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Tank demolition, removal or relocation may commence only after the local agency has 
given approval.  
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(Note: At a 
minimum add 22.2 pounds of dry ice per each 1,000 gallons of tank volume; 
however, highly volatile materials may require more.)

(Note: This does not apply to tanks which have been 
cleaned on-site and certified as non-hazardous in accordance with California 
Code of Regulations, Title 22, Division 4.5, Chapter 32.)
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City of Morro Bay
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City of Morro Bay
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A. Other sections of this title notwithstanding, no illumination may be directed toward the adjacent 
residential uses and onto streets. Lighting glare shall be screened from the residences, hotels, streets, and 
other glare sensitive uses. 

B. No direct or reflected glare, whether produced by floodlight, high temperature processes such as 
combustion or welding, or other processes, so as to be visible from any boundary line of property on which 
the same is produced shall be permitted. Sky-reflected glare from buildings or portions thereof shall be so 
controlled by such reasonable means as are practical to the end that the said sky reflected glare will not 
inconvenience or annoy persons or interfere with the use and enjoyment of property in and about the area 
where it occurs. 

Based on the nature and location of the proposed project, and compliance with existing regulations, no 
significant impacts to aesthetic resources would occur. 
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No significant impacts to agricultural resources have been identified.
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Implementation of the proposed project would not result in emissions exceeding thresholds of 
significance, as identified by the APCD. The project would require compliance with existing regulations regarding 
equipment that requires an APCD permit, and the handling and disposal of materials and soils containing, or 
potentially containing, asbestos and lead. The project is subject to standard construction practices, including dust 
control measures required by the Municipal Code and APCD CEQA Handbook to address short-term air quality 
impacts related to demolition. All permit conditions are required as notes on the plans and Community Development 
Department staff will monitor compliance in the normal course of reviewing plans. 
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Biological Assessment Letter Report

Cupressa macrocarpa

Salix lasiolepis Rosa 
californica Toxicodendron diversilobum Rubus ursinus

Pinus
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Accipiter cooperii
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Policy 11.01. Environmentally sensitive habitat areas shall be protected against any significant disruption 
of habitat values, and only uses dependent on such resources shall be allowed within such areas. The City 
shall either prepare a wetlands/estuarine map or, if funding does not permit such preparation, adopt the 
National Wetland Inventory by U.S. Fish and Wildlife Service dated 1979, as the mapping illustration of 
the wetland and estuarine areas contained within City boundaries. lf the City adopts the National Wetland 
Inventory Mapping as their LUP wetlands map, then because that map does not precisely delineate the 
extent of wetland habitats and types, all proposed development located within 1000 feet of the mapped 
wetland boundaries shall be required to submit additional mapping based on U.S. Fish and Wildlife and 
Coastal Commission Statewide Interpretive Guidelines done by a qualified biologist. The additional 
mapping will be submitted for review and approval from U.S. Fish and Wildlife and the California 
Department of Fish and [Wildlife]. After public agency approval has been obtained, the City shall define 
buffer areas around the wetland areas. The buffer areas shall be 100 feet around all wetland areas except 
where biologists identify the need for a greater buffer to protect the overall wetland system or a particular 
resource. Developments permitted within wetland and/or buffer areas are limited to the uses listed in 
Section 30233(c) of the Coastal Act. 
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Biological Assessment Letter Report

Policy 11.02. Development in areas adjacent to environmentally sensitive habitat areas and parks and 
recreation areas shall be sited and designed to prevent impacts which would significantly degrade such 
areas, and shall maintain the habitats' functional capacity. 

Policy 11.05. Prior to the issuance of a coastal development permit, all projects on parcels containing 
environmentally sensitive habitat as depicted on the Land Use Plan map or habitat map included within the 
LUP and on the adopted U.S. Fish and Wildlife wetland inventory map, or projects on parcels within 250 
feet of all designated areas (except wetlands where projects on parcels within 1000 feet is the criterion), or 
projects having the potential to affect an environmentally sensitive habitat area must be found to be in 
conformity with the applicable habitat protection policies of the Land Use Plan. All development plans, 
grading plans, etc., shall show the precise location of the habitat(s) potentially affected by a proposed 
project. Projects which could adversely impact an environmentally sensitive habitat area shall be subject to 
adequate environmental impact assessment by a qualified biologist(s). In areas of the City where sensitive 
habitats are suspected to exist but are not presently mapped or identified in the City's Land Use Plan, 
projects shall undergo an initial environmental impact assessment to determine whether or not these 
habitats exist. Where such habitats are found to exist, they shall be included in the City's environmentally 
sensitive habitat mapping included within the LUP. 

Biological Assessment Letter Report
Biological Assessment

Policy 11.06. Buffering setback areas a minimum of 100 feet from sensitive habitat areas shall be required. 
In some habitat areas setbacks of more than 100 feet shall be required if environmental assessment results 
in information indicating a greater setback area is necessary for protection. No permanent structures shall 
be permitted within the setback area except for structures of a minor nature such as fences or at-grade 
improvements for pedestrian or equestrian trails. Such projects shall be subject to review and comment by 
the Department of Fish and [Wildlife] prior to commencement of development within a setback area. For 
other than wetland habitats, if subdivision parcels would render the subdivided parcel unusable for its 
designated use, the setback area may be adjusted downward only to a point where the designated use is 
accommodated but in no case is the buffer to be less than 50 feet. The lesser setback shall be established in 
consultation with the Department of Fish and [Wildlife]. If a setback area is adjusted downward mitigation 
measures developed in consultation with the Department of Fish and [Wildlife] shall be implemented. 

Policy 11.14. A minimum buffer strip along all streams shall be required as follows: 

(1)  A minimum buffer strip of 100 feet in rural areas; 
(2)  A minimum buffer strip of 50 feet in urban areas. 
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If the applicant can demonstrate that the implementation of the minimum buffers on previously subdivided 
parcels would render the subdivided parcel unusable for its designated use, the buffer may be adjusted 
downward only to a point where the designated use can be accommodated, but in no case shall the buffer 
be reduced to less than 50 feet for rural areas and 25 feet for urban areas. Only when all other means to 
project modifications are found inadequate to provide for both the use and the larger minimum buffer, the 
lesser setback shall be established in consultation with U.S. Fish and Wildlife and the California 
Department of Fish and [Wildlife] and shall be accompanied by adequate mitigations. The buffer area 
shall be measured landward from the landward edge of riparian vegetation or from the top of the bank 
(e.g., in channelized streams). Maps and supplemental information may be required to determine these 
boundaries. 

Adjustments to the minimum buffer must protect the biological productivity and water quality of the 
streams. Assessment of impact shall include, but not be limited to the following factors: 

(a)  Soil type and stability of stream corridors: 
(b)  How surface water filters into the ground: 
(c)  Slope of land on either side of the stream; and 
(d)  Location of the 100 year flood plain boundary. 

Where riparian vegetation has been previously removed, except for stream Channelization, the buffer shall 
allow for the re-establishment of riparian vegetation to its prior extent to the greatest degree possible. 

Policy 11.15. No structures shall be located within the stream corridor except: public trails located within 
a buffer when no alternative location is feasible but outside of riparian habitat; necessary water supply 
projects; flood control projects where no other method for protecting existing structures in the flood plain 
is feasible and where such protection is necessary for public safety or to protect existing development; and 
development where the primary function is the improvement of fish and wildlife habitat. Bridges (when 
support structures are located outside the critical habitat areas) may be permitted when no alternative 
route/location is feasible. All development shall incorporate the most protective mitigations feasible. 

Policy 11.16. All permitted development, including dredging, filling, and grading within stream beds and 
setback buffer areas shall be limited to activities necessary for the construction of uses specified in Policy 
11.15. When such activities require removal of riparian plant species, revegetation with local native 
riparian species shall be required. Projects which would cause the removal of vegetation shall be subject to 
review and comment by U.S. Fish and Wildlife Service and the Department of Fish and [Wildlife]. 
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Policy 11.17. The biological productivity of the City's environmentally sensitive habitat areas shall be 
maintained and, where feasible, restored through maintenance and enhancement of the quantity and 
quality of Morro and Chorro groundwater basins and through prevention of interference with surface 
water flow. Stream flows adequate to maintain riparian and fisheries habitat shall be protected. 

Policy 11.22. The precise location and thus boundary line of Environmentally Sensitive Habitat areas shall 
be determined based upon a field study paid for by the applicants and performed by the City or City's 
consultants and approved by City Council and/or their appointed designee prior to the approval of 
development on the site, including, but not limited to, a division of land, provision of public access, or 
restoration of the ESH. 

Biological Assessment Letter Report

There are potentially significant impacts to biological resources unless mitigation is incorporated. 
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Phase I Cultural Resource Inventory

There are potentially significant impacts to cultural resources unless mitigation is incorporated. 
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Impacts related to geology and soils will have less than significant impact.
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Impacts related to greenhouse gas emissions unless mitigation is incorporated. 
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Risk-Based Closure Report

Contingency Plan for Discovered Hazardous Waste

Contingency Plan for 
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Contingency Plan for Discovered Hazardous Waste
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Contingency Plan for Discovered Hazardous Waste

Impacts related to hazards and hazardous materials would be mitigated to less than significant, based 
on compliance with identified mitigation measures and existing regulations.

Contingency Plan for Discovered 
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Contingency Plan 
for Discovered Hazardous Waste 

Contingency Plan for Discovered Hazardous Waste 

Contingency Plan 
for Discovered Hazardous Waste 

EXHIBIT C



EXHIBIT C



Impacts related to hydrology and water quality will have less than significant impacts upon
implementation of identified mitigation measures and compliance with existing regulations.
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No additional impacts to land use and planning have been identified.

No impacts to Mineral Resources have been identified.
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Impacts related to noise would be mitigated to less than significant, based on compliance with 
identified mitigation measures and existing regulations.

No impacts related to population and housing have been identified. 
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No significant impacts related to public services have been identified. 

No impacts related to recreation facilities have been identified. 
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Based on implementation of identified mitigation, potential transportation and circulation impacts 
would be less than significant. 
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Impacts related to utilities and service systems would be less than significant.
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a) Potential to degrade

b) Cumulative:

c) Substantial adverse
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