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MM TT-5b The inbound, left-turn pocket for Pads F and G off LOVR shall be 
shortened and/or relocated further inward towards the project site from 
LOVR to reduce driver confusion and enhance pedestrian safety.   

MM TT-5c The crossing location across the one-way, inbound-only driveway at 
Froom Ranch Way shall be relocated closer to Froom Ranch Way.  The 
channelized right-turn at this location should be modified to minimize 
pedestrian crossing distance and sight distance for pedestrians and 
bicyclists.   

MM TT-5d Project’s site design shall be modified to improve pedestrian connectivity 
between the pedestrian access path between Oceanaire Drive and the 
project site and the future Bob Jones Trail and the project site.  A marked, 
Americans with Disabilities Act (ADA)-compliant crosswalk should be 
provided across Froom Ranch Way north of Anchor C to provide access 
to the adjacent neighborhood. Any further design improvements to the 
crosswalk (such as bulb-outs) should be made in consultation with City 
staff. 

MM TT-5e The proposed project shall include a crosswalk on the north leg of the 
LOVR/Froom Ranch Way signalized intersection, paralleling LOVR and 
crossing Froom Ranch Way to create a continuous pedestrian facility 
along the northern side of LOVR.  A sidewalk and additional crosswalk 
across the LOVR frontage road should also be added to connect the 
frontage road sidewalk with the crosswalk at the LOVR/Froom Ranch 
Way intersection. 

MM TT-5f The raised median channelizing right-turning vehicles into the site on 
Froom Ranch Way should be eliminated from the proposed project design 
to reduce vehicle speeds and pedestrian crossing distance at the one-way 
inbound driveway.   

Impact  
TT-6 The proposed project could potentially result in inadequate bicycle 

facilities per City code requirements. 
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In order to foster a balanced transportation system, reduce congestion, and protect air 
quality, the City requires that the number of bicycle parking spaces equal a percentage of 
required vehicle parking spaces. City allocation requirements are outlined below in Table 
3.8-11.  City code requires that retail projects the size of the proposed Prefumo Commons 
Project (approximately 188,000 sf) include a total number of bicycle parking spaces 
equal to 15 percent of the total vehicle parking spaces provided.  The proposed project 
would provide approximately 838 vehicle parking spaces, and though the project does 
not specify the number of bicycle parking spaces, 126 spaces would be required.  Of 
these bicycle parking spaces, at least 63 would be designated short-term and 50 would be 
designated long-term, with 13 or more additional spaces for either time period.  
Therefore, the following mitigation measure would be required to reduce impacts to less 
than significant. 

Table 3.8-11. Bicycle Parking Requirements 

Requirement Commercial 
Bicycle Parking Ratios 15% of vehicle parking spaces 

Total Spaces Required1 838 spaces @ 15% = 126 spaces 

Short-Term/Long-Term Ratios 50% short-term/40% long-term 

Short-Term Requirement 126 spaces @ 50% =  63 spaces 

Long-Term Requirement 126 spaces @ 40% =  50 spaces 

Either Storage Type 13 spaces 

Note: 1 City Code requires between 628 and 942 vehicle parking spaces for the proposed project’s approximately 
188,000 sf of retail uses.  The project would provide a total of approximately 838 vehicle parking spaces.  

Mitigation Measures  

Additional Mitigation Measures (Consultant-Recommended)  

MM TT-6 The applicant shall demonstrate that the project would provide long- and 
short-term bicycles parking to meet project demand and City code 
requirements including location standards. The proposed bicycle parking 
shall be: 

• installed at highly visible locations that are as close to the main 
entrance of the destination as possible; 

• located at least as conveniently as the most convenient automobile 
parking space available to the general public; 

• Be distributed to serve all tenants and visitors; 
• visible from the interior of the destination; 
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• in places where clear and safe pedestrian circulation is ensured; 
• illuminated at night to the extent that the destination supports 

nighttime activity; and, 
• sheltered, where shelter can be attractively integrated with project 

architecture. 

Impact  
TT-7 The proposed project design would result in potentially significant 

impacts to vehicular access and circulation within the project site. 

As proposed, vehicle access in and out of the project site would be provided via a 
northward extension of Froom Ranch Way and two right-in/right-out driveways on 
LOVR.  The northward extension of Froom Ranch Way would extend from the existing 
signal at LOVR to Prefumo Creek.  Direct access to the parking lots on the site would be 
provided by two right-in/right-out driveways on LOVR and two driveways on the Froom 
Ranch Way extension – an inbound-only driveway approximately 400 feet north of 
LOVR and a full-access driveway approximately 1,000 feet north of LOVR (refer to 
Figure 2.4-1 in Section 2.0, Project Description).  The one-way inbound driveway 
located approximately 400 feet from the intersection of LOVR and Froom Ranch Way 
would force vehicles entering from LOVR to be channeled into the site or continue 
northward on Froom Ranch Way.  This could result in high vehicle speeds and increased 
pedestrian crossing distance.    

The site plan indicates two lanes exiting LOVR and entering the site at the right-in/right-
out project driveway located east of Pad F (see Figure 2.4-1 in Section 2.0, Project 
Description). The second inbound lane becomes a left-turn pocket leading to the parking 
area serving retail Pads F and G. This could potentially cause driver confusion and 
lengthen the crossing distance for pedestrians across the driveway. The site plan also 
currently contains parking spaces located less than 100 feet from the right-in/right-out-
only driveway near Pad H. This could potentially result in conflicts between inbound 
vehicles entering the project site and vehicles that would otherwise be accessing the 
parking spaces. Implementation of mitigation measures MMs TT-5a and -5b would avoid 
driver confusion and reduce the pedestrian crossing distance, thereby reducing the impact 
to vehicular access and circulation at the driveway east of Pad F and at the left-turn 
pocket for Pads F and G. Implementation of mitigation measure MM TT-5f would reduce 
inbound vehicle speeds at the LOVR/Froom Ranch Way intersection and reduce the 
pedestrian crossing distance, thereby improving vehicular access and circulation.  
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Implementation of the additional mitigation measure below would reduce remaining 
impacts to vehicular access and circulation within the project site to a less than 
significant level.   

Mitigation Measures  

Additional Mitigation Measures (Consultant-Recommended)  

MM TT-7 The applicant shall coordinate with the City to review internal site 
circulation and implement potential realignment/redesign of internal 
roads and parking as determined necessary by the City.  At a minimum, 
the parking spaces that would be located less than 100 feet from the right-
in/right-out only driveway near Pad H shall be removed to reduce 
conflicts between inbound vehicles entering the project site and vehicles 
that would otherwise be accessing the parking spaces. 

Impact  
TT-8 The proposed project would create potentially significant impacts by 

substantially increasing demand for transit services in an underserved 
area, presenting a barrier to both transit dependent and non-transit 
dependent households for using transit, and would potentially be in 
conflict with City policy that supports the frequency of City transit 
service comparing favorably with the convenience of using private 
vehicles. 

Although an auto-oriented use, the proposed project would create a substantial increase 
in transit demand from both transit dependent households and the project’s 566 
predominantly low income employees1. As discussed previously in Section 3.8.1.2, 
Existing Conditions, the average headway or frequency of service during the P.M. peak 
hour for SLO Transit Routes 4 and 5 is 30 minutes, with headways of an hour or more 
outside of the peak hour (see Table 3.8-1 and Appendix E).  Therefore, although a bus 
stop is located approximately 300 feet from the project site on LOVR between Froom 
Ranch Way and Auto Park Way (in addition to two “time stops” directly in front of the 

                                                 
1 Low income households are disproportionately transit dependent and may commute to San Luis Obispo 
from less expensive outlying communities such as Santa Maria and Atascadero (refer also to Sections 3.3, 
Air Quality and 3.6, Land Use).  
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project site on LOVR), the relatively low frequency of transit service would not be 
conducive to meeting the needs of transit dependent employees or customers or the intent 
of City policy.  Transit service frequency (headway), hours of operation (span), and on-
time performance (schedule reliability) are generally cited as the main factors that 
determine whether people who have the choice to drive a car or take the bus, will choose 
to take the bus (Beimborn, Greenwald, and Jin 2003).  Because of the relatively long 
headway in this portion of the City, it is not assumed that employees or shoppers that 
have the choice to drive or take public transit would choose public transit.  Therefore, 
although existing transit stops exists near the site and area transit routes may provide 
adequate capacity to serve the demand created by the project, increased demand for 
relatively convenient transit service would remain unmet. Implementation of the 
mitigation measures below, in conjunction with mitigation measures MM AQ-3b and 
MM AQ-3d in Section 3.3, Air Quality, would ensure that impacts to transit facilities 
would be less than significant.  In addition, it should be noted that if Froom Ranch Way 
accommodates a future transit route, the addition of new transit stops along the project’s 
Froom Ranch Way frontage would require City acquisition of right-of-way currently 
planned for landscaping and parking.   

Mitigation Measures 

Additional Mitigation Measures (Consultant-Recommended)  

MM TT-8a Consistent with the City of San Luis Obispo’s Short Range Transit Plan, 
bus and trolley stop locations and amenities shall be developed in 
consultation with the City of San Luis Obispo to mitigate potential project 
impacts related to new transit trips associated with the project.  Further 
evaluation of any bus stop locations shall include an analysis of 
pedestrian circulation to and from the stop and the potential for vehicle-
pedestrian conflicts.  The project applicant shall be responsible for the 
development and installation of any identified improvements. 

MM TT-8b The applicant shall fund public transit by providing their employees with 
a free or discounted public transit pass or a $100 per month stipend for 
use in public transit.   

MM TT-8c As part of the General Plan amendment and rezone application for the 
project site, the City should determine if the probable need exists to 
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reserve right-of-way for future transit stop(s) along the project’s Froom 
Ranch Way frontage.  If the City deems the expansion of transit along this 
route reasonably foreseeable, then the City should require that right-of-
way or easements be provided in the appropriate location.  Given the 
uncertainty of the timing of implementation of such future transit, these 
areas may still be developed in landscaping or parking until such as time 
as the City requires use of the right-of-way. 

Impact 
TT-9 The proposed project could potentially result in a shortage of 

required motorcycle facilities per City vehicle code requirements (1 
per 20 vehicle spaces). 

As specified by the City’s vehicle code, the proposed project must provide motorcycle 
parking at a rate of one space per 20 vehicle spaces.  The proposed project would provide 
approximately 838 vehicle parking spaces. Though the project does not specify the 
number of motorcycle parking spaces, approximately 42 spaces would be required.  
Therefore, the following mitigation measure would be required to reduce impacts to less 
than significant. 

Mitigation Measures 

MM TT-9 The applicant shall demonstrate that the project would provide sufficient 
motorcycle parking to meet project demand and City code requirements.  

Residual Impacts 

The proposed project would substantially impact vehicular traffic along the roadways in 
the project vicinity.  In addition, the project would increase pedestrian activity in an auto-
oriented area characterized by high traffic volumes and speeds.  Finally, the project 
would also increase demand for transit service in an area that is underserved by transit 
and where challenges exist to improving transit service due to the nature of area land uses 
and circulation network. However, with the implementation of standard regulatory and 
additional consultant-recommended mitigation measures, impacts to transportation and 
traffic would be reduced to less than significant levels.   
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It should be noted that although mitigation measures have been provided to reduce 
impacts to the LOVR/Madonna Road intersection, recommended mitigation to both 
reduce project size and/or implement intersection improvements may be considered 
infeasible. First, intersection improvements would require acquisition of considerable 
ROW, tree removal, potential for interference with pedestrian circulation, and would 
raise potential conflicts with adopted City policies.  Second, the proposed project would 
need to be reduced in size by at least 28,000 sf in order to reduce project generated traffic 
sufficiently to avoid significant impacts to this intersection. Such a reduction in project 
size would require elimination of Anchor C and/or the equivalent reduction in square 
footage throughout the project.   

With regard to adverse but less than significant impacts at the intersections of LOVR 
with Auto Park Way and Los Verdes Drive, City staff is considering methods to 
potentially reduce congestion at these intersections. As part of the review of the proposed 
project, City staff would review options for providing a road connection between Auto 
Park Way and the project site. Increased access and traffic volumes through the Auto 
Park Way/LOVR intersection may justify or warrant signalization, thereby reducing 
project adverse impacts at this point.  In addition, City staff has developed a strategy and 
toolbox to address the singular vehicle access to/from LOVR at Los Verdes Drive for 
residence of Los Verdes Park I and II.  This strategy includes on-going monitoring of the 
LOVR/Los Verdes Drive intersection as a part of the City’s Annual Traffic Safety Report, 
provision of secondary access via Higuera Street, and evaluation of a bypass road 
connection to Higuera Street during the Circulation Element or Regional Transportation 
Plan update (City of San Luis Obispo 2008b).  However, because neither of the 
approaches can be guaranteed to eliminate project impacts to these two intersections, 
impacts would remain adverse, but less than significant.  
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3.9 UTILITIES AND PUBLIC SERVICES 

The following section describes existing and planned utilities and public services, and 
evaluates the operation and capacity of these utilities and services with the development 
of the proposed project.  Utilities and public services utilized during construction and 
operation of the proposed project include water, wastewater, solid waste disposal, police 
and fire protection, and energy services.  Annexation and development of the project site 
with commercial-retail uses will increase demand on city services, including fire 
protection, police protection and other city supported public services; however, the 
required impact fees and potential tax revenue is designed to accommodate such services.  
As discussed previously, development of this site has already been anticipated in the 
City’s General Plan, Land Use Element. 

3.9.1 Existing Conditions 

3.9.1.1 Potable Water  

As required by municipal ordinance, the City of San Luis Obispo is the sole purveyor of 
potable water within city limits.  This requirement allows the City to maintain uniformity 
in its water service and distribution standards and infrastructure, and to be consistent in 
developing and implementing water policy.  The City receives water from the Salinas 
Reservoir, Whale Rock Reservoir and three groundwater wells.  Treated wastewater is 
also recycled and distributed to certain areas of the City for irrigation purposes (City of 
San Luis Obispo 2008e).  The Water Reuse Project initiated in 2003, began delivery to 
the first customers in spring 2006, and is intended to expand its customer base by about 
100 acre-feet of water per year.  Ultimately, the Water Reuse Project is expected to 
provide approximately 1,000 acre-feet per year (afy) of recycled water for irrigation 
throughout the City (City of San Luis Obispo 2008e).  The City’s General Plan, 
Conservation and Open Space Element, Policy 10.2.2 promotes the Ahwahnee Water 
Principles, including maximizing the use of recycled water for appropriate applications, 
including outdoor irrigation, toilet flushing, and commercial and industrial processes.  
Recycled water is currently available to customers along LOVR.  The City’s estimated 
present water demand for 2008 is 7,240 afy, based on a demand of 145 gallons per person 
per day (0.162 acre-foot/person/year) for approximately 44,697 people (City of San Luis 
Obispo 2008g; Urban Water Management Plan 2005).   
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The City of San Luis Obispo has adopted policies addressing the distribution of water 
supply among new and existing development in the General Plan, Water and Wastewater 
Management Element (2006).  These policies are based on a Safe Annual Yield concept; 
defined as the amount of water that can reliably be produced by the City’s water supply 
sources to meet estimated water demand under critical drought conditions.  Each water 
source for the City has a Safe Annual Yield; estimates developed by simulating the 
operation of the City’s water supply sources over a historical period to determine the 
maximum level of demand that could be met during the most severe droughts on record.  
The drought of 1986-1991 is the controlling period for this analysis.  In addition, the Safe 
Annual Yield takes into consideration the gradual accumulation of silt in reservoirs, 
which reduces the combined Safe Annual Yield from the Salinas and Whale Rock 
reservoirs by approximately 10 afy.  The groundwater basin underlying the City is 
relatively small; therefore, the City’s Safe Annual Yield model assumes that groundwater 
contributes an average of only 500 afy.  

The total Safe Annual Yield for the City of San Luis Obispo for 2008 was determined to 
be 7,460 afy, which includes 130 afy of recycled water and 120 afy from additional water 
conservation efforts (City of San Luis Obispo 2005; City of San Luis Obispo 2007).  
Based on the City’s estimated water demand and Safe Annual Yield, the City has 
approximately 220 acre-feet of water available to allocate to new development (Table 
3.9-1).   

Table 3.9-1. Current Water Demand and Safe Annual Yield in the City of San 
Luis Obispo 

Water Yield and Demand afy 
Current Safe Annual Yield (2008) 7,460 

Current Water Demand* 7,240 

Surplus Remaining 220 

* Based on the estimated 2008 City population of 44,697 people. 
Sources: California State Department of Finance 2008; City of San Luis Obispo 2007. 
 

Existing city infrastructure in the vicinity of the project site includes tie-ins to the public 
water system located at several points along a water main that runs parallel to LOVR; at 
the project site, proposed tie-ins are on Froom Ranch Way along the northern edge of the 
project site, and at the southern edge of the property.  According to the City of San Luis 
Obispo Utilities Department, the existing water supply distribution system is considered 
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adequate and no deficiencies have been identified (City of San Luis Obispo 2009a).  
Current water use at the project site is minimal due to the recent cessation of agricultural 
activity.  Previous water use was occasional sprinkler irrigation for row crops from a well 
located on the Dalidio property in the County across Prefumo Creek, and no definitive 
records of usage exist (City of San Luis Obispo 2008).   

3.9.1.2 Wastewater Treatment 

The City of San Luis Obispo provides public wastewater treatment within City limits.  In 
addition, the City’s General Plan, Water and Wastewater Management Element (1996), 
Policy 2.1.2 states that wastewater services adequate for potential uses allowed by the 
Land Use Element shall be provided for all areas within the Urban Reserve Line.  In 
1994, the City completed improvements to its wastewater treatment plant to improve the 
quality of the treated effluent, and to increase the capacity of the facility to handle wet-
weather flows.  The City’s sewer pipe collection system conveys approximately 4.5 
million gallons per day (mgd) of wastewater to the City’s Water Reclamation Facility 
(WRF) (City of San Luis Obispo 2008e).  The current treatment capacity of the WRF 
during dry weather conditions is 5.2 mgd of wastewater (City of San Luis Obispo 2008c).  
Therefore, the estimated remaining capacity is 0.7 mgd or 13.5 percent of the total 
wastewater treatment capacity.  The WRF is scheduled to undergo upgrades and expand 
treatment capacity to between 5.6 and 6.0 mgd by 2011 (City of San Luis Obispo 2008c). 

Existing City infrastructure in the vicinity of the project site includes existing sewer 
mains that run along the west and east sides of LOVR.  According to the City of San Luis 
Obispo Utilities Department, the system is considered adequate and no deficiencies have 
been identified (City of San Luis Obispo 2009a).  Wastewater services are not currently 
provided at the project site.  

3.9.1.3 Solid Waste Disposal 

According to the San Luis Obispo County Integrated Waste Management Authority, non-
residential disposal per $100 taxable sales in San Luis Obispo County is approximately 
13.2 pounds of solid waste per day (California Integrated Waste Management Board 
2009).  Cold Canyon Landfill is the primary disposal facility for the City of San Luis 
Obispo, which is projected to reach its capacity around 2018.  The landfill is currently in 
the process of CEQA review regarding plans to expand its capacity from 1,620 to 2,500 
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tons per day (tpd) and the overall landfill footprint from 121 acres to 209 acres.  If the 
proposed expansion is approved, the projections to reach capacity would be extended by 
25 years to approximately 2040 (San Luis Obispo County 2009).  

In 1989, the State of California passed into law Assembly Bill 939 (AB 939), which 
requires all cities and counties to reduce waste directed to local landfills.  The waste 
reduction requirements are based on weight.  AB 939 required a 25 percent waste 
reduction by the year 1995 and a 50 percent waste reduction by 2000.  Both goals have 
been met due to increased recycling efforts by the citizens of the City and County of San 
Luis Obispo (San Luis Obispo County 2007).  The City’s General Plan, Conservation 
and Open Space Element promotes waste diversion and material recycling in private 
development, business and operations (Policy 5.4.3) and requires facilities in new 
developments to accommodate and encourage recycling (Policy 5.5.8). 

Garbage collection services are not currently provided at the project site.   

3.9.1.4 Police and Fire Protection Services 

Police Protection 

The San Luis Obispo Police Department (SLOPD) provides a variety of law enforcement 
and community services.  Police services are based at 1042 Walnut Street at the 
intersection of Santa Rosa (Highway 1) and U.S. Highway 101.  Full-time staff includes 
87 employees, 61 of whom are sworn police officers who provide law enforcement, 
supervision, and management duties.  The Department is divided into two police bureaus, 
with a Police Captain commanding each.  The Operations Bureau includes Patrol 
Services, Traffic Safety, and Neighborhood Services (City of San Luis Obispo 2008d).  
According to SLOPD, the Department is currently operating at capacity (City of San Luis 
Obispo 2008c).   

According to the Safety Element of the City’s General Plan, the Department has a 30 
percent available-time objective for patrol response.  Available time is the portion of total 
time that a patrol unit is not previously assigned or otherwise unavailable for response to 
a new emergency call for service.   
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Fire Protection 

The San Luis Obispo City Fire Department (SLOFD) provides emergency and non-
emergency fire and protection services.  Emergency services include fire response, 
emergency medical response, hazardous materials response, and public assistance.  Non-
emergency services include fire and life safety inspections, building inspections, fire 
code investigations, code compliance and public education.  The SLOFD currently 
operates four fire stations and with a total of 55 full-time employees.  Ten of these are 
administrative personnel, and the remaining 45 are firefighters with emergency response 
capabilities (City of San Luis Obispo 2008b).  There is currently an adequate firefighter-
to-population ratio of approximately one firefighter for every 800 residents. According to 
the SLOFD, response times to urban development should be a maximum of 4 minutes, 90 
percent of the time, and a firefighter-to-population ratio of approximately one fire fighter 
to every 1,000 citizens.  As part of the 2001-2003 Financial Plan, the City approved 
increases in regular staffing for the SLOFD.  Further, as part of the Memorandum of 
Understanding entered into between the City and the International Association of 
Firefighters (Local 253) on July 17, 2001, effective July 2002, the City is committed to 
meeting a 14-minimum sworn staffing requirement on all shifts that further guarantees 
that there will be three-person engine companies at all four stations at all times (City of 
San Luis Obispo 2004).  

The closest fire station is located at 1395 Madonna Road, just north of the project site 
along the LOVR.  The response time for emergencies to the project site would 
consistently be less than 3 minutes. 

3.9.1.5 Energy Services 

California’s three main energy sources are electricity, natural gas, and crude oil.  
Approximately 45.2 percent of the State’s total electricity came from natural gas, 14.8 
percent came from nuclear, 11.7 percent came from large (non-renewable) hydroelectric 
power, 16.6 percent came from coal, and 11.8 percent came from renewable sources.  
Renewable energy sources used to produce electricity include geothermal, small 
hydroelectric power, wind power, biomass and waste products, and solar energy (CEC 
2008a; 2008b).   

Prefumo Creek Commons Project 3.9-5 
Draft EIR 



3.9  UTILITIES AND PUBLIC SERVICES 

In 2007, California consumed approximately 284,510 million kilowatt-hours of 
electricity and 12,854 million Therms (thm) of natural gas (CEC 2008).  As the 
population in California grows over the next few years, consumption is anticipated to 
steadily increase at a rate of 1.29 percent annually for electricity and 0.49 percent 
annually for natural gas (CEC 2007).   

Pacific Gas and Electric Company (PG&E) provides electrical services for the City of 
San Luis Obispo.  Southern California Gas Company (SCG) supplies gas services to the 
City.  Currently, electrical and gas services are considered adequate and no deficiencies 
in service capacities have been identified (SCG 2009; PG&E 2009).  

Existing infrastructure in the vicinity of the project site includes a gas main infrastructure 
that runs along LOVR.  Gas services are not currently provided to the project site. 

3.9.2 Regulatory Setting 

The City of San Luis Obispo is the provider of water, wastewater treatment, and 
emergency protection services to residents of the City.  Applicable regulations that would 
affect the provision of city utilities and public services are based on local policies and 
other regulations that place requirements on the level of service that must be provided.  
Established policies and regulations that would apply to the proposed project are 
contained in the plans and policies section of the following planning documents. 

• General Plan, Land Use Element 

- Policy 1.13, Costs of Growth 

• General Plan, Water & Wastewater Management Element 

- Policy 2.1.2, Service Areas Within the Urban Reserve Line 

• General Plan, Conservation and Open Space Element 

- Policy 4.3.4, Use of Energy Efficient, Renewable Energy Resources 

- Policy 4.3.6, Energy Efficiency and Green Building in New Development 

- Policy 4.4.1, Pedestrian- and bicycle-friendly design 

- Policy 4.4.2, Alternative transportation 
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- Policy 4.5.1, Solar Access Standards 

- Policy 4.5.7, Unwanted Solar Heat Gain 

- Policy 4.6.5, Encourage Sustainable Employee Commuting Practices 

- Policy 4.6.8, Energy Efficient Project Design 

- Policy 4.6.9, Solar Access for New Development 

- Policy 5.4.3, Material Recycling in Private Development, Businesses, and 
Operation 

- Policy 5.5.8, Recycling Facilities in New Development 

- Policy 10.2.2 H, Ahwahnee Water Principles 

• San Luis Obispo Municipal Code, Title 13 - Public Services 

• San Luis Obispo Municipal Code, Chapter 8.05, Mandatory Construction and 
Demolition Debris Recycling Program (Ordinance 1381) 

• San Luis Obispo Municipal Code, Chapter 17.18, Performance Standards - 
Section 17.18.080, Energy Conservation (Ordinance 1265) 

The CEQA Guidelines Appendix F includes state guidelines for the discussion of energy 
conservation in environmental documents.  In addition, the following state regulation 
applies to the consumption of energy by the proposed project: 

• Title 24, Part 6 of the California Code of Regulations, California’s Energy 
Efficiency Standards for Residential and Non-Residential Buildings.  This law is 
the primary legislation governing energy use in new buildings in the State.  
Relevant prescriptive and mandatory requirements of this law include, but are not 
limited to: 

- incorporation of cool-roofs on non-residential buildings; 
- skylights for daylighting buildings; and, 
- installation of certified insulation materials. 
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3.9.3 Environmental Impacts 

3.9.3.1 Thresholds for Determining Significance 

• Impacts to water supplies would be significant if any component of the project 
generated a demand that would potentially exceed the capacity of existing or 
forecasted supplies, facilities, or service lines.   

• Impacts to wastewater infrastructure would be significant if the proposed project 
would potentially exceed the design capacity of sewer lines or the wastewater 
treatment plant.  

• Impacts to solid waste disposal would be significant if the project site generated 
solid waste which could not be accommodated by the designated landfill’s 
permitted capacity. 

• Impacts to police protection services would be significant if response times to the 
project site were inadequate, or if police staffing would be inadequate to support 
the proposed project.  

• Impacts to fire protection services would be significant if response times to the 
project site did not meet established requirements (e.g. less than 4 minutes), or if 
the firefighter/population ratio would decline, or if firefighter staffing or 
equipment would be inadequate to support the proposed project.  

• Impacts would be significant if operation of the project consumed energy beyond 
PG&E or SCG capacity to supply or produce. 

• Impacts would be significant if the proposed project conflicted with adopted 
energy conservation plans. 

• Impacts would be significant if construction or operation of the proposed project 
used non-renewable resources in a wasteful and inefficient manner. 

3.9.3.2 Impact Assessment Methodology 

In order to assess impacts on utilities and public service systems, existing and forecast 
capacities of public and private utility and service providers were obtained from 
management personnel, General Plan documents, and prior studies.   

The City’s General Plan Water & Wastewater Management Element and coordination 
with the City of San Luis Obispo Utilities Department provided additional information 
used to establish levels of significance for water supply and distribution, and sewer 
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system impacts.  Projected water demand for proposed facilities at the project site was 
compared against the current amount of water available for allocation within the City.  

The City’s Solid Waste Department provided guidelines regarding reducing the amount 
of solid waste produced by the proposed project.   

 SLOPD and SLOFD provided guidelines for determining potential impacts to police and 
fire protection services, specifically staffing and service demands.  

3.9.4 Project Impacts, Mitigation Measures, and Residual Impacts 

3.9.4.1 Water Supply 

Impact 
UT-1 The proposed project could result in potentially significant impacts on 

the City’s potable water supply and water supply infrastructure.  

To determine the impacts of projected water consumption rates associated with the 
proposed project on the City’s water supply, water use for the project site was estimated 
using City of San Luis Obispo Utilities Department standard generation rates.  The total 
potential annual water use estimated is approximately 33.02 afy, or 29,470 gallons per 
day (gpd) (Table 3.9-2).   

Table 3.9-2. Estimated Water Use for the Proposed Project Based on Historical 
Water Usage Rates 

Water Use Size (sf) Use Factor (afy/sf)* Demand (afy) 
Large retail 166,158 .068/1000 11.30 

Retail 5,000 .11/1000 0.55 

Restaurant 17,500 1.07/1000 18.73 

Landscape Area 116,396 .021/1000 2.44 

TOTAL 305,054  33.02 

* Use factors based on historical water usage rates for similar land uses in the City of San Luis Obispo. 
afy = acre-feet/year 
sf = square feet 

The total Safe Annual Yield for the City of San Luis Obispo at the time construction is 
completed in 2010 is estimated to be 7,440 (City of San Luis Obispo 2005).  Based on an 
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average annual growth rate of 0.25 percent (City of San Luis Obispo 2008g), it is 
estimated that the population of the City in 2010 would be 44,921.  Using the water 
consumption rate of 145 gallons/person/day (0.162 acre-foot/person/year), water demand 
is calculated to be approximately 7,277 afy in 2010 (City of San Luis Obispo 2006c).  
Based on these estimates, the City would have approximately 163 afy of water available 
to allocate to new development.  Half of this amount is designated for infill and 
intensification projects within City limits and in accordance with current City policies.  
Therefore, based on project-related water demand estimates, the project would require 
approximately 41 percent of the remaining amount of water anticipated to be available in 
2010.   

Development of the project site would require a water allocation and the payment of 
water impact fees to the City of San Luis Obispo. In addition, the project’s proposed 
landscape irrigation system would be designed for maximum water efficiency and would 
include an automatic controller, a backflow prevention device, and low-gallon heads for 
turf and large ground cover areas.  A drip-type system would be used where appropriate 
and trees would be irrigated on separate bubbler systems.   

With regard to water supply infrastructure, the City has conducted a preliminary review 
of the existing water supply distribution system and has determined that it should be 
adequate to serve the proposed project (City of San Luis Obispo 2009a).  If it is 
determined during the city permitting process that off-site improvements are necessary, 
the developer would be required to construct improvements to the distribution system in 
order to accommodate the project.   

The proposed project will create an additional long-term usage of existing city water 
supplies.  Impacts to the City’s water system would be considered adverse but less than 
significant.  Implementation of standard regulatory procedures listed below (e.g., 
payment of water impact fees, correction of potential delivery system deficiencies, 
maximizing use of recycled water and waster conservation best management practices) 
would be required.   
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Mitigation Measures 

Standard Regulatory Conditions 

MM UT-1a The project shall obtain a water allocation and pay water impact fees to 
the City of San Luis Obispo for the incremental increase in water demand 
at the site. 

MM UT-1b If it is determined that off-site improvements to the City’s existing water 
distribution system are necessary to accommodate the proposed project, 
the applicant shall be responsible for funding and constructing the 
improvements. 

MM UT-1c Consistent with Ahwahnee Water Principles and the City’s General Plan, 
Conservation and Open Space Element, Policy 10.2.2, the applicant shall 
design all irrigation and water utilities infrastructure for compatibility 
with on-site use of recycled water. 

MM UT-1d The applicant shall implement water conservation best management 
practices including: selection of drought-tolerant, low water-consuming 
plant varieties and use of high-quality, low-flow toilets, urinals, and 
faucets. 

3.9.4.2 Wastewater Treatment 

Impact 
UT-2 Wastewater from the project site may potentially exceed the 

remaining capacity of the City’s Water Reclamation Facility. 

The project proposes to tie into the existing sewer main that runs along the east side of 
LOVR via a wastewater line extending along the southern edge of the property.  Review 
and approval of proposed utility plans by the City of San Luis Obispo Utilities 
Department is a standard regulatory requirement.  Per the City’s General Plan, Land Use 
Element, Policy 1.13, payment of water and wastewater impact fees to the City of San 
Luis Obispo would be required to ensure that the project applicant pays a fair share of 
costs associated with the infrastructure needed to serve the proposed project.   
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Estimates for total wastewater flow were calculated using the City of San Luis Obispo 
Public Works Department standard generation rates based on the assumption that 90 
percent of water used becomes wastewater.  The estimated total water use for project is 
33.02 afy and therefore wastewater generation was estimated to be 29.71 afy.  Based on 
this estimate, the City of San Luis Obispo Public Works Department has concluded that 
the WRF has sufficient capacity to accommodate the proposed project (City of San Luis 
Obispo 2009a).  Further, the WRF is currently in the process of expanding treatment 
capacity, with improvements to be completed by 2011.  Therefore, with implementation 
of standard regulatory conditions, including payment of impact fees, impacts to the local 
and regional wastewater treatment infrastructure would be less than significant.  

Mitigation Measures 

Standard Regulatory Conditions 

MM UT-2a The project shall comply with all standard regulatory reviews and obtain 
approvals from the City of San Luis Obispo Utilities Department for 
wastewater facilities, including payment of impact fees. 

MM UT-2b If it is determined that off-site improvements to the City’s existing 
wastewater collection system are necessary to accommodate the proposed 
project, the applicant shall be responsible for constructing the 
improvements.   

Additional Mitigation Measures (Consultant-Recommended) 

3.9.4.3 Solid Waste Disposal 

Impact 
UT-3 The proposed project may potentially produce solid waste above 

existing capacity levels of the primary disposal facility for the City of 
San Luis Obispo.   

Garbage collection services at the project site would be provided by the San Luis Obispo 
Garbage Company.  Trash enclosures and trash compactors would be located throughout 
the project site adjacent to the proposed buildings.  Proposed garbage truck access to 
Anchor E would be provided by a driveway that would extend through the parking lot 
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along the southern site boundary from LOVR.  Multiple trash storage areas would be 
located behind Anchor E (refer to Figure 2.4-1).  Trash storage areas would adhere to the 
design considerations provided in the California Stormwater Quality Association New 
Development and Redevelopment handbook, including screening, bin lining, paving, and 
secondary containment.   

The proposed project would create additional sources of solid waste generation at the 
project site.  According to the California Integrated Waste Management Board and the 
San Luis Obispo County Integrated Waste Management Authority, retail sources produce 
6.8 pounds of solid waste per employee.  The number of employees is estimated by a 
factor of 3 employees per 1,000 sf of retail space and 2.6 employees per 1,000 sf of 
services related business.  The proposed project would generate approximately 1.9 tpd of 
solid waste (694 tons per year) (Table 3.9-3).   

Table 3.9-3. Estimated Waste Production 

Building Use Size (sf) Estimated Employees1 Estimated Waste Produced (tpd)2 
Retail 171,158 514 1.748 

Restaurant 17,500 46 0.155 

TOTAL 188,658 560 1.903 
1 Number of employees is estimated by a factor of 3 per 1,000 sf of retail space and 2.6 per 1000 sf of services related 

business. 
2 Based on 6.8 pounds of solid waste per employee per day. 

As mentioned previously, the Cold Canyon Landfill is projected to reach capacity by 
about 2018; however, the landfill is currently undergoing review for potential facility 
expansion, which would increase capacity by 54 percent to 2,500 tpd.  Upon approval of 
the landfill expansion plan, impacts from the proposed project would be less than 
significant.  Pending approval of the plan, waste from the project may exceed landfill 
capacity.  Consistent with the requirements specified in AB 939, the City of San Luis 
Obispo’s Source Reduction and Recycling Element called for the diversion of 50 percent 
of all solid waste from landfills by January 1, 2000 through source reduction, recycling, 
and composting activities (San Luis Obispo County 2007).  Implementation of diversion 
requirements outlined in the Source Reduction and Recycling Element would reduce 
project impacts to less than significant. 
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Mitigation Measures  

Standard Regulatory Conditions  

MM UT-3a Pursuant to the City of San Luis Obispo’s Ordinance 1381, Chapter 8.05, 
a Recycling Plan for the proposed project to be implemented during 
construction will be submitted for approval by the City’s Solid Waste 
Coordinator or the Community Development Director, prior to building 
permit issuance.  The plan shall include plans to recycle at a minimum 50 
percent of discarded materials, such as concrete, sheetrock, wood, and 
metals, from proposed construction.   

MM UT-3b Pursuant to the City of San Luis Obispo’s Source Reduction and 
Recycling Element, the project shall provide a plan for the disposal, 
storage, and collection of solid waste material for the project.  The 
development of the plan shall be coordinated with the City’s franchised 
solid waste collection and disposal firm, San Luis Obispo Garbage 
Company.  The plan must be submitted for approval by the City’s Utilities 
Conservation Coordinator and the Community Development Director. 

Additional Mitigation Measures (Consultant-Recommended) 

MM UT-3c Newly established businesses should include convenient facilities for 
interior and exterior on-site recycling. 

MM UT-3d Recycled-content materials shall be used in structural and decorative 
building components and in surfacing wherever feasible.  

3.9.4.4 Police and Fire Protection Services 

Impact 
UT-4 The project would potentially increase demand on the SLOPD as 

additional new commercial and parking areas would need to be 
patrolled by police officers.   

The proposed project would potentially result in a potential impact on police staff, as 
implementation of the proposed project is anticipated to increase SLOPD response to 
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general incidents related to theft, public intoxication, noise complaints, and other similar 
incidents. The SLOPD is presently operating at capacity and additional patrol 
responsibilities could potentially result in a significant impact (City of San Luis Obispo 
2008c). However maintenance under private ownership and patrol by a private security 
company would reduce impacts to less than significant.  In addition, review of proposed 
plans by SLOPD is a standard regulatory requirement.   

Mitigation Measures  

Standard Regulatory Conditions 

MM UT-4a The project shall comply with all standard regulatory reviews by SLOPD.   

Additional Mitigation Measures (Consultant-Recommended) 

MM UT-4b The applicant shall incorporate a full-time security staff to patrol the 
proposed development complex. 

Impact 
UT-5 The project would potentially increase the demand for SLOFD 

services due to additional commercial uses. 

The proposed project would potentially result in a population increase associated with 
employment opportunities for the additional commercial-retail development; therefore, 
changes in the firefighter-to-population ratio could occur. However, fire protection would 
be augmented by sprinkler requirements in all proposed buildings. In addition, the Fire 
Marshal would review all plans submitted with a building permit application for 
compliance with fire codes. The review would also ensure that adequate points of entry 
are maintained to allow fire apparatus to access remote parts of the project site, per city 
standards. Compliance with these required and standard SLOFD regulatory conditions 
would ensure that the project’s impacts to fire protection would be reduced to less than 
significant. 
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Mitigation Measures 

Standard Regulatory Conditions  

MM UT-5 The applicant shall incorporate all site design features required by the 
Fire Marshal into the project in case of emergency, including: 

• adequate fire department access; 
• proper placement of street numbers; 
• water supply capable of providing adequate fire flow; 
• a knox box; 
• installation of fire protection systems and equipment; 
• implementation of fire safety measures during construction; and, 
• portable fire extinguishers. 

Impact 
UT-6 The project could potentially consume energy resources beyond 

existing service provider capacity levels. 

Energy supplies to the project site would be provided by PG&E and the SCG.  PG&E 
was contacted to determine if energy services in the project area are considered adequate 
and could support the requirements for the Prefumo Creek Commons Project.  According 
to the representative, the applicant would be required to submit a formal application to 
PG&E at which time a determination would be made regarding the available energy 
services.  If it is determined that the current energy services in the area are not adequate 
to support the proposed project, the applicant would be required to pay a fee to PG&E to 
cover the costs of the additional energy services required.  SCG was contacted to 
determine if natural gas services in the project area are still considered adequate and 
could support the proposed project.  According to SCG, natural gas service could be 
provided to the project without significant impact to existing resources (SCG 2009).  The 
proposed project would include a 12-inch high pressure gas main and 4-inch gas main to 
tie into the existing infrastructure along LOVR.  Currently, electrical and gas services are 
considered adequate and no deficiencies in service capacities have been identified or 
projected (SCG 2009; PG&E 2009).  Incorporation of standard regulatory requirements 
outlined in the mitigation measure below would reduce impacts to less than significant 
levels.  
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Mitigation Measures 

Standard Regulatory Conditions 

MM UT-6 If additional electrical energy services are required to accommodate the 
proposed project the applicant would be required to pay a mitigation fee 
to PG&E.  

Impact 
UT-7 Construction and operation of the proposed project could potentially 

use non-renewable resources in a wasteful or inefficient manner.   

Future development of the project site must comply with the policies contained in the 
City’s General Plan, Conservation and Open Space Element, adopted by the City 
Council in April 2006.  Construction of the project must meet all the energy conservation 
standards for residential and nonresidential construction outlined in the California Energy 
Code.  In addition, the City strongly encourages energy-efficient green building as 
certified by the U.S. Green Building Council’s Leadership in Energy and Environmental 
Design (LEED) Program or equivalent certification.  Nonresidential projects greater than 
60,000 sf gross floor in area are encouraged to achieve at least a LEED Silver 
Certification.  Conservation and Open Space Element policies 4.4.1, 4.4.2, 4.6.5 promote 
pedestrian- and bicycle-friendly design, alternative transportation, and employee 
commuting to reduce impacts from additional energy use and emissions, and to address 
global climate change. 

The City also implements energy conservation goals through Architectural Review.  
Project designers are asked to show how a project makes maximum use of passive means 
of reducing conventional energy demand, as opposed to designing a particular image and 
relying on mechanical systems to maintain comfort.  However, the consumption of 
energy by the proposed project and the design of the project buildings with regard to 
energy use may be in non-conformance with some city policies outlined in the 
Conservation and Open Space Element of the General Plan.  The proposed project is 
estimated to use 3,157MW-hrs/year (California Climate Action Registry 2008; also refer 
to Appendix D). Therefore, incorporation of the Architectural Review process discussed 
above and the standard regulatory conditions and consultant-recommended mitigation 
measure listed below would be required to ensure impacts are less than significant.  
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Mitigation Measures 

In addition to the following mitigation measures, the Air Quality section of this document 
(Section 3.3) outlines additional measures which also address potential impacts from an 
air quality and/or global climate change standpoint.   

Standard Regulatory Conditions  

MM UT-7a The applicant shall comply to the maximum extent feasible with all 
adopted city policies regarding energy consumption such as: 

• incorporation of cost-effective, renewable, non-depleting energy 
resources into the project design, wherever possible; and, 

• site and building design to avoid unwanted heat gain from solar 
exposure. Features that provide shading at suitable times of the day 
and year generally shall be “passive” or automatic, avoiding the need 
for occupants to regularly monitor or adjust them. 

Additional Mitigation Measures (Consultant-Recommended) 

MM UT-7b Construction vehicles shall be turned off when not in use to avoid idling. 
Construction vehicles shall be left on site for the duration of construction 
to avoid wasteful or inefficient use of gasoline.  

MM UT-7c The project applicant shall provide the City with additional information 
necessary to obtain at least a LEED Silver Certification from the U.S. 
Green Building Council. 

Residual Impacts 

With the implementation of standard regulatory procedures and consultant-recommended 
mitigation measures all impacts would be reduced to less than significant levels. 
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4.0 OTHER CEQA SECTIONS 

4.1 IRREVERSIBLE ENVIRONMENTAL IMPACTS 

CEQA Guidelines, Section 15126.2(c) requires that irretrievable commitments of 
resources be evaluated to assure that such current consumption is justified.  This includes 
use of nonrenewable resources, the commitment of future generations to similar uses, and 
irreversible damage which can result from environmental accidents associated with the 
project.   

Construction of new buildings and paved surfaces would involve consumption of 
building materials and energy, some of which are nonrenewable or locally limited natural 
resources (e.g., fossil fuels and wood).  Nonrenewable resources utilized for the proposed 
project could no longer be utilized for other purposes.  Consumption of building 
materials and energy is associated with any development in the region, and these 
commitments of resources are not unique or unusual to the proposed project.  The 
proposed project would represent an incremental commitment to long-term use of 
nonrenewable resources, particularly gasoline for substantially increased automobile use 
and oil, coal, and natural gas for power generation.  Although not unique to the proposed 
project, the auto-oriented nature of the proposed project would result in it being one of 
the larger energy consuming developments, particularly for gasoline, of those recently 
considered by the City.  In addition, as discussed in Section 3.3, Air Quality, use of each 
of these forms of non-renewable energy would contribute to the generation of GHGs with 
an incremental contribution to global climate change.  Thus while project energy demand 
and use of non-renewable sources itself would not be significant, resultant secondary 
impacts to other resources, such as air quality would be significant.   

Implementation of the proposed project would irreversibly commit 19 acres of prime 
soils from active agricultural production to commercial development.  The proposed 
project would commit future generations to similar uses.  The irretrievable commitment 
of this site for these uses is considered justified given that the site is surrounded by 
existing development and would have access to city services (e.g., wastewater).  Further, 
the site is expected to serve the needs of city residents through the establishment of a 
regional shopping center. 

Prefumo Creek Commons Project 4-1 
Draft EIR 



4.0  OTHER CEQA SECTIONS 

The proposed project would not be expected to result in environmental accidents that 
have the potential to cause irreversible damage to the natural or human environment.   

4.2 GROWTH-INDUCING IMPACTS 

Section 15126.2(d) of the CEQA Guidelines requires a discussion of how the proposed 
project could foster economic or population growth, or the construction of additional 
housing, either directly or indirectly, in the surrounding environment.  Induced growth is 
distinguished from the direct economic, population, or housing growth of a project.  
Induced growth is any growth that results from new development that would not have 
taken place in the absence of the project and that exceeds planned growth.  CEQA 
Guidelines also state that growth in any area should not be assumed to be necessarily 
beneficial, detrimental, or of little significance to the environment. 

Growth-inducing impacts are caused by those characteristics of a project that tend to 
foster or encourage population and/or economic growth.  Inducements to growth include 
the generation of construction and permanent employment opportunities in the support 
sectors of the economy.  The proposed project could result in three types of growth-
inducing impacts: 1) the creation of short- and long-term employment opportunities 
which draw newcomers to the region; 2) the associated increase in housing demand; and, 
3) the generation of new commercial and tourist accommodations to entice people to the 
area. 

As discussed in Section 3.6, Land Use and Planning Policies, the proposed project would 
provide a significant amount of long-term employment opportunities through the creation 
of an estimated 566 new long-term jobs, the majority of which would pay very-low to 
low income wages (see Table 3.6-2).  It is not known how many of these new workers 
would in-migrate or be new to the community.  The Copelands EIR (EIR Case #ER 192-
01 and ER 193-01) presumed that up to 15 percent of workers would be new to the 
community.  In several studies conducted during the 1980s in neighboring Santa Barbara 
County, the County found an in-migration factor (i.e., new to the community) of 19 to 21 
percent for lower-income service and retail workers (County of Santa Barbara 1980; 
1985).  While no such studies appear to be available for San Luis Obispo County, it does 
not appear reasonable to assume that all new jobs would be filled by existing residents.  
While many of the part-time or retail sector jobs may be filled by existing residents such 
as university students, an unknown portion are likely to be filled by full-time workers 
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who are a primary wage earner for a household.  Based on the assumptions in the 
Copelands EIR and data from adjacent Santa Barbara County, it would appear reasonable 
to assume that 15 to 21 percent of these new jobs (85 to 119 employees) may be 
“induced” directly or indirectly to move to the community, with an associated increased 
demand for housing.  Given the projected wages of the majority these workers, the 
demand would be mostly for affordable housing units.  Secondary impacts would likely 
result from increased commuter traffic, including increased traffic congestion on U.S. 
Highway 101 and associated air quality impacts, particularly generation of GHGs.  For 
low and very-low income households which relocate to the City, secondary impacts 
would likely result from overcrowding and overpayment for housing and an associated 
inability to afford other necessities, such as food. 

Growth-inducing impacts associated with affordable housing and jobs/housing balance 
are discussed in Section 3.6, Land Use, under Impact LU-1, along with mitigation 
measures to reduce impacts to less than significant. 

4.3 GLOBAL WARMING 

Recent state legislation and opinions by the California Attorney General have indicated 
that CEQA evaluations are to include an assessment of a proposed project’s potential to 
contribute to global climate change (also known as “global warming”) impacts.  The 
evaluation of climate change impacts in CEQA documents is a new requirement, and 
methodologies for conducting such analyses have not been defined at a state or local 
level.  Despite the absence of adopted analysis procedures or thresholds of significance, 
CEQA requires that Lead Agencies inform decision-makers and the public about 
potential significant environmental effects of the proposed project. 

As discussed in Section 3.3, Air Quality, long-term operation of the proposed project 
would result in the generation of greenhouse gas (GHG) emissions from area, vehicular 
and indirect sources. Vehicular and area sources of emissions generate CO2 primarily 
from gasoline-powered automobiles. Under the proposed project, vehicular and area 
sources would generate approximately 5,125 tons/year of CO2 emissions. Indirect sources 
of emissions primarily derive from the generation of electricity at large power-producing 
facilities, which would supply the proposed project with utilities (energy use). Under the 
proposed project, indirect sources would generate approximately 1,387 tons/year of CO2 
emissions. In addition, due to the size and nature of the proposed project, long-term 
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operation could generate GHG emissions from increased transportation and long-distance 
commuting.  Increased transportation would result from visitors patronizing the project’s 
regional shopping center.  Increased long-distance commuting could result from shopping 
center employees commuting from more affordable communities such as Santa Maria or 
Paso Robles, which would generate substantially higher levels of GHGs than an 
employee living in the City.  In general, the proposed project would be inconsistent with 
the land use planning recommendations set forth in the California Air Pollution Control 
Officers Association (CAPCOA) white paper CEQA and Climate Change (e.g., does not 
include high-density development along a transit corridor) and the intent of SB 375 to 
reduce vehicle miles traveled (VMT).  In addition, this project could hinder attainment of 
the State’s goals of reducing GHG emissions to 1990 levels by the year 2020 as stated in 
AB 32; therefore, GHG emissions from the proposed project are considered potentially 
significant.  Global warming impacts associated with GHG emissions are discussed in 
Section 3.3, Air Quality, under Impact AQ-4, along with mitigation measures to reduce 
project-level impacts to less than significant.  However, in combination with existing 
GHG emissions, direct and indirect emissions from the proposed project would be 
considered cumulatively significant and unavoidable.   

In addition, as discussed in Section 3.5, Hydrology, the proposed project’s location 
within a floodplain may expose future development to increased flood hazards associated 
with erratic rainfall patterns.  Changing rainfall patterns may also incrementally affect 
water quality in Prefumo Creek along with available groundwater quantity and quality in 
underlying aquifers (DWR 2008).  However, as discussed in Section 3.5, Hydrology, 
given available data and models, it is not possible to quantify such impacts.     

4.4 EFFECTS FOUND NOT TO BE SIGNIFICANT 

CEQA Guidelines state that the EIR shall contain a statement briefly indicating the 
reasons that various potentially significant effects of a project were determined not to be 
significant and were therefore not discussed in detail in the EIR (Section 15128).  After 
standard regulatory conditions and/or mitigation measures are applied, several resource 
areas were found to be below a level of significance, as identified in the Initial Study 
Checklist (Appendix A).  Some of these issues have been reassessed in this EIR, and 
further analysis resulted in mitigation measures provided as appropriate.  Results of the 
environmental analyses are either presented in Section 3.0, Environmental Impact 
Analysis and Mitigation Measures, or discussed below. 
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4.4.1 Cultural Resources 

Cultural resources were identified on the Initial Study Checklist as having less than 
significant impacts associated with proposed project.  The project would not be located 
within a Historic District, and it is not within close proximity to any known historic 
resources.  The closest known historic resource is the Froom Ranch property, located on 
the west side of LOVR, over 0.5 miles from the project site. 

The entire project site was assessed with an archaeological surface survey and local 
records search (Heritage Discoveries, Inc., March 29, 2007).  No potential archaeological 
resources were discovered at the site.  Further, there are no known historic resources 
located within the property, nor any known former resources associated with the project 
site.  No further archaeological studies were recommended for the site. 

Should potential archaeological or paleontological resources be discovered during site 
preparation or construction, activities would cease until such resources are surveyed and 
a determination is made regarding their potential significance. 

4.4.2 Geological Resources 

With regard to the proposed project, geological resources were identified on the Initial 
Study Checklist as having potentially significant impacts unless mitigation measures are 
incorporated.  No known fault lines are located on or in the immediate vicinity of the 
project site.  However, the project is located within a seismically active region of the 
state of California, and strong ground shaking should be expected during the life of the 
proposed project.  As a result, structures have been engineered to withstand significant 
seismic activity, and impacts associated with potential seismic activity are expected to be 
less than significant. 

The project site lies within an area identified as having a High Liquefaction Potential 
(City of San Luis Obispo 1978).  A soils engineering report (Earth Systems Pacific, 
March 8, 2007) found that soils at the project site are moderate to high in expansion.  The 
report recommended engineering practices which could be incorporated into structural 
design to address potential expansion and liquefaction.  Incorporation of these measures 
to address potential soil expansion and liquefaction would reduce impacts to less than 
significant. 
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4.4.3 Hazards and Hazardous Materials 

Hazards and hazardous materials were identified on the Initial Study Checklist as having 
less than significant impacts associated with proposed project.  The proposed project’s 
commercial uses are not expected to create health hazards, and there are no known 
existing health hazards at the project site.  A Phase I Environmental Assessment (Secor 
International, January 2, 2007) did not identify any current or past uses of the project site 
or adjacent properties which could potentially create hazardous environmental 
conditions. 

Project site grading and construction activities have the potential to introduce dust and/or 
emissions to areas adjacent to the project site, including Pacific Beach High School and 
nearby residential neighborhoods.  Potential impacts with regard to dust and emissions 
are further discussed in Section 3.3, Air Quality. 

4.4.4 Mineral Resources 

No known mineral resources are associated with the project site; therefore, no impacts to 
mineral resources are expected from the proposed project. 

4.4.5 Population and Housing 

The proposed project’s retail shopping center is expected to create growth in the number 
of workers seeking housing in the City of San Luis Obispo.  Impacts with regard to the 
jobs/housing balance within the City and consistency with associated General Plan 
policies are discussed in Section 3.6, Land Use and Planning Policies. 

4.4.6 Public Services 

The Initial Study Checklist identified the proposed project as increasing the demands for 
city services (e.g., police and fire protection, etc.).  However, the proposed project would 
include fees and potential tax revenue to offset such demands, thereby reducing potential 
impacts to less than significant.  Potential impacts related to public services are discussed 
in Section 3.9, Utilities and Public Services. 
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Roads and other transportation infrastructure were identified on the Initial Study 
Checklist as having potentially significant impacts unless mitigation measures are 
incorporated.  Potential impacts related to roads and transportation are discussed in 
Section 3.8, Transportation and Traffic. 

4.4.7 Recreation 

The proposed project would not create any additional housing and is therefore not 
expected to result in any significant population increases which would impact 
recreational resources.  As part of the proposed project, the developer shall dedicate an 
easement for construction of a portion of the proposed Bob Jones Bike Trail which runs 
through the project site along the east side of Prefumo Creek.  Consequently, any impacts 
to recreational resources are expected to be less than significant. 

4.5 UNAVOIDABLE SIGNIFICANT ENVIRONMENTAL EFFECTS 

CEQA Guidelines, Section 15126.2(b) requires a description of any significant impacts 
resulting from implementation of a project, including impacts that cannot be mitigated to 
below a level of significance.  The proposed project was evaluated with respect to 
specific resource areas to determine whether implementation would result in significant 
adverse impacts.  A detailed discussion of each of the impacts can be found in Section 
3.0, Environmental Impact Analysis and Mitigation Measures. 

Specific significance thresholds were defined for each potential impact associated with 
each resource area.  Based on the environmental impact assessment presented in 
Section 3.0, Environmental Impact Analysis and Mitigation Measures, of this EIR, the 
resource areas of aesthetics and visual resources, air quality, agricultural resources, 
biological resources, hydrology and water quality, land use and planning policies, noise, 
transportation and traffic, and utilities and public services would result in some form of 
significant impact.  Mitigation measures were developed that would reduce impacts to 
below a level of significance.  However, the following impacts cannot be mitigated below 
a level of significance: 

• Short- and long-term air pollutant emissions that exceed the County of San Luis 
Obispo Air Pollution Control District (APCD) standards;  
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• Air quality impact inconsistencies with assumptions in the County of San Luis 
Obispo APCD’s 2001 Clean Air Plan (CAP); 

• Temporary exceedance of City noise standards during grading and site preparation 
construction activities; and,  

• Long-term operational exceedance of City noise thresholds associated with delivery 
truck and trash pickup activities at the proposed Anchor C truck dock. 

Under CEQA Guidelines Section 150565, when an EIR demonstrates that 
implementation of a proposed project will cause significant unmitigable impacts, the 
agency must issue a Statement of Overriding Considerations before approving the 
project.  A Statement of Overriding Considerations is a report of the lead agency’s 
findings regarding the merits of approving a proposed project despite its environmental 
impacts, and reflects the balancing of competing public objectives.  Therefore, the City of 
San Luis Obispo will be required to adopt a Statement of Overriding Considerations to 
address the unmitigable impacts listed above.  In this instance, the City may weigh the 
long-term benefits of the project, such as fostering additional regional shopping 
opportunities and sales tax revenue, in light of the potentially adverse air quality and 
noise impacts created by such a project.  To facilitate consideration of these issues, this 
EIR discloses potential impacts and also provides a range of project alternatives which 
could more fully alleviate environmental concerns.  In addition, Section 3.6, Land Use 
and Planning Policies, provides an overview of the City’s policy context, which provides 
information on how the project meets a number of important city policy objectives and 
where it may raise concerns over consistency with other city policies.  All of this 
information should be reviewed when considering this project. 
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 5.0  CUMULATIVE IMPACTS 

5.0 CUMULATIVE IMPACTS 

5.1 INTRODUCTION 

The CEQA Guidelines define cumulative impacts as “two or more individual effects that, 
when considered together, are considerable or which compound or increase other 
environmental impacts”.  The Guidelines further state that the individual effects can be 
various changes related to a single project or the change involved in a number of other 
closely related past, present, and reasonably foreseeable future projects (Section 15355).  
The Guidelines allow for the use of two different methods to determine the scope of 
projects for the cumulative impact analysis: 

• List Method - A list of past, present, and probable future projects producing 
related or cumulative impacts, including, if necessary, those projects outside the 
control of the agency (Section 15130). 

• General Plan Projection Method - A summary of projections contained in an 
adopted General Plan or related planning document, or in a prior environmental 
document which has been adopted or certified, which described or evaluated 
regional or area-wide conditions contributing to the cumulative impact (Section 
15130).   

This EIR examined cumulative effects using the List Method.  Table 5.1-1 contains a list 
of pending and approved projects within the project vicinity.  The approximate locations 
of the projects listed in Table 5.1-1 are shown in Figure 5.1-1.   

5.2 AFFECTED ENVIRONMENT 

The list of pending and approved projects includes all projects within the vicinity of the 
proposed Prefumo Creek Commons Project (see Figure 5.1-1).  The affected environment 
for most of the resource areas analyzed in this EIR was determined to be limited to the 
project vicinity at the western end of the City limits.  The analysis of cumulative impacts 
contained in this chapter includes the impacts of the proposed Prefumo Creek Commons 
Project plus all other pending or approved projects within the affected area for each 
resource.   
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Table 5.1-1. Pending and Approved Projects in the Project Area 

Map 
Key 

Project Name / 
Address Description Status 

1 King Map Margarita 
Specific Plan Area – 
3000 Calle Malva 

• Construction of 80 Single Family 
Residential Units, 32 apartments, and 
85 condominiums 

• Approved 
• Extension requested by 

applicant; potentially 
delayed 

2 Creekston – 791 
Orcutt 

• Construction of 10,000 sf of 
Residential-Commercial development, 
including 86 condominiums  

• Pending 
• Currently under redesign 
• ARC approval needed 

3 DeBlauw Map 
Margarita Specific 
Plan Area – 408 
Prado 

• Construction of 110 Single Family 
Residential units, 15,000-sf of business 
park, and 6,000 to 6,500-sf of mixed-
use office/residential on 18 lots.   

• Approved  

4 Cowan Map 
Margarita Specific 
Plan Area – 392 
Prado 

• Construction of 41 Single Family 
Residential units and 80,000 sf of 
medical office uses on 25 lots totaling 
238,000 sf. 

• Approved 

5 Orcutt Specific Plan 
– Orcutt/Tank Farm 
(Righetti) 

• Construction of 979 Residential units 
on 231 acres (600-1,000 sf) 

• DEIR 2/08; Pending  

6 Tumbling Waters – 
861 Orcutt 

• Construction of 178 residential condos • Currently under redesign 

7 Calle Joaquin Auto 
Sales lots – 1413 
Calle Joaquin 

• Construction of 100,000 sf of Retail-
Commercial auto sales on four lots, 
each with potential of 40,000 sf floor 
area and outdoor sales 

• Pending  

8 Chevron Commerce 
Park – 276 Tank 
Farm Road 

• Development of 800,000 sf of 
Service/Manufacturing Commercial  

• Pending (long-term 
development - 2035 future 
scenario) 

9 Dalidio – 0 Dalidio • Construction of 500,000 sf Retail-
Commercial center, including overpass 
at Prado Road  

• Currently under redesign 
• No pending application at 

this time; however,  
considered reasonably 
foreseeable future project 

10 Hampton Inn – 1525 
Calle Joaquin 

• Construction of 52,891-sf , 84-room 
hotel   

• Approved 
• City to complete road 

abandonment 
11 Long Bonetti Ranch - 

3897 South Higuera 
• Construction of 30,000 sf of 

Retail/Service Commercial  
• Pending 
• City Council review in 

2009 
12 Prado Road Business 

Center – 400 Prado 
Road 

• Construction of 160,000-sf Office Park  • Pending 

Source:  City of San Luis Obispo 2008. 
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5.3 CUMULATIVE IMPACTS 

The findings of the proposed project’s contribution to potential cumulative impacts are 
summarized by resource area.   

5.3.1 Aesthetics and Visual Resources 

The triangular area roughly bordered by Los Osos Valley Road (LOVR), U.S. Highway 
101, and Madonna Road was determined to be the area of analysis for cumulative 
impacts on visual resources.  In this area, viewer groups would most likely be able to see 
the proposed project in combination with three other projects that have been identified as 
reasonably foreseeable on the City’s project list.   

A cumulative visual impact would occur if a viewer perceives that the general visual 
quality in the area of analysis has been diminished as a result of the proposed project, in 
combination with the three projects listed below.  Referred to as cumulative projects in 
this analysis, the general location of these projects is illustrated in Figure 5.1-1.   

• Calle Joaquin Auto Sales Lot – 1413 Calle Joaquin - Construction of 100,000 
square feet (sf) of retail-commercial auto sales on four lots, each with potential of 
40,000-sf floor area and outdoor sales 

• Dalido Project – 0 Dalido Drive - Construction of a 500,000-sf retail-
commercial center, including overpass at Prado Road 

• Hampton Inn –  1525 Calle Joaquin - Construction of 52,891-sf, 84-room hotel 

The significance of a cumulative visual impact depends on the degree to which: (1) the 
view shed is altered, (2) visual access to scenic resources is impaired, (3) scenic character 
is diminished, or (4) the project's visual contrast is increased. 

The following is a list of locations within the area of analysis where potential cumulative, 
visual impacts could occur.   

Southbound LOVR 

For viewer groups traveling southbound on LOVR, there may be points at which the 
proposed project would be visible in combination with all three cumulative projects, but 
especially the projects on Calle Joaquin.  The overall effect on the visual setting from this 
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location would be an increase in urbanization as the expanse of developed area increases 
in relation to open space.  These projects would further the suburban, large block, big box 
retail shopping mall aesthetic that has increasingly defined this segment LOVR and the 
southern end of the City over the last 20 years.  The proposed project and cumulative 
projects would generally be visually compatible with the type, scale, and pattern of the 
existing retail-commercial development.  Therefore, the proposed project and the 
cumulative projects would not collectively result in a strong visual contrast to existing 
development in the area.   

Key resources that define the view shed and scenic character in the area of analysis are 
eastward views to the Morros and the Santa Lucia Mountains, westward views of the 
Irish Hills, and limited views to the riparian corridor bordering Prefumo Creek.  Views to 
the Morros and the Santa Lucia Mountains would change due to the introduction of 
cumulative development in the foreground.  However, overall visual quality in the area 
would be preserved in that the distant views to these features would be maintained from 
public points of view on southbound LOVR.  Long-range vistas to the scenic resources, 
although altered, would be preserved in that development would not obscure the 
associated ridgelines.   

Due to the location of the proposed project on the eastern side of LOVR and the 
cumulative projects, there would not be a cumulative effect on westward views to the 
Irish Hills.  In terms of views to the Prefumo Creek riparian corridor, although the 
proposed project and cumulative projects may further reduce views of this resource, such 
views are already limited from southbound LOVR due to existing land uses.  In relation 
to existing conditions, cumulative development would not result in a substantial 
reduction in views to this resource or the quality of those views.   

Therefore, while the visual setting will change for viewer groups on southbound LOVR 
as a result of cumulative development, the overall effect on visual quality would be less 
than significant.   

Northbound LOVR 

For viewer groups on northbound LOVR, the project may be visible in combination with 
development on the Dalido property, however it is not expected that the projects on Calle 
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Joaquin would contribute to a cumulative change as these would be located behind and to 
the south of viewer groups headed northbound on LOVR.   

The cumulative effect of the Dalido Project in combination with the proposed project 
would be less than significant.  At most points along northbound LOVR where the Dalido 
development may be visible, the viewshed would be primarily defined by the proposed 
project and existing development to the north and south of the project site.  In addition, 
the landscaping for the proposed project, which includes trees along LOVR, and the 
riparian vegetation along Prefumo Creek, would further reduce the possibility that the 
proposed project would be visible in combination with development on the Dalido 
property.  In terms of long-range views to the east of the Morros and the Santa Lucia 
Mountains, these views would be altered as a result of the project; however, the 
cumulative effect would not be substantial.  At points along northbound LOVR where 
views to these features would be maintained, the distance to the Dalido property is such 
that development on the property, in combination with the proposed project, would not 
substantially degrade views to the mountain ridgelines. 

Therefore, the overall cumulative effect on visual quality along northbound LOVR would 
be less than significant. 

Westbound Madonna Road 

For viewer groups on a portion of westbound Madonna Road, the proposed project may 
be partially visible in combination with development on the Dalido property.  However, 
due to the screening that would be provided by buildings on the Dalido property, riparian 
vegetation associated with Prefumo Creek, and traffic in the eastbound lanes of Madonna 
Road, it is expected that the proposed project could scarcely be seen, in combination with 
development on the Dalido property.  As a result, the project’s contribution cumulative 
impacts on the visual quality for viewer groups on westbound Madonna Road would be 
less than significant.   

Southbound U.S. Highway 101 

For motorists traveling southbound on U.S. Highway 101, the proposed project may be 
visible in combination with all three cumulative projects.  The key features contributing 
to the visual quality from this vantage point include open space, riparian vegetation 
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associated with Prefumo Creek, and long-range views of the Irish Hills to the west.  The 
project would include a dedication of 11.9 acres of open space on the eastern side of the 
Creek.  In addition, the riparian vegetation would be preserved and long-range views to 
the Irish Hills would be maintained.  As a result, the project’s contribution to potential 
cumulative impacts on the visual quality from southbound U.S. Highway 101 would be 
less than significant.   

The potential for the proposed project to affect cumulative nighttime lighting conditions 
could occur either directly, due to the increased visibility of lamps within lighting 
fixtures, or indirectly, by adding illumination to the night sky.  Lighting associated with 
the proposed project would be used for public safety as well as aesthetic appeal.  The 
cumulative addition of light fixtures within the existing development commercial-retail 
development pattern would be compatible with the character of the area.  Mitigation to 
require light fixtures to be shielded and directed downward would reduce the overall 
impact of unwanted light to a less than significant cumulative level. 

5.3.2 Agricultural Resources 

Planned buildout of the City of San Luis Obispo area will eventually lead to conversion 
of an estimated 700 acres of agricultural land within the City’s Urban Reserve Line by 
about 2020.  This loss of agricultural land would contribute to overall cumulative impacts 
associated with conversion of agriculture to urban use in southern San Luis Obispo 
County associated with ongoing development in other incorporated cities (e.g., Arroyo 
Grande) and unincorporated communities (e.g., Nipomo).  The proposed project would 
incrementally contribute by converting approximately 19 acres of prime soils to urban 
use.  Conversion of agricultural land within the City’s Urban Reserve Line was assessed 
in the 1994 certified EIR on the City’s Land Use Element Update (City of San Luis 
Obispo 1994).  The conversion of agricultural land was considered a significant and 
unavoidable impact for which overriding considerations were adopted.  The Prefumo 
Creek Commons Project would be contiguous to existing development and is therefore 
consistent with the City’s overriding consideration.  The project would be required to 
implement appropriate mitigation measures set forth in the City’s General Plan.  These 
measures include the dedication of agricultural land east of Prefumo Creek to contribute 
to an existing preservation area. 
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5.3.3 Air Quality 

Cumulative long-term construction emissions estimates are shown in Table 5.3-1 and the 
URBEMIS data is provided in Appendix D.  Bold text represents APCD threshold 
exceedances. 

Table 5.3-1. Cumulative Operational (Long-Term) Emissions 

 Emissions (lbs/day) Emissions (tons/year) 
Emission 
Source ROG NOx CO SO2 PM10 PM2.5 CO2 ROG NOx CO SO2 PM10 PM2.5 CO2 

Proposed Project 
Vehicle Sources 45.82 61.21 408.63 0.23 41.04 8.06 22,905 7.33 9.74 64.92 0.04 7.49 1.47 4,316 
Area Sources 1.23 1.82 1.53 0.00 0.00 0.00 2,186 0.24 0.33 0.53 0.00 0.00 0.00 400 
Indirect  -- -- -- -- -- -- 7,600 -- -- -- -- -- -- 1,387 
Sub-Total 47.05 63.03 410.16 0.23 41.04 8.06 32,691 7.57 10.07 65.45 0.04 7.49 1.47 6,103 
Pending Projects 
Vehicle Sources 374 549 4,198 2.14 426 82.28 212,680 61.88 85.31 693 0.39 77.66 15 40,196 
Area Sources 152 35 702 2.28 113 109 45,806 17.14 3.73 32 0.09 4.63 4.46 4,704 
Indirect  -- -- -- -- -- -- 85,466 -- -- -- -- -- -- 15,598 
Sub-Total 526 583 4,900 4.42 538 191 343,952 79.02 89.04 725 0.48 82.29 19.46 60,498 
Approved Projects 
Vehicle Sources 53.8 100.91 598.61 0.42 77.56 15.13 42,280 9.05 16.05 100.19 0.08 14.16 2.76 7,973 
Area Sources 20.7 5.13 2.74 0.00 0.01 0.01 6,439 4.21 0.98 3.73 0.00 0.01 0.01 1,181 
Indirect  -- -- -- -- -- -- 19,690 -- -- -- -- -- -- 3,593 
Sub-Total 74.5 106.04 601.35 0.42 77.57 15.14 68,409 13.26 17.03 103.92 0.08 14.17 2.77 12,747 
Total 606.14 696.54 5,540.78 4.86 619.38 206.89 424,271 93.35 107.3 835.47 0.56 97.15 22.37 75,432 
APCD Thresholds 
Tier I 10 10 50 10 10 -- -- -- -- -- -- -- -- -- 
Tier II 25 25 550 25 25 -- -- -- -- -- -- -- -- -- 
Tier III -- -- -- -- -- -- -- 25 25 -- 25 25 -- -- 
Significant? YES YES YES NO YES N/A YES YES YES N/A NO YES N/A YES 

Operational (long-term) emissions from all the projects on the City’s cumulative list, 
along with the proposed project, would contribute cumulatively to increased air pollutant 
emissions.  These cumulative impacts are significant and unavoidable.  Major projects in 
the City that affect cumulative air quality include a number of mixed-use developments, 
an office park, 800,000 sf of service/manufacturing uses, auto sales lots, and other 
projects.   

5-8 Prefumo Creek Commons Project 
Draft EIR 



5.0  CUMULATIVE IMPACTS 

Air pollutant emissions are cumulatively significant for ROG, NOx, CO and PM10.  Since 
ozone is created on a regional scale, reduction and control of ozone precursors is 
managed on a regional basis, and off-site mitigation measures are effective air quality 
planning tools.  Similarly, cumulative emissions of particulate matter are above the 
APCD Tier II significance thresholds.  Since the County is currently out of attainment for 
particulate matter this is considered a significant and unavoidable cumulative impact. 

CO and PM10, on the other hand, are pollutants that often result in localized “hot-spots” 
where the ambient air quality standards may be exceeded.  Typically, this occurs in areas 
where there is heavy traffic and significant congestion.  Traffic studies for the proposed 
project demonstrate that the surrounding intersection performance, as characterized by 
their level of service, would not be cumulatively adversely impacted by the project.  
While cumulative emissions of CO are potentially significant, they are unlikely to result 
in localized air quality impacts because the approved and proposed projects are dispersed 
throughout City. 

5.3.3.1 Greenhouse Gases and Global Climate Change 

The proposed project would generate greenhouse gases (GHGs) that are known to 
contribute to global climate change, primarily through emissions of CO2 associated with 
vehicle emissions during construction, electricity and heat generation, and vehicle trips 
after the project is constructed.  Projected calculations of CO2 emissions resulting from 
the proposed project (as calculated by URBEMIS) are 32,691 lb/day.  No state or federal 
standards have yet been established to govern such emissions.  However, GHGs have 
been linked to global climate change and its known environmental consequences.  To 
help reduce emissions from vehicle trips and building energy usage, mitigation measure 
MM AQ-4a would contribute to regional transit, MM AQ-4b calls for the use of green 
building techniques, and MM UT-7a and MM UT-7c would require compliance with city 
policies regarding energy consumption and energy efficiency.  However, in combination 
with existing GHG emissions, direct and indirect emissions from the proposed project 
would be considered cumulatively significant and unavoidable.   

5.3.4 Biological Resources 

Construction of the proposed project would continue the trend of conversion of the 
southern end of the City into a major regional shopping destination, with resultant loss of 
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open space and habitats, and increases in impervious surfaces, night light, noise, and 
traffic that come with such development.  These changes would both directly and 
indirectly affect sensitive habitats and wildlife species.   

The project itself would result in the development of approximately 19 acres of 
agricultural/ruderal land.  This area likely contains Congdon’s tarplant seed bank and 
provides foraging/nesting habitat for sensitive bird species.  Removal of this habitat 
would also reduce the amount of foraging and breeding habitat for other non-sensitive 
mammals, birds, and reptiles.  These areas, although currently impacted, continue to act 
as wildlife corridors to Prefumo Creek from surrounding undeveloped areas.  These 
project impacts when combined with other recent and proposed developments such as the 
Irish Hills Plaza and Dalidio Project all add to impervious surfaces and pollutant loading 
in the Prefumo Creek watershed.  The development of a Costco (23.4 acres) and the 
proposed development of the Dalidio Project (131 acres) have already (or soon will) 
significantly reduced the wildlife corridor and forage habitat in the vicinity of the project 
area.  Although these projects would retain Prefumo Creek and its sensitive riparian 
corridor, this habitat would be come increasingly isolated in an expanse of surrounding 
urban development.  

The proposed project would contribute to cumulative impacts on the Prefumo Creek 
corridor, as the project extends for approximately 1,100 linear feet along the Creek 
corridor, or approximately 15 to 20 percent of its reach from Laguna Lake to San Luis 
Obispo Creek.  Despite the 50-foot buffer and new native plantings, impacts from 
increased levels of light, noise, runoff (pollution and siltation), waste material, and 
human interaction (foot traffic) will potentially impact the species that use and reside in 
and around Prefumo Creek (refer to Impact BIO-4).  In particular, long-term impacts to 
steelhead from water quality pollution and siltation, and potential cumulative degradation 
of water quality in Prefumo Creek are of concern.  However, because of the relatively 
low value of on-site upland habitats, the project’s retention of 11 acres of on-site open 
space and the imposition of water quality protection Best Management Practices (BMPs), 
project contribution to regional cumulative impacts to biological resources would be 
potentially significant, but subject to feasible mitigation (refer to Sections 3.4, Biological 
Resources, and Section 3.5, Hydrology and Water Quality). 
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5.3.5 Hydrology  

5.3.5.1 Water Quality 

Cumulative development would result in an increase of urban pollutant discharge to 
surface and groundwater.  Storm runoff concentrations of oil, grease, heavy metals, and 
debris increases as the amount of urban development increases in the watershed.  
However, properly implemented, water quality requirements of the Regional Water 
Quality Control Board and the City and County of San Luis Obispo would be expected to 
mitigate any adverse impacts resulting from new development.  Therefore, the proposed 
project, in conjunction with those projects considered for cumulative analysis would not 
significantly increase the concentration of urban pollutants such as oil, grease, and 
vehicular heavy metals in surface run-off.  Polluted runoff which may be generated 
during construction activities of the proposed project and projects considered in this 
analysis would be regulated by the State Water Resources Control Board (SWRCB) 
under General Construction, National Pollutant Discharge and Elimination System 
(NPDES) permits and would be minimized through the use of standard construction 
BMPs.  Cumulative impacts would therefore be less than significant for water quality.   

5.3.5.2 Flooding 

Cumulative development in the City of San Luis Obispo and the San Luis Obispo 
Watershed are anticipated to contribute to an incremental increase in runoff.  Projects 
upstream of the proposed project site would contribute to the risk of flooding at the 
proposed project site.  Each cumulative project would be expected to provide its own 
facilities or other mitigations where feasible to mitigate increased peak flows and 
exacerbated downstream flooding.  Project-specific mitigation measures would reduce 
cumulative impacts associated with the proposed project to the extent feasible.   

Cumulative Impact 
CU HYD-1 The vehicular bridge proposed to be constructed over Prefumo Creek 

in the future to provide access to and from the Dalidio property to the 
east could create potentially significant cumulative impacts to flood 
water surface elevations upstream and downstream of the project site.   
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In the event of future development on the east side of Prefumo Creek, a bridge has been 
proposed to be built across the Creek at the end of the extension of Froom Ranch Way to 
provide access to the east side of the Creek.  Based upon the following assumptions and 
the proposed cumulative mitigation measure below, the impact of the future bridge can 
be mitigated to less than significant if: 

• The future bridge is a clear-span bridge; 

• The future bridge maintains adequate freeboard for the design flow as determined 
by the City Engineer; and 

• The future bridge minimizes approach footprints on either side of the Creek, and 
ensures adequate overland flow conveyance at the design flow as determined by 
the City Engineer. 

Mitigation Measure 

Standard Regulatory Conditions 

CU MM HYD-1 Compliance with Flood Management Policy Book.  All bridges, 
culverts and modifications to the existing creek channels must be 
in compliance with the City’s Drainage Design Manual (DDM) 
and approved by the City Engineer, U.S. Army Corps of Engineers, 
and California Department of Fish and Game and must meet City 
standards and policies. 

Cumulative Impact 
CU HYD-2 Pending and approved projects within the proposed project vicinity 

could create potentially significant cumulative impacts due to 
increased flows in the Prefumo Creek Channel. 

With regard to flooding, several projects included on the cumulative projects list are 
located within the 100-year floodplain associated with San Luis Obispo Creek.  Two 
projects, specifically the Dalidio Project and the Calle Joaquin Auto Sales Lots, occur 
within the Lower Prefumo Creek sub-basin.  While mitigation measures have been 
included in this document to minimize potential impacts to the floodplain and to the 
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project area by flooding, all projects considered in this cumulative project analysis that 
are located in the floodplain would also be required to conform to the City’s plans and 
ordinances.   

Future cumulative impacts also include potential improvements to alleviate split flows 
into the Lower Prefumo Creek sub-basin from San Luis Obispo Creek and alterations to 
Prefumo Creek culverts as part of future projects, including the LOVR/U.S. Highway 101 
Interchange Improvement project.   

The City/Zone 9 Drainage Design Manual (DDM) (Questa 2003) provides for imposition 
of a Drainage Impact Fee on new development projects that create adverse hydrological 
impacts.  The Drainage Impact Fee can only be used to pay for drainage improvements 
made necessary by the hydrologic impacts of a project. 

Mitigation Measure 

Additional Mitigation Measures (Consultant-Recommended) 

CU MM HYD-2 The applicant shall participate in their “fair share” of any 
mitigation fee established by the City of San Luis Obispo to be 
used to pay for drainage improvements such as culvert 
replacement made necessary by cumulative project development. 

5.3.5.3 Global Climate Change 

Over the long-term, global climate change is expected to affect flooding and water 
quality in three ways: 1) increased flood frequency and intensity, 2) decreased instream 
surface water quality, and 3) increased demand on groundwater with possible declines in 
groundwater quality (Department of Water Resources 2008).   

Increased frequency of erratic weather patterns, including increased rainfall intensity are 
expected to have the potential to increase the frequency and severity of flooding of 
California’s rivers and streams (Department of Water Resources 2008).  The forecast are 
for such changes in flooding to occur over the next 25 to 50 years; however, changes in 
flood frequency and severity along some of the State’s major rivers have already been 
recorded (Department of Water Resources 2008).   
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Increasingly erratic rainfall patterns and extended and more frequent droughts are 
anticipated to result in increased stress on aquatic systems due to extended periods of 
decreased flows (Department of Water Resources 2008).  This has the potential to 
increase water quality concerns such as increased temperatures and pollutant loading.  
The proposed project and other pending development could contribute to this concern.  
Decreased surface water supplies could increase demand on groundwater as a long-term 
source of supply with associated potential for overdrafting and related groundwater water 
quality concerns.  However, the project and other pending area development would not 
rely on water from the underlying basin.   

Therefore, although this data indicates that the Prefumo Creek Commons site could be 
exposed to more frequent or severe floods than currently predicted by available models 
and may contribute to future surface and groundwater quality concerns, it is not possible 
to quantify or identify potential impacts associated with this issue.  Consistent with the 
guidance provided in CEQA regarding forecasting or speculation, this discloses this issue 
and the potential for related impacts without detailed and potentially speculative analysis.   

5.3.6 Land Use 

The proposed project would include the commercial development of a parcel bordered on 
two sides by existing development and an area identified for long-term preservation of 
open space and agriculture on the east.  Such uses are generally consistent with the intent 
of the goals and policies established within the City’s General Plan and Zoning 
Ordinance, and would not cumulatively contribute to the loss of open space or 
agricultural land beyond that already anticipated in the City’s 1994 General Plan and 
EIR.  Further, the proposed project complies with the San Luis Obispo County Airport 
Land Use Plan (ALUP) goals and policies, and is not expected to cumulatively contribute 
to potential airport noise and/or safety issues (ALUC 2002).  Mitigation would be 
incorporated to ensure the proposed project provides acceptable levels of accessible open 
space, and that the project complies with all applicable zoning development standards.  
Consequently, implementation of the proposed project is not expected to cumulatively 
impact land use. 

Development of open space and agricultural land within the City’s Urban Reserve Line 
was assessed in the 1994 City of San Luis Obispo Land Use Element/Circulation Element 
Updates Final EIR (City of San Luis Obispo 1994).  Such development was considered a 
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significant adverse impact.  However, an overriding consideration was made to allow 
development to occur within the Urban Reserve Line when contiguous to existing 
development, thereby preventing potential development from occurring in areas outside 
the Urban Reserve Line.  Implementation of the proposed project would be inherently 
consistent with the findings of this EIR. 

However, it should be noted that the proposed project would raise substantial land use 
consistency issues with the San Luis Obispo County Clean Air Plan (CAP) (refer to 
Section 3.3, Air Quality).  In addition, as a single-use commercial center at the urban 
edge of the City with high traffic generation and associated air quality impacts, the 
project has the potential to conflict with the mandates and goals set forth for land use and 
urban development in the State’s Scoping Plan for AB 32 and with the provisions of SB 
375.  These measures generally encourage development of urban infill projects and 
mixed-use or transit-oriented development as a means of meeting the State’s goals for a 
substantial reduction in GHG emissions by the Year 2020, approximately 9 to 10 years 
after project occupancy.  As discussed above and in Section 3.3, Air Quality, the project 
would create potential significant impacts associated with GHG generation and its 
contribution to cumulative climate change impacts would be deemed unavoidable and 
significant.   

5.3.7 Noise 

Additional traffic to Los Osos Valley Road (LOVR) and Froom Ranch Way would result 
as a consequence of the increased commercial operations of the Prefumo Creek 
Commons Project.  Therefore, noise associated with vehicle traffic would cumulatively 
increase.  Noise is an issue of concern to sensitive receptors, particularly for residences 
where exterior noise above 60 CNEL is considered to be incompatible with exterior 
living areas and interior spaces should be mitigated to 45 CNEL or below.  Exterior noise 
levels in the vicinity of the proposed project along LOVR between Madonna Road and 
Froom Ranch Way are currently in excess of 60 CNEL, the City’s accepted residential 
exterior noise limit.  Further, an increase in noise levels along LOVR can be anticipated 
along with an increase in vehicle trips associated with future regional development.  The 
Prefumo Creek Commons Project would add incrementally to this cumulatively 
significant impact. 

Cumulative traffic projections, included in the proposed project’s traffic study (Fehr and 
Peers 2009), were developed using data from the San Luis Obispo Citywide Traffic 
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Model to reflect traffic conditions in 2035 after the development of all approved, 
pending, and foreseeable projects in the study area in addition to city-wide and regional 
growth over the next 25 years (see Appendix E).  Cumulative sound levels for future 
traffic conditions were determined using the Federal Highway Administration (FHWA) 
Traffic Noise Model 2.5 Look Tables (see Appendix F).  To determine input data for the 
FHWA noise model, the following information on LOVR and Froom Ranch Way was 
obtained or determined: 1) hourly traffic volume, 2) fleet mix (i.e., the type of vehicles 
operating on the described roadways), 3) speed limit, 4) type of surface (e.g., hard or 
soft), and 5) distance from the centerline of the roadway to the receptor.  Once this data 
was determined and input, the Look-Up Tables calculated A-weighted hourly equivalent 
sound levels (dBA).  The hourly equivalent sound levels were then assessed penalties of 
5 dB for sound levels that occurred between 7:00 PM and 10:00 PM and 10 dB for sound 
levels occurring between 10:00 PM and 7:00 AM.  From these hourly equivalent sound 
levels, the 24-hour average CNEL was calculated for both roadways under both existing 
and projected scenarios. 

Hourly traffic volume was determined using P.M. peak traffic volumes for LOVR and 
Froom Ranch provided in the traffic study performed for this project (see Appendix E).  
Using hourly breakdowns of traffic volumes based on 2001 counts on LOVR, P.M. peak 
hour traffic conditions from the traffic study were assumed to be 8.6 percent of total daily 
traffic volume (see Table 3.8-5).  The remaining hourly traffic volumes were calculated 
by applying the hourly percentages to the estimated total daily traffic volumes on LOVR 
and Froom Ranch Way (see Appendix F). 

Vehicle speed was assumed to be constant at 45 miles per hour (mph) on LOVR and 25 
mph on the proposed extension of Froom Ranch Way and the vehicle fleet mix was 
assumed to be 98 percent passenger automobiles and 2 percent heavy trucks.  A hard 
surface was included in the sound level determinations as it provides a conservative 
estimate and accounts for the majority of land use in the area.  Hard surfaces (e.g., 
concrete, water) help to reflect sound waves and increase sound levels, while soft 
surfaces (e.g., grass, etc.) absorb sound waves. 

Sound levels along LOVR were determined at 80 feet from the center of the outer-most 
lane of traffic to account for noise experienced at residences located on the frontage road 
along LOVR between Madonna Road and Froom Ranch Way.  Sound levels along the 
proposed extension of Froom Ranch Way were determined at 55 feet from the center of 
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the outer-most lane of traffic to account for noise experienced at Pacific Beach High 
School and residential properties that are located adjacent to the proposed extension.  
Additionally, a 6-foot high wall was included in the sound level determination for Froom 
Ranch Way.  This wall would consist of solid masonry-type construction and would be 
installed to ensure sound level reductions for residences adjacent to Froom Ranch Way 
by providing a break in line-of-sight between the roadway noise source and potential 
sensitive receivers.  Based on a slight rise in elevation from Froom Ranch Way to the 
proposed wall (approximately 3.8 feet), the final height of the wall combined with the 
change in grade was input at 9.8 feet (Irish Hills Plaza East, LLC 2008). 

The projected cumulative 24-hour exterior sound levels along the segments of LOVR and 
Froom Ranch Way fronting the project site are summarized in Table 5.3-2.   

Table 5.3-2. Projected Cumulative 24-Hour Exterior Sound Levels 

LOVR Froom Ranch Way  

Interior CNEL* Exterior CNEL Interior CNEL* Exterior CNEL 

With proposed project 45.7 to 48.7 70.7 <45 50.9 
Without proposed 
project 

45.6 to 48.6 70.6 <45 48.5 

Threshold 45 60 45 60 
Significant? Yes Yes No No 

* Typical reductions in noise levels from exterior to interior conditions for older construction style residences is 
approximately 22 to 25 dBA.  

The projected cumulative 24-hour exterior sound levels along the segment of LOVR 
between Madonna Road and Froom Ranch Way would be approximately 70.7 CNEL, an 
increase of 0.1 dBA from the cumulative noise level of approximately 70.6 CNEL 
without the proposed project.  The projected cumulative 24-hour exterior sound levels 
along the extension of Froom Ranch Way would be approximately 50.9 CNEL, an 
increase of 1.4 dBA from the cumulative noise level of approximately 48.5 CNEL 
without the proposed project.  Estimated increases in cumulative traffic sound levels 
along LOVR and Froom Ranch Way are associated with projected traffic volume 
increases.  Typical reductions in noise levels from exterior to interior conditions for older 
construction style residences is approximately 22 to 25 dBA (City of San Luis Obispo 
2003); therefore, resulting 24-hour cumulative interior noise levels for residences along 
LOVR would be approximately 45.7 to 48.7 CNEL, while cumulative interior noise 
levels without the proposed project would be approximately 45.6 to 48.6 CNEL.  
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Cumulative interior noise levels for residences located along Froom Ranch Way would 
be below 45 CNEL under both scenarios.  Therefore, considering the 60 CNEL threshold 
for exterior noise and 45 CNEL threshold for interior spaces, the Prefumo Creek 
Commons Project would add incrementally to cumulatively significant exterior and 
interior noise impacts along LOVR between Madonna Road and Froom Ranch Way. 

Projected cumulative increases in noise levels on other roadway segments in the vicinity 
of sensitive receptors near the project due to traffic increases are anticipated to result in 
adverse but less than significant noise impacts.  Trip generation above cumulative levels 
on other roadways in the vicinity of the project near sensitive receptors would result in 
increases ranging from approximately 0.5 percent to 7.3 percent (see Appendix E).  
These increases would not be expected to result in noise level increases of more than 1 
dBA and would not be perceptible to the human ear.  In addition, noise reduction 
measures associated with the U.S. Highway 101/LOVR interchange project would 
include rubberized asphalts or alternative paving technology that would reduce 
cumulative noise levels to less than significant for sensitive receptors on LOVR near the 
U.S. Highway 101/LOVR interchange (e.g., Los Verdes Park I and II). 

5.3.8 Transportation and Traffic 

The following analysis of potential project related cumulative transportation impacts 
includes two scenarios: 1) a short-term analysis is provided through approximately the 
Year 2015 for informational purposes only, and 2) a longer-term analysis to the Year 
2035 for purposes of identification of significant effects under CEQA.  The 2015 analysis 
discloses the short range effects of the development of pending and approved projects 
prior to completion of major funded and scheduled improvements to the U.S. Highway 
101/ LOVR interchange.  This will permit the public and decision-makers to understand 
the short-term (5 +/- years) consequences of development approvals on traffic flows and 
congestion in the project vicinity absent completion of these improvements. The second 
scenario indentifies longer-range transportation issues in the project vicinity involving a 
greater level of anticipated development (e.g., Dalidio Project).  This scenario also 
considers completion of improvements to the U.S. Highway 101/LOVR interchange.  
Also included in this longer-range analysis is a brief discussion of the relationship of the 
project and its potential impacts to longer-term state planning efforts such as the initial 
AB 32 Scoping Plan and goals of SB 375 (see also Section 4.0, Other CEQA Sections).  
These discussions are particularly relevant because the project involves an amendment to 
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the City’s General Plan, the long-range blue print for development of the City.  Such 
amendments need to be considered in light of relevant long-range state plans and 
regulations.   

5.3.8.1 Near-Term Cumulative Plus Project Traffic Projections 

Near-term cumulative plus project traffic projections reflect anticipated traffic operations 
after the development of all approved, pending, and foreseeable projects in the study 
area, plus the traffic anticipated from implementation of the proposed project.  The 
project volumes were added to the cumulative traffic volumes to develop the cumulative 
plus project volumes (see Appendix E).  A list of approved and pending projects was 
obtained from the City of San Luis Obispo.  For the description and assignment of the 
trips generated by these approved and pending projects, see Appendix E.  Because the 
goal of this short-term cumulative analysis is to identify potential interim increases in 
congestion prior to completion of major road improvements (e.g., LOVR interchange), no 
roadway improvements were included as part of the near-term cumulative conditions.  
This analysis provides worst-case review of the effects of potential increases in 
congestion that could occur prior to the completion of major improvements such as the 
LOVR interchange (2015) or the Prado Road extension (longer-term).  Intersection 
operations were evaluated with LOS calculations under the near-term cumulative plus 
project conditions, as summarized in Table 5.3-3.   

Four of the eight study-area intersections are forecast to operate at LOS E or below under 
cumulative plus project conditions P.M. peak hour traffic projections (refer to Table 5.3-
3).  However, as explained below, two of these would be unsignalized intersections 
where the majority of approaches would continue to be free flow.  The LOVR/Madonna 
Road intersection and the LOVR/U.S. Highway 101 northbound ramps would operate at 
LOS E during the P.M. peak hour under near-term cumulative with project conditions.  
One or more turning movements at the unsignalized intersections of LOVR/Auto Park 
Way and LOVR/Los Verdes Drive would operate at LOS F during the P.M. peak hour 
under near-term cumulative with project conditions.  The project would add substantial 
traffic to the study-area intersections under near-term cumulative conditions based on the 
City’s thresholds.   
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Table 5.3-3. Cumulative + Project Conditions P.M. Peak Hour LOS 

Near-Term 
Cumulative + 

Project Intersection Traffic Control 

Delay1 LOS 
LOVR / Madonna Road Signal 60.8 E 
LOVR / Froom Ranch Way Signal 36.8 D 
LOVR / Auto Park Way Side-street stop >150 F 
LOVR / Calle Joaquin Signal 16.0 B 
LOVR / U.S. 101 southbound ramps Signal 52.5 D 
LOVR / U.S. 101 northbound ramps Signal 63.0 E 
LOVR / Los Verdes Drive Side-street stop >150 F 
LOVR / South Higuera Street Signal 22.6 C 

Notes:   Intersections in bold operate at an unacceptable LOS.  LOS reflects operations prior to completion of LOVR 
interchange improvements.  

1 Delay expressed in average seconds per vehicle.  LOS is based on delay. 
Source: Fehr & Peers 2009 (see Appendix E). 
 

A peak hour signal warrant analysis was conducted for the unsignalized intersections at 
LOVR/Auto Park Way and LOVR/Los Verdes Drive, per the MUTCD first referenced in 
Section 3.8, Transportation and Traffic.  The results of the peak hour warrant analysis 
indicated that both intersections do not satisfy the minimum volume thresholds (see 
Appendix E).  Therefore, installation of a traffic signal is not warranted based on near-
term cumulative with project conditions P.M. peak hour traffic volumes.  However, as 
noted previously, the peak hour signal warrant analysis should not serve as the only basis 
for deciding whether and when to install a signal.  The City would continue to monitor 
the conditions at these intersections and make improvements as needed to maintain safety 
and ensure that operations meet City standards.  The decision to install a signal should 
not be based solely upon the warrants, since the installation of signals can lead to certain 
types of collisions.  The City should undertake regular monitoring of actual traffic 
conditions and accident data, and a timely reevaluation of the full set of warrants to 
prioritize and program intersections for signalization. 

Ramp junction volumes were obtained from the adjacent ramp terminal intersection.  
Freeway mainline volumes include the traffic from approved and pending projects, and 
the traffic generation by the proposed project.  Using Caltrans standards, all 
merge/diverge ramp junctions operated at an acceptable LOS except the LOVR 
southbound on-ramp which operates at LOS D (Table 5.3-4).   
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Table 5.3-4. Near-Term Cumulative + Project Conditions Freeway Ramp Junction 
LOS 

Ramp Location Density1 LOS 
LOVR northbound off- 26.0 C U.S. 101 northbound ramps 
LOVR northbound on- 23.0 C 
LOVR southbound off- 26.8 C U.S. 101 southbound ramps 
LOVR southbound on- 28.0 D 

Notes:  Intersections in bold operate at an unacceptable LOS. 
1 Delay expressed in average seconds per vehicle.  LOS is based on delay. 
Source: Fehr & Peers 2009 (see Appendix E). 

5.3.8.1 Near-Term Cumulative Plus Project Transportation Issues  

The following discussion is provided for information purposes to provide a snapshot of 
transportation and congestion issues in the project vicinity prior to 2015.  Major 
improvements to the U.S. Highway 101/LOVR interchange are currently scheduled to be 
completed in approximately 2015 and the majority of funding for this project has been 
secured.  As discuss in Section 5.3.8.2 below, these improvements would ensure the 
intersections and ramps at the U.S. Highway 101/ LOVR interchange would operate at an 
acceptable LOS after completion of improvements.  However, congestion at the 
LOVR/Madonna road intersection would remain substantial due to the need for 
considerable intersection improvements to accommodate projected traffic increases and 
the resultant ROW acquisition requirements and related secondary impacts and policy 
inconsistencies.  Side-street delays would continue to increase at the intersections of 
LOVR with Auto Park Way and Los Verdes Drive, but overall traffic flow on LOVR at 
these intersections would remain uncongested.  Pedestrian facilities would remain the 
same as under the proposed project.  Auto-oriented commercial development, low 
residential densities in the southern end of the City, and the lack of funding for 
improvements in the frequency of transit service is anticipated to result in this area 
continuing to be served by relatively low- to moderate-frequency transit service.  This is 
expected to result in transit-dependent households, such as a portion of the project’s 566 
primarily low-income employees, being underserved by transit. and in difficulty in 
meeting City goals for provision of convenient transit.   

5.3.8.2 Year 2035 Cumulative Traffic Conditions 

The Year 2035 cumulative traffic conditions analysis reflects transportation conditions 
after the development of all approved, pending, and foreseeable projects in the study area 
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plus citywide and regional growth over the next 25 years.  Cumulative traffic forecasts 
were developed using data from the San Luis Obispo Citywide Traffic Model 
(SLOCTM).  Year 2035 cumulative conditions were calculated both with and without 
traffic generated by the proposed project.  Traffic growth in the Margarita and Airport 
Specific Plan Areas, as well as from other development projects such as Irish Hills Plaza 
and Dalidio Marketplace is included under Year 2035 cumulative without project 
conditions.  In addition, the following major roadway improvements near the interchange 
were included in the model under Year 2035 conditions: 

• Modification of the LOVR/U.S. Highway 101 interchange with the Alternative 3 
configuration; 

• Prado Road extension from Madonna Road to Broad Street; 
• Full interchange at Prado Road/U.S. Highway 101; 
• Collector road from Dalidio property to Froom Ranch Way with vehicle bridge 

over Prefumo Creek; 
• Extension of Buckley Road to Higuera Street and prohibition of westbound left-

turns at Higuera Street/Vachell Lane intersection; and, 
• Construction of the south leg and signalization of the LOVR/Auto Park Way 

intersection to accommodate future retail development. 

Fehr & Peers conducted a “No Prado Road” analysis as a part of the LOVR/U.S. 
Highway 101 interchange Project Analysis and Environmental Document (PA&ED) 
study (LOVR/U.S. Highway 101 Interchange – No Prado Interchange Scenario Forecasts 
and Operations, August 2007).  As expected, this analysis demonstrated that the removal 
of the Prado Road over-crossing and the U.S. Highway 101 southbound ramps to Prado 
Road caused the model to reassign traffic to the Madonna Road and LOVR interchanges.  
Specifically, under the Alternative 3 LOVR/U.S. Highway 101 interchange 
configuration, the LOVR/U.S. Highway 101 southbound ramps would operate 
unacceptably (LOS D or worse) during the A.M. and P.M. While the LOVR/U.S. 
Highway 101 northbound ramp would operate unacceptably during the P.M. peak hour.  
With respect to this project analysis, the project assignment would not change because 
the LOVR/U.S. Highway 101 interchange is the primary access to/from U.S. Highway 
101. 

It should be noted that with the exception of the funded improvements at the U.S. 
Highway 101/LOVR interchange, the above listed improvements, particularly the Prado 
Road interchange are unfunded and would represent major capital improvements costing 
tens of millions of dollars, only a portion of which would be born by pending 
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development.  Such a major commitment of city, state, and federal funding would need to 
be considered in light of changing state planning goals and requirements, such as those 
set forth in the AB 32 Scoping Plan and SB 375.   

Peak hour intersection turning movement outputs from the Year 2005 (the base year) and 
Year 2035 (the design year) model runs were used to project traffic growth in the study 
area.  This growth was added to existing volumes to develop Year 2035 turning 
movement forecasts.  Refinements were made to account for the variation in peak hour 
volume forecasts and the limited local roadway network inherent in travel demand 
models.  Year 2035 freeway mainline volumes were developed by applying an 
annualized growth rate obtained from model forecasts to existing freeway counts 
provided by Caltrans. 

Year 2035 P.M. peak hour forecast volumes in the study area are projected to 
significantly increase with traffic from nearby developments and regional growth.  In 
addition, future traffic generated by specific plan areas in the south central area of the 
City will use LOVR via Higuera Street and Tank Farm Road to access U.S. Highway 101 
and points south.  This growth represents an increase ranging between 30 to 70 percent 
(250 and 700 vehicles in each direction) over existing volumes on the LOVR overpass.  
Year 2035 without project volumes are presented in Figure 12 in Appendix E. 

The project-generated volumes were added to the Year 2035 cumulative without project 
traffic volumes to develop the Year 2035 with project volumes.  Note that the trip 
assignment for the Year 2035 with project scenario changes slightly.  Any project trips 
expected to use Madonna Road north of LOVR in the near-term are shifted to Froom 
Ranch Way north of LOVR once the vehicular bridge over Prefumo Creek is in place.  
Year 2035 with project weekday peak hour traffic volumes for each study intersection are 
shown on Figure 13 in Appendix E. 

Year 2035 cumulative with project intersection LOS was calculated with the net traffic 
added by the project to evaluate the operating conditions of the intersections and identify 
potential impacts to the local roadway system.  The LOS calculation sheets are included 
in Appendix E.  The results of the intersection LOS calculations for Year 2035 
cumulative with- and without project conditions are presented in Table 5.3-5.  A peak 
hour factor of 0.95 was applied to these forecasts to account for increased congestion  
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Table 5.3-5. Year 2035 Cumulative Traffic Conditions with- and without Project 
Intersection LOS 

Year 2035 Cumulative without 
Project 

Year 2035 Cumulative with 
Project Intersection Traffic 

Control Delay1 LOS Delay1 LOS 
LOVR/Madonn
a Road Signal 78.8 E 83.2 F 

LOVR/Froom 
Ranch Way Signal 39.7 D 52.9 D 

LOVR/Auto 
Park Way Signal 24.1 C 28.1 C 

LOVR/Calle 
Joaquin Signal 10.4 B 12.2 B 

LOVR/U.S. 101 
southbound 
ramp 

Signal 23.5 C 45.8 D 

LOVR/U.S. 101 
northbound 
ramp 

Signal 22.2 C 24.1 C 

LOVR/Los 
Verdes Drive 

Side-street 
stop 91.9 F 128.5 F 

LOVR/South 
Higuera Street Signal 27.4 C 28.9 C 

Notes:  Intersections in bold have a significant cumulative impact. 
1 Delay expressed in average seconds per vehicle.  LOS is based on delay. 
Source: Fehr & Peers 2009 (see Appendix E). 
 

within the study area.  Year 2035 intersection lane configurations and traffic control 
devices are assumed to be the same under existing conditions for all off-site locations 
except the following: 

• An eastbound double left-turn lane is provided at the intersection of LOVR and 
Froom Ranch Way; 

• LOVR and Auto Park Way is signalized.  This intersection includes a northbound 
left-turn lane and a shared through/right-turn lane due to the construction of the 
south leg of that intersection for access to future development.  Although not 
included in this analysis, the City is considering providing access to the project 
site via a driveway connection to Auto Park Way.  This would improve efficient 
use of the signal and traffic circulation, by enhancing traffic distribution along the 
LOVR corridor;   

• LOVR has two lanes in each direction between Calle Joaquin and South Higuera 
Street; 

• An eastbound right-turn pocket is provided at the intersection of LOVR and Calle 
Joaquin; and, 

• The eastbound right-turn lane on LOVR at the U.S. Highway 101 northbound 
ramp has been removed.  The northbound approach at the same intersection is 
restriped to an exclusive left-turn lane and a shared left/right turn lane.  
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Measured against the City’s LOS standards, the LOVR/Madonna Road signalized study 
intersection would operate at an unacceptable LOS during the P.M. peak hour under Year 
2035 cumulative conditions.  The LOVR/Los Verdes Drive unsignalized study 
intersection operates at an unacceptable LOS F during the P.M. peak hour under both 
Year 2035 cumulative scenarios.  All remaining study intersections operate at an 
acceptable LOS D or better under Year 2035 cumulative conditions based on city 
standards.  

The peak hour signal warrant from the MUTCD (first referenced in Section 3.8, 
Transportation and Traffic) was evaluated for the unsignalized intersection LOVR/Los 
Verdes Drive to determine if a traffic signal would be warranted.  The result of the peak 
hour warrant analysis indicated that the LOVR/Los Verdes Drive does not satisfy the 
minimum volume thresholds (see Appendix E).  Therefore, installation of a traffic signal 
is not warranted based on Year 2035 with project peak hour volumes.  As mentioned 
previously, the peak hour signal warrant analysis should not serve as the only basis for 
deciding whether and when to install a signal.  To reach such a decision, the full set of 
warrants should be investigated based on a thorough study of traffic and roadway 
conditions.  The decision to install a signal should not be based solely upon the warrants, 
since the installation of signals can lead to certain types of collisions.  The City should 
undertake regular monitoring of actual traffic conditions and accident data, and timely re-
evaluation of the full set of warrants to prioritize and program intersections for 
signalization.  

It should be noted that the City’s transit plans typically focus on short-term five-year 
horizons and does not have a longer range transit plan to direct improvements to transit 
facilities, headways, and interrelationship with land use on the same level that is 
performed for roadway planning.  However, the County of San Luis Obispo does have a 
general long-range transit plan that addresses a 20-year horizon. In addition, 
transportation related issues such as the City’s jobs/housing balance and its affect on 
long-distance commuting and related congestion are also not well studied or modeled to 
the Year 2035.  These issues will likely receive increased levels of study during 
preparation of the City’s revised General Plan due to the requirements of SB 375 which 
mandates improved integration of land use planning, including infill development and 
improved jobs/housing balance, with overall planning for all modes of transportation.   
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5.3.8.2 Year 2035 Cumulative LOS Impacts 

Based on the City of San Luis Obispo impact criteria discussed in Section 3.8, 
Transportation and Traffic, the proposed project would result in unacceptable LOS F 
operations at the LOVR/Madonna Road intersection under Year 2035 cumulative with 
project conditions, a significant impact.  This finding is consistent with previous studies 
of development projects in the area, and was expected due to the poor operations under 
existing conditions and the lack of any planned vehicle capacity enhancements.  Several 
options exist for improvements to this intersection, each of which would require careful 
consideration of issues related to ROW acquisition, cost, tree removal, affects on 
pedestrian circulation, and consistency with the policies of the City’s Circulation 
Element.  Options for improvements include:     

Option 1:  The conversion of the southbound approach to include a channelized free 
right-turn lane with receiving lane on LOVR, one through lane, and two left lanes with 
north/south protected phasing would provide LOS D operations.  This configuration 
requires acquisition of ROW from the gas station in the northwest corner of the 
intersection for the widened approach on Madonna Road and the receiving lane on 
LOVR.  The channelized right-turn lane may also require the closure of the driveway 
along LOVR adjacent to the gas station to allow for a transition from the channelized 
southbound right-turn lane to the westbound LOVR through-lanes.  Additional ROW 
acquisition in the southwest corner would be required to allow for proper alignment of 
the through lane across the intersection and transition to the existing Madonna Road 
curb-to-curb width.   

Option 2:  This option includes the conversion of the southbound approach to include two 
right-turn lanes with overlap phasing, one through lane, and two left lanes with 
north/south protected phasing would help offset cumulative congestion (see Appendix F). 
In addition to ROW acquisition, secondary impacts would include tree removal, 
lengthening of crosswalks (more than Option 1), and/or modification of signal phasing 
that could increase the exposure of pedestrians to vehicle traffic. The two southbound 
right-turn lanes would not queue to Pereira Drive. 

Option 3:  The north/south intersection approaches can be widened to the east but would 
still require acquisition of ROW from the adjacent parcel owners.  In addition to ROW 
acquisition, secondary impacts would include tree removal, lengthening of crosswalks, 
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and/or modification of signal phasing that could increase the exposure of pedestrians to 
vehicle traffic.   

Traffic generated by the proposed Prefumo Creek Commons Project would utilize all or 
most of remaining capacity at the intersection of LOVR with Madonna Road, leaving 
limited capacity for other area developments without substantial improvement to the 
intersection, with related policy inconsistencies and secondary impacts.  Therefore, the 
project’s contribution to substantial cumulative impacts to this intersection would remain 
unavoidable and significant. 

Although it would not fully mitigate the impact, TDM measures such as providing 
increased funding for transit, free bus passes to employees, similar to the SLO Transit 
Gold Pass program or the Home Depot Flash Pass program, could reduce project traffic 
through the LOVR/Madonna Road intersection.  Other TDM measures include improving 
pedestrian, bicycle, and transit facilities and public information programs.  Another 
recommended TDM measure is the provision of bicycle parking (see Recommendation 
#9 in Appendix E and MMs TT-1b and -1c in Section 3.8, Transportation and Traffic).  
However, as discussed above, in order for transit to play a major role in serving the 
transportation needs of the project area, changes in both land use and transit service 
would be necessary.  Substantial increases in headways to 10 to 15 minutes during the 
peak hours would have some potential to increase ridership in the vicinity.  However, to 
be most effective, such an increase in transit frequency would also need to be 
accompanied by changes to the area’s land use pattern, such as added mixed-use and 
higher-density residential development proximate to the area’s commercial centers.  
These changes would need to be accompanied by improved vehicular, pedestrian, and 
bicycle circulation connectivity.  All of these measures would be either required or 
encouraged by the recommendations and mandates contained in the AB 32 Scoping Plan 
and SB 375.  

The unsignalized intersection at LOVR/Los Verdes Drive exceeds the City of San Luis 
Obispo LOS threshold but does not meet the peak hour signal warrants.  Thus, the 
proposed project is estimated to have a less than significant impact to the unsignalized 
intersection under Year 2035 with Project Cumulative Conditions.  City staff has 
developed a strategy and toolbox to address the singular vehicle access to/from LOVR at 
Los Verdes Drive for residence of Los Verdes Park I and II.  This strategy includes on-
going monitoring of the LOVR/Los Verdes Drive intersection as a part of the Annual 
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Traffic Safety Report, provision of secondary access via Higuera Street, and evaluation 
of a bypass road connection during the Circulation Element or Regional Transportation 
Plan update (City of San Luis Obispo 2008b). 

5.3.8.3 Year 2035 Cumulative Queuing Impacts 

CU TT-1 The proposed project would result in a potentially significant 
cumulative queuing impact as a result of vehicles exiting the project 
site on LOVR making a westbound U-turn at Froom Ranch Way.   

Similar to the traffic analysis under Project Conditions, a queuing analysis was conducted 
at the LOVR/Froom Ranch Way intersection to determine if vehicles exiting the site on 
LOVR would have difficulty making a westbound U-turn at Froom Ranch Way.  
According to the SYNCHRO output sheets, the maximum queue (95th percentile) for the 
westbound left-turn movement is estimated to be 500 feet and the westbound through-
movement is estimated to be approximately 460 feet during the P.M. peak hour (see 
Appendix E).  Therefore, westbound queuing from LOVR/Froom Ranch Way is 
considered a significant operational impact.  These queues would block the estimated 160 
project vehicles that, based on the current site plan access, would egress to LOVR and 
make a U-turn at the LOVR/Froom Ranch Way intersection.  Implementation of 
mitigation measures CU MM TT-1a and CU MM TT-1b and the dual southbound left-
turn lanes from LOVR to Froom Ranch Way would help alleviate some of the cumulative 
impacts to this intersection (refer to Figure 3.8-4). 

Mitigation Measure 

Additional Mitigation Measures (Consultant Recommended) 

CU MM TT-1a Lengthen the southbound left-turn storage pocket on Froom Ranch 
Way at LOVR to 370 feet. 

CU MM TT-1b Allow full egress and ingress at the driveway immediately north of 
the LOVR and Froom Ranch Way intersection to improve 
operations on LOVR east of Froom Ranch Way. 

CU MM TT-2 above is based off recommendations described in the Transportation 
Impact Analysis (TIA) (Appendix E) and would mitigate this impact.  However, the 
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additional southbound volume on Froom Ranch Way would result in an unacceptable 
LOS E with 64.3 seconds of average vehicle delay, which creates a secondary significant 
LOS impact.  The following two mitigation options (i.e., one or the other) would reduce 
this secondary impact: 

CU MM TT-1c (Option 1)  (1) Restripe the southbound shared through-right lane on 
Froom Ranch Way to a shared left-through-right lane; and (2) add 
a separate 100-foot eastbound right-turn lane on LOVR with a 
100-foot storage pocket.  With these improvements, the LOS would 
improve to LOS D.  This configuration requires ROW acquisition 
for the eastbound right-turn lane and modifications to the existing 
bioswale in the southwest corner of the intersection;  

- or - 

CU MM TT-1d (Opt.2)  (1) Widen the southbound approach on Froom Ranch Way to 
include two southbound left-turns and a shared through-right lane.  
This configuration would require ROW acquisition for the north 
leg widening and shifting the planned building Pad G by 
approximately 20 feet to the east, (2) Widen the northbound 
approach to include two left turn lanes, a through-lane and a 
separate right-turn lane.  The widening of the southern leg to the 
east requires ROW acquisition and relocation of the existing 
intersection controller boxes, and (3) Modify signal timings to 
implement north/south protected phasing.  These improvements 
with north/south protected phasing would result in LOS D 
operations.  Compared to Option 1, such a configuration with 
north/south protected phasing (rather than split phasing) would 
more effectively serve pedestrians across all four legs of the 
intersection. 

CU TT-2 The proposed project would result in a potentially significant 
cumulative queuing impact at the LOVR/U.S. Highway 101 
interchange.   

The LOVR/U.S. Highway 101 southbound ramps intersection also has a Year 2035 
cumulative queuing impact where traffic on the ramp is projected to extend the entire 
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length of the ramp (e.g., approximately 800 feet to painted gore point, or the point where 
two roads diverge, usually delineated by solid white lines) with an estimated maximum 
queue (95th percentile) of 766 feet (Appendix E).  Construction of an additional 
southbound right-turn lane and extension of the left-turn storage pocket to 300 feet would 
reduce impacts to a less than significant level.  The addition of this second right-turn lane 
would require widening of an existing embankment and culvert.   

These improvements to address this 2035 impact are in addition to those currently 
included in the LOVR interchange project.  These improvements are long-term regional 
improvements to which many projects contribute the need for.  Because the City does not 
currently have a development impact fee program, there is no existing vehicle for 
individual projects to contribute their fair-share to help fund these physical 
improvements.  The City should consider adopting a vehicle for individual projects to 
contribute their fair-share to regional improvements and require the Prefumo Creek 
Commons Project to contribute its fair-share to help fund the mitigation measure below. 

Mitigation Measure 

Additional Mitigation Measures (Consultant Recommended) 

CU MM TT-2 An additional southbound right-turn lane and extension of the left-turn 
storage pocket to 300 feet shall be constructed at the LOVR/U.S. Highway 
101 interchange.   

5.3.8.4 Year 2035 Freeway Ramp Junctions Cumulative LOS Impacts 

CU TT-3 The proposed project would result in potentially significant 
cumulative impacts to LOVR/U.S. Highway 101 ramp junction LOS.   

Ramp junction volumes were obtained from the adjacent ramp terminal intersection.  
Year 2035 freeway mainline volumes were developed by applying an annualized growth 
rate obtained from model forecasts to existing freeway counts provided by Caltrans.  
Table 5.3-6 presents the project scenario freeway merge/diverge service levels at ramp 
junctions.  The freeway ramp junction LOS calculation sheets are contained in Appendix 
E.  All merge/diverge ramp junctions operate at an unacceptable LOS D under Year 2035 
cumulative conditions except the LOVR/U.S. Highway 101 northbound on-ramp, which 
would operate at LOS C under this scenario. 
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Table 5.3-6. Year 2035 Cumulative with- and without Project Freeway Ramp 
Junction LOS 

Year 2035 without Project Year 2035 with Project Ramp Location 
Density LOS Density LOS 

LOVR 
northbound 
off- 

31.1 D 31.5 D U.S. 101 
northbound 
ramps LOVR 

northbound on- 25.8 C 26.8 C 

LOVR 
southbound 
off- 

34.3 D 35.4 E U.S. 101 
southbound 
ramps LOVR 

southbound on- 34.1 D 34.5 D 

Notes:  Intersections in bold have a significant cumulative impact. 
1 Delay expressed in average seconds per vehicle.  LOS is based on delay. 
Source: Fehr & Peers 2009 (see Appendix E). 
 

Based on the impact criteria listed in Section 3.8.3, the proposed project would have an 
impact at the four ramp junctions except for the U.S. Highway 101 northbound on-ramp 
for Year 2035 cumulative with project conditions (refer to Table 5.3-6; Appendix E).  
Based on the merge/diverge LOS calculations, each impacted ramp junction can be 
mitigated back to Year 2035 cumulative without project levels.  Implementation of 
mitigation measures below can be incorporated into the final design of the LOVR/U.S. 
Highway 101 interchange construction project.  Implementation of all of ramp extensions 
would reduce the ramp impacts to a less than significant level. 

It should be noted that while the southbound improvements are feasible improvements 
that would reduce the ramp impacts to a less-than-significant level, initial review of the 
implementation of northbound off-ramp deceleration lane extension may not be feasible 
due to the needed modification to the retaining wall and other physical structures 
adjacent to U.S. 101.  Thus, the northbound off-ramp diverge would be considered a 
potentially significant and unavoidable impact. However, this extension of the 
northbound off-ramp deceleration lane could be implemented with the realignment of 
U.S. 101 into the median.  The widening of U.S. 101 to 6 lanes (3 northbound and 3 
southbound) would also mitigate these cumulatively significant ramp junction impacts. 

Prefumo Creek Commons Project 5-31 
Draft EIR 



5.0  CUMULATIVE IMPACTS 

Mitigation Measure 

Additional Mitigation Measures (Consultant Recommended) 

CU MM TT-3 The following measures shall be incorporated into the final design of the 
LOVR/U.S. Highway 101 interchange construction project:  

• Extending the northbound off-ramp deceleration lane by 50 feet (may 
require realignment of U.S. 101 into the median); 

• Extending the southbound off-ramp deceleration lane by 130 feet; and, 
• Extending the southbound on-ramp acceleration lane by 60 feet. 

-or- 

• Widen U.S. 101 to 6 lanes (3 northbound and 3 southbound). 

5.3.9 Utilities and Service Systems 

5.3.9.1 Water Supply 

The estimated Prefumo Creek Commons Project water demand of approximately 33.02 
acre-feet per year (afy) would amount to 41 percent of the remaining amount of water 
anticipated to be available in 2010.  Implementation of all projects included in this 
cumulative analysis would increase water use; however, all projects would be required to 
conduct a water use analysis and pay a water impact fee to the City of San Luis Obispo to 
mitigate impacts to the city water supply.  Further, since the City’s Water & Wastewater 
Management Element describes a comprehensive strategy for allocating water supplies in 
accordance with safe annual yield, the proposed project would not add significantly to 
cumulative water demand (City of San Luis Obispo 2006).  

5.3.9.2 Wastewater 

The City’s Water & Wastewater Management Element, Section 12.0 states that the City 
shall provide wastewater service adequate for existing uses and new development 
pursuant to the General Plan Land Use Element for all areas within the city limits.  In 
1994, the City completed improvements to its wastewater treatment plant to improve the 
quality of the treated effluent, and to increase the capacity of the treatment facility for 
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wet weather flows.  As of 2002, the City’s sewer pipe collection system conveys 
approximately 4.5 million gallons per day (mgd) of wastewater to the City’s Water 
Reclamation Facility (WRF).  The current treatment capacity of the WRF during dry 
weather conditions is 5.1 mgd of wastewater.  Therefore, the estimated remaining 
capacity is 0.6 mgd or 12 percent of the total wastewater treatment capacity.  Since the 
WRF is currently operating above 80 percent capacity, cumulative impacts to wastewater 
are potentially significant.  However, a project to increase capacity, water quality and 
reliability at the WRF is currently being designed and is expected to be completed by 
2011.  The City’s Utilities Department does not anticipate exceeding the WRF capacity 
prior to completion of the expansion project; therefore, cumulative impacts would be 
considered less than significant.   

5.3.9.3 Solid Waste  

In 1989, the State of California passed into law Assembly Bill 939 (AB939), which 
requires all cities and counties to reduce waste to local landfills by 50 percent by the 
Year 2000.  In order to meet state-mandated solid waste reduction goals, the City of San 
Luis Obispo requires designated waste recycling areas to be included in new 
development.  The proposed project and projects on the City’s cumulative list would 
comply with the City’s comprehensive strategy for minimizing the waste stream going to 
Cold Canyon Landfill.  In addition, Cold Canyon Landfill is currently undergoing review 
for potential facility expansion, which would increase capacity by 54 percent to 2,500 
tpd.  Therefore, the project’s contribution to cumulative impacts would be less than 
significant.  

5.3.9.4 Police and Fire Protection Services 

Based on the City’s current population, the existing level of police protection services is 
approximately one sworn officer for every 800 residents.  The average citywide 
emergency response time is approximately five minutes, which is considered adequate.  
However, according to the San Luis Obispo Police Department (SLOPD), the 
Department is considered to be operating at capacity.  Further development in the City 
may incrementally increase demands on police officers.  With incorporation of mitigation 
to minimize law enforcement monitoring by police officers, the project’s contribution to 
this potentially significant cumulative impact would be considered less than significant.   
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With regard to Fire Department services, standard regulatory conditions would require all 
applicants for projects included in this cumulative impacts analysis to submit project 
plans to the San Luis Obispo Fire Department (SLOFD) for review and approval.  Since 
existing fire response times are adequate, the project would result in less than significant 
cumulative impacts on fire response services.  Therefore, cumulative impacts are 
anticipated to be less than significant. 

5.3.9.5 Energy 

Existing electric and gas services to LOVR area are considered adequate.  No 
deficiencies in service capacities were identified.  Therefore, the proposed project would 
not add significantly to cumulative electricity and gas demand.  In addition, each 
individual project would be required to meet state and city standard regulatory conditions 
regarding use of non-renewable materials.  Therefore, the cumulative use of non-
renewable resources is not expected to result in significantly wasteful or inefficient use of 
such resources. 
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6.0 ALTERNATIVES 

6.1 INTRODUCTION 

The CEQA Guidelines state that an “EIR shall describe a range of reasonable alternatives 
to the project, or to the location of the 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” 
(Section 15126.6).   

The CEQA Guidelines state that “the range of alternatives required in an EIR is governed 
by a rule of reason” that requires the EIR to set forth only those alternatives necessary to 
permit a reasoned choice.  The alternatives 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 (Section 15126.6). 

In defining feasibility of alternatives, the CEQA Guidelines state that “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, and whether the proponent 
can reasonably acquire, control or otherwise have access to the alternative site” 
(Section 15126.6).   

The alternatives must adequately represent the spectrum of environmental concerns in 
order to permit a reasonable choice of alternatives.  The document must also provide the 
rationale for selecting or defining the alternatives evaluated throughout the document, 
including identifying any alternatives that were considered by the Lead Agency but 
rejected as infeasible during the scoping process.   

The alternatives analysis for this EIR is presented in four major parts.  The first section 
describes the objectives of the Prefumo Creek Commons Project.  The second section 
summarizes the potentially significant unavoidable short- and long-term impacts of the 
Prefumo Creek Commons Project from information presented in Section 3.0.  The third 
section discusses potential impacts under the project alternatives.  The final section 
concludes with the selection of an environmentally superior alternative, based on the 
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project configuration with the fewest significant impacts while meeting the greatest 
number of project objectives.   

6.2 PROJECT OBJECTIVES  

The primary applicant and City objectives of the Prefumo Creek Commons Project are 
discussed in Section 1.2 and summarized below. 

Objective #1. Implement Section 8.7 of the City’s General Plan, including appropriate 
commercial and/or residential development, open space protection, trail 
development and creek restoration/protection; 

Objective #2. Construct a mid-sized regional shopping mall which incorporates design 
features and amenities that comply with the City’s General Plan goals and 
policies and the Community Design Guidelines for large-scale retail 
projects;  

Objective #3. Increase commercial retail space in the City with associated increases in 
shopping opportunities and sales tax revenue to the City; 

Objective #4. Reduce regional flooding while offsetting impacts to sensitive resources in 
Prefumo Creek; 

Objective #5. Offset impacts to 19 acres of prime agricultural land by dedicating 11.9 
acres as permanent open space; and,  

Objective #6. Phase project construction to minimize increased traffic congestion at the 
LOVR/U.S. Highway 101 Interchange. 
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6.3 SUMMARY OF POTENTIALLY SIGNIFICANT UNAVOIDABLE PROJECT IMPACTS  

6.3.1 Short-Term Impacts  

6.3.1.1 Air Quality 

The projected emissions for the proposed project were found to be above the established 
CEQA thresholds for construction emissions NOx and PM10.  Implementation of standard 
APCD-recommended conditions at the project site would minimize construction-related 
air quality impacts; however, this impact would remain significant and unavoidable, even 
after mitigation.   

6.3.1.2 Noise 

Even with implementation of mitigation measures, city noise standards for residential 
uses may be temporarily exceeded during grading and construction activities.  Standard 
mitigation measures restricting hours of construction would minimize impacts; however, 
due to the location of sensitive land uses adjacent to the project site, noise standards may 
be periodically exceeded.   

6.3.2 Long-Term Impacts  

6.3.2.1 Air Quality 

Air emission impacts from ROG, NOx and PM10 as a result of motor vehicle trips 
associated with the proposed project are significant and unavoidable.  In accordance with 
the San Luis Obispo APCD’s CEQA Air Quality Handbook, all standard mitigation 
measures and feasible discretionary mitigation measures must be incorporated into the 
project.  Implementation of these measures cannot be quantified in terms of reduction of 
air pollutant emissions; however, the residual impacts would remain above the 
significance threshold identified in the San Luis Obispo APCD’s CEQA Air Quality 
Handbook. 

The design of the proposed project would require relatively substantial changes (e.g., 
inclusion of mixed-use, housing) to reduce inconsistency with overall land use planning 
principles contained in the County of San Luis Obispo APCD’s 2001 Clean Air Plan 
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(CAP) to less than significant.  Therefore, inconsistencies with assumptions in the CAP 
would remain significant and unavoidable, even after mitigation. 

6.3.2.2 Noise 

Long-term operational exceedance of City exterior noise limits at adjacent residences 
associated with delivery truck and trash pickup activities at the proposed Anchor C truck 
dock would result in significant impacts even after mitigation. 

6.4 ALTERNATIVES ANALYSIS 

This section discusses alternatives to the proposed project, including alternatives which 
were considered and discarded.  Each of these considers the ability of a particular 
alternative to comply with the City’s General Plan or substantially reduce or eliminate the 
project’s significant environmental impacts, while still meeting basic project objectives.  
The EIR also includes a No-Project Alternative and an analysis of possible alternative 
sites that may not have the same environmental resource sensitivity as the selected 
project site.  These alternatives include: 

• Incorporation of Mixed-Use Alternative;  

• Improved Site Design Alternative;  

• Other Comparable Sites Alternative; and  

• CEQA “No-Project” alternative. 

6.4.1 Alternatives Considered but Discarded 

As discussed above, CEQA Section 15126.6(c) requires that an EIR disclose alternatives 
that were considered and discarded and provide a brief explanation as to why such 
alternatives were not fully considered in the EIR.  In particular, as required by the State 
CEQA Guidelines, the selection of alternatives included a screening process to determine 
which alternatives could reduce significant effects but also feasibly meet project 
objectives.  The following alternatives were considered but eliminated from further 
analysis by the Lead Agency due to infeasibility or inconsistency with primary project 
objectives.   
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6.4.1.1 Auto Sales Development 

Development of the site as an auto sales facility was considered as an alternative to the 
proposed project; however, the City’s General Plan already designates approximately 50 
acres for vehicle sales on parcels located south and southeast of the existing Auto Park 
Way.  This amount is expected to be sufficient for relocation of dealerships located 
elsewhere in the City, plus expansion of dealerships in proportion to projected county 
population growth.  Because there does not appear to be market demand for this type of 
use and the City has other higher priority land uses for this site, this alternative was 
discarded. 

6.4.1.2 Residential Development  

Development of the site solely for residential use was considered as an alternative to the 
proposed project.  According the City’s General Plan, one of the possible uses for the site 
includes multi-family housing.  However, constructing a solely residential project would 
be contrary to project objectives for commercial-retail development and related City sales 
tax revenue.  In addition, since the maximum density for residential development is 
restricted to 0.2 dwelling units per acre (DUA) under the site’s Airport Land Use Safety 
Area S-1b designation, a solely residential development on this property would be highly 
inconsistent with the Airport Land Use Plan (ALUP).  Therefore, this alternative was 
discarded. 

6.4.1.3 Agriculture or Conservation/Open Space  

Zoning the site as either Agriculture (i.e., limited to farming) or Conservation/Open 
Space (i.e., limited to farming or parkland) was considered as an alternative to the 
proposed project.  However, the site has been recognized as a potential development site 
according the City’s General Plan.  Otherwise known as the “Los Osos Valley Gap” 
property, the site consists of a relatively small agricultural parcel surrounded on three 
sides by development and abutting an arterial roadway.  From a land use perspective, the 
City’s General Plan identifies the site as being appropriate for development over the long 
term.  Therefore, this alternative was discarded. 
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6.4.2 Incorporation of Mixed-Use Alternatives 

The objective of the proposed Incorporation of Mixed-Use Alternative would be to 
comply with the City’s General Plan Land Use Element Policy LU 8.7.  This policy 
recommends that the site be considered for development of multifamily housing, which 
could assist in helping the City meet long-term housing demands, as well as balancing the 
substantial new retail commercial developments recently constructed or planned for the 
southern end of the City (i.e., Irish Hills, Dalidio) with new housing opportunities.  
Therefore, this alternative reviews development of on-site mixed-use housing, including 
an analysis of the compatibility of such a development with allowable residential 
densities included in the San Luis Obispo County ALUP.  Two scenarios were analyzed 
for the Incorporation of Mixed-Use Alternative, as discussed below. 

6.4.2.1 Vertical Mixed-Use 

Under this alternative, 16 dwelling units would be provided in two 2- to 3-story, mixed-
use buildings located in the eastern portion of the project site’s development area.  The 
conceptual site plan for this alternative is illustrated in Figure 6.4-1.  Due to the 
exceedance of the density allowance, this alternative would be inconsistent with the 
ALUP.   

Each of the mixed-use buildings would contain retail and/or restaurants on the ground 
floor and residences on the second floor overlooking Prefumo Creek.  Approximately 10 
residential units and 27,000 square feet (sf) of commercial space would be contained 
within the larger mixed-use building whereas the smaller building would contain 
approximately six units and 16,000 sf of commercial space. 

The mixed use-buildings would have a strong orientation to the creek that borders the 
eastern edge of the proposed development area.  A 35-foot city-required setback in 
addition to a 20- to 30-foot buffer would separate the mixed-use buildings from the 
Creek, although outdoor areas (e.g., sidewalk cafes) associated with the ground-floor 
commercial uses could encroach into the outer edge of the buffer to strengthen the 
connection with the Creek.  The pedestrian trail would still be constructed within this 
buffer area.   
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The main entrance to the site would encompass a neighborhood-oriented “main street” 
atmosphere and end in a public space and plaza.  The plaza would serve as a significant 
termination of the pedestrian-oriented main street and provide a significant public open 
space that engages with the creek amenity.  The majority of surface parking would be 
located between the mixed-use buildings on the eastern side of the development area and 
the retail buildings on the western side of the development area.  Approximately 900 
parking spaces would be provided.   

Development under this alternative would accommodate a total of 185,000 sf of retail 
space and 16 dwelling units.  Similar to the proposed project, development of the 
remainder of the site would accommodate necessary drainage improvements along 
Prefumo Creek, dedication of public open space, and an extension of Froom Ranch Way. 

Under this alternative, visual impacts could be slightly greater than those from the 
proposed project.  The increase in square footage of building space immediately fronting 
LOVR would incrementally reduce the width of the view corridor through the site to the 
Morros and the Santa Lucia Mountains from LOVR.  For both northbound and 
southbound viewer groups, this alternative would introduce a higher degree of 
interference in the immediate foreground of the long range viewshed; however, this could 
be addressed by clustering buildings that front on LOVR to retain this view corridor.  
Impacts from lighting and glare would be similar to the proposed project. 

Impacts to Land Use and jobs/housing balance would be partially reduced through the 
construction of 16 dwelling units (refer to Impact LU-1).  However, excess of four 
dwelling units on the site would result in inconsistency with the ALUP; therefore, 
impacts would be greater under this alternative. 

In addition, operational noise impacts associated with maintenance and pickup/delivery 
activities and noise-generating rooftop equipment such as air conditioners or kitchen 
ventilation systems would be greater than the proposed project due to the close proximity 
of proposed residential units on-site.  Implementation of mitigation measures would be 
required to achieve an interior noise level no greater than 45 dB for residential units 
proposed to be built under this alternative.  Traffic and transportation impacts would also 
be slightly greater than under the proposed project since approximately 9 additional P.M. 
peak hour trips would occur.   
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Operational air quality impacts would be incrementally greater than those described for 
the proposed project due to the additional number of delivery and maintenance trucks 
generated from adding multifamily housing; however the relatively small number of 
residential units means that this increase would not be significant.  Some operational 
emission reductions would occur as mixed-use development typically results in fewer 
automobile trips for residents.  Therefore, impacts would be similar to the proposed 
project.   

Impacts to Utilities would slightly increase with 16 dwelling units requiring water, 
wastewater, solid waste, and police and fire services; however, the overall size of 
commercial development would slightly decrease, and impacts would remain similar to 
the proposed project.  Impacts to Hydrology, Biological Resources, and Agriculture 
would also be similar to those described for the proposed project.  

6.4.2.2 Horizontal Mixed-Use Inconsistent with ALUP Density 

This scenario would more fully explore development of the site consistent with direction 
of the City’s General Plan to consider expansion of the existing residential neighborhood 
to accommodate multifamily housing.  However, this alternative would be inconsistent 
with the ALUP due to exceedance of the density allowance of approximately four units.  
Under this alternative, approximately 78,000 sf of retail and 97 dwelling units would be 
constructed.  The conceptual site plan for this alternative is illustrated in Figure 6.4-2.   

Retail buildings would be focused on the western side of the site along LOVR.  Most or 
all retail buildings and their associated parking would directly front LOVR.  The size and 
positioning of buildings would allow for views through the site for motorists, bicyclists, 
and pedestrians traveling along LOVR. 

The proposed dwelling units would consist primarily of medium-density attached 
townhouse buildings that would be on 60-foot by 25-foot parcels.  Landscaped alleys 
would separate the buildings.  Residential buildings would be located primarily on the 
eastern side of the development area in closer proximity to the creek.  Ground-floor 
garages for these residences would be accessed by alleys. 
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Similar to the proposed project, development of the remainder of the site would 
accommodate drainage improvements along Prefumo Creek, dedication of public open 
space, and an extension of Froom Ranch Way. 

With regard to aesthetics, retail uses and dense clustering of townhouses on the eastern 
portion of this alternative would eliminate views through the site to the Prefumo Creek 
riparian corridor.  Impacts on long range views from LOVR to the Morros and the Santa 
Lucia Mountains would be slightly greater than those from the proposed project due to a 
higher concentration of new building in the viewshed.  Lighting and glare impacts would 
also be somewhat greater due to the increased amount of development in proximity to the 
existing residential uses to the north of the site. 

For land use impacts, job/housing balance would be addressed through the construction 
of 97 dwelling units and the reduction of the number of new jobs due to smaller retail 
component.  However, excess of four dwelling units on the site would result in 
inconsistency with the ALUP; therefore, impacts would be greater under this alternative. 

Operational noise impacts associated with maintenance and pickup/delivery activities and 
noise-generating rooftop equipment such as air conditioners or kitchen ventilation 
systems would also be greater than the proposed project due to the close proximity of 
proposed residential units onsite.  Implementation of mitigation measures would be 
required to achieve an interior noise level no greater than 45 dB for residential units 
proposed to be built under this alternative.  In addition, demand for utilities would 
increase somewhat with the adoption of the Horizontal Mixed-Use Alternative due to the 
addition of 97 dwelling units which would increase demands on water, wastewater, solid 
waste, and police and fire services. 

Operational air quality impacts would be less than those described for the proposed 
project due to emission reductions associated with fewer automobile trips for residents.  
Impacts to biological resources would also be expected to be less than those described for 
the proposed project.  During operation, the residential units would cause fewer 
disturbances to the Prefumo Creek ecosystem than the retail activities of the proposed 
project.  In addition, the relocation of expansive parking fields farther from the Creek 
would reduce the impacts of contaminated runoff on the creek ecosystem.  Traffic and 
transportation impacts would also be less than the proposed project because the reduced 
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amount of retail space and emphasis on mixed-use development would eliminate several 
hundred vehicle trips.  This would result in less than significant impacts to transportation 
and traffic in the project area.   

Hydrological and agricultural impacts would be the same as those described for the 
proposed project.   

6.4.3 Improved Site Design Alternative 

The primary objective of the Improved Site Design Alternative would be to address 
potential land use impacts, such as inconsistencies with General Plan policies and 
Community Design Guidelines (e.g., incorporation of the creek as a site design amenity, 
breaking up large expanses of parking lots, and improving views through the property to 
natural features).  This alternative also includes the addition of up to four units of affordable 
housing to partially address jobs-housing balance issue.   

Similar to the proposed project, development of the site under the Improved Site Design 
Alternative would include annexation and development of the 31-acre site.  
Approximately 19 acres of the site would be developed for Commercial-Retail (C-R) use 
while 11.9 acres would be designated as open space.  Similar to early designs of the 
proposed project, this design would include approximately 160,000 sf of commercial 
retail development.  However, under this alternative, the site layout would be redesigned 
to feature the Creek more as a project amenity (Figure 6.4-3).   

In compliance with General Plan Policy 6.4.3, Amenities and Access, “New public or 
private developments adjacent to the lake, creeks, and wetlands must respect the natural 
environment and incorporate natural features as project amenities, provided doing so does 
not diminish natural features.  Developments along creeks should include public access 
across the development site to the creek and along the creek, provided that wildlife 
habitat, public safety, and reasonable privacy and security of the development can be 
maintained, consistent with the Conservation and Open Space Element.” Further, per 
Chapter 3.2 of the Community Design Guidelines, project site planning should provide 
views through the property to the background hills and/or other natural features.  With 
regard to parking lots, General Plan Policy 2.2.9, Parking, and Chapter 3.2 of the City’s 
Community Design Guidelines, specify that: 
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• Large parking lots should be avoided. 

• Parking lots should be designed to be equally pedestrian and vehicular oriented. 

• Parking should not be the dominant visual element of a site. 

• Large, expansive paved areas between the building and the street are to be avoided 
in favor of smaller multiple lots separated by landscaping or buildings, or located to 
the sides and rear of buildings. 

 Overall, the Community Design Guidelines for Large Scale Retail Projects indicate that 
“Large-scale, monolithic ‘big-box’ structures surrounded by extensive parking lots are 
not considered acceptable.” Therefore, this alternative would include a site redesign to 
incorporate the Creek as a project amenity, to avoid the expansive parking lot layout, and 
to provide more compatibly sized buildings offering a greater view corridor to the Creek 
and open space. 

Creek-Focused Site Redesign.  This alternative would establish a strong connection 
between the proposed development and Prefumo Creek.  Possible features that could 
enhance the interface between the Creek and project include, but are not limited to, a 
bicycle/pedestrian path, creek side cafes and restaurants, outdoor gathering spaces, 
benches, overlooks, and educational signage about the Creek’s unique functions and 
values.  These features would serve to provide the development with a physical and 
visual connection to the Creek as opposed to reducing access to the Creek. 

Buildings would be positioned and oriented so that the backs of buildings do not face 
Prefumo Creek and the four housing units would be located on the second floor of creek 
side buildings.  Appropriate setbacks would be established to ensure protection of the 
riparian corridor.  Any type of fencing or railing intended to limit public access within the 
setback zone would be designed so as to aesthetically complement and contribute to 
overall visibility of creek features.  In addition to creek-focused design of structures, the 
plant community along Prefumo Creek would be enhanced by selective native tree and 
shrub plantings, and by managing the existing willows. 

Parking Lot Layout Redesign.  This alternative would redesign the site to break up the 
mass of the parking area.  Parking lots would be designed to be equally pedestrian and 
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vehicular oriented.  Large, expansive paved areas would be designed to include a clearly 
defined, and comprehensively planned tree-lined pedestrian circulation system 
connecting all parking spaces to the retail buildings.   

Reduced Building Size and Enhanced View Corridor.  This alternative would include 
smaller-scale buildings compared to the traditionally sized ‘big-box’ structures, offering a 
greater view corridor through the project site to Prefumo Creek and open space.   

Under this alternative, land use impacts would be greatly reduced due to consistency with 
several General Plan and Community Design Guideline policies as previously discussed.  
The inclusion of four affordable housing units would also help reduce land use impacts.  
In addition, because this alternative would maintain a view corridor from LOVR toward 
Prefumo Creek, impacts to views of riparian habitats would be less than those described 
for the proposed project.  In addition, provision of creek viewing areas would improve 
views from within the site toward Prefumo Creek.  The lesser quantity of building square 
footage along LOVR would also reduce the impact on long range views to the east.  Impacts 
resulting from lighting and glare would be expected to be similar to those described for the 
proposed project.   

Construction (short-term) air quality impacts would be less than the proposed project, due 
to the elimination of the heavy-duty construction equipment associated with the widening 
of the east bank of Prefumo Creek.  This Alternative would also reduce the exposure of 
toxic diesel particulate matter to nearby sensitive receptors (i.e., Pacific Beach High 
School).  Impacts to utilities and public services would also be slightly reduced due to the 
smaller building size. 

Impacts to traffic could be substantially reduced under this alternative.  Initial analysis 
indicates that elimination of approximately 28,000 sf from the project, particularly when 
combined with an aggressive TDM Program, would avoid potentially significant impacts 
to the intersection of LOVR/Madonna Road.  Delays and congestion at other area 
intersections would also be incrementally reduced.  In addition, a more pedestrian-
focused site design would partially alleviate impacts to pedestrian activity, while reduced 
employment and the addition of some affordable housing could incrementally reduce 
long-distance commuting.   
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Impacts to biological resources from this alternative would be similar to those described 
for the proposed project.  Encouraging public use of the Prefumo Creek area could result 
in increased risk of trampling or litter in the riparian corridor; however, this risk is not 
expected to be significant.  Likewise, impacts to agriculture, hydrology, and noise would 
be similar to those described for the proposed project.   

6.4.4 Other Comparable Sites Alternative 

This alternative involves review of the potential to construct a development of similar 
size and scale as the proposed Prefumo Creek Commons Project at alternative locations, 
thereby avoiding site-specific impacts to agricultural, hydrologic, and other resources.  
Under the Other Comparable Sites Alternative, the proposed project would be located at 
another large, predominantly vacant property to meet the project’s objectives of 
commercial-retail development.  Potential off-site alternative locations were screened for 
consideration based on size requirements (approximately 19 to 20 acres of developable 
area) and objectives for a commercial development, similar to the proposed project.  As a 
result, the Froom Ranch East and Dalidio Property sites were determined to be the most 
feasible sites to be analyzed under this alternative (Figure 6.4-4). 

6.4.4.1 Froom Ranch East 

The Froom Ranch East alternative site is bound by the Irish Hills Plaza development on 
the northwest, LOVR and Auto Row on the northeast, commercial development and the 
LOVR/U.S. Highway 101 Interchange to the southeast, and Froom Ranch’s undeveloped 
agricultural land on the southwest.  The approximately 120-acre site currently consists of 
undeveloped agricultural land predominantly used for cattle grazing.  The majority of the 
site, comprised of assessor's parcel numbers (APNs) 067-241-023 and 067-241-024, is 
located outside of the City of San Luis Obispo Urban Reserve Line.  The site is known to 
contain wetland areas and riparian communities, sensitive plant species, and threatened 
wildlife species, including habitat for the burrowing owl.  This property was evaluated 
for commercial service and auto park uses in 1989 (Madonna General Plan Amendment) 
and an EIR was prepared on an 80-acre portion of the 374-acre parcel (including the 
recently constructed Irish Hills Plaza property).   
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Under this alternative, impacts to biological resources would be greater than those 
described for the proposed project due to the more undisturbed current condition of the 
Froom Ranch East site.  Approximately 40 acres of freshwater marsh and approximately 
10 acres of transitional wetland areas and riparian communities are located within this 
alternative site.  The project would remove approximately 30 acres of this habitat.  In 
addition, the existing Froom Creek could require realignment, thus disturbing this 
riparian corridor.  Impacts to sensitive plant species and threatened wildlife species 
would occur, including habitat for the burrowing owl. 

With regard to Land Use and Utilities, impacts would be greater than under the proposed 
project since the site is located outside of the City of San Luis Obispo Urban Reserve 
Line.  Similar to the proposed project, the property would require annexation in order to 
connect with existing City infrastructure and receive City services.  In addition, because 
this site is located outside of the ALUP Safety Area, any potential impacts related to 
airport noise and safety would be eliminated; however, the site’s use for commercial 
development would eliminate the potential use of at least a portion of this property from 
being developed as housing to partially offset housing demand impacts associated with 
the project and other area commercial developments.   

Development on the Froom Ranch East site would have no effect on views to the riparian 
corridor from LOVR or long range eastern views because it would be located on the 
western side of the roadway.  However, construction of the project on this site would 
impact long-range views to the Irish Hills.  Impacts from lighting and glare would be 
reduced because the site would not be bordered by residential uses on any side.  In 
addition, impacts from noise would be reduced for this same reason. 

Implementation of proposed project at the Froom Ranch East location would result in 
impacts to agriculture, air quality, and transportation and traffic that are similar to those 
described for the proposed project.  Without further analysis, the potential hydrological 
impacts of the Froom Ranch East site alternative are unknown and may be less or greater 
than the proposed project; however, because the amounts of proposed fill and impervious 
surfaces are likely to remain unchanged, impacts would likely be similar. 
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6.4.4.2 Dalidio Property 

The 131-acre Dalidio site, comprised of APN 067-121-022, is located within the Urban 
Reserve area of the City of San Luis Obispo.  The site is bound by Madonna Road on the 
northwest, Dalidio Drive on the northeast, U.S. Highway 101 on the southeast, the 
proposed project site and Gearhart properties to the southwest, and Prefumo Creek on the 
west.  The site was formerly used for agricultural purposes, primarily for cultivation of 
dry and partially irrigated row crops but now lies vacant.  Broad swales and drainage 
channels bisect the western portion of the property and drain toward Prefumo Creek at 
the property's southern edge.  The northwestern portion of the property adjacent to 
Madonna Road consists of a farmhouse and outbuildings used as a produce packing 
facility.  Plans for development of big box stores at the site were originally approved by 
the City Council in 2004; however, the project was rejected by City voters in 2005.  In 
2006, the project was revised and approved by 65 percent of County voters under 
Measure J.  However, two groups filed a lawsuit that ultimately ruled Measure J to be 
invalid in 2008, finding that it should have never gone before the voters.  This location 
was determined to be an alternative site that could sufficiently meet size requirements 
and objectives similar to the proposed project.   

Under this alternative, development would not obstruct views to the Prefumo Creek 
riparian corridor from LOVR.  Portions of development on the Dalidio property would 
likely be visible within long range views looking east from LOVR.  However, due to the 
spatial separation between the Dalidio property and LOVR and city design guidelines that 
restrict building height, this development would not obstruct views to the Morros or the 
Santa Lucia Mountains.  However, visual impacts from development would potentially 
be greater as seen from Madonna Road and U.S. Highway 101.  Urbanization of a portion 
of the Dalidio property would represent a major change of the aesthetic character of the 
area as seen from a much more heavily traveled view corridor.   

Implementation of proposed project at the Dalidio Property location would result in 
impacts to agriculture, air quality, biological resources, land use, noise, and utilities that 
are similar to those described for the proposed project.  Without further analysis, the 
potential hydrological impacts of the Dalidio Property site alternative are unknown and 
may be less or greater than the proposed project; however, because the amounts of 
proposed fill and impervious surfaces are likely to remain unchanged, impacts would 
likely be similar.  Transportation and traffic impacts would also be similar to those under 
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the proposed project, but would shift from the LOVR/Madonna Road intersection to a 
future Prado Road/U.S. Highway 101 interchange and/or the Madonna Road/Dalidio 
Road intersection. 

6.4.5 No-Project Alternative 

The No-Project Alternative assumes continuation of the existing setting.  Under this 
alternative, the existing property may remain a vacant field unless agricultural uses are 
resumed.  Continuation of the former agricultural use at the project site would not 
generate additional car trips, disturb hydrologic and biological resources, or adversely 
affect scenic views.  Additionally, geology and soils, and public utilities and service 
systems would remain as described under the existing setting.  Therefore, no changes 
would occur with regard to agricultural resources, air quality, biological resources, visual 
resources, hydrology and water quality, land use, noise, utilities and public services, or 
transportation and traffic.  With regard to land use, the No-Project Alternative would 
delay achievement of goals in the General Plan Land Use Element, since provisions for 
annexation, development, and open space preservation would not occur at this Interim 
Open Space.   

6.5 IDENTIFICATION OF ENVIRONMENTALLY SUPERIOR ALTERNATIVE  

Table 6.5-1 summarizes the environmental advantages and disadvantages associated with 
the proposed project and the analyzed alternatives.  CEQA Guidelines section 15126.6 
states that if the environmentally superior alternative is the No-Project Alternative, the 
EIR shall also identify an environmentally superior alternative from among the other 
alternatives.   

The Improved Site Design Alternative is considered to be the environmentally superior 
alternative since impacts would be reduced for most issue areas and all project objectives 
would be met. 
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Table 6.5-1. Impact Comparison of Alternatives to the Proposed Project  

Incorporation of Mixed-Use Other Comparable 
Sites Issue Area 

Vertical Horizontal 

Improved Site 
Design Froom Dalidio 

No- 
Project 

Aesthetics and Visual 
Resources 

Greater Greater Less Less Greater Less 

Agricultural 
Resources 

Similar Similar Similar Similar Similar Less 

Air Quality Similar Less Less Similar Similar Less 

Biological Resources Similar Less Similar Greater Similar Less 

Hydrology and Water 
Quality 

Similar Similar Similar Similar Similar Less 

Land Use and 
Planning Policies 

Greater Greater Less Greater Similar Less 

Noise Greater Greater Similar Less Similar Less 

Transportation and 
Traffic 

Greater Less Similar Similar Similar Less 

Utilities and Public 
Services 

Similar More Less Greater Similar Less 

Project Objectives 
Met 

Yes Partially Yes Yes Yes No 
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