUE
Policy No.

Implementation
Measure*

Insignificant

LU-1.1, LU-1.2,
LU-3.1, LU-3.3,
LU-3.4, LU-4.4,
LU-9.1, LU-9.2,
LU-16.3 through
LU-16.5, LU19.1, LU-20.1,
LU-20.4

10, 12, 13, 17

AES Impact 7
Implementation of the proposed LUE Update could impact the scenic viewshed
and hillsides in Northeast Grover Beach and the Atlantic City/Oak Park Boulevard Property
(Northeast Grover Beach).

*Refer to Table ES-3 for Implementation Measures.
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REFERENCES, CONTACTS, AND EIR PREPARERS
8.1 REFERENCES
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14 Cal. Code of
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8.2 PERSONS AND AGENCIES CONTACTED
8.2.1 General
See Appendix A, Notice of Preparation.

8.2.2 Agricultural Resources
Terry Wahler, Agricultural Resource Specialist. County of San Luis Obispo Department of
Agriculture. April 13, 2009.

8.2.3 Traffic and Circulation
Bellman, D. 2006.
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8.3 EIR PREPARERS
The Land Use Element was prepared by David Moran and Chris Clark, with Crawford, Multari,
Clark and Associates (CMCA) in association with the City of Grover Beach. The EIR was
prepared in conjunction with preparation of the Land Use Element. Project Manager for the
Draft LUE Update was David Moran
This EIR has been prepared by Morro Group, a Division of SWCA Environmental Consultants,
in association with the City of Grover Beach. Project Director for the EIR was Mary B. Reents,
SWCA Senior Consultant. The following is a list of individuals responsible for preparation of the
EIR.

Responsibilities

EIR Preparer

Introduction, Summary, Project Description,
Environmental Analysis, Overview of Entire Report,
Project Management

Mary Reents, Senior Consultant, SWCA

Agricultural Resources, Land Use

Audrey Peters, Assistant Planner

Biological Resources

Barrett Holland, Biologist, SWCA

Issues Evaluated with Insignificant Impacts

Justin Sutton, Assistant Planner, SWCA

Aesthetic Resources

Emily Creel, JD, Assistant Planner, SWCA

Climate Change/Greenhouse Gas Emissions, Noise
and Transportation and Circulation

Dave Morrow, Air Quality Specialist, SWCA
Traffic evaluation was conducted in
consultation with:
Marty Inouye, Transportation Engineer,
Omni-Means Transportation Engineers

Document Review and Compilation
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RESPONSE TO COMMENTS AND ERRATA SHEET
The Response to Comments section of the EIR includes comment letters for the Land Use
Element Master EIR. An errata sheet has been prepared summarizing the changes to the Draft
Master EIR. Where appropriate, the number of the errata will be mentioned in the response to
comments so that the reviewers can see the actual change to the Draft Master EIR. Once the
City has approved the Land Use Element Update and certified the Master EIR, the errata
changes will be incorporated into the documents and the documents, as corrected will be
available for review at the City of Grover Beach City Hall. The errata sheet is contained in Part
1 of this Final EIR.

9.1 DRAFT MASTER EIR COMMENT LETTERS AND RESPONSES
The following agencies and members of the public have prepared comments on the Revised
Draft EIR:
Respondent
State of California
Office of Planning and Research
State Clearinghouse and Planning Unit
On Line Announcement of Filing

Code

SCH

Contact

Page

1400 10th Street
Sacramento, CA 95812
www.ceqanet.ca.gov

9-3

John Laferriere
Letter dated: August 10, 2009

JL

1123 Loreto Court
Grover Beach, CA 93433

9-5

County of San Luis Obispo
Department of Agriculture/Weights & Measures
Letter dated: August 18, 2009

AG

2156 Sierra Way, Suite A
San Luis Obispo, CA 93401-4556
Contact: Michael Isensee

9-9

Thomas Sullivan
Letter dated: August 31, 2009

TS

1520 Huntington Avenue
Grover Beach, CA 93433

9-15

Joseph Wolosz
Letter dated: September 4, 2009

JW

APN: 060-031-022

9-17

Nancy Bergstad
Letter dated: September 7, 2009

NB

16XX Baden Avenue
Grover Beach, CA 93433

9-19

Dorfman Homes
Letter dated: September 8, 2009

DH

285 La Cresta Drive
Arroyo Grande, CA 93420
Contact: Edwin S. Dorfman

9-24

FRPN

Multiple Contacts
Farroll Road
Grover Beach, CA 93433

9-26

AAC

1141 Highland Way
Grover Beach, CA 93433
Contact: John F. Mack

9-29

Farroll Road Property Neighbors
Letter dated: September 8, 2009

Accurate Architecture & Construction
Letter dated: September 9, 2009
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Respondent

Code

George and Arline Casey
Letter dated: September 9, 2009

GAC

San Luis Obispo County
Air Pollution Control District
Letter dated: September 9, 2009

APCD

State of California
Regional Water Quality Control Board
Central Coast Region
Letter dated: September 9, 2009
United States Department of the Interior
Fish and Wildlife Service
Letter dated: September 9, 2009

Contact

Page

1753 La Selva Avenue
Grover Beach, CA 93433

9-31

3433 Roberto Court
San Luis Obispo, CA 93401
Contact: Melissa Guise

9-33

RWQCB

895 Aerovista Place, Suite 101
San Luis Obispo, CA 93401
Contact: Roger W. Briggs

9-38

USFWS

Ventura Fish and Wildlife Office
2493 Portola Road, Suite B
Ventura, CA 93003
Contact: Roger P. Root

9-44

Reggie and Eileen Bezerra
Letter dated: September 12, 2009

REB

1580 Huntington Avenue
Grover Beach, CA 93433

9-48

State of California
Natural Resources Agency
Department of Conservation
Division of Land Resource Protection
Letter dated: September 15, 2009

DOC

801 K Street, MS 18-01
Sacramento, CA 95814
Contact: Dan Otis

9-50

The letters of comment are given in the above order with the responses following the individual
letters. Letters of comment are reproduced in total, and numerical annotation has been added
as appropriate to delineate and reference the responses to those comments. The pages of the
letters have been re-numbered to conform to the page sequence of this section.
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SCH-1
(cont’d)

SCH-1
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State Clearinghouse Online Notification
Comment
No.
SCH-1

Response
This notification identifies the agencies that were notified by the State Clearinghouse.
This notification is included for informational purposes and no further response to this letter is necessary.

City of Grover Beach

9-4

Land Use Element Update
Final Master Environmental Impact Report

Response to Comments

JL-5

JL-6
JL-7
JL-1

JL-2

JL-3

JL-4
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JL-8
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Response to Letter from John Laferriere, dated August 10, 2009
Comment
No.

Response

JL-1

Thank you for your response letter and for taking the time to review the Draft Master EIR.

JL -2

Thank your for identifying that Loreto Street is mislabeled. It should be labeled “Montego.” This is in the base map that was provided for the
Master EIR and the Land Use Element. To the extent possible, this mislabeling will be corrected throughout the revised Land Use Element and
Final EIR at the time the final changes are made.

JL -3

Thank your for identifying that “San Diego” is shown west of N. 12th Street on a street that should be labeled “Nacimiento.” San Diego Loop lies
just east of 12th Street. This is in the base map that was provided for the Master EIR and the Land Use Element. To the extent possible, this
mislabeling will be corrected throughout the revised Land Use Element at the time the final changes are made. We concur that confusion should
be avoided by mislabeling.

JL -4

It is important to ensure that streets are labeled properly, and we will strive to correct the two inconsistencies given above. All maps are in GIS
and the corrections can be made.
Table ES-3 has been corrected to include the definitions of near-term, mid-term and long-term, as follows:
Page ES-30 – Correct table by adding the following footnote at end of table, consistent with Table 8 of the Land Use Element:

JL -5
Near-Term = Within 5 Years
Mid-Term = Within 10 Years
Long-Term = 10 Years and Beyond

JL-6

The EIR preparers noted the number inconsistency and have changed both the LUE and The Draft Master EIR to contain a continuous
numbering. The comment correctly notes that there are 44 implementation measures; however, this number has changed to incorporate
additional measures. This number in this table will be corrected in the LUE.
Page ES 28 through ES 30: The numbering has been changed to reflect the correct number of Implementation Measures (numbering has been
corrected).

JL-7

Normally, Land Use Elements are written for a period of ten years. The City indicates that it can accomplish the 44 Implementation Measures in
this time frame. This is a plan, and the City can strive to accomplish all of the tasks. Staff has suggested some modifications to address your
concerns, and these will be brought forward during public review. If the City cannot meet the timeframe, then the Implementation Measures can
be included in the next LUE Update. The EIR preparer will forward a copy of your comment letter to the City Council to ensure that they
understand the time frames. The City Council may wish to prioritize the Implementation Measures in a different manner.

City of Grover Beach

9-7

Land Use Element Update
Final Master Environmental Impact Report

Chapter 9

Comment
No.

Response
We understand your concern with regard to the number of schools in the City. However, the proposed LUE Update does not address the
existing schools since they are in existence and the land use designations for the schools will not change. Therefore, this Draft Master EIR does
not evaluate the location or need for the schools since the land use designations will remain the same.

JL-8

Many cities are faced with closed schools. The EIR consultant contacted the Lucia Mar School District again to verify school closures, and they
have not indicated that they plan to close any schools in Grover Beach. Additionally, the Land Use Element Update does not change the existing
land use designations for Grover Beach schools, or anything else that could result in closure of a school. Therefore, school closure is neither a
primary nor secondary effect of the project warranting discussion in the MEIR.
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AG-2

AG-3

AG-1

AG-4

AG-5
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AG-5
(cont’d)

AG-6

AG-7

AG-8
AG-9
AG-10
AG-11
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Response to County of San Luis Obispo, Department of Agriculture/Weights and Measures, dated August 18, 2009
Comment
No.
AG-1

Response
Thank your for your letter. The Cover letter directs the responder to comments and recommendations attached to the letter. No response is
necessary.
Thank you for identifying the inconsistencies in Table 4.1-3. The capability classifications were switched and have been corrected as follows:
Table 4.1-3 has been corrected as follows (italics show corrections and show the irrigated and non irrigated classes correctly):
Table 4.1-3. Soil Types
Class

Map
Symbol

AG-2

Map Unit

% Slope

NonIrrigated
irrigated

Prime Soils
Classification

CA Revised Storie
Index Grade

107

Beaches

n/a

8w

8w

n/a

Not prime

124

Corralitos sand

0-2

4s

6s

3

Farmland of Statewide Importance

125

Corralitos sand

2-15

4s

6s

3

Farmland of Statewide Importance

126

Corralitos variant loamy sand

n/a

3w

4w

3

Farmland of Statewide Importance

134

Dune land

n/a

8e

8e

n/a

Not prime

184

Oceano Sand

0-9

4s

6s

3

Farmland of Statewide Importance

185

Oceano Sand

9-30

4s

6s

3

Not prime

189

Pismo loamy sand

9-30

7e

7e

4

Not prime

191

Pismo-Tierra complex

9-15

7e/3e

7e/3e

4

Not prime

193

Psamments and Fluvents, wet

n/a

6w

6w

4

Not prime

221

Xererts-Xerolls-Urban land complex

0-15

8

8

n/a

Not prime

228

Water

n/a

n/a

n/a

n/a

Not prime

Source: USDA NRCS (accessed April 2009).
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Comment
No.

Response
Page 4-14, paragraph 2, line 2 has been changed as follows:
“Oceano sand. Although this soil is not considered prime, it has a Capability Class 4s (irrigated)”.
Thank you for identifying the misapplication of the Farmland of Local Potential category. The FMMP category discussion has been amended and
corrected as follows:

AG-3

The following information has been added on page 4-8, after Table 4.1-4:
“The State Department of Conservation, Division of Land Resource Protection, FMMP has adopted an additional category designation within
San Luis Obispo County, called Farmland of Local Potential. Farmland of Local Potential is defined as “lands having the potential for
farmland, which have Prime or Statewide characteristics and are not cultivated.” Thus, Farmland of Local Importance is land actually being
used (or which has been recently used) for non-irrigated agricultural purposes, while Farmland of Local Potential is land that is not being used
for non-irrigated agricultural purposes, but is identified as a highly capable soil. Farmland of Local Potential is grouped with Farmland of Local
Importance by the FMMP and categorized as Important Farmland.”
As the Farroll Road property is not currently in non-irrigated agricultural use, page 4-8, paragraph 1, line 8 has been changed as follows:
“designated Farmland of Local Potential.”
Thank you for identifying the newly adopted state regulations. The following language has been added at Page 4-11, after paragraph 3:
“AB 2881
In 2009, the State of California adopted Assembly Bill 2881, a real estate disclosure requirement intended to inform new purchasers of real
property located within one mile of FMMP identified Important Farmland of the potential for inconveniences or discomforts created by
agricultural operations. AB 2881 requires any person who intends to offer subdivided lands within California for sale or lease to file a public
report with the Department of Real Estate, stating whether the property lies within one mile of Important Farmland. Violation of AB 2881 is a
crime.

AG-4
California Nuisance Law (Civil Code Section 3479 et. seq.)
The State of California’s Nuisance Law is codified in Civil Code, Sections 3479 et. seq. Section 3482.5 provides that ‘No agricultural activity,
operation, or facility, or appurtenances thereof, conducted or maintained for commercial purposes, and in a manner consistent with proper
and accepted customs and standards, as established and followed by similar agricultural operations in the same locality, shall be or become a
nuisance, private or public, due to any changed condition in or about the locality, after it has been in operation for more than three years if it
was not a nuisance at the time it began.’ The State Nuisance Law prevails over any inconsistent city or county provision or regulation, but
does not preclude a city or county from adopting an ordinance that allows notification to a prospective homeowner that the dwelling is in close
proximity to an agricultural activity, operation, facility, or appurtenances thereof.”
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Comment
No.

AG-5

Response
The areas surrounding the Strawberry Field are currently in urban uses, whereas the Strawberry Field is an isolated Grover Beach parcel
currently in commercial production agriculture. The LUE Update will not result in the creation or intensification of urban uses in any areas
surrounding the Strawberry Field. Rather, the proposed project creates the potential for conversion of the agricultural lands to more compatible
urban uses. Because the proposed project will not result in any inconsistencies that may exist at or around the Strawberry Field site, no
discussion of such impacts has been included in the MEIR.
AGR Impact 1 discusses Community Wide agricultural land use impacts, and concludes that no community wide significant impacts are
anticipated to result from the proposed project because the vast majority of lands within the Grover Beach city limits are currently developed, and
therefore any proposed land use changes would not represent a significant conversion of agricultural lands. AGR Impact 1 further identifies that
the Strawberry Field is Farmland of Statewide Importance and currently in agricultural production, and directs the reader to the more specific
discussion of this impact in AGR Impact 2.

AG-6

Whereas, AGR Impact 2 discusses the potential conversion of Farmland of Statewide Importance at Strawberry Field specifically. AGR Impact 2
identifies that the Strawberry Field comprises 33.71 acres of Class 4s soils and is classified as Farmland of Statewide Importance. The
proposed LUE Update proposes to designate the Strawberry Field as Urban Reserve, which designation could result in the conversion of 33.71
acres of Farmland of Statewide Importance to non-agricultural uses. This potential effect is identified as a significant and unavoidable impact.
Please refer to page 4-14 of the EIR regarding measures that protect existing agricultural sites and compensate for conversion of farmlands.
Additional protection of productive agricultural uses is provided by Implementation Measures 39 and 40, under which the City will enforce Right
to Farm regulations and develop an agricultural conservation program to help mitigate the conversion of productive farmland to non-agricultural
uses.
Thank you for the recommendation that the City recognize existing state law related to right-to-farm, rather than implement a new Grover Beach
Ordinance. Implementation Measure 39 has been replaced with the following:
Page LU-83, measure 39, shall be changed as follows:

AG-7
“39. The City shall recognize existing state measures, including AB 2881 and California Nuisance Law codified in Civil Code Section 3479 et.
seq., that provide residents notification of, and support for, the State Right to Farm and/or Nuisance Law, and to promote a good neighbor
policy by advising purchasers of residential property, and owners of other property in the City, of the inherent potential problems associated
with the purchase of such property and the City’s support for these State regulations.”

AG-8

Application of Arroyo Grande’s existing farmland mitigation program may not be feasible or desirable under the different settings and conditions
present in Grover Beach. For example, the City is vastly developed and currently has little to no available land (other than Strawberry Field) that
could be preserved as agricultural land, or utilized in a conservation or similar easement. The City will need to develop an Agricultural
Conservation Program that is specifically tailored to provide feasible options for satisfying any replacement requirement for conversion of
agricultural lands.
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Comment
No.
AG-9

Response
The Open Space and Conservation Element will be amended to implement and ensure consistency with any relevant measures identified in
Land Use Element, as specified in Table 8 – Implementation Measures in the Land Use Element, page LU-83. The specific measures to be
implemented cannot be identified until such measures have been formally adopted by the City in the Land Use Element.
Thank you for recognizing this mistake. AGR Impact 3, page 4-14, has been amended to read as follows:

AG-10

AG-11

“AGR Impact 3 Implementation of the proposed LUE Update would result in the loss of approximately 33.71 acres of agriculturally productive
land on the Strawberry Field site, resulting in a potential primary loss of approximately $1.3 million in revenue and an undetermined number of
jobs.”
A secondary impact associated with the potential conversion of Strawberry Field agricultural land is the loss of approximately $1.3 million in San
Luis Obispo County agricultural revenue currently provided by onsite commercial strawberry production. Goal LU-15 will reduce this potential
economic impact by postponing any future conversion of the Strawberry Field until such later time as the property owner initiates an application
for a general plan amendment and adoption of a specific plan. LU-15.3 will further mitigate this potential impact by requiring the City to work with
San Luis Obispo County and other jurisdictions to implement conservation strategies that preserve productive farmland. Implementation
Measure 39 (amended as specified above) protects the existing agricultural use through recognition of the State Right to Farm and Nuisance
laws, and Implementation Measure 40 will mitigate lost revenues through preservation of comparable agricultural lands, payment of in-lieu fees,
or other options.
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TS-1

TS-2

TS-3
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Response to Letter from Tom Sullivan, dated August 31, 2009
Comment
No.

Response

TS-1

Thank you for commenting on the Draft Master EIR. We understand that you do not agree with the HCD requirements regarding the city’s “Fair
Share” of housing needs. The LUE does include a change of about 8 acres of land from low density to medium density. We note your comment
that this fails to protect the existing contiguous R-1 neighborhoods, and that the proposal would change the maximum of 40 homes to a
maximum of 72 homes. LU-3 in the Land Use Element would change the existing zoning from R-A to R-1. The increase in density was
considered in the environmental evaluation and did not generate any significant environmental impacts after mitigation.

TS-2

Comment noted that changing the location of City Hall is baffling and that the intent of leaving City Hall in its current place was to save
commercial designations along Grand Avenue to protect the commercial footage for retail commercial outlets. Comment also noted that creating
clear pedestrian links is worthwhile. These comments will be forwarded to the City Council for their consideration.

TS-3

Comment noted regarding protection of industrial uses along Front Street. The change in land use designation is to allow for visitor serving uses
compatible with the LUE, and the intent is not to force industrial uses out of this area. However, should industrial uses wish to relocate, then the
City could assist them to support the ultimate change to visitor-serving uses. This allows for visitor serving uses to locate in the Front Street area
consistent with Coastal Act policies and would also assist in making this industrial area more attractive to visitors by mixing industrial and visitor
serving uses. Access is definitely an issue in this area, and the LUE contains measures to assist in keeping streets open to visitors and residents
by requiring off street loading and by implementing other measures to reduce the industrial area nuisances that are not attractive, such as poor
lighting, noise generating uses and large loading areas for trucks.
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JW-1

JW-2
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Response to Letter from Joseph Wolosz, dated September 4, 2009
Comment
No.

Response

JW-1

Thank you for your letter. Your letter is regarding the possible re-designation in the LUE for the three parcels north of Atlantic City Avenue and
Oak Park Blvd. to high density residential. The MEIR looks at alternatives for this property and we refer you to Alternatives NEG-1 and NEG-2.
The EIR evaluated the impacts as the same as the proposed LUE Update for medium density residential uses, but the high density residential
designation would proportionately increase impacts and raise neighborhood compatibility concerns. However, all identified impacts, such as
increase in traffic, noise and air quality were mitigated to insignificance by the policies and implementing measures in the proposed LUE Update
and the change to Medium Density and High Density Residential would not be considered a significant impact. The City is also mandated to
meet Housing Element requirements to provide housing for all income groups, and the City is required to provide low density, medium density
and high density residential opportunities. Since this alternative would not significantly reduce any identified impacts, and the infrastructure has
the capacity to accommodate the increased densities, it could be considered as an alternative. The City Council will be notified with regard to
your recommendation that all three parcels be re-designated to allow High Density Residential/Retail Commercial Services. The City Council will
make the determination with regard to the appropriate densities for these three parcels.

JW-2

Comment noted with regard to the difficulty of implementing a master plan for all three parcels, particularly since they are under separate
ownerships. Your suggestion with regard to a Master Plan for the top and middle parcels or a separate Master Plan for the middle and lower
parcels will be forwarded to the City Council for their consideration. The LUE standard LU3-4 has been amended to provide for this requirement
to be waived by the Planning Commission if it can be demonstrated that access and on-site circulation can be provided to the satisfaction of the
City.
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NB-1
(cont’d)

NB-2

NB-1

NB-3

NB-4

NB-5
NB-6
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NB-6
(cont’d)

NB-12
NB-13

NB-7

NB-14

NB-15
NB-8

NB-9

NB-10

NB-16

NB-11

City of Grover Beach

9-20

Land Use Element Update
Final Master Environmental Impact Report

Response to Comments

Response to Letter from Nancy Bergstad, dated September 7, 2009
Comment
No.

NB-1

Response
Thank you for your letter and thank you for spending the time to review the Draft Master EIR, Draft LUE and Draft Housing Element. We
understand that your comments are specifically referencing the Farroll Road Land Use designations as given in the Draft LUE and covered in the
Master EIR. We also understand that you are concerned with regard to potential use of the property in high density residential since your
property backs up to the Farroll Road area. Comment noted with regard to leaving Farroll Road property as Residential/Agriculture and that the
low income housing needs could be met at another location in the city, including the Atlantic City Avenue properties. The LUE proposes low and
medium density residential land uses, with low density residential land uses abutting existing residential development. This land use is largely
consistent with your request. The alternatives section of the Master EIR evaluates alternative residential densities for the Farroll Road property;
please refer to Page 5-6 in the Draft MEIR. However, all identified impacts, such as increase in traffic, noise and air quality were mitigated to
insignificance by the policies and implementing measures in the proposed LUE Update and changes in density would not be considered a
significant impact. The City Council will be notified with regard to your recommendation that the parcel be left as low density
residential/agriculture; the City Council will make the determination with regard to the appropriate density for this area.
We also note that the property owner, Mr. Byron Grant, has a development request pending with the City. A traffic study was prepared for the
pending project request that states that existing roads are adequate to meet projected traffic associated with the pending development plan
request. This traffic study is available by contacting the City of Grover Beach.

NB-2

Comment noted with regard to the No Project Alternative being the environmentally superior alternative; however, CEQA states that if the NoProject Alternative is the environmentally superior alternative, then another alternative must be chosen that reduces impacts to the greatest
degree while meeting the objectives of the proposed project. The City Council will determine which Land Use alternative would be the most
appropriate for the Farroll Road property.

NB-3

This comment reiterates the conclusions of the Master EIR with regard to potential impacts associated with changes in the proposed LUE
Update, including loss of Farmland of Local Importance (we refer you to the comment letter from the County of San Luis Obispo Department of
Agriculture/Weights and Measures), increase in traffic, increase in pollutant emissions and greenhouse gas emissions (GHG), noise increase,
increased population that will cause increased pressure on habitats, and increased pressure on public utilities and services. The Master EIR
also notes that, with the exception of unavoidable loss of agricultural land on the Strawberry Fields, all of the identified impacts can be mitigated
to insignificance by implementing the measures and policies as identified in the proposed Land Use Element Update. Loss of agricultural land of
local importance, as indicated for the Farroll Road property, is not considered an unavoidable significant impact; this property is not under active
agricultural uses.

NB-4

The potential impacts associated with changing the designation of Farroll Road property to a mix of low and medium density would increase
GHG but there are measures incorporated in the LUE to reduce these effects to insignificance. The EIR preparers concur that the proposed LUE
Update should achieve a land use balance that benefits the entire community and meets state mandates for housing.

NB-5

The State of California mandates a housing balance that provides for all the needs of the community, including low and moderate income
housing. The Draft Housing Element considers all housing types. It will be up to the City Council to determine where each housing type will be
provided in the community; the proposed LUE Update recommends that low and medium housing densities be allocated to the Farroll Road
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Comment
No.

Response
property. The Draft Master EIR also indicates at an alternative that allows increased density on the Farroll Road property may be appropriate
since the potential impacts of increased density can be mitigated to insignificance. The Master EIR recommends that the City Council consider
both alternatives.

NB-6

The Farroll Road property is in the vicinity of low density and medium density developments (based on number of units per acre currently existing
in the area); the uses recommended in the Draft Land Use Element Update consider compatibility issues. Figure 5-1 shows the densities
surrounding the proposed project, and shows alternative densities for the property. Medium to High density residential uses are located nearby
along other sections of Farroll Road, although high density residential uses are not adjacent to the Farroll Road property at 16th Street.

NB-7

Please refer to Comment NB-1 above regarding the proposed project before the City. CEQA requires that the potential impacts of an action be
based upon the existing conditions at the time of the submittal of the Notice of Preparation, which was June 5, 2008. Section 4 of the Executive
Summary does state that no foreseeable future projects have been brought forward at the time of preparation of the Master EIR. This refers to
the fact that the project as submitted by Mr. Grant was not brought forward as a subsequent project and it has not been included as a specific
project under this Master EIR. The applicant may have a project before the City, but it was not considered in this EIR. The Farroll Road property
was generally brought forward as a potential subsequent project including low to medium density uses, but a specific project was not considered
in the Master EIR.

NB-8

AB 32 will require the preparation of a Climate Action Plan in the future; however, at this time, the State has not provided communities with the
guidelines or funding for the preparation of the plan. The Proposed LUE Update and the EIR have provided the necessary information and
implementing measures to reduce GHG emissions consistent with AB 32, and considers that the Climate Action Plan will further require
mitigation to reduce greenhouse gas emissions beyond that included in the proposed LUE Update.

NB-9

This comment refers to placement of street trees along sidewalks and the problems associated with maintenance of the sidewalks. This is a
maintenance issue that is not subject to CEQA review. However, our response would be to consider the use of street trees that do not bow the
sidewalks, or use some other more passive landscaping, such as hardscape and drought tolerant species that would be more preferable to the
community. While trees are welcome for many reasons, including their beauty, ability to shade and lower GHG emissions, in some areas they
may not be appropriate. A landscaping plan for the Farroll Road property should take into consideration maintenance and applicability of the
type of landscaping to be used. These details would be more appropriate to be considered at the development plan stage of the project.

NB-10

The traffic study was completed for the Circulation Element separately from the draft LUE and Master EIR and can be viewed at the City of
Grover Beach.

NB-11

Please refer to the County of San Luis Obispo Department of Agriculture/Weights and Measures above. The Farroll Road property is designated
as Farmland of Local Importance and is not protected by the State. The farmland value of the Farroll Road property is low and has not been
used as active agricultural land. The City Council may determine that mitigation, in terms of easements, donation of mitigation fees, or some
other compensation may be appropriate; however, it is not required. The development plan that would be prepared for the property would
address the appropriate mitigation and it is likely that subsequent environmental review would be required prior to any approvals on the property.
Impacts to Farmland of Local Importance are not considered a significant impact as defined by CEQA.
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Comment
No.

Response

NB-12

Per SB 18, the local Chumash tribes were notified of the proposed LUE Update, and none commented. Please refer to Appendix A of the Draft
MEIR for copies of the letters sent to the various tribes.

NB-13

The Draft Master EIR will be subject to a public hearing at the same time as the Draft LUE Update. All persons commenting on the Draft Master
EIR will be notified of the public hearing dates. The public hearing will also be noticed as part of the normal noticing procedures for all City public
meetings. In addition, these responses will be mailed to you no later than ten days before any public hearing on the Master EIR and the Draft
LUE update.

NB-14

Comments noted with regard to notification of residents in the area of the Farroll Road property. The City has strived to inform the city residents
with regard to the Land Use Element Update process, including notifications in the local papers. The public can comment on the Draft LUE and
Master EIR throughout the entire review process; comments can be made on this EIR and the Draft LUE Update at the public hearings even
though written comments have not been submitted during the Draft EIR review period. The City staff will be notified that local residents wish to
be noticed with regard to the public hearings on this project. We also request that residents contact the City and request notification of the public
hearings.

NB-15

Comment noted that you favor the No Project Alternative; however, CEQA requires that if the No Project Alternative is the Environmentally
Superior Alternative, that the best alternative be chosen from the alternatives considered, including the proposed project, that most reduces any
significant environmental effects. It will be the duty of the City Council to determine the appropriate land use designations for the Farroll Road
property.

NB-16

Thank you for pointing out the typo in AGR Impact 3. This will be corrected in the Final EIR. An errata sheet has been included in the Final EIR
and there are several typos and corrections that will be made to the Master EIR and the Land Use Element Update.
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DH-1
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Response to Letter from the Dorfman Homes, dated September 8, 2009
Comment
No.
DH-1

Response
Thank you for your letter. The City Council will determine if a Master Plan covering all three parcels is appropriate; it may be that the concept of
a Master Plan for two of the three parcels is an appropriate alternative since Ms. Tanner may not wish to participate in the planning process.
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FRPN-6

FRPN-7
FRPN-1
FRPN-8
FRPN-2

FRPN-3

FRPN-4

FRPN-5
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Response to Letter from Farroll Road Property Neighbors, dated September 8, 2009
Comment
No.

Response

FRPN-1

Thank you for your letter with your comments regarding the proposed LUE designation for the Farroll Road property. We request that the
petitioners refer to the Alternatives discussion that also relates to the proposed Farroll Road property. The alternatives discussion considers
medium and high density for the Farroll Road property.

FRPN-2

Comment noted with regard to Goal LU-3.1. This goal refers to creating compatible housing in scale and character with the existing
neighborhood. The neighborhood surrounding the Farroll Road property is a mix of densities as shown on Figure 5-1, with the predominant
existing use as low density residential. The proposal for the property includes low density abutting existing housing to serve as a buffer to the
medium density in the interior of the property. The City Council will be reviewing the densities for the subject property and will determine the
appropriate uses.

FRPN-3

When reviewing any future development proposals for the property, the City would be comparing any proposal to the policies included in the
Land Use Element Update, including Policy LU-3.2, which is very clear that the intent is to locate low density housing on the perimeter of the
property, with medium density located in the interior of the property. The Zoning Ordinance will reflect the intent of this Land Use Policy.

FRPN-4

The Traffic Study conducted by Omni-Means for the Circulation Element of the General Plan indicates that the Level of Service would be at
acceptable levels even with the changes in the densities as proposed in the proposed LUE Update. A traffic study was also prepared at the time
the development plan was proposed for the Farroll Road property. At this time, there are measures that can be taken to reduce traffic impacts;
many of these measures are included as implementing measures in the Land Use Element Update. In addition, as SB 375 progresses in the
planning process, measures will be required of the applicant to ensure a reduction in vehicle miles traveled beyond those which have been
incorporated into the Land Use Element Update.

FRPN-5

According to the City Engineer, there is adequate water available to meet the buildout of the densities given in the proposed Land Use Element
Update. There are many measures that can be implemented to conserve water resources that would be required of future developments in the
city. All applicants for development city-wide would be required to contribute Transportation Impact Fees to pay for the project’s fair share as
determined by the City. The Master EIR did not evaluate the potential for a desalination plant as this alternative was not considered necessary at
this time.

FRPN-6

The City has strived to provide information on the city-wide update of the LUE through press releases, notices in the local City newsletter
(Seabreeze), notice of the public workshop on the LUE, and discussions at the Planning Commission and City Council meeting. The City has
established a mailing list of interested parties and has added names as people have expressed interest in receiving notice of meetings and
hearings. The public can comment on the Draft LUE and Master EIR throughout the entire review process; comments can be made on this EIR
and the Draft LUE Update at the public hearings even though written comments have not been submitted during the Draft EIR review period.
The City staff will be notified that local residents wish to be noticed with regard to the public hearings on this project. We also request that
residents contact the City and request notification of the public hearings.
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Comment
No.

Response

FRPN-7

Comment noted with regard to the petitioner’s concern with the character of the existing neighborhoods and that they are not opposed to
developing the property. It is understandable that the neighborhoods would like a compatible development for the Farroll Road property. The
City Council will determine the appropriate density for the property, and the petitioners will have ample opportunity to comment on the proposed
Land Use Element Update through the public hearing process, refer to response FRPN-6 above. The petitioners that have signed the petition
will receive this response to the comment letter and will be notified of the public hearings on the proposed Land Use Element Update and Master
EIR.

FRPN-8

Comment noted with regard to the potential effects of development of the property at higher densities.
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AAC-1
AAC-2

AAC-3
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Response to Letter from Accurate Architecture & Construction, dated September 9, 2009
Comment
No.
AAC-1

Response

Thank you for your letter and comments.
Your suggested wording will be submitted to the City Council for their consideration.
Request that the following language on Page LU-3 be changed (shown in italics) as follows:

AAC-2
“The Land Use Diagram designates the eastern (larger) portion for Medium Density Residential and the smaller, westerly portion Low Density
Residential. Policy LU-3.2 requires development of the site to address privacy and neighborhood compatibility issues and to incorporate
useable open space/park like setting within the project located to serve future residents.”
Your suggested wording will be submitted to the City Council for their consideration. The suggested wording is “ as follows:
Request that the following language on Page LU-33 be changed (shown in italics) as follows:
AAC-3

“Medium Density Residential development should continue the pattern of residential development established to the north and south with
building entrances that face 16th Street, landscaped front yards between the building and the street, and parking at the rear of the buildings.”
Comment noted that the literal translation of the proposed text may mean that all the parking is to occur along the east boundary line of the
parcel adjacent to the R-1 properties. The intent is for this NOT to happen and that low density residential uses are to back up to the fence lines
of existing residential properties.
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GAC-1

GAC-2
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Response to Letter from George and Arline Casey, dated September 9, 2009
Comment
No.

Response

GAC-1

Thank you for your letter. Comment noted that you object to changing the land use designation for the Farroll Road property and that you would
like the property to remain as single family residential.

GAC-2

Comments noted with regard to retaining a low density development of 2 to 5 units per acre. The public can comment on the Draft LUE and
Master EIR throughout the entire review process; comments can be made on this EIR and the Draft LUE Update at the public hearings. You will
be notified of the public hearings on the proposed Land Use Element Update and Master EIR.
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APCD-4

APCD-5

APCD-1

APCD-2
APCD-6
APCD-3
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APCD-6
(cont’d)

APCD-7

APCD-8
APCD-9

APCD-10
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Response to Letter from the San Luis Obispo County Air Pollution Control District, dated September 9, 2009
Comment
No.

Response

APCD-1

Thank you for your letter and we appreciate that the APCD has reviewed the Draft MEIR and proposed Land Use Element Update.

APCD-2

It is understood that the APCD wishes the Master EIR to address the actions addressed in the letter that are highlighted in bold and underlined
text. The copy of the letter that we received does not have any highlighted text in bold or underlined text. We will strive to address all comments
in the letter, and we appreciate the intent of this comment.

APCD-3

The City appreciates that the APCD is commending them on the goals and policies that promote mixed-use, infill traffic calming and live/work
development. We concur that when people can walk to stores, parks and work, traffic is reduced and the potential for mass transit use increases
and that these concepts are consistent with several of the APCD land use goals in policies in the Clean Air Plan.

APCD-4

The APCD has several comments with regard to the proposed Land Use Element Update. These will be addressed even though they do not
relate to the Draft Master EIR and the suggestions will be forwarded to the City Council as requested changes to the proposed Land Use
Element Update. Comments noted with regard to locating sensitive land uses such as residential uses close to freeways due to the potential for
risks associated from toxic exposure. The City concurs with this statement; there is only one area subject to a change in land use along Oak
Park Blvd and Atlantic Avenue that would be near U.S. 101. This property includes commercial uses along the frontage road and medium or
high densities on the interior two parcels that would be used for senior housing. The buffer of commercial uses would assist in reducing
residents risk from toxic exposure from the freeway; uses envisioned would house elderly that normally reside indoors. Outdoor uses would be
located as far away from the freeway as possible. We would recommend that the Air Quality and Land Use Handbook,: A Community Health
Perspective be referenced in Policy LU-27.4, as follows:
Page LU-75: Amend Policy LU-27.9, by the following text at the end:
“…including the guidance regarding sensitive receptors (at risk population groups) away from the freeway corridors, rail yards, gasoline
facilities, dry cleaners, etc., consistent with the guidelines in the Air Quality and Land Use Handbook: A Community Health Perspective”.
“Note that this information was prepared by the Air Resources Board and can be accessed via http://www.arb.ca.gov/ch/handbook.pdf, and
Health Risk Assessments for Proposed Land Use projects, prepared by the California Air Pollution Control Officers Association and can be
accessed via www.capcoa.org.”
In addition the Master EIR, page 4-62, under Farroll Road: Insert the following Text:
AQ Impact 6 New development on the frontage road along U.S. Highway 101 in the vicinity of the Oak Park Blvd. and Atlantic City
Avenue parcels may expose at risk population groups to toxic exposure resulting from traffic on the freeway.
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Comment
No.

Response
Mitigation Measures
Amend Policy LU-27.9 by adding the following text at the end:
“…including the guidance regarding site sensitive receptors (at risk population groups) away from the freeway corridor, consistent with the
guidelines in the Air Quality and Land Use Handbook: A Community Health Perspective, prepared by the Air Resources Board and accessed
via http://www.arb.ca.gov/ch/handbook.pdf.”

APCD-5

Comment noted with regard to Policy LU-11.6 and the recommendation that if a proposed business or industry has the potential to impact
sensitive receptors, that APCD recommends goals that are balanced with protection of sensitive receptors (housing, parks, hospitals) near high
volume roadways (US 101) and sources of toxic emissions (rail yards, gasoline facilities, dry cleaners, etc.). Please refer to response APCD-4
above where Policy LU-27.4 has been amended.

APCD-6

Thank you for the recommendations for inclusion of measures to Goal LU-27. These items are being addressed by the City but the appropriate
location for these mitigations would be as an amendment to the Conservation Element.

APCD-7

The recommendation to consider the addition of ICLEI in addition to the Climate Action Registry will be forwarded to the City Council as part of
the implementation measures.

APCD-8

MEIR Page 4-50 will be amended to note 7, not four, monitoring stations in San Luis Obispo County, as follows:
Page 4-50, first paragraph, first line; amend as follows (amendment in italics):
“The County’s air quality is measured at nine ambient air quality monitoring stations. These stations include seven APCD-operated permanent
stations…”

APCD-9

Comment noted with regard to additional criteria used by APCD CEQA Guidelines to determine significance. These have been added, as
follows:
Page 4-57, amend as follows (amendments in italics):
SLO APCD CEQA Air Quality Handbook
According to the April 2003 CEQA Air Quality Handbook, project impacts may also be considered significant if one or more of the following
special conditions apply:
•

City of Grover Beach

If the project has the ability to emit hazardous or toxic air pollutants in the close proximity of sensitive receptors, such that an increased
cancer risk affects the population.

9-36

Land Use Element Update
Final Master Environmental Impact Report

Response to Comments

Comment
No.

Response
•
•
•
•
•
•
•
•

APCD-10

If the project has the potential to emit diesel particulate matter in an area of human exposure even if overall emissions are low.
Remodeling or demolition operations where asbestos-containing materials will be encountered.
If naturally occurring asbestos has been identified in the project area.
If project has the ability to emit hazardous or toxic air pollutants in the close proximity of sensitive receptors, such as schools, churches,
hospitals, etc.
If the project results in a nuisance odor problem to sensitive receptors.
Comparison of actuated project emissions to District emissions threshold;
Consistency with the most recent Clean Air Plan for San Luis Obispo County; and,
Comparison of predicted ambient pollutant concentrations resulting from the project to state and federal health standards.

Please refer to policy LU-27.10, which states that…
The City shall use the CEQA process to identify and avoid or mitigate potentially significant air quality impacts of new development. The CEQA
process shall be used to ensure early consultation with the San Luis Obispo Air Pollution Control District concerning air quality issues associated
with specific development proposals. The City will use the most recent APCD version of the APCD CEQA Guidelines to mitigate for asbestos
and other air quality emissions.
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RWQCB-2
(cont’d)

RWQCB-3

RWQCB-1

RWQCB-4

RWQCB-2
RWQCB-5
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RWQCB-9

RWQCB-10

RWQCB-6
RWQCB-11

RWQCB-7

RWQCB-12
RWQCB-8
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RWQCB-12
(cont’d)
RWQCB-13

RWQCB-14

RWQCB-15

RWQCB-16

RWQCB-17
RWQCB-18
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Response to Letter from the California Regional Water Quality Control Board, dated September 9, 2009
Comment
No.

Response

RWQCB-1

Thank you for your comment letter. This comment explains the RWQCB’s authority, responsibilities, and current goals. No response is
necessary.

RWQCB-2

Thank you for the comments regarding planning purpose and objectives. No response is necessary.
The Utilities and Service Systems Thresholds of Significance section on page 4-98 and 4-99 correctly set forth the exact wording from CEQA
Appendix G. While it may be confusing, CEQA Appendix G states that the lead agency should inquire as to whether the project would “Have
sufficient water supplies available to serve the project from existing entitlements and resources, or are new or expanded entitlements needed?”

RWQCB-3
A typo in the same section has been corrected on page 4-99, line 1, as follows:
•

“Require or result in the construction of new storm water drainage facilities or expansion”

The following additional language has been incorporated into the proposed project in response to your comments at page LU-59 in LU-16.8 (new
language in italics):
“Policy LU-16.8 Stormwater quality.
The City shall require new development to protect the quality of water bodies and drainage systems
through adaptive site design, stormwater management, and the implementation of best management practices (BMPs). In addition, the City
will undertake long-term watershed planning and management activities in coordination with adjoining cities, San Luis Obispo County, and
State Parks.
Implementation Measures
RWQCB-4

•
•

•

•
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The City shall adopt and implement an Urban Storm Water Quality and Discharge Control Ordinance.
To ensure new development and the redevelopment of existing sites adequately protects water quality, the City shall consider, and
implement where appropriate, low impact development options and revisions to the City’s water quality management regulations
consistent with the Storm Water Management Program adopted by the Regional Water Quality Control Board.
The City will also undertake long-term watershed planning and management activities in coordination with adjoining cities, San Luis
Obispo County and State Parks. The main objectives of these efforts are to ensure the protection of water quality, the beneficial uses
of water, and the biological and physical integrity of watersheds and aquatic habitat. The City will consider amendments to the
policies and programs of the Land Use Element and other General Plan elements as necessary to incorporate the findings and
recommendations of these watershed planning efforts.
The City shall ensure that new development will maintain historic off-site storm flows unless improvements are in place or made with
the development that will maintain historic downstream and upstream flows.
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Comment
No.

Response
•
•

The City has adopted and shall periodically update a Storm Water Master Plan including shared detention facilities.
Apply best management practices for stormwater management.

•

Comply with relevant provisions of the National Pollution Discharge Elimination (NPDES) program as part of the development review
process.

RWQCB-5

Please refer to Response to RWQCB-4.

RWQCB-6

Thank you for your discussion of Assembly Bill 162. No response is necessary.

RWQCB-7

Assembly Bill 162 requires cities to identify in their Land Use Elements those areas that are subject to flooding as identified by flood plain
mapping prepared by the Federal Emergency Management Agency or the Department of Water Resources. Grover Beach flood zones are
discussed on page 4-90, 4-91, and 4-92 in the draft MEIR. The proposed LUE Update does not propose any additional development within
these zones. Future projects that may occur within these zones will be evaluated on a case by case basis. In addition, the Safety Element
provides adequate protection in regard to flooding hazards as well as hazards from seiche, tsunami, or mudflow. Thus, the project is consistent
with AB 162.

RWQCB-8

Please refer to Response to RWQCB-4.

RWQCB-9

Please refer to Response to RWQCB-4.

RWQCB-10

Please refer to Response to RWQCB-4.

RWQCB-11

Please refer to Response to RWQCB-4.

RWQCB-12

Please refer to Response to RWQCB-4.

RWQCB-13

Please refer to Response to RWQCB-4.

RWQCB-14

Please refer to Response to RWQCB-4.

RWQCB-15

Please refer to Response to RWQCB-4.

RWQCB-16

Please refer to Response to RWQCB-4.
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Comment
No.

Response

RWQCB-17

Please refer to Response to RWQCB-4.

RWQCB-18

Please refer to Response to RWQCB-4.
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USFWS-3

USFWS-1

USFWS-4

USFWS-2

USFWS-5

USFWS-6
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(cont’d)

USFWS-7
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Response to Letter from the United States Fish and Wildlife Service, dated September 9, 2009
Comment
No.

Response

USFWS-1

Thank you for submitting your comments on the Master EIR.

USFWS-2

Comment noted that the endangered least Bell’s vireo may occur or has the potential to occur within the project area and that designated critical
habitat for the endangered La Graciosa thistle occurs within the project area. Also, several State-listed species and species of special concern
may occur or have the potential to occur within the project area. Please refer to Appendix B that includes these species, as well as state listed
species, that have a potential to occur within Grover Beach. Least Bell’s vireo was not on the list and has been added. Habitats for these
species have already been protected in open space areas and are fully protected. Any parcel having the potential for natural habitats will require
additional habitat and species surveys as part of subsequent environmental review. Of particular note are the parcels indicated on Figure ES-3
may have the potential for listed species, specifically areas 2, 3, 8, 9, and 12 that have potential habitats. The proposed LUE Update includes
policies to protect sensitive habitats not currently in open space uses; please refer to Policies LU-16.1, LU -16.5, and policies LU-16.11 through
16.17. These policies ensure protection of any sensitive habitats or species and require biological studies and monitoring. Policy LU-16.13
requires consultation with USFWS and CDFG prior to development of any properties that may have sensitive habitats or species protected by
law.

USFWS-3

It is understood that the letter is not intended to be a comprehensive review of the projects by the USFWS. We would like to point out that Table
ES-1 lists subsequent projects that would be undertaken under the Master EIR process; these projects would require further environmental
review prior to any development approvals, and the policies listed under USFWS-2 response above would be applicable. Pursuant to CEQA
§§15177 and 15178, activities identified as subsequent projects will require an environmental determination. Relevant subsequent projects (refer
to Table ES-1 and Figure ES-3) are described in Chapter 2, Project Description, of the Master EIR:

USFWS-4

The latest CNDDB map has been included in the Master EIR. It does not indicate La Graciosa thistle occurrences; however, the thistle has been
included on the plant species of concern in Appendix A. Snowy plover tend to nest along beaches in sandy areas; in Grover Beach, these areas
are within State Park jurisdiction or in open space areas of the city and are fully protected. The biological discussion in the Master EIR is a
summary as applicable for use in evaluating the proposed changes in the Land Use Element. The City also has a Local Coastal Plan and a
Conservation Element that addresses protection of biological resources. In addition, no actions are proposed by the Land Use Element and
when projects are brought forward under the plan, as listed as subsequent projects on Table ES-1, further environmental review would be
necessary. IF the property has the potential for any natural habitat or the property has habitat characteristics that could have the potential to
have listed species, further environmental review would be necessary.

USFWS-5

It should be noted that this is a Land Use Element Update and it is a companion element of the general plan to the Open Space and
Conservation Element and the Local Coastal Plan, both of which were likely prepared in consultation with USFWS and CDFG. LUE policies are
generally worded; it is the intent that the policies are applicable to land uses within the entire City, including property that would not have the
potential for listed species or habitats. Note also that almost all of the natural habitat areas in the city have been left in permanent open space
and are protected. Exceptions to this are the parcels that may have habitat that are in private ownership and that are subject to subsequent
environmental review at the time that a proposal is brought forward. These parcels have been listed under the USFWS-2 response above.
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Comment
No.

Response

USFWS-6

We do not understand the intent of this comment. Almost all of the City’s sensitive resources have been protected. The Master EIR includes
measures to protect all sensitive habitats that are not already in permanent protection or open space. Since the potential impacts to sensitive
habitats and listed species can be mitigated to insignificance, and there are no significant unavoidable adverse impacts associated with the
proposed Land Use Element Update, no additional alternative is needed. The CDFG and USFWS have been and will continue to be consulted
as projects are brought forward under this Land Use Element Update.

USFWS-7

Comment noted regarding the Migratory Bird Treaty Act. The requirement for mitigation monitoring to project migratory bird species is inherent in
Policy LU-16.17. It is our belief that the goals, policies and programs that have been included in the Land Use Element Update are very
progressive and meet the intent to protect habitats and listed species.
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REB-1

REB-2
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Response to Letter from Reggie and Eileen Bezerra, dated September 12, 2009
Comment
No.

Response

REB-1

Thank you for your comment letter. Your comment is noted that you wish the City Council to consider the No Project alternative for the Farroll
Road property and that you would like the property to remain in open space due to development potential to increase traffic on local roads.

REB-2

Comments noted with regard to fixing city streets. This is a maintenance issue and not an environmental issue subject to CEQA review.
Comment noted with regard to denying development on the Farroll Road property. No further comment is necessary.
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DOC-1
(cont’d)
DOC-2

DOC-3
DOC-1

DOC-4

DOC-5
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Response to Letter from the California Department of Conservation, dated September 15, 2009
Comment
No.
DOC-1

Response
Thank your for your letter and summary of the project description. This comment directs the responder to comments and recommendations
made in the letter. No response is necessary.
As a result of the comment made in your letter and related comments presented by County of San Luis Obispo Department of
Agriculture/Weights & Measures, Implementation Measure 39 has been amended to recognize existing state right-to-farm and nuisance laws
instead of requiring the City to adopt their own ordinance (see AG-7, above), as follows:

DOC-2

“39. The City shall recognize existing state measures, including AB 2881 and California Nuisance Law codified in Civil Code Section 3479 et.
seq., that provide residents notification of, and support for, the State Right to Farm and/or Nuisance Law, and to promote a good neighbor
policy by advising purchasers of residential property, and owners of other property in the City, of the inherent potential problems associated
with the purchase of such property and the City’s support for these State regulations.”
The amendment provides protection for current agricultural uses at the Strawberry Field without any further actions of the City.
Comment noted that changing the timeframe in which Implementation Measure 40 to Near-Term (within a five-year timeframe) would more
quickly protect the Strawberry Field should future development become an issue before the Agricultural Conservation Program can be
implemented. This comment will be forwarded to the City Council for their consideration.

DOC-3

The use of permanent agricultural conservation easements on land in proportionate size to any lost agricultural lands has already been
recommended in Implementation Measure 40. Your recommendation that the replacement amount be set at ratio greater than 1:1 is allowable
under Implementation Measure 40 at the discretion of the City in implementing its Agricultural Conservation program. However, Grover Beach
has virtually no remaining agricultural or open space lands within the City limits on which a conservation easement would be feasible. Thus,
Implementation Measure 40 also recognizes other related options for mitigating the permanent conversion of farmland to the extent feasible,
including the payment of in-lieu fees, deed restrictions and other farmland conservation mechanisms.

DOC-4

See response to DOC-3, above. In addition, Implementation Measure 40 does not limit agricultural replacement lands to Grover Beach, but
allows the City to conduct region- or state-wide searches for replacement lands.

DOC-5

Thank you for your reference to other available measures used to conserve or mitigate impacts on agricultural land. In addition to the measures
discussed above, the City has also incorporated Goal LU-15 and Policies LU-15.1 through 15.3 to mitigate impacts to agricultural land.

DOC-6

The City will provide your office with the date of any hearings on this particular action, as well as any staff reports pertaining to it, as requested.
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9.2 ERRATA SHEET
This Errata sheet contains the minor changes to the MEIR to incorporate changes identified in
the response to comments from agencies and the public. The Land Use Element (LUE)
document has been changed to incorporate any changes noted in this section and any other
changes made by the City Council during public review.
1.

Minor topographical errors have been changed in the LUE and MEIR, including
revised implementation numbers to fix inconsistent table item numerals. Nacimiento
Street has been misidentified in the LUE Update maps. This error has been
corrected on the LUE maps.

2.

LUE Table ES-3 has been corrected to include the definitions of near-term, mid-term
and long-term, as follows:

3.

LUE Page ES-30 – Correct table by adding the following footnote at end of table,
consistent with Table 8 of the Land Use Element:
Near-Term = Within 5 Years
Mid-Term = Within 10 Years
Long-Term = 10 Years and Beyond

4.

LUE Pages ES-28 through ES-30: The numbering in the LUE Update table has
been changed to reflect 44 Implementation Measures (numbering has been
corrected); although with changes the number of Implementation Measures has
increased to 47 to reflect stormwater mitigation measures.

5.

In the MEIR, the capability classifications were switched and have been corrected as
follows:
MEIR Table 4.1-3 has been corrected as follows (italics show corrections and show
the irrigated and non irrigated classes correctly):
Table 4.1-3. Soil Types
Class

Map
Map Unit
Symbol

%
Slope

107

Beaches

124

CA
Revised
Storie
Index
Grade

Prime Soils
Classification

Irrigated

Nonirrigated

n/a

8w

8w

n/a

Not prime

Corralitos sand

0-2

4s

6s

3

Farmland of Statewide
Importance

125

Corralitos sand

2-15

4s

6s

3

Farmland of Statewide
Importance

126

Corralitos variant loamy
sand

n/a

3w

4w

3

Farmland of Statewide
Importance

134

Dune land

n/a

8e

8e

n/a

Not prime
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Table 4.1-3. Soil Types
Class
Map
Map Unit
Symbol

%
Slope

184

Oceano Sand

185

CA
Revised
Storie
Index
Grade

Prime Soils
Classification

Irrigated

Nonirrigated

0-9

4s

6s

3

Farmland of Statewide
Importance

Oceano Sand

9-30

4s

6s

3

Not prime

189

Pismo loamy sand

9-30

7e

7e

4

Not prime

191

Pismo-Tierra complex

9-15

7e/3e

7e/3e

4

Not prime

193

Psamments and Fluvents,
wet

n/a

6w

6w

4

Not prime

221

Xererts-Xerolls-Urban land
0-15
complex

8

8

n/a

Not prime

228

Water

n/a

n/a

n/a

Not prime

n/a

Source: USDA NRCS (accessed April 2009).

6. MEIR Page 4-14, paragraph 2, line 2 has been changed as follows:
“Oceano sand. Although this soil is not considered prime, it has a Capability Class
4s (irrigated)”.
7. The following information has been added on MEIR Page 4-8, after Table 4.1-4:
“The State Department of Conservation, Division of Land Resource Protection,
FMMP has adopted an additional category designation within San Luis Obispo
County, called Farmland of Local Potential. Farmland of Local Potential is defined
as “lands having the potential for farmland, which have Prime or Statewide
characteristics and are not cultivated.” Thus, Farmland of Local Importance is land
actually being used (or which has been recently used) for non-irrigated agricultural
purposes, while Farmland of Local Potential is land that is not being used for nonirrigated agricultural purposes, but is identified as a highly capable soil. Farmland of
Local Potential is grouped with Farmland of Local Importance by the FMMP and
categorized as Important Farmland.”

8. The following language has been added to the MEIR on Page 4-11, after paragraph 3:
“AB 2881
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In 2009, the State of California adopted Assembly Bill 2881, a real estate disclosure
requirement intended to inform new purchasers of real property located within one
mile of FMMP identified Important Farmland of the potential for inconveniences or
discomforts created by agricultural operations. AB 2881 requires any person who
intends to offer subdivided lands within California for sale or lease to file a public
report with the Department of Real Estate, stating whether the property lies within
one mile of Important Farmland. Violation of AB 2881 is a crime.
California Nuisance Law (Civil Code Section 3479 et. seq.)
The State of California’s Nuisance Law is codified in Civil Code, Sections 3479 et.
seq. Section 3482.5 provides that ‘No agricultural activity, operation, or facility, or
appurtenances thereof, conducted or maintained for commercial purposes, and in a
manner consistent with proper and accepted customs and standards, as established
and followed by similar agricultural operations in the same locality, shall be or
become a nuisance, private or public, due to any changed condition in or about the
locality, after it has been in operation for more than three years if it was not a
nuisance at the time it began.’ The State Nuisance Law prevails over any
inconsistent city or county provision or regulation, but does not preclude a city or
county from adopting an ordinance that allows notification to a prospective
homeowner that the dwelling is in close proximity to an agricultural activity,
operation, facility, or appurtenances thereof.”
9. Page LU-83, Measure 39, shall be changed as follows:
“39.

The City shall recognize existing state measures, including AB 2881 and
California Nuisance Law codified in Civil Code Section 3479 et. seq., that
provide residents notification of, and support for, the State Right to Farm
and/or Nuisance Law, and to promote a good neighbor policy by advising
purchasers of residential property, and owners of other property in the City, of
the inherent potential problems associated with the purchase of such property
and the City’s support for these State regulations.”

10. AGR Impact 3, MEIR page 4-14, has been amended to read as follows:
“AGR Impact 3 Implementation of the proposed LUE Update would result in the loss
of approximately 33.71 acres of agriculturally productive land on the Strawberry Field
site, resulting in a potential primary loss of approximately $1.3 million in revenue and
an undetermined number of jobs.”
11. LUE Page LU-3, change as follows:
“The Land Use Diagram designates the eastern (larger) portion for Medium Density
Residential and the smaller, westerly portion Low Density Residential. Policy LU-3.2
requires development of the site to address privacy and neighborhood compatibility
issues and to incorporate useable open space/park like setting within the project
located to serve future residents.”
12. LUE Page LU-33 change as follows:
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“Medium Density Residential development should continue the pattern of residential
development established to the north and south with building entrances that face
16th Street, landscaped front yards between the building and the street, and parking
at the rear of the buildings.”
13. LUE Page LU-75: Amend Policy LU-27.9, by the following text at the end:
“…including the guidance regarding sensitive receptors (at risk population groups)
away from the freeway corridors, rail yards, gasoline facilities, dry cleaners, etc.,
consistent with the guidelines in the Air Quality and Land Use Handbook: A
Community Health Perspective” as prepared by the Air Pollution Control Board.
14. MEIR Page 4-62, under Farroll Road: Insert the following Text:
AQ Impact 6

New development on the frontage road along U.S. Highway 101
in the vicinity of the Oak Park Blvd. and Atlantic City Avenue
parcels may expose at risk population groups to toxic exposure
resulting from traffic on the freeway.

Mitigation Measures
Amend Policy LU-27.9 by adding the following text at the end:
…including the guidance regarding site sensitive receptors (at risk population
groups) away from the freeway corridor, consistent with the guidelines in the
Air Quality and Land Use Handbook: A Community Health Perspective.
15. MEIR Page 4-50, first paragraph, first line; amend as follows (amendment in italics):
“The County’s air quality is measured at nine ambient air quality monitoring stations.
These stations include seven APCD-operated permanent stations…”
16. MEIR Page 4-50, amend as follows (amendments in italics):
SLO APCD CEQA Air Quality Handbook
According to the April 2003 CEQA Air Quality Handbook, project impacts may also
be considered significant if one or more of the following special conditions apply:


If the project has the ability to emit hazardous or toxic air pollutants in the
close proximity of sensitive receptors, such that an increased cancer risk
affects the population.



If the project has the potential to emit diesel particulate matter in an area of
human exposure even if overall emissions are low.



Remodeling or demolition operations where asbestos-containing materials
will be encountered.



If naturally occurring asbestos has been identified in the project area.
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If project has the ability to emit hazardous or toxic air pollutants in the close
proximity of sensitive receptors, such as schools, churches, hospitals, etc.



If the project results in a nuisance odor problem to sensitive receptors.



Comparison of actuated project emissions to District emissions threshold;



Consistency with the most recent Clean Air Plan for San Luis Obispo County;
and,



Comparison of predicted ambient pollutant concentrations resulting from the
project to state and federal health standards.

17. MEIR Page 4-99, line 1, change as follows:
“Require or result in the construction of new storm water drainage facilities or
expansion”
18. LUE Page LU-59 in LU-16.8, change as follows:
“Policy LU-16.8 Stormwater quality. The City shall require new development to
protect the quality of water bodies and drainage systems through adaptive site
design, stormwater management, and the implementation of best management
practices (BMPs). In addition, the City will undertake long-term watershed planning
and management activities in coordination with adjoining cities, San Luis Obispo
County, and State Parks.
Implementation Measures


The City shall adopt and implement an Urban Storm Water Quality and
Discharge Control Ordinance.



To ensure new development and the redevelopment of existing sites
adequately protects water quality, the City shall consider, and implement
where appropriate, low impact development options and revisions to the
City’s water quality management regulations consistent with the Storm Water
Management Program adopted by the Regional Water Quality Control Board.



The City will also undertake long-term watershed planning and management
activities in coordination with adjoining cities, San Luis Obispo County and
State Parks. The main objectives of these efforts are to ensure the protection
of water quality, the beneficial uses of water, and the biological and physical
integrity of watersheds and aquatic habitat.
The City will consider
amendments to the policies and programs of the Land Use Element and
other General Plan elements as necessary to incorporate the findings and
recommendations of these watershed planning efforts.



The City shall ensure that new development will maintain historic off-site
storm flows unless improvements are in place or made with the development
that will maintain historic downstream and upstream flows.
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The City has adopted and shall periodically update a Storm Water Master
Plan including shared detention facilities.



Apply best management practices for stormwater management.



Comply with relevant provisions of the National Pollution Discharge
Elimination (NPDES) program as part of the development review process.”
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