Attachment 9

COUNTY OF SAN Luis OBISPO FOR OFFICIAL USE ONLY (JMc)

= 5:' MITIGATED) NEGATIVE DECLARATION & NOTICE OF DETERMINATION

ENVIRONMENTAL DETERMINATION NO. ED01-322 DATFI'IME &3

PROJECT/ENTITLEMENT: Morabito/Burke Tract Map & Conditional Use Permit: TR2$FP S0802003)

APPLICANT NAME: A.P. Morabito, et al, & R. Burke Corporation JULIE L RODEWALD, COUNTY CLERK
ADDRESS: 214 Higuera St., San Luis Obispo, CA 93406 by SANDY CURRENS
CONTACT PERSON: C.M. Florence, Oasis Associates, Inc. Telephone:[8B05/584K4509

PROPOSED USES/INTENT: A request for a Tract Map and Conditional Use Permit to allow for 1 a
commercial planned unit development, and 2) the 58 acre area to be divided into 26 lots (23
developable lots and three lots for infrastructure use only)for the sale and/or development of
each proposed lot. The maximum building square footage for the entire development shall be
no more than 500,000 square feet. The proposed 23 lots range in size from 1.02 to 3.48 acres
each (gross).

LOCATION: The subject properties are located on the northwest side of Highway 227 at Farmhouse
Lane, approximately 400 feet south of Airport Drive, south of the City of San Luis Obispo

LEAD AGENCY: County of San Luis Obispo

OTHER POTENTIAL PERMITTING AGENCIES: Regional Water Quality Control Board, Air Pollution
Control District

ADDITIONAL INFORMATION: Additional information pertai'ning to this environmental determination
may be obtained by contacting the above Lead Agency address or (805) 781-5600.

COUNTY “REQUEST FQR REVIEW” PERIOD ENDS AT ............... 5 p.m. on June 6, 2003
(Circle one) 20-DAY §0-DAY )PUBLIC REVIEW PERIOD begins at the time of notice publication

State Clearinghouse No. __ _
> as XLead Agency
. and has made the -

Notice of Deterfiiination

This is to advise that the San Luis Obispo County p
L7 Responsible Agency approved/denied the above described
following determinations regarding the above described project:

The project will not have a significant effect on the environment. A Negative Daclaration was
prepared for this project pursuarit to the provisions of CEQA. Mitigation measures were made a
condition of the approval of the project. A Statemént of Overriding Considerations was not adopted
for this project. Findings were madé pursuant to the provisions of CEQA.

This is o ceriify that the Negative Declaration with comments and responses and record of project approval
is available to the General Public at:

Department of Planning and Building, County of San Luis Obispo,
County Goveérnmernt Centér, Room 310, San Luis OBispo, CA 83408-2040

‘ . C/ \J - , -
| (_,/,.. //L o L Aaromme Yeculof JB/OR  Gourty of San Luis Obispo

ghatuie g 7 Titte Date ____ Publi¢ Agency

GAENVDMNDs\Coversheets\Projects\2003.cs\Morabito-Burke-tm-05-23-03.cs.wpd
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Attachment 9

- COUNTY OF SAN LUIS CBISPO
INITIAL STUDY SUMMARY - ENVIRONMENTAL CHECKLIST

Project Title & No. Morabito/Burke Tract Map & Conditional Use Permit;'EDO1-
322, TR2368, S000007U :

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a
"Potentially Significant Impact" for at least one of the environmental factors checked below. Please

refer to the attached pages for discussion on mitigation measures or project revisions to either reduce
these impacts to less than significant levels or require further study.

M Aesthetics M Geciogy and Scils M Recreation

B Agricultural Resources B Hazards/Hazardous Materials I Transportation/Circulation.
M Air Quality M Noise M Wastewater

{1 Biological Resources M Population/Housing M water

[ Cultural Resources B Public Services/Utilities [J Land Use

B Mandatory Findings of Significance

_ DETERMINATION: (To be completed by the Lead Agency)

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

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

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

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

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

| Although the proposed project could have a significant effect on the environment, because all
' potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated
pursuant to that earfier EIR or NEGATIVE DECLARATION, including revisions or mitigation
measures that are imposed upon the proposed project, nothing further is required.

Jehn MK eneie [ (o, S/2/03
Prepared by(Print) é Signature__2 Date
' A /  Ellen Carroll, ‘
\JDI'U’I A/a/ / . W Environmental Coordinator 5 2
Reviewed by(Print) Signature (for) ! Déte
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Project Environmental Analysis | |
 The County's environmental review process incorporates all of the requirements for completing the
Imitial Study as required by the California Environmental Quality Act (CEQA) and the CEQA Guidelines.
The initial Study includes staff's on-site inspection of the project site and surroundings and a detailed
review of the information in the file for the project. In addition, available background information is
reviewed for each project. Relevant information regarding soil types and characteristics, geologic
information, significant vegetation and/or wildiife resources, water availabiiity, wastewater disposal §
services, existing land uses and surrounding land use categories and other information relevant to the
environmental review process are evaluated for each project. Exhibit A includes the references used,
as well as the agencies or groups that were contacted as a part of the Initial Study. The Environmental
Division uses the checkiist to summarize the results of the research accomplished during the: initial
environmental review of the project. '

Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Cbispo
Environmental Division, Rm. 310, County Government Center, San Luis Obispo, CA, 93408-2040 or §
| call (805) 781-5600. _ . : : .. '

A. PROJECT
DESCRIPTION: - Proposal by Angelo Morabito/Robert Burke (Casis - Carol Florence) for a Tract Map
and Conditional Use Permit to allow for 1) a commercial plarined unit development, and 2) the

58 acre area to be divided into 26 lots (23 developable lots and three lots for infrastructure use
only). The maximum building square footage for the entire development shall be no more than

500,000 square feet. The proposed 23 lots range in size from 1.02 to 3.48 acres each (gross).
The subject properties are located on the northwest side of Highway 227 at Farmhouse Lane,
approximately 400 feet south of Airport Drive, south of the City of San Luis Obispo

ASSESSOR PARCEL NUMBER(S): 076-511-010 ' SUPERVISORIAL DISTRICT # 4

B, EXISTING SETTING

PLANNING AREA:  San Luis Obispo, San Luis Obisbo Fringe
uxrﬁo USE CATEGORY: Commercial Service

COMBINING DESIGNATION(S): Airport Review

EXISTING USES: Construction storage yard; undeveloped
TOPOGRAPHY: Gently to moderately sioping
VEGETATION: Grasses, forbs

PARCEL SIZE: 2 parcels totaling 58 acres

SURROUNDING LAND-USE CATEGORIES AND USES:

North: Agriculture (scattered residences) East: 'Agriculturé (vineyards, .scatteréd residences,
railroad)
South: Industrial, Agriculture (construction West: Public Facilities, City of San Luis Obispo -
equipment storage, vineyards) commercial (decorative rock storage and sales, SLO -
Co. airport, Highway 227)
- Page 3 of 87
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Attachment 9 - .

C. ENVIRONMENTAL ANALYSIS
During the Initial Study process, several issues were identified as having potentially significant

environmental effects (see following Initial Study). Those potentially significant items associated with
the proposed uses can be minimized to less than significant levels. - ' :

COUNTY OF SAN LUIS OBISPO '.

INITIAL STUDY CHECKLIST
, _ e Potentially Impactcan Insignificant Not
1. AESTHETICS Will the project: Significant & willbe - Impact - Applicable
mitigated .
a) Create an aesthetically incompatible A | > 0 W}
site open to public view? ' ‘
- b) Introduce a use within a scenic view | B Q4 il |
open to public view? ’ '
c) Change the visual character of an d [ | o [:I
area? B
d} Create glare or night lighting which d 3 K 5] | |
may affect surrounding areas? -
e) Impact unique geological or physical U [:l || d
features?
f) Other ’ O O 0 0 '

Setting. The project is located just within the urban fringe that is a part of one of the southern
_transition/gateway areas between the City of San Luis Obispo and a rural section of the county that is
largely in agriculture or undeveloped. The development will be visibie to the heavily used Highway
227. This area's visual quality is ranked as moderate to high due to its transitional nature between
urban and rural uses and the scenic backdrop of the Santa Lucia Mountains. The existing vegetation .
in the area consists mainly of grassland and smaller shrubs with vineyards to the south. The area’s
topography is gently to moderately sloping. L

Impacts. As proposed, the project will potentially result in numerous structures on 23 lots, totaling
500,000 square feet. At this time no structures are being proposed as a part of the tract map.
Maximum structure height will be 35 feet. Given the-proposed smaller parcel sizes, future buildings.
could be staggered such that the scenic backdrop of the Santa Lucia Hills could be fully blocked. The
northbound views from Highway 227 are looking towards the urbanized City of San Luis Obispo, and
this type of devélopment will blend from this vantage. Southbound traffic currently enjoys a relative
unobstructed view of the rural Edna Valley. ‘

Mitigation. The applicant has agreed to the following to reduce visual impacts to less than significant
levels: provide “view corridors” for southbound traffic; provide initial planting of trees along Highway
227 and along proposed internal streets; make all efforts to design drainage basins to avoid the use of
fencing; future structures ds seen from Highway 227 and the railroad shall achieve a 50% vegetative
screening, with parking areas, water tanks and-outdoor storage to receive 100% screening; use of a
mix of darker exterior colors, which will also reduce the massing of the structure when combined with
the other elements already discussed; and exterior lighting shall be minimized and directed into each
future development. : -

Page 4 of 87
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2_ AGRICU LTU RAL RESOURCES - Potentially Impactcan insignificant Not Do

) " Significant & will be impact - Applicable

Will the project: mitigated » :

a) Convert prime agricultural land to non- o O [ | - Q
agricultural use? :

b) Impair agricultural use'of other property or | | | U
result in conversion fo other uses? o

¢) Conflict with existing zoning or ] | | a : ’- [..—.I
Williamson Act program? ‘ : :

d) Other a | | 4

Agricultural Resource Impacts - The soils on the site include Cropley clay and Tierra sandy loam;
which are considered Class I! (irrigated) and Class lll (irrigated) soils, respectively. Subsequent to the
change to the Commercial Services land use category as-a part of the 1996 Area Plan update, this
property has been left fallow. o . '
Commercial agricultural activities are found immediately to the south and east of the subject
properties, which are primarily vineyards. Comments were received from the Ag Commissioner’s :
Office on poténtial conflicts from the surrounding agriculture. They identified potential conflicts as well ..
as mitigation measures to reduce the impacts to acceptable levels. These measures include:
establishing a solid windrow of evergreen vegetation along the southeastemn edge of the project as
new development is proposed; requiring at ieast a Minor Use Permit for all future development on the
southeastern lots (Lots 14, 15, 16) to allow for future review of potential confiicting uses, buiiding
locations or additional mitigation measures to reduce agricultural conflicts; and.include the most
current “right to farm” notification for each new development.

- . . . Potentially  impact can . Insignif:lcant‘ Not
3. AIR QUALITY - will the project: . Significant. &willbe - Impact Applicable
mitigated
a) Violate any state or federal ambient air D | . A 4 U

quality standard, or exceed air quality
emission thresholds as established by
County Air Pollution Control District?

b) Expose any sehsitfve recepfor fo | H N | |
substantial air poliutant concentrations? '

¢) Create or subject individuals to Q d | O
objectionable odors? '

d) Beinconsistent with the District’s Clean Qa 3 | | a
Air Plan? '

e) - Other __ . O 0 o o

Setting/impacts. In 1889, the State Air Resources Board designated San Luis Obispo County a non-.
_attainment area for exceeding the State's air quality standards set for ozone and dust (small
particulate matter). Based on the latest' APCD Annual Air Quality Report (2001), the trend in air quality

is mixed where unacceptable ozone levels were not exceeded countywide in 2000 (down from
. previous year), and 27 times for dust (up from the previous year). o

The Air Pollution Control District (APCD) estinﬁ’beesgr&%gutomobiles currently generaté aboiif.40% o:f.

Countyﬂof SLO, Initial Study for Morabito/Burke Tract Map & Conditional Use Permit Page4
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the pollutants responsible for ozone formation. Dust, or particulate matter less than ten microns (PM
10), can be emitied directly from a source, and can also be formed in the atmosphere through
‘chemical transformation of gaseous pollutants. Nitrous oxides (NOx) and reactive organic gasses
" (ROG) pollutants sometimes contribute towards this chemical transformation into PM10.

As proposed, the project can be divided into two components, tract improvements and future .
development on each proposed lot. Tract improverments will include grading for new internal roads,
drainage basins, water tanks, and utility lines. APCD has reviewed the proposed project and identified
standard construction control measures are appropriate at beth the tract improvémerit 'stage, as well
as for each future development. In addition, the applicant has agreed to work with SLORTA and/or
Public Works/ Environmental Division to locate appropriate stops for future transit service along
proposed internal roads and/or Highway 227 (Caltrans approval, as necessary). Sufficient right-of-
way shall be provided for transit stop(s) on the final map.

Mitigation/Conclusion - The project will be required to comply with the following standard
construction or operational mitigation measures, as described in. ARCD’s response or CEQA Air
Quality Handbook: subject to construction measures. such as, reducing area of disturbance, use of
water or establishing vegetation for dust suppression, limiting construction vehicie speeds, covering
haul vehicles during material transport; incorporate operational emission reductions by including /-
several measures to increase efficiency above minimum state requirements, creation of a trip
reduction program and improve means to use less polluting alternative transportation modes. The
applicant has agreed to incorporate these measures into the project (see Exhibit B). Therefore, upon
implementation of these measures, air quality impacts will be reduced to less than significant levels.
Each future development on each proposed parcel will likely be subject to a discretionary permit. At
such time a specific project is proposed, APCD will be contacted to address any project-specific air
quality issues. - . '

. ol Potentially Impactcan Insignificant Not
4' BIOLOGI CAL RESOU RCES - Signiﬁ::aant & will be impact Applicable
Will the project: mitigated :
a)  Resultin aloss of unique or special status S | W |

species or their habitats?

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

| | | 2
c) lmpa&t wetland or riparian habitat? | o H |
| a [ | |

d) Introduce barriers to movement of resident
or migratory fish or wildlife species, or
factors which cculd hinder the normal
activities of wilciife?

e) Other____ - N | Q

Biological Resources. A botanical report was prepared (Holland, March, 2000) for the 58 acre area.
No significant biological resources were encountered. Vegetation on the gently to moderately sloping
site consists mostly of a non-native grassland habitat. Therefore, potential biological resource impacts
are considered less than significant. :

m = — . A Potentially  Impact can Insigniﬁcaﬁt Not
5. CULTURAL RESOURCES - , Significant & will be Impact Applicable
Will the project: ' _ ' mitigated :
a) Disturb pre-hisicric resourées? d M| | d
' ‘Page 6 of 87 ' :
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CULTURAL RESOURCES -

Will the project:

- Disturb historic rasources?

Disturb palecntclogical resources?

Potentially
Significant

u
o
g

Impact can
& will be
mitigated

N
N
D

Insignificant
Impact :

||
|
Q

Not .

. Applicable

U -

Cultural Resource Impacfs. The project is located in an area historically occupied by the Obispeno .

 Chumash. A phase | surface was prepared (Gibson; March, 2000} and no resources were

encountered. The project is not located in an area that would be considered culturally sensitive due to
lack of physical features typically associated with prehistoric occupation. No evidence of cultural
materials were noted on-site and no impacts are anticipated.

No older structures are present and no paieontological resources are known to exist in the area.
Impacts to historic or paleontological resources are not expected.

6.

b)

¢}

g

h)

E

GEOLOGY AND SOILS -
Will the project:

Result in exposure to or production of
unstable earth conditions, such as
landslides, earthquakes, liquefaction,
ground failure, |znd subsidence or other
similar hazards? '

Be within a CA Dept. of Mines & Geology
Earthquake Fault Zone (formerly Alquist
Priolo)? '

Result in soil ercsion, topographic
changes, loss of topsoil or unstable soil
conditions from project-related

- improvements, such as vegetation

removal, grading, excavation, or fill?

Change rates of soil absorption, or amount

~or direction of surface runoff?

. Include structures located on expansive

soils?

Change the drainage patterns where

substantial on- or off-site sedimentation/
.erosion or flooding may occur?.

Involve activities within the 1 OO-'year flood
ZOHE? . .

Be inconsistent with the goals and polficies
of the County’s Szfety Element relating to
Geologic and Seismic Hazards?

Prec]ude the future extraction of valuable

Potentially
Significant

[

a

minera_! resources? Page 7 of 87 |

Impact can  Insignificant

& will be
mitigated

o

lmpact_ :

o

Not.
Applicable

1 4
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_ Potentially Impactca Insignificant Not
6'7 GEOLOGY AND SO”‘S Significant & will be " lmpart:“;I Applicable
Will the project: _ ' _ mitigated
p)  Other : o - Q0 N Qa

Setting/impacts - Geology/Soils. The topography of the preject ranges from nearly gently to
moderately sloping. The area proposed for development is outside of the Geologic Study Area
designation. The countywide mapping on landslide potential identifies this area as having a “high risk”.
However, based on the gently to moderate sloping topography the potential for landslide risk is not
considered significant. The liquefaction potential during 2 ground-shaking event is considered low to
moderate. No active faulting is known to exist on or near the subject property. The Uniform Building.
Code includes numerous provisions to ensure structures are designed and built to withstand ground
shaking events. Due to the high shrink-swell nature of the Cropley clay soil'that is found on a portion
of the subject property, building foundations will need to be designed to withstand this process.

Drainage. The project drains to an unnamed tributary that eventually reaches San Luis Obispo Creek,
which is found west and south of the property. The project is outside of the 100-year Flood Hazard
designation. As described in the NRCS Soil Survey, the property soils drain very poorly.

Future development on the subject property will be required to prepare a drainage plan (per County
Land Use Ordinance, Sec. 22.52.080) that will be incorporated intc the development to minimize
potential drainage impacts. This drainage pian will need to include adequate measures, such as
constructing onsite retention and detention basins, or installing surface water flow dissipaters. The
drainage plan for the increased runoff from new construction will need to show that there will not be
any increase in surface runoff beyond that of historic flows. The current.proposal would create
shallow basins that are also proposed for use as the project’s parking areas.

Fiooding problems are frequently experienced throughout the watershed of San Luis Obispo creek. A
number of agricultural operations either in the lower lying areas or containing the more significant '
tributaries to the creek have regularly expressed concerns over the cumulative increase of surface
flows and additional flooding from upstream urban development. [n an effort to address this regional
issue, the Stream Management and Maintenance Program for the San Luis Obispo Creek watershed
is being prepared. As a part of this pregram, a Watershed and Waterway Design Manual will be
prepared, which wili guide development to drainage designs that will mitigate their impacts and
contribute to overall improvement for the area. At such time that specific development is proposed,
drainage measures will need to be considered that would be compatible with or recommended by this
Management Program to reduce some of the cumulative effects. ~

Sedimentation and Erosion. The soil types include: Cropley clay and Tierra sandy loam. As
described in the NRCS Soil Survey; the soil surface is considered moderately erodible and has a low
to high shrink-swell characteristic. Project grading will create exposed graded areas subject fo
increased soil erosion and down-gradient sedimentation. Approximately 10 acres of area are
proposed for disturbance.

Erosion of graded areas and discharge of sediment down gradient will likely result, if adequate
temporary and permanent measures are not taken before, during and after vegetation removal and
grading. If not properly mitigated, these impacts both on the project site and within surrounding areas
may be significant. : : - ‘

A sedimentation and erosion control plan shall be prepared (per County Land Use Ordinance, Sec.
22.52.090) and incorporated into the project to minimize sedimentation and erosion. The plan will
need to be prepared by a registered civil engineer and address the following to minimize temporary
and long-term sedimentation and erosion: slope surface stabilization, erosion and sedimentation
control devices and final erosion control measures. o

Page 8 of 87
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The Ciean Water Act has established a regulatory system for the management of storm water
discharges from construction, industrial and municipal sources. The California State Water
Resources Control Board (SWRCB) has adopted a National Pollution Discharge Elimination System
(NPDES) Storm Water General Permit which requires the implementation of a Storm Water Pollution
Prevention Plan (SWPPP) for discharges regulated under the SWRCB program. Currently,
construction sites of one acre and greater may need to prepare and implement a SWPPP which
focuses on controlling storm water runoff. Municipal and industrial sources are also regulated under
separate NPDES general permits. The Regional Water Quality Control Board is the local extension of
the SWRCB, who currently monitors these SWPPPs. This pro;ect is disturbing more than one acre
and will therefore be subject to the NPDES program.

M:tlgatl'onlConclusmn Based on the proposed project and implementation of standard
requirements (including the proposed mitigation measures) geological, dramage and sedlmentationl
erosion impacts will be raduced to less than significant levels.

In addition, standard construction practices are expected to adequately address seismic safety
concemns and any unfavorable soil conditions (e.g., shrink-swell potential).

7,- HAZARDS & HAZARDOUS ’ P_ote_nfially zﬂxzf;ga_n insigniﬁcaﬁt :Not.‘

. . Significant impact . Applicable
MATERIALS - Will the project: mitigated

a) Resultin arisk of explosion or release of O ad a
: " hazardous substances (e.g. oil, pesticides,

chemicals, radiation) or exposure of people

to hazardous substances?

b) Interfere with an emergency response | | B EE |
or evacuation plan? ‘
c) Expose people to safety risk associated [ 3 | 4
" with airport fiight patfern?
d) Increase fire hazard risk or expose people O 4 B d
or structures to high fire hazard
~ conditions? _
€) Create any other health hazard or | I o | O
- potential hazard? : T
f  Other o Q o - Q

Hazards & Hazardous Materials Impacts - The project is not located in an area of known hazardous
material contamination. On-site water quality was tested for synthetic and volatile organic
compounds, which could have been present due to previous agricultural and current airport activities.
While some constituents were present, they are currently within acceptable ievels and no mitigation is -
currently reqmred Water quality will be periodically monitored by the Environmental Health Division,
and if problems are found, the applicant will be required to rernedy to the satisfaction of the
Environmental Health Division. No significant fire safety risk was identified. No significant impacts as
a result of Hazards or hazardous materials are anticipated.

Since specific uses or tenants are not known at this time, it is unknown if hazardous materials will be
used on-site as a part of future uses. Prior to the storage or use of fuel or other hazardous chemicals
CDF/County Fire and the Environmental Health Division will need to review and approve such storage/
. usage. . As appropriate, these agencies would recommend specsflc measures for safe storage of these

materials as well as recommended specific ﬂrePsafety x}:nge;sures including sprinkiers and on-site
age 90
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suppression equipment appropriate for the specific chemicals (e.g. foam). Such measures would
reduce the safety impacts to a level of insignificance. |

Airport. The project is within the Airport Review combinirjg designation, and is within Zones 3, 4, and
5 as shown in the San Luis Obispo Regional Airport Land Use Plan (ALUP). The Airport Manager of
SLO Regional Airport (McChesney) and the Airport Land Use Commission have reviewed and
recommend approval of the proposed parcel configuration (which would.include the following ‘
measures discussed to mitigate potential impacts). All future uses shall be those that are allowed
_ within each of these zonas, as specified in the ALUP. Exterior building materials should not be highly
reflective to aircraft. Exterior lighting shall not conflict with airport lightingAn avigation easement will
be required as a part of project approval and for subsequent development.

A portion of the project falls within the “runway obstruction zone” (Federal Aviation Administration, Part
77), which is a projection of 1,700 feet beyond the end of the Runway 25 centerline (see attached
Figure 13). The intent of defining this area is to minimize obstructions and limiit land uses to reduce
hazards to human health in the event of aircraft accidents during landings and take-offs. The applicant
has provided an analysis that shows the height of future structures and landscaping will not exceed .
what is allowed by the ALUP and Land Use Ordinance, which will minimize the safety risk for existing
airport flight patterns. As described in Exhibit B, and shown on the attached figure, the project includes
features (e.g., larger parcels with building envelopes/setbacks, internal road alignment, etc:) to
minimize this potential impact to acceptable levels. Future development will also be subject to a
number of requirements to minimize zairport compatibility impacts.

The proposed drainage basins will need to be designed to minimize the attraction of waterfowl (e.g.
steep banks).

- . . Potentially  Impact can Insigr‘xi'ﬁcant Nc;t
8. NOISE - will the project: Significant . & wilt be Impact Applicable
mitigated

a) Expose people to noise Jevels which O ) a |
exceed the County Noise Efement '
thresholds?

b) ' Generate increases in the ambient D = i W
noise levels for adjoining areas?

¢) Expose people to severe noise or J U [ |
vibration? ‘ '

d) Other _ O Q 5 I |

Setting. The topography of the site from Highway 227 gently rises then drops away. Residences
exist to the north and east of the propesed developmeént. The remaining surrounding uses include
light to moderate industrial uses, vehicle storage and agriculture. The project is directly below the
flight path of the lesser-used Runway 25 of the San Luis Obispo Regional Airport for smalier aircraft,
The County's Noise Element estimates that the future buildout 60 db noise contour will be
approximately 282 feet from Highway 227 centerline. :

Impacts. Most allowed uses within the Commercial Service category are not considered noise
sensitive receptors. Certain uses allowed within this category could be considered loud noise
generators. Six of the 26 lots proposed are within the 292 feet 80 db estimate. Two of these are for
drainage basins. Since it is unknown at this time what the future uses will be and where future
structures will be locatéd on each proposed parcel, a noise study will be required for proposed lots 1-
12 and Lot 25 to evaluate any proposed sensitive noise uses, as well as potential impacts to _
‘surrounding sensitive noise receptors. Aircraft noise is expected to be loud enough to require special
Page 10 of 87 :
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building design considerations that would provide for acceptable interior noise levels. Per the Noise
Element, any interior or exterior equipment will be required to meet a 50 dB level at'the property -
‘boundary that is adjacent to existing residences. Due to the proximity of the flight line of Runway 25,
additional acoustical treatment to the proposed buildings will likely be necessary to provide for -
acceptable interior noise levels of 45 dB. '

Mitigation. The proposed tract does not include the establishment of any noise receptwe or
generating uses. Since it is unknown at this time what the future uses will be and where future
structures will be located on each proposed parcel, a noise study will be required for proposed lots 1-
12 and Lot 25, which are closest to either Highway 227 or existing residences. Specific measures will -
be required at the time specific development is proposed for each lot. Per the Noise Element, any
interior or exterior equipment will be required tc meet a 50 dB level at the property boundary if it is
adjacent existing residences. Due to the proximity of the flight line of Runway 25, additional acoustical
treatment to the proposed buildings will likely be necessary to provide for acceptable interior noise
levels of 45 dB.

Potentiall Impact can  Insignificant Not
9. POPULATIONI HOUS[?‘G - S:;::}l:;:; &Em be impact - Applicable
Wx.’l the project: " mitigated -
a) Induce substantial growth in an area either 8| d B .

diréctly or indirectly (e.g., through projects
in an undeveloped area or extension of
major infrastructure)?

b)  Displace existing housing cr people, d l a N |
requiring constructicn of replacement '
housing elsewhere?

¢) Create the need for substantial new ] T | _ [:] - Qa
' housing in the area? :

d) Use substantial amount of fuel or energy? ] J [ | A

e) Other | | Qa a

Population and Housing Impacts - The addition of up to 500,000 square feet of light mdustnal/
commercial use will increase the number of employees in the area. Housing opportunities are limited

within the City of San Luis Ot?!spo

There is very little nearby zoning within the unincorporated urban portions to support higher-density,
affordable housing. The closest such density is mainly within the City of San Luis Obispo. In the .
County’s efforts to provide for affordable housing, it currently administers a Community Development
Block Grant program, which provides grants to projects relating to aﬁ‘ordab!e housing throughout the

county.

In additlon the county will be considering an Inclusionary Housing Ordinance durmg FY 2003/2004..
While the outcome is uncertain, should the ordinance be approved, future commercial development
would likely be required to pay a fee towards securing affordable housing. Should this be in place at
the time of building permits, the proposed and future projects would be subject to these fees.
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s T - Potentially - impactcan Insignificant = Not
10. PL'JBL}C S'ERVlC._S/'U FILITIES - Significart. & willbe . Impact Applicable
Will the project have an‘effect upon, or - mitigated o

result in the need for new or altered public
services in any of the following areas:

‘&) Fire protection? | = | |
b}  Police protection (e.g., Sheriff, CHP)? | 5 | d |
c) © Schools? a 0 |
d) Roads? ] 5 | 3 M|
e  Solid Wastes? o H | a
f)  Other public facilities? 0 ' m O

Public Services/Utilities. The project area is served by the County Sheriffs Department and CDF/
County Fire as the primary emergency responders. A cooperative aid agreement exists between CDF
and the City of San Luis Obispo Fire Department to respond to fire-related emergencies. The nearest
sheriff station is located at the Los Osos substation. The project is located in the San Luis Coastal
Unified Schoo! District. No significant tract-related impacts to utilities or public services were
identified. Please refer to the Transportation section for a discussion on road impacts and required
mitigation measures. Each subsequent discretionary application for specific development on each
proposed parcel will be reviewed for impacts to these public services, including how solid waste will be
handled. > :

This project, along with numerous others in the area will have a cumulative effect on police and fire
protection, and schools. Public facility and school fee programs have been adopted to address this
impact and will reduce the cumulative impact'to a leve! of insignificance. o

. . _ P.otentiaify " Impactcan Insignificant  Not’
1 1 : RECREAT[O N - Will the pro;ect. Significant & wili be impact - Applicable
: mitigated
a) Increase the use or demand for parks or o A M| O
other recreation opportunities? - _ '
b)  Affect the access to trails, parks or other 0 - | [ |
' recreation opportunities?
c) Other . - O - 4 W}

Recreation Impacts - The project was referred to the County’s Parks and Recreation Division as it
relates to the County’s Trails F’Iah and the need for any trail improvements along Highway 227. The
project propose to install a multi-use trail along Highway 227 for the portions fronting the highway.
Future development will be subject to the Public Facility fee, of which a portion goes towards the
acquisition and improvement of parks.

| 2_ TRANS PORTAT*O N/ i Potentially ifnpact can Insignificant Not -~

R Significant & V\{i“ be impact Applicable
CIRCULATION - will tha project: mitigated
a) Increass vehicie trips 1o local or areawide I} ] g

circulation system?
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[ Potentially Impactcan Insignificant Not )

12. TRANSPORTATION/ » Signiﬁ::aht & will be Impact  Applicabie.
CIRCULATION - wiil the project: mitigated '

b)  Reduce existing “Levels of Service” on 4 1 O
public roadway(s)?

¢) Create unsafe conditions on public ] | Q

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

d) Provide for adequate emergency access? ] | ]

e) Resultin inadequate parking capacity? ] 1 |

b) ' Resultin inadequate internal traffic 1 | | |
circulation?

g) - Conflict with adopted policies, plans, or M| = | |
programs supporting alternative :
transportation (e.g., pedestrian access, bus
turnouts, bicycle racks, etc.)?

h)  Resultin a change in air traffic patterns O = 4 |
that may result in substantial safety risks? o

i)  Other | O O | Qa

Setting/Impacts - The proposed project will use Broad Street (Highway 227) for access. - The recently
completed “Route 227 Corridor Study” (Caltrans; Aug., 2002) identifies existing deficiencies at several
nearby roads intersecting Highway 227. Given the increasing congestion on Highway 101, diversion
of south-bound commuting traffic will continue ta increase on. Highway 227 to reach southemn
destinations (e.g., Arroyc Grande). This report identifies that the 2020 “buildout” scenario will bring:
unacceptable levels of road service at many intersections, such as an LOS “F” at Airport Drive/
- Highway 227. Providing improvements, such as installing more signals at key locations and widening
to four lanes, would substantially reduce these impacts. In an effort to address these cumulative
impacts, either the county or Caltrans will be collecting a “fair share” fee for cumulative effects or.
comparable improvements with similar financial costs will be required of the development (see Exhibit
B). :

Based on traffic reports (Penfield & Smith; July-2000, April-2002) submitted by the applicant, the

500,000 square foot development has been estimated to generate approximately 3,480 daily trips with
445 a.m: peak hour trips and 460 p.m. peak hour trips. Without the above-referenced mitigation, this
- additional traffic will substantially add to the cumulative degradation of the intersections discussed in

the Caltrans Study. ) :

As proposed, the project will be served by two access roads onto Highway 227. The northern access .
* will be the primary access with éventual signalization and future alignment with Airport Drive. This
northern access will also serve the Senn/Glick development to the north. .

The Airport is currently completing its Master Plan design and will include realignment of its new
southemn Highway 227 access to line up directly across from the proposed project’s primary access
(eliminating a potential road offset traffic safety concern). Although it is not known when this
realignment effort would be completed, in the interim, while an approximate 300 foot offset exists (this
separation does not provide for adequate left-turn queuing-into both developments (Airport and
Senn/Morabito) as they build out), at the point it is determined by Calirans or the county that this
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becomes probiematic, the Airport Manager has agreed to modify the Alrport Drive/south airport
entrance to become-a “right-turn in and out only” until the realignment is completed.

The project will be required to work with the City and the San Luis Obispo Regional Transit Authority
to determine the need and appropriate location of a transit stop. Future development on each parcel
will be subject to discretionary review. At that time, alternative travel modes will be evaluated on a
case-by-case basis.

On air traffic issues, the proposed building height and landscaping will conform with acceptable
heights, as established by the FAA to avoid the need of medifying any air traffic patterns. This item
was brought before the Airport Land Use Commission who approved the configuration currently
proposed. ' '

The project also includes an access provision for the property immediately to the south of the subject
development fronting Highway 227, as well as to the Commercia! Service property to the east. The
intent of this for the Highway 227 property would allow future development traffic from this parcel to
reach a signalized intersection for left turns and reduce potential safety impacts to Highway 227.

Mitigation/Conclusion - Per Exhibit B, the applicant has agreed to numerous measures fo reduﬁ:e

traffic impacts to less than significant levels, In addition, the project will be required to complete
standard frontage road improvements. ' : '

13- WASTEWATER - Will the project' Pbtentialjy Impact caﬁ : .lnsigniﬁc_:ant Not

Significant & will be Impact Applicabie
mitigated

a) Violste waste discharge requirements or [t J |
Central Coast Basin Plan criteria for
wastewater systems? '

b) Change the quality of surface or ground ] ‘ (| |
water (e.g., nifrogen-loading, daylighting)? '

¢) Adversely affect community wastewater - | R | B
service provider?

d) Other - W x a a

Setting/lmpact. Based on Natural Resource Conservation Service (NRCS) Soil Survey map, the soil
types are Cropley clay and Tierra sandy loam. Soil percolation in this area is generally considered
poor. The project proposes to use individual septic systems. Percolation testing has been conducted
for each parcel. This testing generally indicates that, with deeper trenches, acceptable soil percotation
rates can be achieved, as well as adequate separation from any high groundwater. However, siting of
such systems wili need to be carefully considered given the 200-foot separation that will be required
from the numerous on-site mutual water company potable water wells. Non-potable or individual wells
will need a 100-foot separation. Due to the potential commercial development, all future uses will be
required to avoid the introduction of harmful substances draining into the septic system.

The project will be required to install “dry” sewer lines beiow the proposed internal roads with the
eventual expectation the property will be annexed by the City of San Luis Obispo. .

Mitigation/Conclusion. All septic systems will need to meet the requirements of the Central Coast
Basin Plan. Per Exhibit B, the applicant has agreed to provide additional information to minimize the
possibility of future systems failing or contaminating the groundwater basin. Incorporation of these
measures will reduce impacts to less than significant levels. ’

. _ Page 14 of 87
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_ WAL £ : . Potentially Impactcan Insignificant  Not

14. WATER - wiil the project: Significant &willbe  Impact _ Applicable
mitigated '

a) \Violate any water quality standards? | 3 [ | Q.

b) Discharge into surface waters or otherwise W] - | [._.l a

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

¢} Change the quality of groundwater (e.g., O 2 | a g
saltwater intrusion, nitrogen-loading, etc.)? , ' :
d) Change the cjvuantity or movement of O a "|:I
available surface or ground water? ' :
e) Adversely affect community water service O | ]
‘ provider? ,
fi  Other ’ Q Q O Q

Water Usage. The project proposes to use on-site wells that are a part of the East Airport Area
Mutual Water Company. [n an effort to determine the significance of the project’s water impact on the
groundwater basin, staff has determined that if the project can stay at or below the regional recharge
rate (plus project specific components), the impacts would be less than significant.

The applicant has provided water reports (Katherman: undated; March, 2001; December, 2001) that
provide information on expected water usage, recharge capabilities of the aquifer, potential well
interference, and effects from drought conditions. Mr. Katherman has assumed that.about 1,000
empldyeés could exist within the proposed development and has applied a water usage rate based on
information provided by the applicant on a nearby similar development (Creekside). With these
assumptions, water usage has been calculated to be up to about 12 acre-feet per year (AFY) and.
outdoor irrigation needs of approximately 2.0 AFY. The allowed uses for this project will include many -
that are considered much less employee-intensive than Mr. Katherman's estimates. :

Another source commonly used to estimate water usage for projects comes from the “City of Santa
Barbara Water Demand Factor & Conservation Study ‘User Guide™ (Aug., 1889)". Using the 1,000
employee estimate, and applying a worst case scenario that the entire development could be a lower-
density “offices” type development (one employee per 360 square feet). Based on these factors, as
shown bélow, a reasonable “worst case” indoor water usage estimate (that has applied standard water
conservation measures) using this report wouid likely be about (10.8) acre-feet/year (afy):

500,000 square feet of General Office (@ 0.06AF/1,000 sf) = 30 afy

Other less water intensive uses allowed that are in this report include:
_ ( .
“Industrial Assembly and Manufacturing @ 0.050 /1000 sf for 500,000 sf = 25 afy
Warehouse/Industrial Storage @ 0.040 /1000 sf for 500,000 sf = 20 afy

While the overallkapplicanf’s estimate is lower than the above-referénce estimate, provisions are in
place to keep usage balanced with the estimated recharge rate discussed below. :

* Based on the Katherman reports, and given that the general area may be subject to limited water
availability (SLO Area Plan), the following methodology was used to establish upper water use limits
for this airport area project in an effort to provide balance between water usage and groundwater
recharge. The following is also based upon these reports concluding that the aquifer serving the
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project will recharge quickly after "average” fo “good” rain years.

Per Katherman's report, a conservative estimate for the basin’s overall “average” rainfall recharge is
0.25 afy per acre and a creek/stream recharge of 0.04 afy per acre. Other “project-specific” factors
proposed for consideration include leach field recharge (0.024 afy) and landscape irrigation recharge
(0.007 afy). The following table summarizes these estimates for “average” and "drought” recharge
rates. :

OVERALL “AVERAGE-YEAR” RECHARGE (AFY per acre)

Rainfall | Leach | Irrigation | Creek/Stream | Subtotal Property TOTAL
field Size (acres)
0.25 0.024 0.007 0.04 0.321 58. 18.62 AFY
OVERALL “DROUGHT-YEAR" RECHARGE (AFY per acre)
Rainfall | Leach | Irrigation | Creek/Stream | Subtotal Property TOTAL
field ‘ | Size (acres)
0.18 0.024 0.006 0.027 0.237 | 58 13.75 AFY

The estimated 18.62 afy recharge afnount exceeds the projected usage amount of about 14 afy.
Therefore, water impacts are considered less than significant. :

The adjacent property is currently proposing similar type development (Senn/Glick development
(180,000 square feet of commercial/light industrial uses on- 10 acres) as would be occurring on the
proposed project. Due to a proposed higher density then with the proposed project, once the
estimated water usage.is compared to the recharge rate, an additional 2.5 afy was determined
necessary. Giventhat the proposed project is projected to have about 4 2 acre feet of “reserve” when

the recharge is compared to projected usage, the Senn/Glick project proposes to use 2.5 afy of this
reserve, reducing the Morabito/Burke total “available estimate” to 16.12 afy.

The project will also prepare a "Drought-Year” Water Management Plan showing what triggers will be
applied for the tract and subsequent development near the beginning of a potential “drought-year” and
what measures shall be employed to be able to reduce water consumption to the “drought-year” rate.

To successfully monitor water usage, meters will need to be instalied throughout the development, as
well as on the wells to be used. The water company will need to continue monitoring to provide the
information needed to insure usage stays within the established maximum amounts.

Environmental Health has reviewed the project and has determined that there is preliminary evidence
that the proposed wells can produce sufficient quantities of water to serve the proposed project, and
that based on preliminary water analysis, there should not be any significant pumping interference to
or from nearby wells.” ‘ :

The 2002 Resource Management System Annual Resource Summary Report (RMS) is the county’s
tool to provide a cumulative areawide assessment of water resources. Based on available water
information, the report recommends that the SLO ground water basin should be considered for a

- Level of Severity || designation. It is important to note this is a staff recommendation based only on
preliminary evidence. To verify that this condition really exists, typically a Resource Capacity Study is
completed. No such report has been completed to date. If such a study were approved by the Board
of Supervisors, and that a Level Il condition was found to exist, it wouid mear that the projected water
demand ovar the next seven ysars equals or exceeds the estimated dependable supply.

Miﬁgation. Mitigation shown in Exhibit B requiré that the project incorporate a number of measures to
' Page 16 of 87
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provide for sufficient water quantity and quality. These measures relate to water usage for each iof,
usage monitoring ( including watsr company providing information), pipe leakage, landscaping, low- - -
flow water fixtures, prepare and implemant drought water management plan. By applying these .

. measures, staff has determinad that a balance will be achieved between water usage and basin
recharge, therefore not resulting in potentially significant local or cumulative effects on water
availability. '

Also, to conserve water, the project (and future development) will be subject to the County’s Title 19

- (Building and Construction Ordinance, Sec. 19.20.240), which requires the following waitér-conserving
fixtures for domestic use: toilets limited to 1.6 gallons/flush; showerheads and faucets limited to 2.75
gallons/ minute (see additional measure below); spas and hot tubs shall use recirculating systems;
and water supply piping shall be installed so each building may be served by a separate water meter

Per Section 22.04.182 of the County’s Land Use Ordinance, the project is required to prepare a
Landscape Plan. As a part of that plan (per LUO Secs. 22.04.184-186), water efficient landscape
methods and materials shall be used to reduce water consumption to the extent possible.

Over time, the main water pipes will likely begin leaking for a variety of reasons. The required water
meters between the wells and the buildings and ongoing monitoring will provide an excellent means to
alert' and fix this potential problem.

Water Quality - Setting/impacts. The nearest water course is an unnamed tnbutary to San Luis
Obispo Creek that is approximately 500 feet north of the proposed project. The topography of the site
is gently to moderately sloping.

The projeqt proposes to disturb portions of the 58 acre area. Features of the project that will have
potentia! impacts to surface water-quality include: grading, additional runoff from new impermeable
surfaces, work during the rainy season, establishing large paved areas.

A water quality analysis has been completed for the proposed tract. All constituents tested were found
to be within acceptable ranges. At the time specific project development is proposed for each lot, it
must also show that water quality serving the developmeént will be able to meet the tests established
by the Environmental Health Division. Remedial measures would be required by Environmental
Health if any measured consutuent is found to be outsrde of the levels determined by the state to be
safe. ‘

‘Mitigation/Conclusion. The project will be subject to the following standard ordinance requirements
to substantially reduce construction-related surface water quality impacts:

Drainage Plan - compliance with this plan (per LUO Section 22.52.080) will direct surface flows -
in a non-erosive manner through the site. (In addition, due to the additional runoff created, a
detention basin will be required, to slowly meter the additional project-related runoff in a non-
erosive manner out to the watershed.)

Sedimentation and Erosion Control Pian - compliance with this plan (per LUO Section

- 22.52.090) will minimize project’s potential short-term construction and long-term erosion and .
sedimentation impacts to down-gradient drainages through design and/or.installation or use of
one or sedimentation and erosion control devices (e.g., silt fencing, straw bales, ete.).

Stormwater Pollution Prevention Plan - Future development on this property Wl" be subject to a
“Stormwater Pollution Prevention Plan” permit through the Regicnal Water Quailty Control
Board, which would further reduce potential surface water impacts.

Env1ronmental Health will determine the need for periodic supplemental water quality testlng for
volatlle or synthetrc organic compoundsPalge 17 of 87 :
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Incorporation and implementation of these standard mitigation measures at the time specific

development occurs.and compliance with the Central Coast Basin Plan will reduce potential surface

and ground water quality impacts to a less than significant level.

S ) . . inconsistent Potentially Consistent

15. LAND USE - will the project: omsistant

a) Be potentially inconsistant with land use, g W ||
policy/regulation (e.g., generzl plan ' ' : S
[county land use element and ordinance],
focal coastal pfan, ,speciﬁc plan, Clean Air
Plan, etc.} adopted to avoid or mitigate
for environmental effects? '

b) Be potentially iniconsistent with any | a |
habitat or community conservation plan? '

¢) Be potentially inconsistent with ado,bted a O ]
agency environmental plans or policies - :
with jurisdiction over the project?

d) Be potentially incompatible with | O [
surrounding land uses? _

e) Other ‘ | a 4 O

Not-
Applicable

a

o

U

Setting/Impacts - The proposed project was reviewed for consistency with policy and/or regulatory
documents relating to the environment and appropriate land use (e.g., County Land Use Ordinance,
Local Coastal Plan, etc.). Referrals were sentto several agencies to review for various policy '
consistencies (e.g., APCD on Land Use Strategies of the Clean Air Plan), The project was-found to

be consistent with these documenits.

The proposed project is not within or adjacentto a Habitat Cons'ervatio_n' Plan area.

The surrounding uses are as follows: North - Scattered single family residences, South - vacant,
agricultural crops; East - Scattered single family residences; West - decorative rock sales and storage,
wholesale plumbing facility. With the required mitigation measures listed in other sections (e.g.,-

noise), the proposed project is compatible with these surrounding uses.

Mitigation/Conclusion - No inconsistencies‘v&ere identi"ﬁed' and therefore no additional measures

above what will already be required was determined necessary.

Potentially !mpactcan - Insignificant

- . Not -
16 MANDATORY F[ND[NGS OF Significant & willbe . Impact Applicable
SIGNIFICANCE - will the project: mitigated '
a) Have the potential to degrade the quality of the environment,
substantially reduce the habitat of a fish or wildlife species,
cause a fish or wildlife population to drop below self-sustaining
levels, threaten tc eliminate a plant or animal community,
reduce the number or restrict the range of a rare or.endangered
plant or animal or eliminzte important examples of the major
periods of : . _
California history or prehistory? ‘ 4 _ 1 Q
Page 18 of 87 : ,
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b)  Have impacts that are incividually limited, but cumulatively
considerable? (“Cumulatively considerable” means that the
. incremental effects of a project are considerable when viewed
in connection with the effects of past projects, the effects of
other current project’s, and the effects of '

probable future projects) o0 - a Q-

¢}  Have environmental effects which will causeéubsfénﬁal
adverse effects on human beings, either directly or

indirectly? : . ) | ’ a Q

For further information on CEQA or the county’s environmental review process, please visit the
County’s web site at “www.slocoplanbidg.com” under “Environmental Review", or the California
Environmental Resources Evaluation System at “http:/ceres.ca.gov/topic/env_law/ -
ceqa/guidelines/" for inform mental Quaiity Act.

T LT el R S L

G:\A_files\Land Divisicns\2000\Tract Maps\SOOOOO?U - Marabito-Burke\Environmental Determination\lS.wpd
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Exhibit A - Initia] Study References and Agency Contacts

The County Planning or Environrental Division have contacted various agenmes for their comments
on the proposed project. With respect to the subject apphca‘uon the following have been contacted
marked with an "X") and when a response. was made, it |s gither attached or in the application file:

—

Contacted Agency ' Response

X County Public Works Department Attached

X County Environmental Health Division Attached

X County Agricultural Commissioner's Office Attached-

X County Airport Manager Attached

X Airport Land Use Commission In file

X Air Pollution Control District Attached

o County Sheriff's Department _ Not Applicable

X County Parks & Recreation Attached

X Regional Water Quality Control Board Attached

_ CA Coastal Commission * Not Applicable

. CA Department of Fish and Game - Not Applicable

X CA Department of Forestry Attached

X CA Department of Transportation Attached .

_ ‘Community Service District Not Applicable '
X Other__City of San Luis Obispo__ Attached

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

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

Other

_¥_ Project File for the Subject Application _+_ San Luis Obispo Area Plan and
County documents Update EIR
_¢  Airport Land Use Plans - Circulation Study
_¢_ Annual Resource Summary Report Other documients .
_¢/_ Building and Construction Ordinance _v"_ Archaeological Resources Map
____ Coastal Policies _/_ Area of Critical Concemns Map
_o_ Framework for Planning (Coastal & Inland) -/ Areas of Special Biological
_¢/_ General Plan (Inland & Coastal), including all Importance Map
maps & elements; more pertinent eiements _v/_ California Natural Species Diversity
considered include: : Database
_v Agriculture & Open Space Element _+_ Clean Air Plan
_v/  Energy Element _v/_ Fire Hazard Severity Map
_v/_ Environment Plan (Conservation, _«_ Flood Hazard Maps
Historic and Esthetic Elements) _+_ Natural Resources Conservation
_¢/_ Housing Element Service Soil Survey for San Luis
_«_ Noise Element _ Obispo County
_v/ Parks & Recreation Element _«_ Regional Transportation Plan
~/_ Safety Element _v/_ Uniform Fire Code »
_¢_ Land Use Ordinance _v/_ Water Quality Contro! Plan (Central '
____ Real Property Division Ordinance - Coast Basin - Region 3)
_¢_ Trails Plan , Other __

Solid Waste Management Plan

In addition, the following project-spzcific information and/or reference materials have been considered
as a part of the Initial Study:
Traffic Impact Analysis (Penfield & Smith; July, 2000; April & May, 2002; May 28, 2002)

Page 20 of 87 ‘
County of SLO, Initial Study for Morabito/Burke Tract Map & Conditional Use Permit Page 19




Attachment 9

Trafﬁc'Signal Warrants (Ordsz Engineering Group; Jan, 2003)
Route 227 Corridor Study (Caltrans, August, 2002) '
Applicant's Project Description (w/ Appendices on water wells, hydrology/drainage report, percolation

feaéibility, traffic, botanical (Holland, 3/00; supplement done 8/00), archaeological report
(Gibson, 3/00) ,

Applicant's Visual Resource Analysis & Airport Compatibility Analysis (1/01)
Water Reports (Katherman, undated; March, 2001; July, 2001; Jan, 2002)
Percolation Tests Report (Earth Systéms Pacific; Sept., 2000; May, 2001)
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Exhibit B - Mitigation Summary Table

Aesthetics

V-1 Prior to recordation of the map:

A.

“Building and landscape corridors” will be established, which WIII cluster future
development in a manner to provide for and maximize at least two unobstructed
view corridors of distant scenic views as observed from southbound Highway 227
traffic, with the intent of providing 50% retention of the distant views of the Santa
Lucia Hills. Landscaping withinthese view corridors shall not include any
vegetation that would block these long distance views;

As a part of Highway 227 frontage improvements, tract improvement plans shall
provide for “gateway” features at focal points, such as the project entry points and
along Highway 227. This would include one or more of the following elements:
inclusion of specimen trees, intensified landscaped areas, and/or special
treatments for sidewalks, trails or paved surfaces;

Where feasible, drainage basins shall be created to be shallow enough to avoid the
need for fencing. Also if possible, curvilinear design shall be used to create a more
natural appearing feature. Basin design shall be reviewed and approved by the
County prior to approval of tract improvements;

All cut and fill areas shall be sufficiently “rounded” to provide a natural appearance.
These areas shall be replanted as soon as possible after the gradlng has been
completed

V-2 Upon submittal of a discretionary application for new developmént‘ of any lot:

A

E.

All future structures shall show they will be landscaped to provide a 50% screening
(at plant maturity) as viewed from Highway 227 and the Union Pacific Railroad.
Screening vegetation shall be evergreen, fast-growing in clay soils, and drought-
tolerant. As applicable, this shall be reviewed and approved by the county prior to
approval of tract improvements, or when a specific use permit-application is
submitted;

All parking areas and outside storage areas shall be landscaped to provide a 100%
screening (at plant maturity) as viewed from Highway 227 and the Union Pacific
Railroad. Screening vegetation shall be evergreen, fast-growing in clay soils, and
drought-tolerant. All fencing shouid be minimized, but when needed shall use
attractive materials. Where possible, structures (on-site or surrounding) shall be
used to help screen parking areas from Highway 227 and the railroad primarily, with

" secondary consideration given to screening from internal streets;

Visibility of the exterior of all buildings or structures (e.g., water tanks, etc.) shall be
subdued with darker colors (preferably with a majority of colors with a chromaand
value of no greater than “6", as found in the Munsell’s Book of Color) that blend
with colors of the natural environment. Specific development colors shall be
reviewed at the time of specific use permits are submitted for approval;

No portion of any structure, including roof-mounted equipment, shall exceed 35
feet. All roof-mounted equipment shall not be visible as viewed from Highway 227
and the Union Pacific Railroad, and, as needed, shall be architecturally screened
(e.g. roof parapets, =tc.); all efforts will be made during building design to make the -
structure as low profile as possmle and in a manner.that maximizes views of the
surrounding hills.

For any lot fronting Highway 227, Ig‘,taaléngg l)c?@te structures as far from Highway 227_
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as is possible, and no closer than 50 feet from the edge of Highway 227;

F. The structures cn the first lots most visible from Highway 227 (Tentative Tract Map
Lots 1, 2, 15, 18, 17, 21, 22, 24, 25) shali be low profile and include a variety of
architectural features (e.g., vary exterior planes and depths and roof heights,
articulated surfaces, use a variety of materials, etc.) to reduce massing. As a
gateway to the City of San Luis Obispo, these lots shall consider those gateway
components provided in the City’s Airport Area Specific Plan that would be
applicable to the development, recognizing the rural nature and Edna Valley wine
country influences;

G. Building design and materials shall utilize to the extent: possnble features that

‘recognize and are harmonicus with the surrounding agricultural and rural character
of the area;

H. Buildings shal! be well articulated which provide for human scale wsual mterest
‘and distinctive qualities;

I. Al monument signage shall be low profile and no more than four feet in height.

" Building or other signage shall not be “backlit”;

J.  The following ar=as will be fully screened from Highway 227 and the railroad:
loading, service, storage, trash, recycling collection areas, utilities. Where
appropriate, landscaping shall be used to “soften” or enhance the screened area.

K. All landscaping not needéd for buildings or other structures shall be “low proﬁle

;where long distance views through the site are maximized. :

V-3 All water tanks, as applicable, shall be low profile and landscaped to provide a 100%
screening (at plant maturity) as viewed from Highway 227 and the Union Pacific
Railroad. Screening vegetataon shall be evergreen, fast-growing in clay soils, and
drought-tolerant.

A. Allfencing should be minimized, but when needed shall use attractive materials.

B. All exterior lighting shall be shielded and directed downwards into the development.
The height of light standards shall be no higher than determined absolutely
necessary for its specific application. Light intensity shall be no more than
determined necessary for safety purposes. Light sources shall be of energy
efficient design (e.g. sodium-based, metal halide, etc.). Any lighting proposed as a
part of tract improvements shall be reviewed and approved by the County prior to
approval of tract improvements. As a part of any specific use permit application
submittal, a lighting plan shall be submitted that incorporates the above measures.

Agricultural Resources

AG-1 For tentative tract map Lots 14, 15 and 16: '
A. Atthe time specific development is proposed, a landscape pian shall be included
. with application submittal which will provide a solid landscaped buffer along the

‘southeastern edge of the lot (closest to'the agricultural operations to the southeast)
within 5 years. Plant materials shall consist of a mix of trees and shrubs that are
evergreen, fast-growing in clay soils, and drought tolerant;

B. Due to potential agricultural compatibility concerns with certain allowed uses, a
Minor Use Permit (or higher level of discretionary review if required otherwise) shall -
be obtained to establish any use (referrals shall be sentto Ag. Departmentto
determine use compatlblllty O@ébé.lﬁ@@fté‘lﬂt are determined compatible with
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nearby agricultural activities shall be allowed.. Establishing compatibility may
include incorporztion of an agricultural setback buffer.for structures-or certain
outdoor activities;

Disclose to all owners, potential purchasers, occupants and potential occupants of
the existing agrluu!‘rural operation fo the southeast as well as provide the most
current “Right to Farm” ordinance.

Air Quality

AQ- 1 During construction/ground disturbing activities, the applicant shall lmplement the
following particulate (dust) and ozone control measures. These measures shall be
shown on the tract improvement plans. In addition, the contractor or builder shall
designate a person or persons to monitor the dust control program and to order
increased watering, as necessary, to prevent transport of dust off site. Their duties
shall include holiday and weekend periods when work may not be in progress. The
‘name and telephone number of such persons shzll be provided to the APCD prior to
commencement of construction. _

A
B.

K.
L. Limit the cut and fill process to less than 2,000 cubic yards per day.

Reduce the amount of disturbed area where possible;

‘Use water trucks or sprinkler systems in sufficient quantities to prevent airbome

dust from leaving the site. Increased watering frequency will be required whenever
wind speeds exceed 15 mph. Reclaimed (non-potable) water shouid be used
whenever possibie;

. All dirt stock pile areas should be sprayed daily as needed

Permanent dust control measures, such as implementation of approved landscape
plans, shall be implemented as soon as possible following completion of any soil
disturbing activitizs. “

Exposed ground areas that are planned to be reworked at dates greater then one
month after initial grading should be sowr with a fast germinating non-aggressive
grass seed (e.g., native, barley) and watered until vegetation is established;

All disturbed soil areas not subject to revegetation must be stabilized using
approved chemical soil binders, jute netting, or other methods approved in advance
by APCD that will not have a negative impact to downstream creeks;

All roadways, driveways, sidewalks, etc. to be paved should be completed as soon
as possible;

. Alt trucks hauling dirt, sand, scil, or other loose materlals are to. be covered or

should maintain at least two feet of freeboard {minimum vertical distance between
top of load and top of traiier) in accordance with California Vehicle Code Section
23114 (This mezsure has the potential to reduce PM10 (particulate matter)
emissions from this source by 7 to 14%);

Install wheel washers where vehicles enter and exit unpaved roads onto streets, or
wash off trucks and equipment leaving the site (This measure has the potential to
reduce PM10 emissions from this source 40 to 70%);

Sweep streets at the end of each day if visible soil material is carried onto adjacent
paved roads. Water swespers with reclaimed water should be used where feasible
(This measure has the potzntial to reduce PM10 emissions from this source 25 to
680%);

Maintain equipmant in tune per manufacturer's speciftcatlons;

AQ-2 Priorto approval of rcct improvements, the apsohcant shall work with SLORTA and/or

Page 24
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Public Works/ Environmental Division to locate appropriate stops for future transit .~
-service along proposed internal roads and/or Highway 227 (Caltrans approval, as
necessary). Sufficiznt right-of-way shall be provided for transit stop(s) on the final
map. Prior to commencement of tract improvements, the applicant shall obtain'a
response from SLORTA which shall identify what, if any, transit rmprovements shall be
: :nstalled as a part of fract improvements. :

AQ-3 At the time specific development is proposed:

A. Parking areas should include the planting of trees that will provide shade for
vehicles to reduce latent emissions from hot vehicle engines;

B. Provide for atiractive and desirable on-site eating areas;

C. Determine if the location and/or amount of proposed development would warrant

" the need for an additional transit stop, and as appropriate, include in'the project
design.

Geology-and Soils

GS-1 Tothe extent possitle, all tract improvements shall drain into the proposed drainage
basins. Each basin shall include properly sized hydrocarbon separators/filters. For all
portions of roads where drainage will not be directed into a basin, prior to leaving the
road, it shall be first intercepted by properly sized hydrocarbon separators/ilters. Prior
to map recordation, a commercial property owner’s association shall be established to
include a provision and financial means to keep these separators/filters maintained on
a regular basis.and in good working order. These measures shall be shown on all

_applicable improvement plans and approved by the county prior to commencement of
tract improvements. Individua! lots shall be reviewed for the appropriateness of
additional separatorsl filters at the time specific development is proposed. '

GS-2 As a part of tract improvement plan submittal, to minimize potential sedrmentatlon o
downstream resources, a sedimentation and erosion control plan shall be prepared for
all tract-related improvements and grading

GS-3 Any disturbed areas shall be restored as soon as possible.

GS-4 Prior to commencement of tract improvements, applicant shall develop ‘and implement
a Storm Water Poliution Prevention Plan (approved by Regional Water Quality Control
Board) that includes Best Management Practices. These measures shall be

_ incorporated into tha tract improvement plans.

Noise

N-1 For tentative tract mzo Lots 1- 12 and 25: at the time specific development is proposed
the application shall include all proposed indoor and outdoor uses, as well as any loud,

noise generating equipment to be used. Should any of these uses or equlpment have

the potential to generate noise that may exceed Noise Element thresholds (including
potential impacts to residences to the north and east), a noise study shall be submitted
evaluating these items and-determine what measures can be implemented to reduce
noise impacts to less than significant levels.

Public Services Page 25 of 87
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FIRE SAFETY

PS-1

PS-2

PS-3

Per CDF’s correspo: wdence (6/25/02) the foliowmg measures, in addrtlon to standard
fire safety measures shall be incorporated into the project: prowde for a “secondary fire

- access” along the southern edge of proposed lots 21 and 23 (one-way 12-foot wide all
‘weather road would be accepiable); providing a future connection with existing access

along southern edgs of propesty (Lots 14-16) or eventually to Buckley Road is
encouraged; adequate measures (per CDF approval) shall be placed over water
reservoir to keep debris out.

Prior to final approval of tract improvements: ‘

A. Water system infrastructure shall be designed and installed to be able to provide
sufficient dedicated fire water and water flows for each subsequent project-specific
development whare at least 1500 gpm water flows for at least 2 hours will be
available for each lot; all efforts will be made to design for future linkage to other
surrounding commercial projects;

A community water storage system shali be installed that provides (in addition to
potable/ irrigation water neads) sufficient fire water storage to comply with Appendix
3A of the Uniform Fire Code for all future buildings and their allowed uses.

Fire hydrants shdll be installed every 300 feet along proposed roadways;

Provide for a “secondary fire access” along the southern edge of proposed lots 21
and 23 (one—way 12-foot wide all weather road would be acceptable;

All commercial buildings over 5,000 feet shall install an automated sprinkler system
(which shall be regularly monitored),

Adequate measures (meeting CDF approval) shall be placed over water reservoir
to keep debris out that might otherwise clog sprinkler system;

Provide vertical zccess to any roof exceeding .16 feet in height from at least two
points; providing a future connection with existing access along southern edge of
property (Lots 14-16) or eventually to Buckley Road is encouraged;

H. All buildings shzil be within 150 feet from a fire access road.

w

® m m uo

As a part of future broject applicaﬁon submittal, each subsequent project-specific
development will nead to:

A. Identify what, if zny, hazardous materials or wastes could result from the proposed

use. In addition, the application will identify how any such'_matenals or wastes will
be handled or stored on-site;

B. Work with CDF cn the need for additional fire hydrants if development is more than

150 feet from sirzets.

Transportation/Circufaticn

TR-1

TR-2

Pre-realignment of Airport Drive west of Highway 227 - Should specific development
within the tract be approved prior to the County Airport realigning Airport Drive with the
tract’s northern access road, the applicant shall install a median (or functional
equivalent) along Highway 227 meeting Caltrans approval and design standards, to
prevent left turns to orfrom Airport Drive onto Highway 227, prior to occupancy of the
first development. .

Prior to occupancy or final buiiding permit inspection, whichevar occurs first, the
following traffic mezsures shail be completed:

A. Highway 227 wicgned to co*wplnte the 2 B O&?é“; side of an A-2 (urban) section
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fronting the proparty. Cross-section elements on the project side shall include an
8-foot paved shculder/bike lzne, two 12-foot travel lanes, a 2-foot paved inside
shoulder, and a 14-foot center median/turn lane as determined by Caltrans;
_retaining one 1Z-foot lane and an 8-foot paved shoulder/bike lane on the opposite
" side. Frontage improvements shall also include a 8-foot sidewalk and a 6-foot
landscaped parkway.

B. Othér stock congitions as specified in Public Works memo (Mikel Goodwin,
November 2000). ‘

C. Instaliation of electrical conduit for future signalization of H'Eghway 227/Aimport Drive
(realigned location) intersection. . :

D. The applicant shall enter into an “Agreement for Pro-Rata Share for Improvements”
with Caltrans, in which the applicant agrees to deposit $75,000, plus an-inflation
factor based on Caltrans Highway Construction Cost Index, toward the signalization
of the Highway 227/access road intersection, or pay an equivalent amount into a
County Road Imorovement Fee program, if one has been established for this area.

E. A signed Meémorandum of Understanding between the Airport, Tract 2368 and the
Senn development shall be submitted to the County; it shall include a provision that
specifies the location of the intersection, which must align-with the final map.

F. Installation of right-turn-in deceleration lane and right-turn-out acceleration lane on
"Highway 227 at both access road intersections.to the satisfaction of Caltrans.

G. lns;_tall a m'ulﬁ-purpose trail along Highway 227, to the satisfaction of County Parks
and Recreation.

H. Widen/restripe the eastbound approach on Tank Farm Road at Highway 227 to

provide two left-turn lanes, one through lane and one right-turn lane. :

. ,I.' To address the cumulative effects of the project, the applicant shall do one of the
following: A :

i. Payment of Road Improvement Fees to County Public Works, if an impact fee
program for this area has been established under the autharity of the Mitigation
Fee Act and County Ordinance No. 2379. Any capital improvements
‘constructed by the applicant, which are included in the caiculation of the fees, or
reports prepared by the applicant which are related to the implementation of the

_ impact fee program, shali be considered an “in-kind” contribution and credited
against the amount that would otherwise be owed; or -

i. Enterinto an “Agreement for Pro-Rata Share for Improvements” with Calfrans,
in which the applicant agrees to deposit $190,000, plus an inflation factor based .
on Caltrans Highway Construction Cost Index, toward improvements as
specified in Table 8 of the Traffic Impact Analysis prepared for the project, or
additional improvements listed in #21.1.iii below. Applicant shall provide receipt
or other written documentation from Caltrans that the funds have been
deposited. Any capital improvements constructed by the applicant, or reports
prepared by the applicant, which are related to the implementation of the
cumulative ritigation mezasyigs, Shglgpe considered an “in-kind” contribution
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and credited against the amount that would otherwise be owed; or
ii,. Construct on2 or more of the foliowing improvements and document that the

total value of improvements constructed equals or exceeds $190,000, plus an

inflation factor based on Caltrans Highway Construction Cost Index:

a. Southbound right-turn deceleration lane on Highway 227 at Crestmont Drive. -

'b. Two-way left-turn lan= on Highway 227 between Crestmont Drive and Los
Ranchos Road. -

c. Extend the southbound right-turn deceleration lane on Highway 227 at Los
Ranchos Road. |

Any capital improvemernis constructed by the applicant, or reports prepared by -

the applicant, which are related to the implementation of the- cumulative

mitigation measures, shall be considered an “in-kind” contribution and credited

against the amount that would otherwise be owed.

J. Offer for dedication a 50-foot right-of-way that will connect the property to the
southwest along Highway 227 (APN 076-511-015) to the nearest proposed internal
project road. No improvements are required as long as the property remains in the
Agriculture land use categoery. '

TR-3 Prior to installing any road improvements affecting Highway 227, an encroachment
permit shall be obtained from Caltrans.

TR-4 At the time any construction permit is submitted for approval (involving the
establishment of new buildings or outdoor use areas), a cumulative summary of all
previously approved and pending applications shall be submitted for the 68 acres
known as the Senn/Glick development (D000336D)and the Morabito/Burke
development (Tract 2368 - see Figure 1). If the cumulative total (including the
proposed use) of approved and pending uses is greater than 450,000 square feet of
gross floor area, a traffic signai warrant analysis shall be conducted by the applicant
for review by the County and Caltrans. When the warrants for the installation of the
traffic signal are met, the signal shall be installed at the Highway 227/project access
road/Airport Drive (r2aligned location) intersection prior to occupancy or final inspection
(whichever occurs first) of the proposed building(s). All monies previously collected by
Caltrans/ MOU for this purpose shall be provided to help offset the costs of the traffic
signal.

TR-5 At the time specific.development is proposed:

A. Pedestrian access shall be provided between the main building entrance and the
primary street serving the development; pedestrian access shall also be provided to
adjacent development, wheré appropriate; ‘

B. Parking lot design shall consider and design for where feasible, connection to
adjacent property parking lots.

AIRPORT SAFETY

TR-6 The applicant shall incorporate all of the components identified in the attached “Airport
Compatibility Analysis” as it relztes to tract design and improvements, as well as all
subsequent develooment. All eoplicable measures shall be shown on a “Second
Sheet” of the tract map.

TR-7 The “extended cenizrline of Runway 25" shall be shown on all applicable tract
Page 28 of 87 S

County of SLO, Initial Stucy for Moras/to/Burke Tract Map & Condjtional Use Permit Page 27




TR-8

TR-9.

Attachment 9

imprdvement plans, as well as for all applicable construction or discretionary pléns of
tract lots proposing development in the future that are within 250 feet of the centerline.

As a part of any specific develcpment application submittal:

A.
B.

C.

T '.o ‘mm

K.

All applicable plans shall locate the Airport “Zone(s)” that is (are) on the property;
No buildings shall be allowed within 50 feet of the “extended centerlme of Runway
25"

No more than 50% of the area between the runway centerline-and 250 feet from
the centerline shall be conS}dered ‘usable” for structures or concentrations of
people. The remaining “non-building” area can be used for non-habitabie uses,
such as parking lots, landscaping, leach fields, etc. Where practical, surroundmg
approved or built structures shall be considered when placing new structure(s) with
the goal to provide extended “non-habitated” areas that are paraliel with the runway
centerline; ' ' o

All uses shall discuss its electrical needs and discuss how each use will not

- interfere with navigation s;gnals or radio communications between aircraft-and the

airport. If the use could interfere with this communication it shall not be allowed;

All roof materials will be non-reflective;

All uses, as a'part of its application submittal, shall show how all exterior-lighting will
not conflict with airport lighting;

~No portion of the structure, including roof mounted equipment, shall exceed 35 feet

in height;
No landscaping, at maturity, shall exceed 40 feet in height;
All future development shall meet and malntam the requirements of FAR 77

“Objects Affecting Navigable Airspace”

A noise analysis shall be included, by a qualified expert, that would include all
necessary measures to achieve a 45 dB CNEL interior noise level. All applicable
construction plans shall show installation of these noise measures;

No uses shall be permitted that are not allowed in the most current Airport Land
Use Plan.

Prior to map recordation or occupancy of any structure, an avigation easement shall be

executed and recorded for each lot, and/or amended as needed. This document shall
be disclosed to all owners, potentlal purchasers, occupants, potential occupants of the
presence of the San Luis Obispo County Regional Airport and its- associated airport
operation impacts prior to entering any contractual obligation to purchase, Iease rent,

or otherwise occupy any proper‘y within this tract. : -

TR-10" At the time specific development is proposed, plans shall clearly show what zone(s)
overlay the property. Proposed uses shall comply with the most current San Luis’
Obispo County Airport Land Use Compatibility Use Matrix for Zones 3, 4 and 5, as
applicable.

Wastewate"'r

WW-:1

WW-2

. Wastewater will be handled through individual septic systems until such tlme the

city sewer is available.

- Upon submittal of a discretionary application for new development of any fot,

A. plans shall show location of leach lines and all wells within 250 feet of these
leach lines. Wells shall be 1@@5@%@@3 being a potable or non-potable water
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source, as has been previously-approved through Environmental Health
Division. No leach line shall be proposed within 200 feet of a potable
community or “private” well (includes any “backup” well), or 100 feet from non-
potabie sources;

B. plans shall show location of “dry” sewer lines (forfuture connectaon to city
services);

C. The applicant shall list all hazardous materials or wastes that could result from
any proposed use, and how it will be handled to keep out of the on-site septic
system and groundwater. .

Prior to map recordation,

A. Supplemental percolatlon tests shall be provided, as necessary for future leach
line areas of each lot that are sufficiently setback from existing on- and off-site
wells. These fests shall show that acceptable percolation rates can be achieved
using standard septic system designs. As determined necessary by the
Environmental Health Division, soil borings at the proper time of year shall be
taken at leach line areas to show that there will be sufficierit separation from any
perched or high groundwater;

B. If any lot is shown not able to provide adequate percolation, it shall merge with
an adjacent lot that does have adequate percolation rates.

As a part of tract lmprovements and prior to final mspectlon dry main sewer lines
shall be installed (for future hook-up between lots and the (future) city main fine).
Improvement plans shall show location of “dry” wastewater lines with pipe sizing
based on the proposed project’s 500,000 square foot maximum limit and estimated
indoor water use. The applicant shail work with the City of San Luis Obispo to
determine appropriate location(s) and any re|ated mfrastructure requ1rements to
maximize compatibility with city systems.

W-1. Prior to map recordation,

a.

b.

The applicant shall provide sufficient evidence to the Environmental Health Division
that an acceptable water purveyor has been established to serve the development;
Water meters shall be installed at all water wells providing water to the proposed
development (potable and non- -potable uses) '

W-2. The water purveyor shall take n imthly readings for each well and provide to the
county (Planning Dept. and Environmental Health Division) a yearly summary which
would include the following:

a.

Monthly water levels reading from all water purveyor wells and pumpage
consumed from.all wells and each approved development, including water used for
irrigation or any water filtering system(s) (e.g., reverse osmosis including’ brme
etc.);

Provide the areal extent of the mutual water company’s boundaries (in acres)
Testing for certain volatile and synthetic organic compounds shall be conducted at
intervals determined appropriate by the Environmental Health Division;

Determine on z yearly basis that the leakage/loss within the water piping system is
not greater than 15%. If the ioss exceeds 15%, then the leaky section of pipe will
be found and repaired within 80 days. of detection;

Monthly readings shall be mzde available upon request of the county or other

prospective devslopments within the tract.
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Based on the tentative tract map, the wells to be used for community potable water will
be'as follows: #1, £5, #6 & #7. Two existing private on-site community wells (#3 & #9)
are proposed for off SIte use (Senn development). All other wells existing at tentative
map approval (e.g., #2 & #4) shall be for non-potable uses.

Further well drilling for potable use shall be at least 200’ from existing or future
(undeveloped or partially developed properties where percolation testing has been
done [with acceptable rates] for future leach lines) leach line areas.

All landscaping shall be drought tolerant and considered low water users. Prior o

approval of tract improvements, or as a part of specific future development application

submittal , the applicant shall show how the landscaping will have low-water

requirements. As applicable, at a minimum the following shall be used:

a. all common area irrigation shall employ low water use techniques (e. g., drip
irrigation);

b. fandscaping be drought-tolerant and having low water requirements (e.g. use of

" native vegetation); and

c. all common area landscaping shall use no turf or other water intensive groundcover

and will use ornamental native plants where feasible.

At the time a specific development is proposed, all uses shall be specified and water
usage and extraction quantified using accepted “industry” averages (e.g., UPC, County
Master Water Plan, etc.), or based on similar project-specific water data that has been
adequately verified for accuracy, as available. Use(s) shall be compared to the
proportional estimate for the entire development (see below), based on annual

“drought year " project total of 11.42 afy and “average year” total of 16.06 afy. Priorto -
specific development approval, the proposed use must clearly show how the project
can achieve drought water usage levels during a “severe” drought, which will go into
effect at the point a “severe drought” is identified (see ltem #7a). The maximum water
usage amount to be allowed for a project will be its proportional share of the “average
recharge” estimate (16.06 afy) Proportional water estimates will be based on the
following formulas:

“Drought Year Estimate” - [(58 acres X 0.24 acre feet/year™) - 2.5 afy (Senn)] X project
acreage/ 54.33("adjusted” acreage) = estimated water usage for parcel
Example: 1.5 acres = 0.315 afy
“Average Year Estimate” - [(58 acres X 0.32 acre feet/year*) - 2.5 afy (Senn)] X project
acreage/ 54.33(*adjusted” acreage) = estimated water usage for parcel
Example: 1.5 acres = 0.42 afy
*recharge rate based on Katherman reports (Undated; Dec., 2001 )

Upon submittal of zpplication for subsequent development and tract landscaping, a
master “Drought Water Management Program” shall be prepared by the applicant and
submitted to the county for approval. The master “Drought Water Management Plan”
shall provide guidelines on how all futdre uses will be managed during “severe”
drought. These measures would go into effect during periods of “severe”drought. This
plan shall include, but is not necessarily imited to: .
a_ the definition of a “severe” drought year (as defined by NOAA’s Palmer Drought
Severity method or other similarly recognized methodology); ’
b. identification of general measures available to reduce indoor water usage (o be

refined as nead=d for each use approved);
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identification of specific measures to be applied for landscape watering;
determination of appropriate early triggers to determine when “severe” drought
conditions exist and process for initiating additional water conservation measures.

Once it is determined that a “severe” drought condition exists, restricted (drought)
water usage measures shall remain in effect until it is shown satisfactorily to the county

that the “severe” drought condltlon no longer exists.

As a part of each individual development app[ication'subnﬁittal:

A

The summary information specified in item #2 sh‘ali be bbtained and submitted as a
part of any new development application. Should the water usage summary

~ information on existing and previously approved development, combined with the

proposed project, show that more than its proportional share of water is being used,
additional groundwater analysis shall be provided (prepared by a qualified
hydrogeologist) to determine what additional measures can be incorporated into the
project to achieve the proportional amount, such as considering additional water
conservation measures or use/size limitations on the propcsed development;

All water fixtures installed (including showers) that are not specified in the Uniform
Plumbing Code shall be of “ultra low" flow design, where applicable;

Identify on all applicable plans the location of project water meters for potable and
non-potable water sources that include all indoor and outdoor water uses. Prior to
final building permit or occupancy, these meters shall be installed.

If any water filtering system (e.g., reverse osmosis, etc.) is used or needed to
provide potable water, the resulting “waste” water (e.g., brine) shall be included as
a part of the project’s water usage estimate (i.e., if it takes 1.5 afy of untreated
water to create 1.0 afy of potable water, water usage is 1.5 afy). All efforts will be
made fo incorporate the re-use of the “waste” water into the project design (e.g.,
second line installed for non-potable uses). Any such secondary system will include
the necessary components to avoid cross-contamination with potable supply.
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Attachment 9

DATE: April 30, 2003

DEVELOPER'S STAI'EMENT FOR MORABITO-BURKE TRACT MAP
& CONDITIONAL USE PERMIT; ED01-322 (S000007U/TR 2368)

The applicant agrees to incorporate the following measures into the project. These measures become a part
of the project description and therefore become a part of the record of action upon which the environmental
determination is based. All development activity must occur in strict compliance with the following
mitigation measures. These measures shall be perpetual and run with the land. These measures are binding
on all successors in interest of the subject property. ’

Note: The items contained in the boxes labeled "Monitoriﬁg" describe the County procedures

to be used to ensure compliance with the mitigation measures.

PROJECT DESCRIPTION

A

B.

The project’s 58 acres will be divided into 23 developable lots and three lots for infrastructure use’

- only. The developable lots will comprise approximately 54.33 acres.

Based on technical reports relating to overall water, wastewater and traffic impacts, the maximum
building square footage for the entire development shall be no more than 500,000 square feet. The
propose 23 lots range in size from 1.02 to 3.48 acres each (gross). Maximum building squate footage
for each lot shall be based on the following formula:

Individual lot acreage (gross)/“project” acreage (54.33 acres) X 500,000 square feet
= maximum building square footage for individual lot.
(e.g. 1 acre lot/54.33 acres X 500,000 sf = 9,203 sf)

Outdoor uses shall not be included in this building square footage limitation if they are clearly shown
to be incidental to building uses, and not have substantial water, wastewater, visual or traffic impacts.
Additional building square footage may be requested if additional technical reports on cumulative
impacts are completed and the additional development is shown to not have a significant effect.

Grading shall be limited to tract improvements only. Individual lot grading shall be compléted asa
part of each subsequent development and reviewed for potential impacts at that time.

WATER

1.

Prior to map recordation, S
a The applicant shall provide sufficient evidence to the Environmental Health Division that an
acceptable water purveyor has been established to serve the development;

- b. Water meters shall be installed at all water wells providing water to the proposed development

(potable and non-potable uses). , :

The water purveyor shall take monthly readings for each well and provide to the county (Planning

Dept. and Environmental Health Division) a yearly summary which would include the following:

a. Monthly water levels reading from all water purveyor wells and pumpage consumed from all
wells and each approved development, including water used for irrigation or any water
filtering system(s) (e.g., reverse osmosis including brine, etc.);

b. Provide the areal extent of the mutual water company’s boundaries (in acres).

c. Testing for certain volatile and synthetic organic compounds shall be conducted at intervals
detem:jnec_l appropriate by the En\ﬁrpg&g%@}f Health Division; :

Developer's Statement for Morabito-Burke Tract Map/ Conditional Use Permit Paoe 1



Attachment 9

d Determine on a yearly basis that the leakage/loss within the water piping system is not greater
than 15%. If the loss exceeds 15%, then the leaky section of pipe will be found and repaired
within 60 days of detection;

e, Monthly readings shall be made available upon request of the county or other prospective

_developments within the tract.

Based on the tentative tract map, the wells to be used for community potable water will be as follows:

#1,#5, #6 & #7. Two existing private on-site community wells (#3 & #9) are proposed for off-site

- .use (Senn development). All other wells ex15t1ng at tentative map approval (e.g., #2 & #4) shall be
~ for non-potable uses.

Further well drilling for potable use shall be at least 200’ from existing or future (undevelroped‘ or
partially developed properties where percolation testing has been done [with acceptable rates] for
future leach lines) leach line areas.

All landscaping sha.ll be drought tolerant and considered low water users. Prior to approval of tract
improvements, or as a part of specific future development application submittal , the apphcant
-'shall show how the landscaping will have low-water reqmrcments As applicable, at a minimum the
‘following shall be used:

a. all common area irrigation shall employ Iow water use techmques (e.g., dnp irrigation);

b. . landscaping be drought-tolerant and having low water requirements (e.g. use of native
' vegetation); and

c. all common area landscaping shall use no turf or other water intensive groundcover and W111

use ornamental native plants where feasible.

At the time a specific development is propesed, all uses shall be specified and water usage and
extraction quantified using accepted “industry” averages (e.g., UPC, County Master Water Plan, etc.),
or based on similar project-specific water data that has been adequately verified for accuracy, as
available. Use(s) shall be compared to the proportional estimate for the entire development (see
below), based on annual “drought year ” project total of 11.42 afy and “average year” total of 16.06
afy. Prior to specific development approval, the proposed use must clearly show how the project
can achieve drought water usage levels during a “severe” drought, which will go into effect at the
point a “severe drought” is identified (see Item #7a). The maximum water usage amount to be
allowed for a project will be its proportional share of the “average recharge” estimate.(16.06 afy)

Proportional water estimates will be based on the following formulas: ‘

“Drought Year Estimate” - [(58 acres X 0.24 acre feet/year*) - 2.5 afy (Senn)] X project
acreage/ 54.33(“adjusted” acreage) = estimated water usage for parcel

Example: 1.5 acres = 0.315 afy
“Average Year Estimate” - [(58 acres X 0.32 acre feet/year*) - 2.5 afy (Senn)] X pmJ ect
acreage/ 54.33("adjusted” acreage) = estimated water usage for parcel

Example 1.5 acres = 0.42 afy
*recharge rate based on Katherman reports (Undated; Dec., 2001)

Upon submittal of application for subsequent development and tract landscaping, a master -
“Drought Water Management Program” shall be prepared by the applicant and submitted to the county
for approval. The master “Drought Water Management Plan” shall provide guidelines on how all
future uses will be managed during “severe” drought. These measures would go into effect during

periods of “severe”drought. This plan shall include, but is not necessarily hrmted to:
' Page 37 of 87
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Attachment 9

the definition of a “severe” drought year (as defined by NOAA’s Palmer Drought Severity
method or other similarly recognized methodology);

identification of general measures available to reduce indoor water usage (to be refined as
needed for each use approved); - : ‘

identification of specific measures to be applied for landscape watering;

determination of appropriate early triggers to determine when “severe” drought conditions
exist and process for initiating additional water conservation measures.

Once it is determined that a “severe” 'drought,condiﬁon exists, restricted (drought) water usage
. measures shall remain in effect until it is shown satisfactorily to the county that the “severe” drought
condition no longer exists.

As a part of each individual development application submittal:

A,

The summary information specified in item #2 shall be obtained and submitted 2s 2 part of any
new development application. Should the water usage summary information on existing and
previously approved development; combined with the proposed project; show that more than
its proportional share of water is being used, additional groundwater analysis shall be provided
(prepared by a qualified hydrogeologist) to determine what additional measures can be
incorporated into the project to achieve the proportional- amount, -such as considering
additional water conservatién measures or use/size limitations on the proposed development;
All water fixtures installed (including showers) that are not specified in the Uniform Plumbing
Code shall be of “ultra low” flow design, where applicable;

Identify on all applicable plans the location of project water meters for potable and non-
potable water sources that include all indoor and outdoor water uses. Prior to final building
permit or occupancy, these meters shall be installed. , ,

If any water filtering system (e.g., reverse osmosis, etc.) is used or needed to provide potable
water, the resulting “waste” water (e.g., brine) shall be included as.a part of the project’s water
usage estimate (i.e., if it takes 1.5 afy of untreated water to create 1.0 afy of potable water,
water usage is 1.5 afy). All efforts will be made to incorporate the re-use of the “waste” water
into the project design (e.g;; second line installed for non-potable uses). Any such secondary
system will include the necessary components to avoid cross-contamination with potable

supply.

WASTEWATER

9.

10.

Wastewater will be handled through individual septic systems until such time the city sewer is
available. : .
Upon submittal of a discretionary application for new development of any lot,

A

B.

plans shail show location of leach lines and all wells within 250 feet of these leach lines.
Wells shall be identified as being a potable or non-potable water source, as has been
previously-approved through Environmental Health Division. No leach line shall be proposed
within 200 feet of a potable community or “private” well (includes any “backup™ well), or 100
feet from non-potable sources; .

plans shall show location of “dry” seg;egelgéecs) {for future connection to city services);

Develnner's Statement for Marahita-Rurke Trart Man/ (Canditinnal TTea Powm it Pama 2




Attachment 9

C. The applicant shall list all hazardous materials or wastes that could result from any proposed
use, and how it will be handled to keep out of the on-site septic system and groundwater.

11. Prior to map recordation,

' A. Supplemental percolation tests shall be provided, as necessary, for future leach line areas of
each lot that are sufficiently setback from existing on- and off-site wells. These tests shall
show that acceptable percolation rates can be achieved using standard septic system designs.
As determined necessary by the Environmental Health Division, soil borings at the proper time
of year shall be taken at leach line areas to show that there will be sufficient separation from
any perched or h1gh groundwater; ,

B. If any lot is shown not able to provide adequate percolatton it shall merge Wlth an adjacent
. lot that does have adequate percolation rates.

12.  As a part of tract improvements and prior to final inspection, dry main sewer lines shall be _
installed (for firture hook-up between lots and the (future) city main line). Improvetnent plans shall
show location of “dry” wastewater lines with pipe sizing based on the proposed project’s 500,000 -
square foot maximum limit and estimated indoor water use. The applicant shall work with the City -
of San Luis Obispo to determine appropriate location(s) and any related m.ﬁ'asu'ucture requirements
to maxnmze comanblhty w1th c1ty systems

Wqﬁ ¥
.Q:..S’
k)

=

DRAINAGE, SEDIMENTATION & EROSION

13.  To the extent possible, all tract improvements shall drain into the proposed drainage basins. Each
basin shall include properly sized hydrocarbon separators/filters. For all portions of roads where
drainage will not be directed into a basin, prior to leaving the road, it shall be first intercepted by
properly sized hydrocarbon separators/filters. Prior to map recordation, a commercial property
owner’s association shall be established to include a provision and financial means to keep these
separators/filters maintained on a regular basis and in good working order. These measures shall be
_shown on all applicable improvement plans and approved by the county prior to commencement of
tract improvements. Individual lots shall be reviewed for the appropriateness of additional separators/
filters at the time specific development is proposed.

14. Asa partof tract improvement plan sub mittal to minimize potential sedimentation to downstream
resources, a sedimentation and erosion control plan shall be prepared for all tract-related
improvements and grading.

15 Any disturbcd areas shall be restored as soon as possible.

16.  Prior to commencement of tract improvements, applicant shall develop and unplemcnt a Storm
Water Pollution Prevention Plan (approved by Regional Water Quality Control Board) that includes
'Best Manag ement Practlces These measures sha.]l be mco porated mto the tract zmrovement Ians

AIR QUALITY
17. During construction/ground disturbimgetivisiesy the applicant shall implement the following
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18.

19.

Attachment 9

particulate (dust) and ozone confrol measures. These measures shall be shown on the tract
improvement plans. In addition, the contractor or builder shall designate a person or persons to
monitor the dust control program and to order increased watering, as necessary, to prevent transport
of dust off site. Their duties shall include holiday and weekend periods when work may not be in
progress. The name and telephone aumber of such persons shall be prov1ded to the APCD prior to
commencement of construction.

A. Reduce the amount of disturbed area where possible;

B. Use water trucks or sprinkler systems in sufficient quantities to prevent airbome dust from

leaving the site. Increased watering frequency will be required whenever wind speeds exceed

15 mph. Reclaimed (non-potable) water should be used whenever possible;

All dirt stock pile areas should be sprayed daily as needed;

Permanent dust control measures, such as implementation of approved landscape plans, shall

be implemented as soon as possible following completion of any soil disturbing activities.

E. Exposed ground areas that are planned to be reworked at dates greater then one month after
initlal grading should be sown with a fast germinating non-aggressive grass seed (e.g., native,
barley) and watered until vegetation is established;

F. All disturbed soil areas not subject to revegetation must be stabilized using approved chemical

soil binders, jute netting, or other methods approved in advance by APCD that will not have

a negative impact to downstream creeks;

All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as possible;

All trucks hauling dirt, sand, soil, or other loose materials are to be covered or should maintain

at least two feet of freeboard (minimum vertical distance between top of load ‘and top of

trailer) in accordance with California Vehicle Code Section 23114 (This measure has the

potential to reduce PM10 (particulate matter) emissions from this source by 7 to 14%);

I. ' Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash off

trucks and equipment leaving the site (This measure has the potential to reduce PM10

emissions from this source 40 to 70%);

Sweep streets at the end of each day if visible soil material is carried onto adjacent paved

roads. Water sweepers with reclaimed water should be used where feasible (This measure has

the potential to reduce PM10 emissions from this source 25 to 60%);

K. Maintain equipment in tune per manufacturer’s speciﬁcaﬁonS'

L

o0

oo

-

Prior to approval of tract improvements, the applicant shall work with SLORTA and/or Public
Works/ Environmental Division to.locate appropriate stops for future transit service along proposed
intémal roads and/or Highway 227 (Caltrans approval, as necessary). Sufficient right-of-way shall
be provided for transit stop(s) on the final map. Prior to comimencement of tract improvements, the
applicant shall obtain a response from SLORTA which shall identify what, if any, transit
improvements shall be installed as a part of tract improvements. '

At the time specific development is proposed:

A.  Parking areas should include the planting of trees that will prowde shade for vehicles to Ieduce
Page 40 of 87
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Attachment 9

latent emissions from hot vehicle engines; -

B. Provide for attractive and desirable on-site eating areas;

C. Determine if the location and/or amount of proposed development would warrant the need for
an additional transit stop, and as appropriate, include in the project design.

CIRCULATION

20.

21.

Pre-realignment of Airport Drive west of Highway 227 - Should specific development within the
tract be approved prior to the County Airport realigning Airport Drive with the tract’s northern access
road, the applicant shall install a median (or functional equivalent) along Highway 227, meeting
Caltrans approval and design standards, to prevent left turns to or from Airport Drive onto Highway
227, prior to occupancy of the first development.

Prior to occupancy or final bmldmg permlt inspection, whichever occurs first, the following traffic
measures shall be completed:

A Highway 227 widened to complete the project side of an A-2 (urban) section fronting the
property. Cross-section elements on the project side shall include an 8-foot paved
shoulder/bike lane, two 12-foot travel lanes, a 2-foot paved inside shoulder, and a 14-foot
center median/turn lane as determined by Caltrans; retaining one 12-foot lane and an 8-foot
paved shoulder/bike lane on the opposite side. Frontage improvements shall also include a 6-

- foot sidewalk and a 6-foot landscaped parkway.

B. Other stock conditions as specified in Public Works memo (Mikel Goodwin, November 2000).

C. Installation of electrical conduit for future signalization of Highway 227/Airport Drive
: (realigned location) intersection.

D. The applicant shall enter into an “Agreement for Pro-Rata Share for Improvements™ with
Caltrans, in which the applicant agrees to deposit $75,000, plus an inflation factor based on
Caltrans Highway Comnstruction Cost Index, toward the signalization of the Highway
227/access road intersection, or pay an equivalent amount into a County Road Improvement
Fee program, if one has been established for this area. :

E. A signed Memorandum of Understanding between the Airport, Tract 2368 and the Senn
development shall be submitted to the County; it shall include a provision that specifies the
location of the intersection, which must align with the final map.

F. Installation of right-turn-in deceleration lane and right-turn-out acceleration lane on Highway
© 227 at both access road intersections to the satisfaction of Caltrans.

G. Install a multi-purpose trail along nghway 227, to the satisfaction of County Parks and
Recreation.

H. Widen/restripe the eastbound approach on Tank Farm Road at Highway 227 to promde two
left-turn lanes, one through lane and one right-turn lane.

"Page 41 of 87
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L To address the curmulative effects of the project, the applicant shall do one of the following:

L Payment of Road Improvement Fees to County Public Works, if an impact fee program
for this area has-been established under the authority of the Mitigation Fee Act and
County Ordinance No. 2379. Any capital improvements constructed by the applicant,

- which are included in the calculation of the fees, or reports prepared by the applicant
~which are related to the implementation of the impact fee program, shall be considered
an “in-kind” contribution and credited against the amount that would otherWIse be
owed; or

i. . Enter into an Agreement for Pro-Rata Share for Improvements” with Caltrans, in
which the applicant agrees to deposit $190,000, plus an inflation factor based on
Caltrans Highway Construction Cost Index, toward improvements as specified in
Table 8 of the Traffic Impact Analysis prepared for the project, or additional
improvements listed in #21.1.iii below. Applicant shall provide receiptor other written
documentation from Caltrans that the funds have been deposited. Any capital
improvements constructed by the applicant, or reports prep ared by the applicant, which
are related to the implementation of the cumulative mitigation measures, shall be
considered an “in-kind” contribution and credited against the amount that would .

.otherwise be owed; or
iti..  Construct one or more of the following improvements and document that the total
- value of improvements constructed equals or exceeds $190,000, plus an inflation
factor based on Caltrans Highway Construction Cost Index: . .
a. Southbound right-turn deceleration lane on Highway 227 at Crestmont Dnve

b. Two-way left-turn lane on Highway 227 between Crestmont Drive and Los
Ranchos Road. ,

C. Extend the southbound right-turn deceleration lane on nghway 227 at Los
Ranchos Road.

Any capital unprovements constructed by the applicant, or reports prepared by the
applicant, which are related to the mplementatlon of the cumulative mitigation
measures, shall be considered an “in-kind” contribution and creditéd against the
. amount that would otherwise be owed.

I Offer for dedication a 50-foot nght—of—way that: wﬂl connect the property to the southwest
along I—hghway 227 (APN 076-511- 015) to the nearest: proposed internal project road. No
improvements are rcqurred as Iong as the prOperty remains in ’fhe Agriculture land use
category.

P.,r.'io‘r to installing any road ,implroven‘len'ts affecﬁng Highway 227, an encroachment permit shall
be obtained from Caltrans. ‘ '

- At the time any construction permit is submitted for approval (mvolvmc the establishment of
new buildings or outdoor use areas), a curnulative summary of all previously approve:d and pending
applications shall be submitted for the 68 acres known as the Semn/Glick development
(DO00336D)and the Morabito/Burke development (Tract 2368 - see Figure 1). Ifthe cumulative total
(including the proposed use) of approved and pending uses is greater than 450,000 square feet of gross
floor area, a traffic signal warrant analysis shall be conducted by the applicant for review by the
County and Caltrans. When the warrants for the installation of the traffic signal are met, the signal
shall be installed at the Highway 227/project access road/Airport Drive (realigned location)

intersection prior to occupancy or final inspection (whichever occurs first) of the proposed building(s).
Page 42 of 87 '
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All monies previously collected by Caltrans/ MOU for this purpose shall be provided to help offset
the costs of the traffic signal.

24.  Atthe time specific development is proposed:

A,

Pedestrian access shall be provided between the main building entrance and the primary street
serving the development; pedestrian access shall also be prowded to adjacent developmenn
where appropriate;

Parking lot design shall consider and design for where feasible, connectlon to adjacent
property parking lots.

AESTHETICS
25.  Prior to recordation of the map:
Al “Building and landscape corridors” will be established, which will cluster fiture development

D.

in a manner to provide for and maximize at least two unobstructed view corridors of distant

. scenic views as observed from southbound Highway 227 traffic, with the intent of providing

50% retention of the distant views of the Santa Lucia Hills. Landscaping within these view
corridors shall not include any vegetation that would block these long distance views;

As apart of Highway 227 frontage improvements, tract improvement plans shall provide for
“gateway” features at focal points, such as the project entry points and along Highway 227,
This would include one or more of the following elements: inclusion of specimen trees,
intensified landscaped areas, and/or special treatments for sidewalks, trails or paved surfaces;
Where feasible, drainage basins shall be created to be shallow enough to avoid the need for
fencing. Also if possible, curvilinear design shall be used to create a more natural appearing
feature. Basin design shall be reviewed and approved by the County prior to approval oftract
Improvements;

All cut and fill areas shall be sufficiently “rounded” to provide a natural appearanceé. . These
areas shall be replanted as soon as possible after the grading has been completed.

26. Upon submittal of a discretionary application for new development of any lot:.

A

All future structures shall show they will be landscaped to provide a 50% screemng (at plant
maturity) as viewed from Highway 227 and the Union Pacific Railroad. Screening vegetation
shall be evergreen, fast-growing in clay soils, and drought-tolerant. As applicable, this shall
be reviewed and approved by the county prior to approval of tract improvements, or when a.

‘specific use permit application is submitted;

All parking areas and outside storage areas shall be landscaped to provide a 100% screening
(at plant maturity) as viewed from Highway 227 and the Union Pacific Rajlroad. Screening
vegetation shall be evergreen, fast-growing in clay soils, and drought-tolerant. All fencing
should be minimized, but when needed shall use attractive materials. Where possible,
structures (on-site or surrounding) shall be used to help screen parking areas from Highway
227 and the railroad primarily, with secondary consideration given to screening from internal
streets; -

Visibility of the exterior of all buipdings ppsgnctures (e.g., water tanks, etc.) shall be subdued

e~ .~ - LR N y P A HY e Yo, LI S s P,



27.

2.

K.

Attachment 9

with darker colors (preferably with a majority of colors with a chroma and value of no greater
than “6", as found in the Munsell’s Book of Color) that blend with colors of the natural
environment. Specific development colors shall be reviewed at the time of specific use
permits are submitted for approval; :

No portion of any structure, including roof-mounted equipment, shall exceed 35 feet. Allroof-
mounted equipment shall not be visible as viewed from Highway 227 and the Union Pacific

- Railroad, and, as needed, shall be architecturally screened (e.g. roof parapets, etc.); all efforts

will be made during building design to make the structure as low profile as possible and in a
manner that maximizes views of the swrounding hills.

For any lot fronting Highway 227, it shall locate structures as far from Highway 227 as is
possible, and no closer than 50 feet from the edge of Highway 227;

The structures on the first lots most visible from Highway 227 (Tentative Tract Map Lots 1,
2,15,16, 17,21, 22,24, 25) shall be low profile and include a variety of architectural featu.res
(e.g., vary extetior planes and depths and roof heights, articulated surfaces, use a variety of
materials, etc.) toredace massing. As a gateway to the City of San Luis Obispo, these lots shall
consider those gateway components provided in the City’s Airport Area- Specific Plan that
would be applicable to the development, recognizing the rural nature and Edna Valley wine
country influences;

Building design and materials shall utilize to the extent possible, features that recognize and
are harmonious with the surrounding agricultural and rural character of the area;

Buildings shall be well articulated which prov1de for human scale, wsual interest, and
distinctive qualities;

All monument 51gnage shall be low profile and no more than four feet in he1ght Building or
other signage shall not be “backlit”;

The following areas will be fully screened from Highway 227 and the railroad: loading,
service, storage, trash,.re'c.;yc‘lingcollecﬁon areas, utilities. Where appropriate, landscaping
shall be used to “soften” or enhance the screened area.

All landscaping not needed for buildings or other structures shall be “low profile”, where long
distance views through the site are maximized.

All water tanks, as apphcable shall be low proﬁ.lc and landscaped to provide a 100% screening (at
plant maturity) as viewed from Highway 227 and the Union Pacific Railroad. Screenmg vegetation
shall be evergreen, fast-growmg in clay soils, and drought-tolerant

All fencing should be minimized, but when needed shall use attractive materials.

All exterior lighting shall be shielded and directed downwards into the development. The height of
light standards shall be no higher than determined absolutely necessary for its specific application.
Light intensity shall be no more than determined necessary for safety purposes. Light sources shall
be of energy efficient design (e.g. sodium-based, metal halide, efc.). Any lighting proposed as a part
of tract improvements shall be reviewed and approved by the County prior to approval of tract

- improvements. As a part of any specific use permit apphcauon submlttal a lighting plan shall be
submltted that inco orates the above measures.

FIRE SAFETY
Per CDF’s correspondence (6/25/02), the following measures, in addition to standard fire safety

30.
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measures shall be incorporated into the project: provide for a “secondary fire access” along the

southern edge of proposed lots 21 and 23 (one-way 12-foot wide all weather road would be
acceptable); providing a future connection with existing access z2long southern edge of property (Lots
14-16) or eventually to Buckley Road is encouraged; adequate measures (per CDF approval) shall be
placed over water reservoir to keep debrs out. ’

31 Prior to final approval of tract improvements: _

A. Water system infrastructure shall be designed and installed to be able to provide sufficient
dedicated fire water and water flows for each subsequent project- specific development where
at least 1500 gpm water flows for at least 2 hours will be available for each lot; all efforts will
be made to design for future linkage to other surrounding commercial projects;

B. A community water storage system shall be installed that provides (in addition to potable/
irrigation water needs) sufficient fire water storage to comply with Appendix 3A of the
Uniform Fire Code for all future buildings and their allowed uses. .

C.  Fire hydrants shall be installed every 300 feet along proposed roadways; -

D. Provide for a “secondary fire access” along the southern edge of proposed lots 21 and 23 (one-

. way 12-foot wide all weather road would be acceptable; :

E. All commercial buildings over 5,000 feet shall install an automated sprinkler system (which

~ shall be regularly monitored); '

F. Adequate measures (meeting CDF approval) shall be placed over water reservoir to keep
débris out that might otherwise clog sprinkler system; ; _

G.  Provide vertical access to any roof exceeding 16 feet in height from at least two points;
providing a future connection with existing access along southern edge of property (Lots 14-
16) or éventually to Buckley Road is encouraged; ’

H. All buildings shall be within 150 feet from a fire access road.

32.  Asa part of firture project application submittal, each subsequent project-specific development will
need to: ' ' ‘
A.  Identify what, if any, hazardous materials or wastes could result from thé proposed use. In

addition, the application will identify how any such materials or wastes will be handled or
stored on-site; ' _ .

B. Work with CDF on the need for additional fire hydrants if development is more than 150 feet

from streets. : . '

33.  Theapplicant shall incorporate all of the components identified in the attached “Airport Comp atibility
Axalysis” as it relates to tract design and improvements, as well as all subsequent development. All
applicable measures shall be shown on a “Second Sheet” of the tract map. B

34. The “extended centerline of Runway 25" shall be shown on all applicable tract improvement plans,
as well as for all applicable construction or discretionary plans of tract lots proposing development
in the future that are within 250 feet of the centerline. '

35. Asa part of any specific development application submittal:

A. All applicable plans shall locate the Airport “Zone(s)” that is (are) on the property;
B.  No buildings shall be allowed vgthin 0 s} of the “extended centerline of Runway 25";
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No more than 50% of the area between the runway centerline and 2350 feet from the centerline
shall be considered “usable” for structures or concentrations of people. The remaining “non-
building” area can be used for non-habitable uses, such as parking lots, landscaping, leach
fields, etc. Where practical, surrounding approved or built structures shall be considered when
placing new structure(s) with the goal to provide extended “non-habitated” areas that are
parallel with the runway centerline;

All uses shall discuss its electrical needs and discuss how each use will not interfere with
navigation signals or radio communications between aircraft and the airport. Ifthe use could
interfere with this communication it shall not be allowed;

All roof materials will be non-reflective;

‘All uses, as a part of its application submittal, shall show how all exterior lighting will not

conflict with airport lighting;
No portion of the structure, including roof mounted equipment, shall exceed 35 feetin height;

‘No landscaping, at maturity, shall exceed 40 feet in height;

All future development shall meet and ma.mtam the requirements of FAR 77 “Objects
Affecting Navigable Airspace™;

A noise analysis shall be included, by a qualified expert, that would include all necessary
measures to achieve a 45 dB CNEL interior noise Jevel. All apphcable construction plans
shall show installation of these noise measures;

No uses shall be permitted that are not allowed in the most cun'ent Airport Land Use Plan.

36. Prior to map recordation or occupancy of any structure, an avigation easement shall be executed
and recorded for each lot, and/or amended as needed. This documerit shall be disclosed to all owners,
potential purchasers, occupants, potential occupants of the presence of the Sar Luis Obispo County
Regional Airport and its associated airport operation impacts prior to entering any contractual
obligation fo purchase, lease, rent, or otherwise occupy ary property within this tract.

37. At the time specific development is proposed, plans shall cleérly show what zone(s) overlay the
property. Proposed uses shall comply with the most current San Luis Obispo County An-port Land
Use Comaubﬂlty Use Matnx for Zones 3 4 and 5 as ap hcable

AGRICULTURE
38. - For tentative tract map Lots 14, 15 and 16:

A

C.

At the time specific development is proposed, a landscape plan shall be included with
application submittal which will provide a solid landscaped buffer along the southeastern edge
of the lot (closest to the agricultural operations to. the southeast) within 5 years. Plant
materials shall consist of a mix of trees a.nd shrubs that are evergreen fast-growing in clay
soils, and drought tolerant;

Due to potential agricultural compatibility concerns with certain allowed uses a Minor Use
Permit (or higher level of discretionary review if réquired otherwise) shall be obtained to

" establish any use (referrals shall be sent to Ag. Department to determine use compatibility),

Only uses that are determined compatible with nearby agricultura] activities shall be allowed.
Establishing compatibility may include incorporation of an a@cultm'al setback buffer for
structures or certain outdoor activities;

Disclose to all owners, potential purchasers, occupants and poten‘oal occupants of the existing
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agricultural operation to the southeast, as well as provide the most current “Right to Farm”
ordinance.

v e

omrt«mnga A*vgncuﬁltum;measumy Comphance will Be verified by the Departinent of-
Plantinig -aiig: Bafiding,. iR consaltation with the Eniitonmental- Covrdifiator and:
Agn éiﬂtﬂrai?Cssianr*s ‘@ce.

NOISE

39.  For tentative tract map Lots 1 - 12 and 25: at the time specific development is proposed, the
application shall include all proposed indoor and outdoor uses, as well as any loud, noise generating
equipment to be used. Should any of these uses or equipment have the potential to generate noise that
mazy exceed Noise Element thresholds (including potential impacts to residences to the north and east),
a noise study shall be submitted evaluating these items and determine what measures can be
unplemented 10 reduce n01se 1mpacts to 1ess than 51gmﬁcant levels.

et B T o

e
\r":‘?“

CONDITIONS, CONVENANTS AND RESTRICTIONS (CC&Rs
40.  Prior to map recordation, CC&Rs shall be developed for the entire property, and approved by the
County, for all previous items relating to future specific development.

The applicant understands that any changes made to the project description subsequent to this environmental
determination must be reviewed by the Environmental Coordinator and may require a new environmental -
determination for the project. By signing this agreement, the owner(s) agrees to and accepts the incorporation
of the above measures into the proposed project description.

ggwa gW <- 7-0%

é{gnature of Owner(s) Date

FMDf—fﬂé 1«7153

Name (Prmt)
G:\A_files\Land Divisions\2000\ Tract Maps\S0000070 - Morabito-Burke\Environmental DeterminatiomDS5.wpd
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- agricultural operation to the southeast, as well as prov1de the most current “Right to Farm™
ordinance.

Monitoring - Agriculture measures: Compliance will be verified by the Department of
Planning and Building, in consultation with the Environmental Coordinator and
Agricultural Commss1oner s Office. :

NOISE :
39.  For tentative tract map Lots 1 --12 and 23: at the timé specific development is proposed, the
~ application shall include all proposed indoor and outdoor uses, as well as any loud, noise generating
equipment to be used. Should any of these uses or equipment have the poténtial to generate noise that
may exceed Noise Element thresholds (including potential impacts to residences to the north and east),
a poise study shall be submitted evaluating these items and determine what measures can be
implemented to reduce noise 1mpacts to less than significant levels B :

Momtormo - Noise measure: Compliance will be venﬁed by the Department of Plam:lmg and
Building, in consultation with the Environmental Coordmator

CONDITIONS, CONVENANTS AND RESTRICTIONS (CC&Rs
40.  Prior to map recordation, CC&Rs shall be developed for the entire property, and approved by the
County, for all previous items relating to firture spec1ﬁc development. '

The applicant understands that any changes made to the pIO_] ect descnptlon subsequent to this environmental
determination must be reviewed by the Environmental Coordinator and may require a new environmental
determination for the project. By signing this agreement, the owner(s) agrees to and accepts the i mcorporanon
of the above measures into the proposed project description.

Q&%u&_'— - s )in]ey

Signature of Owner(s) Date

PoLERT B, BUREE

Name (Print)
G\A_files\Land Divisions\2¢00\Tract Maps\S000007U - Morzbito-Burke\Environmental Determination\DS5 wpd
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Attachment 9

SAN Luis OBIsPO COUNTY

AL i e -

TR ey oI i Yo g

DEPARTMENT OF PLANNING AND BUILDING

VICTOR HOLANDA, AICP
: DIRECTOR

February 26, 2003

John McKenzié, Environmental Specialist
County of San Luis Obispo B
Department of Planning & Building
County Government Center, Room 310
San Luis Obispo, California 93408-2040

HYDROGEOLOGIC REPORT REVIEW

Senn-Glick and Morabito-Burke Development Projects
State Highway 227 (Broad Street) ' '

San Luis Obispo, California

Dear John;:

At vour request, I reviewed the revised Develop&’s Statement (Katherman, 2003) for the
proposed Senn-Glick and Morabito-Burke Development projects. In order to evaluate the
proposed changes in the Developer’s Statement, it was necessary to review the supporting "
technical documentation. The scope of this review included the following tasks:

. Reviewing the hydrogeology reports prepared for the Senn-Glick and the Morabito-Burke
- projects (Katherman Exploration; 2001a, 2001b, 2001c). The California State Board of
Registration for Geologists and Geophysicists "Guidelines (1993) for groundwater
- investigation reports” were used as the dpplicable review standard. = '
. Preparing this letter report discussing my findings, conclusions, and recommendations.

Project Des-cription

The subject reports address two separate, but adjacent projects on the eastern side of Highway

227, across from the San Luis Obispo County Airport. The proposed developments consist of a

180,000-square-foot business/industrial park on 10.acres (Senn-Glick) and a tract map that

will allow as much as a 500,000-square-foot light-industrial/commercial development on 58
acres (Morabito-Burke). Both these developments will bé served by separate water systems

supplied by existing wells. o

CouUNTY GOVERNMENT CENTER = San Luis Ol?j%’&)e 50 Ong\-}zIFORNIA 93408 .+ (805)781-5600

iMaiL: planning@co.slo.ca.us - FAX: (805) 781-1242 . WEBSITE: http//www.slocoplanbldg.com
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Hydrogeologic Report Review February 26, 2003
Senn-Glick and Morabito-Burke Projects

Consultant’s Findinos

The Katherman reports were based on review of regional groundwater studies, analysis of on-site
well data, and well interference testing. Based on this work, Katherman reached the following
~main findings:

1. Hvdrogeologc Setting. Hydrogeologic units consist of two main groups: unconsolidated
sediments and consolidated rock. The unconsolidated sediments include Holocene age alluvium
(valley fill depos1ts) and Pleistocene age terrace deposits. The consolidated bedrock includes the
Jurassic-Cretaceous Franciscan Complex, Pliocene age Pismo Formation, and Pliocene- '
Pleistocene Paso Robles Formation. Yields in the alluvium and terrace deposits are typically 10«
50 gallons per minute. No yields were specified for the consolidated rock units, although ‘
Katherman noted that the Franciscan was "a locally prolific aquifer in the SLO Basin."

2. Current Basin Water Reserves. The sites are within the San Luis Obispo groundwater basin,
which has an estimated storage capacity of 22,000-26,000 acre-feet for the units above the
sandstone and Franciscan rock units. Additionally; the sites are near the Edna Valley _
groundwater subbasin, which appears to supply some amount of recharge and subsurface flow.
The Edna Valley groundwater subbasin has an estimates storage capacity of 40,000-44,000 acre-
feet. ,

3. Water Supplv. Nine water wells will provide water to the proposed projects. Seven of these

are for Morabito-Burke (wells 1, 2, 4, 3, 6, 7, and 8) and two of these are for Senn-Glick (wells 3

and 9). The Morabito-Burke wells produce from the alluvial aquifer, whereas the Senn-Glick |

wells produce from both the alluvial and Franciscan aquifers. These wells range in depth from -

80 to 143 feet and produce 6 to 43 gallons per minute (gpm). Drawdown ranges from 21 to 95
feet and specific capacity ranges from 0.14 to 0.58 gallons/foot. :

4. Well Interference. Testing of wells 1, 2, and 9 was performed in March 2002 to assess the

. potential interference of these wells ‘Wlth each other. The test methodology consisted of
measuring drawdown and flow rates while pumping the various wells. The results were plotted .
on semi-logarithmic graph paper and well mterfcrence was assessed by observing nickpoints on o
the graph. : , :

5. Normal Annual Recharge. Based on published values of 0.20 acre-ft/year (DWR, 195 8) and
0.45 acre-ft/year (Boyle, 1991), Katherman estimated an annual rate 'of rainfall recharge of 0.25 '
acre-ft/year. Rainfall was estimated at 3.3 inches/year/acre of recharge. This recharge rate was
applied over an area of 100 acres to develop an annual rainfall recharge estimate of 235 acre-ft.
Additional recharge for includes 0.7 acre-ft/year from irrigation and 4 acre-ft/year from creeks

‘and streams, for a total of 29.7 acre-ft/year for both projects.

-2
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Hydrogeologic Report Review February 26, 2003
Senn-Glick and Morabito-Burke Projects : :

6. Drought Annual Recharge. Katherman estimated an annual rate of rainfall recharge 0f 0.18
acre-ft/year for drought conditions. This recharge rate was applied over an area of 100 acres to
develop an annual rajnfall recharge estimate of 18 acre-ft. Additional recharge for includes 0.6
acre-fifyear from irrigation and 2.7 acre- ft/year from creeks and streams, for a total of 21 3 acre-
ft/year for both projects.

7. Domestic Water Demand. Estimated potable water demand for Senn-Glick is 3.8 to 4.8 acre-
ft/year and 2.9-3.6 acre- ft/year assuming low-flow plumbmg (Katherman, 2001c) and for
Morabito-Burke is 12 acre-ft/yr (Katherman, 2001a).

8. Landscape Water Demand. For Senn-Glick, landscape demand is zero because the potable
water will be reclaimed for irrigation (Katherman, 2001c) and for Morabito-Burke, landscape
demand is 2.0-2.5 acre-ft/yr.

9. Water Quality. 'Laboratory tésting of the Senn-Glick wells (wells 3 4nd 9) shows that the-
water does not meet State secondary standards for potability without treatment due to high levels
of total dissolved solids, electrical conductance, and chlorides. These secondary stanidards were
also exceeded in the Morabito-Burke well (well 1). Mitigation will mvolve reverse osmosis-or
blending with another source of potable water.

San Luis Obispo Countv Enom,'eering Geologist’s Comments

Taken as a whole, the various Katherman reports provide much useful information about the
hydrogeolo gy of the two sites. However, there are still some unresolved matters that need to be
addressed before the hydrogeology rcports can be approved. -

1. Hvdrogeologic Semng The figures used to 1llustrate the hydrogeologic settmg are from the
City of San Luis Obispo Grouridwater Evaluation (Boyle, 1991). These maps and cross sections
are at a regional scale (1 inch = 5,000 feet) and are not suitable for determining the hydrogeology
at the site. Upon our request, Katherman provided a site-specific cross section at a more
appropriate scale of 1 inch =200 feet. This cross section is useful, except that it lacks other
information such as perforations, sanitary seal thickness, and static water levels. '

2. Well Interference. The method of graphically plotting inflection points on semi-log paper does
not actually predict the amount of drawdown. It is possible to calculate these values .
mathematically. One method uses the following formula (Heath, 1989, p. 44):

s = Q*t/T*S*12, where s = drawdown at a point, Q = pumping rate, t = time, -

T = transmissivity, S = storage coefficient, and r2 = square of the d1stance

between the pumping well and the drawdown point. -

-
-3 -
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Hydrogeologic Report Review February 26, 20,(‘)3.‘
Senn-Glick and Morabito-Burke Projects ' '

Using the mathematical approach allows calculation of the amount of drawdown at a given point.
The amounts of drawdown can then be calculated for various well operation scenarios, mcludmg
addmve effects from pumping multiple wells simultaneously.

3 Annual Recharge. The amount of annual recharge is predlcated on usmg an area of 100 acres
in the calculations. Although we acknowledge that regional groundwater flow passes through the -
properties, we do not understand the justification for using 100 acres of recharge for a 68 acre.
project. This sets a precedent for other projects to claim recharge from possibly the same off—snte
areas, so in effect, the recharge is claimed multiple times.

4. Domestic Water Demand. Assuming that reverse o‘smosié or blended water is “iised to rmprove
the quality of domestic water, addrtlonal water will be needed for to achieve the requrred potable
quality. At present, this amount of water is unknown.

5. Documentation. No references are prowded In addmom the reports would be unproved by
mcIude a table of contents and 1termzed conclusions and recommendatlons )

San Luis Obispo Countv Engineering Geologist's Recommendations

Additional information listed below needs to be included in an addendum report to be rewewed
and approved by the courty’s Certified Engineering Geologist:

1. Hvdrogeologic Settmg Include perforations, sanitary seal thickness, and static watcr levels on
the hydrogeologic cross section. '

2. Well Interference. Matbematrcally calculate the amount of drawdown at various points in the
well field, mc:ludm<J additive effects.

3. Annual Recharge. Recalculate the amount of recharge using an area of 68 ac:res'.A '

4. Domestic Water Demand. Provide estimates of the amount of water necessary to achreve the ‘
' reqmred potable quahty

5. Documentation. Provide a list of references c1ted a table of contents, and 1temized conclusmns
and recommendations.

' Upori submuittal of the above-requested information, the County can better determine the
appropriate course of action relating to water resource impacts and assist the applicant in
' explonng fea51b1e means to provide for sustainable water.

-4 -
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Hydrogeologic Report Review - February 26, 2003
Senn-Glick and Morabito-Burke Projects NS :

References Cited

Boyle Engineering Corporaﬁon, 1961, Grou.nd water basm evaluation: City of San Luis OblSpO
open-file report. '
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California State Board of Registration for Geologlsts and Geophyszclsts 1998, Gmdelmes for
groundwater i mvestigation reports, 7 p. . .
Heath, R.C., 1989, Basic ground-water hydrolocry U S Geologlcal Survey Water—Supply Paper .
2220, 84 p.
Katherman Explorations Co., LLC., 2001a, Area ground water review & water well evaluation:
unpublished report, Morablto—Burke project, dated March 2001. .
2001b, Stupplemental report, area ground water review & water well evaluanon
unpublished report, Morabito-Burke proj ect, dated June 18, 2001.
2001c, Area ground water review & water well evaluation: unpublished report, Senn—thk
Development property, dated December 19, 2001. :
2003, Possible language for rewrite of water sectlon in developer statements for Morab1to-
Burke and Senn-Glick projects: unpublished letter, dated J anuary 2003.

Closure ‘

This concludes my review comments. Please contact me by phone at (805) 7814577 or by e-
mail at Lrosenberg@co slo.ca.us if you have any questxons regarding this review letter.

Sincerely,

4 L

Lewis [. Rosenberg, CEG 1777
Certified Engineering Geologist
County of San Luis Obispo

copies: Charlie Katherman, Katherman E;(ploration Co., LLC
Carol Florence, Oasis Associates
John Wallace, Jolin L. Wallace & Associates
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SR crty of san s oslspo
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990 Palm Street, San Luis Obispo, CA 93401-3249

November 21, 2000

Pat Beck

San Luis Obispo County Department of Planning and Building
County Government Center

San Luis Obispo CA 93408

Snbject' Tract 2368 (Morablto/BurLe, on Highway 227 east of the Au‘port)

- Thank you for referring thlS proposal to subdivide 58 acres into 24 buildable, commerc1al lots. The Cityis
particularly interested in this proposal at its southern entry, which would extend commercial development:
into the Edna Valley and the City’s intended greenbelt.

As you know, the County’s General Plan designation of Commercial Service for this site is not consistent
with the City’s policy that land use in this area not be intensified at this time. In fact; the County’s
changing the designation from Agriculture to Commercial Service in 1996 was done overthe City’s strong
objections.. An Open Space or Agriculture designation is warranted by the site’s agricultural capability,
location under-an airport approach, scenic and wildlife values, and by the excess supply of land in the San
Luis Obispo area that is designated for commercial or industrial uses. The site is outside the City’s adopted
urban reserve line, and is therefore not eligible for annexation or City services that would be appropnaie
for urban development =

However, we realize that the County is riot likely to reconsider the designation for thns site, and that an
apphcatlon has been received and must be processed as provided in State law.

The City is preparing a specific plan for the Airport Area, as designated in the City’s General Plan. The
environmental impact report for the draft specific plan will consider three alternatives, two of which would

give the subject site a-designation similar to its County designation. (But please note that F1gure 5in the

applicants’ July 2000 development plan booklet does not reflect “proposed city land uses,” as its title

claims.) The City Planning Commission and Council will begin public hearings on the Airport Area

Specific Plan and EIR in February, just four months from now. Therefore, it is premature to consider

annexation and City services being provided to this site at this tlme though there is an opportumty for

reconsideration in the near future. :

Urban development in the Edna Valley, without benefit of City services, raises serious questions
- conceming traffic and transit impacts, and the adequacy of on-site water supply, sewage disposal,
and stormwater drainage. Compatibility with the airport and neighboring agricultural and residential
uses is also a concern. We anticipate an environmental impact report will be needed for this
proposal. The EIR will need to thoroughly analyze these potential 1mpacts and recommend
mitigation measures more substantial than those alluded to in the applicants’ booklet. As mitigation
for esthetic Jmpacts the County should also consider adopting the deszgn standards and guidelines of
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Tract 2368 County referral comments

Page 2

the Airport Area Specific Plan as part of the develoPment plan For this site. Special attention needs to
be given to the gateway location of this site. Tt is a gateway between the city-and the Bdna Valley.

The visual quality of any development here should be exceptional, given the gateway location. That
quality should be achieved through site planning, building form and materials, and landscapihg.

The City’s Public Works Department is particularly concerned with coordination of project review
along the arterial roads coming into San Luis Obispo. Public Works has contacted the applicants® -
representative, obtained a copy of the report prepared by Penfield and Smith, and offers the
followmo comments:

1.

The scope of the traffic analysis was established between Caltrans and the County, with no
consultation with the City. Nine of the 14 intersections studied are within the City’s urbam
reserve, and five are within the existing City limits. Recommended mitigation strategies will
affect all of these. Furthermore, the consultant did not evaluate other intersections that have
equal potential for raising traffic operational issues along this important community corridor.

The tract’s northern intersection should align with the southern roadway into the Airport. In
considering this realignment, review access requirements for the two large parcels adjoining
and north of the tract boundary (designated Commercial Service) and the parcels within the
Rodriguez Tract that are proposed for inclusion within the County’s URL.- (reference

'G9900012M). Given the potential cumulative peak-hour trip generation from this tract and

adjoining areas, it would be desirable to signalize one intersection serving the area and avoid
multiple signalized intersections or driveway access onto Highway 227. Also, if the primary
access point is moved to the north, the subdivision would be within walking distance SLO
Trapsit’s Route 3, which now serves the Airport. Given the employment potential in the

. proposed tract, transit access to the area from both the SLO Transit and CCAT systems should

be assured.

Page 4 of the traffic study indicates that the intersection LOS goal within the City limits is LOS
C. This is contrary to the City’s Circulation Element, which establishes LOS D as the
acceptable level of service along arterial streets and regional routes of si gmﬁcance ‘What is the
adopted source of the Consultant’s LOS C goal?.

The traffic impact analysis should be expanded to evaluate the El Capitan and Fuller Road

intersections. One reason these intersections should be evaluated is that the project’s traffic
report presents the signalization of Fiero Lane as a “short term” mitigation measure (reference
page 16). Potential access conflicts with nearby Fuller and El Capitan need to be understood

' before a signal location is established.

It is unclear from the proj ect description what frontage nnprovements are to be prowded along
Broad Street (SR 227) by this tract. The text mentions that the tract will provide for sufficient
right-of-way to accommodate “the iltimate” widening of Broad Street to four Janes including 2
center median (reference page 1). Thereport also identifies mitigation measures néeded in the
“short term,” including fair-share contributions to the widening of Broad Street to include four
travel lanes (reference page 16). No mention of medians i$ included in the mitigation measure.
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Tract 2368 County referral comments

Page 3

6.

S.

The project descnptlon should be clarified to 1llustrate the full cross-section for Broad Street
adjoining the project. This project’s fair-share contribution should be the widening of Broad
Street along its project frontage and the mstallaﬁon of full frontage mprovements

The City is nearing completion of a specific plan for the Airport Area: One feature of the
specific plan is a cross-section for Broad Street that meets Caltrans and City expectations.
Components of the cross-section that the City is considering include separated sidewalks and
parkways, Class II bikeways (2.0 meters wide), four standard-width travel lanes, and a
landscaped median. The County, City, and Caltrans should meet to.come to consensus on cross
sectiorial design that is both functional and attractive for the area (an initial staff meeting is
tentatively scheduled for November 9). :

Another area of cooperative planning is traffic operations and control along the Broad Street
cotridor. While this particular project may not be responsible for coordinating this effort, its
design emphasizes the need to take a broader look at corridor access needs and traffic control.
And the simplicity of the applicant’s proposed mitigation measures, “31gnahze everything,” is
pot acceptable. The traffic report for this project implies that numerous traffic signals will be
needed along Broad Street between Los Ranchos Road and Capitolio Road to provide cross-
traffic access. However, there has been no analysis of the corridor as a whole to establish-an
appropriate operations strategy. The County, City, and Caltrans, with participation by affected
property owners, need to: :

e Idemiﬁ appropriaie intersections for signal improvements based on optimal spacing and
cross-traffic volumes. This project’s traffic report suggests that signals be installed at
Fiero, Aero Vista Park, Aero Drive, Airport Drive, the project’s northemn road, and
Buckley Road. Many of these intersections are too close, and the prescription for six -
signals seems excessive and suggests a different access strategy, beginning with this. .
project.

e Establish access controls for other non-signalized intersections, and evaluate how traffic-
flow gaps conld be nrowded by effective signal spacing.

o Investigate opportunities for consolidating access points based on ex1stmg and planmed
land use patterns for the corridor.

e Establish an operauonal plan for trafﬁc signals along Broad Street.

e Establisha property access strategy (mtersecuons and local ro ad network) that enables the
installation of landscaped medians within San Lms Obispo’s urban Teserve.

Table 3 on page 11 of the trafﬁc study shows LOS at the Los Ranchos Road mtersection

degrading from D to F, and delay increasing by 71% during the AM peak (existing-plus-project

conditions). This magnitude of change seems hard to justify. Likewise, Table 4 on page 11,

the 130% increase in delay at the Bucklcy Road intersection during the PM peak (existing-plus-

project condmons) seems excessive. However, if these delay calculations hold true, then a
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10.

11.

traffic signal at the Buckley Road intersection should be installed when his project is
developed. The Fiero Lane intersection is another candidate, but signal spacing needs to be
evaluated before that mitigation is implemented. ‘ :

The City has considered a traffic impact as “significant” for purposes of environmental review
if current conditions are substandard and a project significantly exacerbates the situation. The
significant increases in delay suggest presented in Tables 3 and 4 demonstrate that the project’s
contribution to the substandard conditions is significant.

The City’s traffic consulting firm, Fehr and Peers, is working with the City Transit Manager

"to establish a transit service strategy for the Airport Area. The transit manager has

recommended a strategy that would provide SLO. Transit service northbound on Broad
Street, north of Buckley Road. While the timing of this service depends on the
implementation of the Airport Area Specific Plan and could be some years away, this project
should provide a trahsit tunout along the tract’s Broad Street frontage and guarantee the

installation of transit stop improvements (signs, shelter, etc.)-once service is. established.

Another simpler option is to purchase these facilities for storage at the City corporation yard
for future installation : ‘

If you have questions on land use policies or environmental review for this pr_oposal,‘pk-:a_se contact
Glen Matteson in Long-range Planning (781-7165). If you have questions on traffic issues, please -
contact Tim Bochum in Public Works (781-7203). -

Sincerely.

John Pumn _
v Administrative Oﬁcer

Copies: Jeff Jorgensen, City Attorney

Mike McCluskey, Public Works -Dir_ector
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COUNTY OF SAN LUIS OBISPO |
Department of Agriculture/Measurement Standards

2156 SIERRA WAY, SUITE A « SAN LUIS OBISPO, CALIFORNIA 93401-4556

RICHARD D. GREEK (803) 781-5910 -
AGRICULTURAL COMMISSIONER/SEALER FPAX (805) 781-1035
~ AgCommSLO@co.slo.ca.us
RECEIVED
| -8 zzm
November 8, 2000 NDV .
TO: Johr McKenzie, Environmental Specialists [S L.0. CO. PLANNING DEPT.

FROM: - Robert Hopkins, Deputy Agricultural Commissioner RQ{}-%’i Mv&

SUBJECT: Morabito-Burke Tract Map and Development Plan

' I'J:us report responds to your request for comments on the Morabito-Burke Tract Map and
Dcvelopment Plan. The adjacent agricultural property owner south of the site has been contacted
concerning the proposal. The comments and recommendations in our report are based on currernit
departmental policy to conserve agriculture resources and to provide for public health, safety and
welfare while mitigating negative impacts of development to agriculture. '

A. Project Déscription and Ag ricultural Setting

The project entails the subdivision of apprommately 58 acres into 28 parcels which range from one
to three acres. The project site 1s within the Commercial Service Land Use Categoryandis

currently vacant land.

'Ihere are agncultura.l land uses south of the site consisting of an estabhshed vmeyard The
adjacent agricultural land is within the Agriculture Land Use Category.

‘B. Evaluation of Potential Impacts

Depending on the type and scope of commercial service uses, and the location proximate to the

vineyard the creation of lots 14, 15 and 16 could generate incompatibility impacts for the vineyard
_ operation. Generally commercial service uses are more compatible with agricultural operations

compared to residential neighborhoods. A summary of potential impacts are as follows:

1. Future commercial services uses may impact the adjacent vineyard operation.
a. Increased duty of care and property liability. :
b. Constramed ability to perform nccessary cultural practices in a ume]y manner.

2. Accepted agricultural practices, for vineyards may impact firture commercial service uses
a. Noise machinery operation, frost protection (wind machines), harvesting operations and
pesticide spray applications.

b. Odors - soil and/or foliar fertilizing operations.
c. Pesticides - ground spray applications of pesticides.
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John McKenzie, Environmental Specialists
November 8, 2000
Page 2

C. Recommended Mitioation Measures

* To reduce the potential for significant impacts and protect public health and safety the following
measures are recommended: (refer to map 2)

1. Reqmrc a landscape buffer, with appropriate trees and/or shrubs, along the property lines
between parcels 14, 15 and 16 and the adjacent vineyard. General parameters for landscaping
mclude an ultimate height of approximately 20 feet and width at the base of approximately 10 -
feet. Selected species need to be well adapted for survival, with minimum maintenance once
established, and create a fairly $olid barrier between the respective land uses.

2. Require subsequent Minor Use Permit approval for commercial service uses on parcels 14, 15
' & 16, with a referral to the Agricultural Commissioners Office for a site specific review.

D. Discussion

The agricultural buffer policy rangé of buffer distances for vineyards is 400 to 800 feet. These
buffer distances are primarily for buffering residential uses. Typically ;o_m_merc’i'a’l service uses
would require a smaller buffer distance. Additionally our experience in dealing with the interface
of agricultural operations with other uses mdicates there are cncumstances where smaller buffer
distances are appropriate.”

~ There is a wide range of potential commercial service uses which could generate some
incompatibility issues for the adjacent vmeyard Rather than specify a buffer distance for all uses,
we have recommended a subsequent review of a specific project in order to better evaluate
potential incompatibility issues. '

For further assistance please call.

CC: Carol Florence, Oasis Associates, Ipc.

H\RLHLUP\Marabito-burke tm & dp.wpd
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AIR POLLUTION RECEIVED
CONTROL DISTRICT .
COUNTY OF SAN LUIS O315PO JN 19 2

DATE: June 18, 2002 S S.L.0. CO PLANNING DEPT.

TO: John McKenzie
County of San Luis Obispo Department of Planning and Building

FROM: Heather Tomley% '
Ajr Pollution Control District of San Luis Obispo County

SUBJECT: Morabito-Burke Tract Map '

Thank you for including the APCD in the environmental review process, We have completed -
our review of the proposed Developer's Statement for the Morabito-Burke Tract Map located
near the San Luis Obispo County Alrport, and have the following comments regarding the
proposal.

COMIV[ENDATIONS

We would first like to commend the apphcant on several items included in the Developer s

Statement:

e All of the necessary dust mitigation requirements have been included for implementation
during the construction phase of future developments. This will minimize fugitive dust
emissions and reduce the potential for nuisance impacts to nearby properties. :

e The commitment to allow for sufficient right-of-way and to work with transit agencies o
locate transit stops for future transit service is very important for increasing the ability to
serve the area with transportatlon alternatives, thus decreasing dependence on private
autornobiles.

¢  Planting shade trees in pa:kmg lots will reduce surface temperamres and limit evaporanve
emissions from parked vehicles.

o The eight foot bike lane, six foot sidewalk and six foot landscaped parkway will increase the

 pedestrian and transit friendliness of the development, making walking and blcychng more

. viable alternatives to the use of private automobiles.

~AIR QUALITY ANALYSIS
It is hot appropriate at this time to assess air quality 1mpacts from individual developments
within the tract map. On a program level basis, development in this area has been planned for
and is therefore consistent with the District's Clean Air Plan. As development in this area
progresses however, the APCD will evaluate potential emissions from individual proposed
developments with respect to our CEQA significance thresholds and make recommeéndations and
requirements for specific mitigation measures as necessary. If individual projects are determined

_to have potentially significant air quality impacts, the following measures are provided as
guidelines for the types of requirements which may be necessary and should be included early on
in the development planning process.
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Morab1to~Burke Tract Map

Page2 -
June 17, 2002
Orient buildings toward the' street with convenient pedestrian- and transit access. Parking

- should be located m the rear.

Provide on-site bicycle parking at a ratio of one bike pa.rkmo space for every 10 car parkmcr
spaces.

Provide on-site eating, reﬁ'lgeratlon and food vendmg fac111tles to reduce lunchtime trips.
Provide preferential carpool parking.

Provide shower and locker facilities to encourage employees to bike or walk to work,
typically one shower and three lockers for every 25 employees.

Increase building energy efficiency rating beyond Title 24 minjmum requirements.

Plant trees along southern exposures of buildings to reduce summer cooling needs.

Use built in energy efficient appliances, where applicable.

Use double paned windows.

Use low energy parking lot and street lights.

Use energy efficient interior hghting.

Use light emitting diode traffic signals.

Thank you again for the opportunity to rewew t}us prOJ ect. Ifyou have any questions, feel free to
‘contact me at 781-5912.°

HAT/sl

' H:\ois\plan\response\2519.doc
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Coum OF SaN LUIs OBISPO .
DEPARTMENT OF GENERAL SERVICES

San Luis Obispo, Califorria 93408 + (805) 781-5200 T
Duane P, Leib, Director .

May 23, 2002

Mr. John McKenzie, Environmental Specialist

Department of Planning & Building, Environmental Division
County Government Center

San Luis Obispo, CA 93408

Subject: AIRPORT DRIVE ACCESS TO CALIFORNIA STATE HIGHWAY 227
.Dear John:

The San Luis Obispo County Regional Airport plans to modernize and provide for increased
usage of the terminal facilities. It is our intent to develop additional parking areas, create internal
terminal access and circulation and relocate the southerly entrance/exit to the airport known as
Airport Drive. This is a separate and distinct roadway from the current primary entry at Aero
Drive. The current time frame to commence the relocation of Airport Drive to the south and
provide the aforementioned improvements is three (3) to five (5) years. -

Two developments, Senn-Glick and Morabito-Burke, are proposing to locate their main access
road opposite the relocated Airport Drive and create a four-way intersection at Highway 227.

The timing of the private development projects is such that they will be built out over a ten-year
period or as the market warrants the construction of the projects. Cal Trans and the County of
San Luis Obispo have requested a Memorandum of Understanding (MOU) be prepared to state
the alignment of the Airport Drive access and the private development access be directly opposite
each other, not offset. The MOU is currently being circulated for agency and developer
signature. Final approval and the signatory authority for the County will rest with the Board of
Supervisors. '

The amount of airport patrons currently utilizing the existing southerly Airport Drive access is

" low. In the near term, it is our position that portions of the private development could commence
prior to the relocation of Airport Drive. Cal Trans has raised concerns with the potential for
southbound left turn vehicles entering the private development may back-up or queue to the
extent to impede the operation and flow of the northbound left turn into the southerly Airport.
Drive access. In the unlikely event Airport Drive is not relocated prior to the private
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Mr. John McKenzie, County of San Luis Obispo
May 23, 2002 , '
Page -2-

development projects to the east of Highway 227, and if Cal Trans determines the Back—up of left
turn traffic is unacceptable, the airport will not oppose Cal Trans limiting access to the southerly
Airport Drive access to right turns in and right turns out only.

Should you have any questions regarding this matter, please do not hesitate to contact me.

c-Richard Marshall, Public Works Dept., County of San Luis Obispo
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CDF/ SAN LUIS ~ BISPO COUNTY FIf = DEPARTMENT

Dan Turner, Chief General Inforrnation 805/543-4244
FAX 805/543-4248

635 N. Santa Rosa ® San Luis Obispo * California 93405

April 25, 2000
Mr. James Caruso BOR

SLO County Planning T i ]
County Government Center R v rvonme
_San Luis Obispo, CA 93408 0 Glore :

Subject: Proposed industrial subdivision across from SLO County Aiport
Dear Mr. Caruso:

| recently met with agent Ms. Caro! Florence to discuss pre-development issues for a
proposed 32-parcel subdivision for industrial use across from the SLO County Airport. The
project would be located on the east side of Highway 227 north of the Tolosa Winery
vineyards.

During our meeting | expressed concern for adequate roadway access. Ms. Florence
proposed two pomts of ingress/egress connecting to-Highway 227. The separation of the
access points is approximately 1/3 of the total property frontage along Highway 227. |
suggested a third point as an outlet/inlet located near a possible easement along the Tolosa
Winery property. If only two points of access and egress are provided those points shall be
separated to the furthest comers of the project boundaries. My concerns are supported by
the Stafe Public Resources Code 4290 and further described on page 10 of the County
Developer's Guide. The maximum length of dead-end road, including all dead-end roads
accessed from that dead-end road shall not exceed 800’ for parcels less than one acre and
1320’ feet for parcels 1 - 4.99 acres.

The project will require service from a community or private water system meeting
the minimum fire flow requirements. The minimum requirements described in UFC Table //I-
A a2rs 1500 GPM for 120 minutes.

T

if | can provide additional information or assistance please call 543-4244, extension 2122.

Sincerely

i G lo

TIM ECKLES
Fire Captain Specialist

© Florence — agent
BC 3412

\1“E"' » Fm‘
v‘:;mi FROT Ecr,é:*r

PROVIDING COOPERATIVE FIREARESEETION AND RESCUE SERVICES
TO THE CITIZENS OF SAN LUIS OBISPO COUNTY
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B8 CDF/San Luis Obispo'Counfy .

Fire Department

635 N. Santa Rosa « San Luis Obispo + California 93405
June 25, 2002 '

M. John McKenzie, Environmental Specialist
County Planning & Building Department
County Government Center, Room 310

San Luis Obispo, CA 93408-2040

Project Number: Tract 2368 Morabito/Burke
Dear Mr. McKenzie,

I have reviewed the proposed tract map 2368, revision dated 6/07/01 and the letters sent from our
department previously on this project. I wish to make the following comrnents on this tract.

This project is located in 2 moderate fire sévetity zone and has a response time under 5 minutes
from the nearest County Fire Station. This project will have to meet all the requirements of the
1998 California Fire Code (CFC), 1998 Building Code(CBC), Public Resources Code(PRC) and
all other applicable fire requirements. The following will identify some of the requirements and -
make additional general comments: o L

Proximity to the Airport : o

This proposed tract is located on the approach and departure of the airports secondary runway,
runway 25 at the airport. Historically these areas are more prone to aircraft incidents. Our
firefighters have responded to numerous aircraft incidents, includihg several fatalities, within a
mile radius of the approach to the airports runways. The type of occupancies being built should
be considered so as to limit the number of people occupying the buildings. For example an
assembly type building or even an office building may want to be excluded from this project.
The buildings themselves of course may create an obstruction to an aircraft attempting an
emergency landing. N :

Building Set Backs - : _ ' -
All building set backs will bc_ based on building code requirements for separations.

Access :

In the letter dated August 6, 2000 from our department we discussed improving the secondary
access for this project. The current map revision did not show any changes on this item. We
suggest alternative egress routes out of the project could include utilizing existing roads id
- proximity to the project, such as Farmhouse Lane. and or the Buckley Road extension. As there
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are several projects under review in this general area, a road system should be developed which
provides for secondary access routes into each of the projects. This would be bcneﬁmal to all the
projects in solvmg the secondary access issue.

We would require that the “Emergency Access™ road proposed be changed to a' “Secondary
Access”. If the applicant prefers this road could be a one way road for exiting the properry with a
reduced width of 12 feet with no parking. .

All other roads. indicated on the map are over the required width of 18 feet. All emergency ﬁrc
lanes shall be a minimum of 20 feet wide unobstructed. All road and driveways shall be al]
weather surfaces. Roads exceeding a 12% grade have additional requirements.- All buildings
must be within 150 feet of fire access roads. CFC 902.

Addressing o
Address numbers must be legible from the roadway and on all buildings. A monument sign
displaying the location of all buildings in the complex must be d1sp1ayed ina promment 1oca1:on
at the mtrance to the facility, CFC 901.4.4. g

Roof Covenngs '
All roof coverings shall have a minimum of at least 2 Class C roof. CBC Section 1503

Fire Safety during Construction
Prior to construction, an operational water supply system a.nd estabhshed access roads must be
- installed. CFC Sectxon 902 & 903.

Fire Protection Systems i}
This project will require installing 4 fire/life safety fire protection system. For each lot automatic
fire sprinklers will be required in all new buildings if one of the buﬂd.mgs exceeds 5000 sq.ft. If
all buildings in the development are sprinklered, regardless of size, a rechiction in the fire flow
" Tequirements can be made (see attached). The type of sprinklers required will depend on the
occupancy type, probably an ordinary hazard group 2, however in some cases it may require and
extra hazard group. The automatic fire extinguishing system shall comply with the National Fire
Protection Association (NFPA) 13, 231, 20, 22. Three sets of plans and calculations shall be
submitted for fimctional review and approval to the County Fire Department. The contractor
shall be licensed by the State of California, CFC 1003.1.1. A licensed alarm company shall
monitor the fire sprinkler and alarm system. The fire department connection (FDC) supporting
the sprmldcr systems shall be within 20 feet of a County standard hydrant and visible on fire
engine approach to the building.

Techrical Opinion/Report

A Fire Protection Engineer shall review the Fire Protection Systems for all projects located in this
tract (CFC 103.1.1). A list of Fire Protection Engineers is available on our website at
www.cdfslo.org. The Fire Protection Engineer will require that the zpplicants provide working
plans as outlined in NFPA 13, 6-1 (1996). The Fire Protection Engineer will be required to send
the County Fire Department an original letter of the project review they conducted complete with
the changes needed.

Fire Flow

A commercial water system may be required with fire flows meeting the standards of CFC 903
and Appendix III (See attached). If all buildings have automatic fire sprinklers a minimum fire:
flow of 1500 GPM will be required for the required duration, but not less than 120 minutes. The
. minimum main size shall not be less than 6 inches. Pressures may not be less than 20 psi or more.
than 150 psi. The water storage tank shall have automatic fill and have a site gage and venting
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system. Plans should be submitted to the county fire department.

The proposed reservoir may be used as long as a means of insuring that the water supplying the
fire protection system is not contaminated with debris which could clog the sprinklers and that
there is a maintenance program to insure that the reservoir will not get filled with sediment and
_vegetation. The Plans for the entire system. should be submitted to the ~county fire department.
NFPA 1142 Appendix B-3 : ,

As there are numerous projects currently under review in proximity to each other, we suggest that
the water systems be incorporated into each other as a community water system, thus better
msuring performance and possibly reducing the cost.

. Water Supply Connection
Fire hydrants are to be located with a maximum normal spacing of 300 feet as mcasured along
vehicular travel ways. Plans shall be submitted to the County Fire Department for approval of
distribution system and hydrant locations. Fire hydrants shall have two, 2 % inch.outlets with
National Standard Fire threads and one 4 inch suction outlet with National Standard Fire threads.
Each hydrant shall be identified by a blue reflective dot located on a non—skld surface located just
off of center on the fire hydrant side. ‘

Portable Fire Extinguishers

Portable fire extinguishers shall be installed in all the occupancies in compliance with the CFC -

1002 and Standards 10-1. The conu'd;toi shall be licensed by the State Fire Marshal.

Roof Access ‘

Presently the County Fire Department can provide a maximum of only 16 feet vertical access.
The project shall provide vertical access to the roof from two points for any building exceeding
this height. Access can be provided by the use of landscaping or a fixed laddering system. Plans
shall be submitted for approval to the County Fire Department. -

If I can provide additional inforthation or assistance on this mater please call me at (805)543-
4244,

Robert Lewin, Fire Marshal

Battalion Chief

Ce: Dan Anderson, Battalion Chicf
Airport Fire Station.
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MEMORANDUM

TO: TOHN MCKENZIE

FROM:  KLAASJE NAIRNE, AIRPORTS MANAGER

SUBTECT: MORABITO-BURKE TRACT MAP & DEVELOPMENT PLAN, S000007U
DATE:  02/05/01 | "

Thank you for the opportunity to comment on the subject project
referral.” We apologize for the delay in our'response.

~ Although we may still _ha‘ve concerns with the rezone of the property -
from agricultural to commercial, we must now evaluate the development on
merit rather than the rezone decision.

‘The project is located within Airport Land Use Planning Zones 3,445,
The developer has presented an airport compatibility analysis. Based on that
aralysis, we have determined the project to be compatible with the following
conditions: | |

1. The developer shall prepare Covenants, Conditions and Restrictions
for the project. The CC&Rs shall be prepared and included in the
referral to the Airport Land Use Commission. The CC&Rs shall
include, but not limited to, the following:, o

Safety

o Structures shall be prohibited within 50 feet p'ér'pend'icular fg"rhe |
extended centerline of Runway 25. - :

o . A minimum percentage of usable open space of any land within 250
feet of the extended runway centerline and within 3000 feet of
the runway end shall be less than or equal +0'50% of the total land
area for the project.
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- Airspace Protection/Hazards to Air Navigation

0 Creation of electrical interference with navigation signals or radio
communication between aircraft and the airport shnll be
prohibited.

o Reflective roof ma're.r_’iqls shall be prohibi‘ré’d in b'p'ilding_‘s and signs.

a Lighting ms‘rc:llaﬂon conflicting with airport lighting shall. be
prohibited. :

Obstructions
a' Structures shall be Ilmlfed toa helghT of 35 feef

o The requirements of FAR Part 77 “Ob JBC'I'S Affechng Navngable
Airspace” shall be met and maintained.

Noise

o Ensure maximum interior noise levels in structures will be limited
to 45 dB CNEL or less and that other provisions of the California
Noise Insulation Standards are met with respect. to aircraft
and/or airport noise.

2. All owners, potential purchasers, occupants (whether as owners or
- renters), and potential occupants (whether as owners as renters) will
receive full and accurate disclosure concerning the presence and
operations of the San Luis Obispo County Regional Airport and any
noise, safety, or overflight impacts associated with airport operations
prior to entering any contractual obligation to pufchase, lease, rent, or
otherwise occupy any property or properfies. The applicant upon
referral shall present such sample disclosure notice to the ALUC. -

3. Avigation easements shall be granted for each parcel. Avigation
easements shall be procured prior to referral fo the ALUC.
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TATE OF CALIFORNIA~— BUSINESS, TRANSPORTATION £ND HOUSING AGENCY . . GRAY DAVIS, Governor

DEPARTMENT OF TRANSPORTATION RECEIVED

act” ] L

50 HIGUERA STREET _
SAN LUIS OBISPO, CA 93401-5415 DEC 2 3 2002
TELEPHONE (805) 549-3111 , . : Flex you power!
TDD (805) 549-3259 Planning & Bldg | Be energy efficien:

‘http:/ /www.dot.ca.gov/dist05

December 19, 2002 _ -
: SLO-227 PM R10.35
Proposed Traffic Mitigation
Measures for the . Senn-
Moribito/Burke Project

Mr. J ohn McKenzie

County Planning & Development Department
County Government Center

San Luis Obispo, CA. 93408

Dear Mr McKenzie;

Thank you for the opportumty to comment. on the Senn & Moribito-Burke
proposed mitigation measures that you are currently drafting. The California -
Department of Transportation (Department) was a participant in the mult-
agency task force that focused on coordinating the. implementation of future
projects (including the proposed mitigation for this project) on Route 227. The
Task Force devoted a lot of time to discussing the possibility of implementing
flexibility in design standards that would allow for “Main Street” aesthetic
improvements on State Route 227. : .

In the Department’s booklet, Main Streets: Flexibility in Design and Operations
(July 2002), there are a number-of operational design options that can be
implemented that will achieve the Department’s goals of ‘accommodating a
community’s design plans. However, the Booklet also states that the
“Guidelines are not intended to supersede the Department’s Planning Manual,
Project Development Procedures Manual, Highway Design Manual, Trafﬁc Marnual
or other established procedures or pract1ces :

The Main Street Guidelines go on to point out that ambient traffic speeds (85% -
percentile) that are a requisite precondition for the implementation of Context
Sensitive Solutions on a typical Main Street, need to be between 30 and
50km/hr.” Accommodating flexible design standards are problematic at the
locations discussed during the Route 227 Task Force because ambient traffic
speeds there are ‘yplceuly between 90 and 100 km/hr. ngh traffic speeds and
high traffic volumes require that an Advisory Design Exception be obtained for
raised medians and left turn channelization (at locations with non-standard
storage and acceleration/deceleration length), either during the Encroachment -
Permit Process or when the Project Report (PR) is cu’nplete:i during Project

Approval and Environmentsl D’\C’Jpéréﬁ;s@%;d?,t phas
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Mr. McKenzie
December 19, 2002
Page 2 '

The mitigation text recently submitted for Development Review states that, “the
~applicant shall install a median (or functional equivalent) along Highway 227,

meeting Caltrans’ approval and design standards, to prevent leit turns to or
from the project entrance onto Highway 227”. In a subsequent email to me you
stated that “left-turns will be allowed in and out of the Moribito and Senn
projects once constructed, with the interim right in-right out only restrictions
applied to the existing southern airport access until it realigns with the
Moribito-Senn access.”

Based on current design standards and the lack of definitive engineering
schematics, the Department cannot recommend project specific mitigation that
would include the installation of raised median barriers at the proposed
locations including, the north entrance to the project, Aero Drive, Fiero Lane
and Capitolic Way. ' : : :

Please also note that the Department cannot recommend the installation of
traffic signals at the proposed locations unless these locations first meet traffic
signal warrants. It is the Department’s standard procedures that the criteria for
traffic signal warrants be met first, then after the criteria is met, signals can be
installed. Typically, the Department does not install traffic signals based on
projected traffic volumes, but rather on existing conditions. In lieu of the
installation of the traffic signal masts, mast arms, and signal timing control
box, the proposed mitigation could include the. installation of below-ground
electrical conduit for subsequent wiring up to the signal apparatus at a future
date.

The Department recommends that, until the Route 227 Project Study Report
(PSR) identifies interim improvements that will seek to lower design speeds
here, maintaining and improving the existing Two-Way-Left-Turn-Lane and
striped. left turn channelization currently accommodating left turn movements
into and out of the project entrance and other locations, as the acceptable
course of action. The recently completed Route 227 Corridor. Study concludes in
Section 17, Conclusions/Recommeénded Actions, with the following statement,
“A Project Study Report should be initiated for widening the corridor to 4 lanes,
for signalization, left turn’ restrictions, and road extensions.” This
recommendation remains the Department’s position.

The Department’s recommended Proje'ctaSpecific Mifigatien

Project specific- mitigation should include the dedication of Right Of Way (ROW)
along the length of the project adjacent to Route 227 (specific ROW
requirements can be identified when the project proponents apply for the
encroachment Permit),, in order to accommodate the possible - future
installation of any of the following: 1.) dual left-turn lanes at the project/future
Airport realigned entrancte, 2.) Two-Way-Left-Turn-Lane or its functional
equivalent along the project adjacency with Route 227, and 3.} Future four-
laning of Route 227. Page 74 of 87
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" Other project specific mitigation should include, a.) right-in/right-out -
acceleration/deceleration improvements at project entrances, b.) underground
conduit for accommodating .the  installation of electrical circuits for
signalization at the north project entrance/Main entrance for the airport
realignment, c.) construction of a Two-Way-Left-Turn-Lane or its functional
equivalent on Route 227 north of Farmhouse Road to the southern project
limits in order to accommodate interim left-turn movements in and out of the
project entrances.

Finalizing the geometrics of the project specific mitigation/ associated with the
project’s two access locations' on Route 227, will be more appropriately
addressed when the project proponents apply for their Encroachment Permit.
At that time, the Developer will have the detailed engineering schematics that
will show the exact location of the two project entrances on Route 227. From
these plans, Department Staff will have the necessary information from which
the detailed project specific mitigation can be agreed to. Until those plans are
finalized, the Department respectfully recommends that the Lead Agency base
- the conditions of approval on the project specific mitigation referenced above
and the mitigation for the cumulative effects referred to below.

The Department’s Recommended Mitigation For Cumulative
Effects .

The Department recommends that the Lead Agency collect pro-rata, fair-share
contributions as mitigation for the cumulative effects of the project to help pay
for the long-term future improvements identified by the Route 227 Task Force -
(eg. raised medians, traffic signals). The project proponents also need to
contribute for the installation of a curb, gutter and sidewalk as well as
landscaping along the length of the project. In 11ght of the fact that there is no
current landscaping plan and finalized engineering schematics for the Route
227 roadway, the project proponents can contribute in-kind to their ultimate

construction.

In order to facilitate the collection of cumulative impact fees/fair share
contributions, the Department recommends that the County (Lead Agency) and
the Department enter into an agreement whereby both agencies sign a
Memorandum of Understanding (MOU) that would stipulate the Lead Agency’s
~ consent to allow the Department to collect and place into an account, the pro- -
rata, in-kind contributions. The benefit of setting up this account within the
Department would be to keep the contributions for the specific, future
improvements on Route 227 without the in-kind contributions being subject to
AB 1600’s “use it or lose clause”.
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It is the Department’s understanding that the 227 Task Force agreed that
completion of a PSR should be the next logical step in implementing Route 227
corridor-wide improvements. The PSR will identify long-term improvements
as well as formalize initial agreement on scope, schedule and cost for interim
corridor-wide improvements that will have the effect of slowing ambient .
traffic speeds on Route 227, to the point where the communities goals (i.e.,
raised medians), can be achieved without compromising safety through the
entire corridor. S ' ‘ -

The Department is responsible for the traveling public’s safety on the State
highway system. Pursuant to Streets and Highway Code Sections: 1) 90. Control
of Highways, 2) 92. Authority Generally, 3} 670.. (a). Permits, and 4) 670.1. (a)
Local Traffic Access Permits, authority is given to the Department specifically
and generally for safety, -operations and maintenance of the State highway

system.

I hope this gives you an understanding of the Dcpartméﬁt s concerns regarding
the County’s proposed mitigation for the Senn-Moribito/Burke Pro;ect If you
have any questlons please call me at 549-3683.

Smcerely, A

M

James Kilmer
District 5
Development Review

ce: T. Bochum San Luis OblSpO Public Works R. DeCarli, SLOCOG, R.
Marshall, SLO County

File, R. Krumhol_. D. Murray, R. Barnes, A. Donatello, S. Senet, A.
Delgado, J. Gonzalez, P. McClintic, D. Senor, G. G'"andos S. Price
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" Qctober 23, 2000

5-SLO-227-10.24
Morabito-Burke '
Industrial Subdivision
Traffic Impact Study

Mr. Jay Johnson

County of San Luis Obispo Planning Déepartment
County Government Center

San Luis Obispo, CA 93408

a beai' Mr. Johnson:

Caltrans District 5 staff has reviewed the above- referenced document The
following comments were generated as a result of the review:

1.

The levels of service (LOS) calculations were not included in this study. In
order to determine the validity of the findings in this study, these
calculations must be provided for District rexnew Files sent in their
electronic forrnat are preferred.

The traffic impact study does not recommend a fair share contribution
toward improvements at the State Route 227 /Orcutt Road intersection.
However, the traffic study does show 40 percent of the project peak hour
traffic will use this intersection. Roadway improvements at this intérsection
are currently being prepared by the Auto Zone development for the City of
San Luis Obispo., This project should pay fair share fees toward these
unprovements In fact, District staff recommends fair share calculations, the
project’s financial responsibility, and funding mechanisms for impacts to the

State Highway, be included in the development plan.

An irrevocable offer of righ_t—of-way‘ dedication may be needed to

- accommodate the future widening of State Route 227.

The County and the City of San Luis Obispo should consult with Caltrans
staff regarding the proposal for signalizing numerous intersections that
exists within the State Highway right-of-way. The signalization of any
intersection within the State right-of-way will require Caltrans approval. -
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5. The proposed new access to State Route 227 (Broad Street) will require
Caltrans approval. Right turn channelization for northbound State Route 227
onto eastbound Farm House Lane will be required and should be identified as
a project specific mitigation measure. There should also be some discussion
on how the project will limit the ingress /egress to right-in and right-out
vehicles only.

6. "Right turn channehzatlon for the northbound Route 227 right-turn onto
eastbound Farm House Lane, and the extension of the current south bound
Route 227 left turn lane will be required to accommodate the project
generated traffic.

7. The trafﬁc consultant should determine if the appropriate storage d13tance
between the Route 227 /Farm House Lane and Route 227 /Airport Drive
intersections is available to accommodate the project generated traffic for the
south bound left turn movement and will meet Caltrans standards. If storage
standards cannot be met, the left turn movement should be moved to the
proposed southern ingress/egress location.

8. Any work conducted Wl’thln the State Highway right-of-way will require a -
Caltrans encroachment permit. For specific information regarding
encroachment permits please contact Mr. Steve Senet, District Permit
Engineer at (805) 549-3206. :

I hope this letter gives your agency a better undefstandmg of Caltrans concerns
with this development. Please contact me at (805) 549-3683 should you have
questions or comments regarding this letter. Thank you for the opportunity to
meet.

Sincerely,

arry Newland, AICP
District 5
Intergovernmental Review Coordinator
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SAN LUIS OBISPO COUNTY
DEPARTMENT OF PUBLIC WORKS

Noel King, Director

County quernmcm, Qentar,, Room 207 ¢ San Luis Obispo CA 95405- (805)' 781-5252

Fax (805) 781-1229 o . email address: éngr@co.slo.ca.us

RECEIvER

June 26, 2002 o Y27
Planning & qg

MEMORANDUM

T0: John McKenzie, Environmental Specialist -
FROM: Richard Marshall, Development Services Engineer %ﬁﬂf '
_SUBJECT: Morabito/Burke Subdivision - Tract 2368 -

| have recently learned of the Romero/Merzon General Plan Amendment apphcation on
the property immediately adjacent on the south side of the subject property.” In order to
provide for the convenience, safety and welfare of the property owners in this
neighborhood as required by the Real Property DIVISIOFI Ordlnance (Title 21 of the County
Code), it is necessary to have a slight modification i in the design of the street system within
Tract 2368. ‘This could be. accomphshed by creating a “stub-out” street between lots 17
and 22, extendmg to the northerly comer of the Romero/Merzon property, or by modifying,
the alignment of the tract's loop road so that it touches the property boundary at that
comer. If the developer of Tract 2368 prefers the “stub-out” approach, it would be
reasonable to defer construction of the street improvements to the development of the
Romero/Merzon property :

It is my recommendation that Tract 2368 be conditioned to provide an offer to dedlcate a '
50 foot right-of-way that would connect the southwestern property along Highway 227 -
(APN 076-051-015) to the nearest proposed internal project road. ,

Please call me at 781-5280 if you have questions or need additional information..

c. - Lynda AUc_hihachie, Planning
Carol Florence, Oasis Associates

LADEVELOPAJUNO2\mckenzie2. mmo.wpd.ind.rem
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) SAN LUIS OBISPO COUNTY
DEPARTMENT OF PUBLIC WORKS

~ Noel King, Director

Coﬁnty Gow:mmcnp Center, Room 207 San Luis Obispo CA 93408« (805) 781-B252

~ Fax (805) 781:1229 ' ' © email address: engr@co.slo.ca.us

February 6, 2002
MEMORANDUM

TO: John McKenzie, Environmehtal Specialist

.. ) ) . . /‘, ¥ '
FROM: Richard Marshall, Development Services Engineer /ﬁ?( ,
SUBJECT: Traffic Impacts — Tract 2368

Although the ‘Route 227 Task Force” process is ongoing, this memo will serve as a status
report on the evaluation of traffic impacts associated with the proposed project.

Stand‘ard Frontage Imprq\)ements _ ,
The development should be conditionad to construct the standard frontage improvements, as

we routinely require for all projects iri the unincorporated area. These were previously conveyed
to you by Mikel Goodwin of this office (November, 2000). The highlights include construction
of all on-site streets to an A-2 (urban) standard, and widening Highway 227 to complete an A-2
(urban) section fronting the property. | would clarify the latter asfollows: “Highway 227 widened
to complete the project side of an A-2 (urban) section, according to the recommendation ofthe
Highway 227 Task Force. Cross-section elements (northbound direction) fo include an 8-foot
paved shoulder/bike lane, two 12-foot travel lanes. a 2-foot paved inside shoulder and half of
a 16-foot center median/ieft tum lane. Cross section shall also include.a_minimum 6-foot
landscaped parkway and minimum 6-foot sidewalk.” Please refer to Mikel Goodwin’s previous
correspondence for the remainder of “stock” conditions which we recommend be included as
conditions of approval. : ‘

Project Impacts : : -

In addition to constructing the standard improvements along the project frontage, we need to
identify any components of the road network in the vicinity of the project, which will.change from
an acceptable Level of Service (LOS) to an unacceptable LOS. Based on the traffic study which
was inifially submitted, prepared by Penfield & Smith, it is recommended that the project
construct a traffic signal at its northerly entrance road (which will align with the future
realignment of the south entrance road to the Airport). This intersection should also be widened
to provide a northbound right-turn lane. | was recently provided two tables which | believe are
proposed to be added to the existing traffic study. One of them identifies the “project share” of
signalizing this intersection as 34%. This needs to be corrected to 100%, as it is entirely a
project impact. :
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The study also recommends designing the intersection of the soutnerly entrance road to allow
right turns into the pro;ec:t and right turns out of the project only. g

In addition, there are two intersections wh|ch will experience “projectimpacts” as defined above.
These are Highway 227/Tank Farm Road and Highway 227/ os Ranchos Road. However, the
study information that | have been provided thus far does not identify what improvement is
needed to return these intersections to acceptable LOS. More information is needed to
complete this-evaluation.

There s also concern-about this project being constructed prior to the realignment of the south
entrance road to the Airport. The project's main entrance and the existing south entrance road -
will be offset by a distance which will only permit a limited amount of queuing for left turis: The
traffic engineer should evaluate how much queuing space is available and, based on current
airport volumes, how much left-turning project traffic there is room for. This can then be related
fo a maximum amount of project development that can occur before the realignment and
signalization. The- traffic engineer should at the :same time evaluate queuing for outbound-
project traffic, waiting to- tumn left onto Highway 227 during this interim period before the
realignment and signalization. Will this queuing affect access to the neighboring Senn
Development Plan site? ' SR

One additional minor.correction is needed to the traffic study The intersection of Highway
227/Buckley Road now has a traffic signal (which | expect will be energized any day now). The
study evaluated this as a Stop-controlled intersection, which was correct at the time.. This
should be updated.

Cumulative Impacts ‘
The studyidentifies that even with the planned areawide circulation improvements, project traffic

added to buildout traffic will result in unacceptable LOS at the intersection of Broad Street and
Tank Farm Road. Again, the study information thus far does not identify what improvement is
needed to remedy this situation. More information is needed.

The project will also contribute (along with other propesed and future developments in the -
vicinity) to the need for numerous long-range circulation improvements throughout the Highway
227 corridor. To calculate the dollar value of the project’s contribution, the Penfield & Smith
study identified this project’s proportion of total traffic utilizing each of the affected intersectiens.
One of the new tables | was recently provided shows the figures used for this calculation. '

However, the determination of the project’s “share” of future improvements should not be based
on fotal traffic, but rather on that portion of future fraffic volumes above the acceptable LOS
threshold. Following is modification to the new table which depicts the approach that is neeced:

Jurisdiction | Intersection | Future Pk Hr LOS D/E Future traffic Project - Project Share
Hwy 227 at: Traffic threshold exceeds by: ® Traffic @ of Need ®
Volumes @ volume @
City/County listed from study from Highway | @=@- @ from study =9
: intersections Capacity e
' ) Manual
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Once we have determined the dollar value of the project’s contribution to cumulatlve impacts,
there are two options: (1) identify an “equivalent substitute mitigation measure,” by which the
developer would directly construct an improvement project of equal value; or (2) monetary
contribution. In order to implement the latter, there needs to be a mechanism by which these
projects can contribute funding toward implementation of these circulation improvements. Such
a mechanism has been developed in this County through the preparation of Environmental
Impact Reports (EIR) for projects as diverse as Heritage Ranch and Home Depot. Alternately,
local governments may develop “impact fees” that are charged to new development, under the
authority of the Mitigation Fee Act, Section 66000 ef seq. of the Government:Code (sometimes
referred to as “AB 1600,” in reference to the Assembly Bill that created this statute). The County
has such fees in five unincorporated communities, but none are near this site. The City of San
Luis Obispo also has such a fee, but this project is outside the study boundary of its analysis,
and the projects to be funded are not all included in the City fee s capltal improverments
program. :

As a result, there is no financing mechanism in place to receive a monetary contribution as
mitigation for this development’s cumulafive traffic impacts. The analysis that Penfield & Smith
has conducted so far can form a large portion of the study which is required for the
implementation of the Mitigation Fee Act. What would also be needed is to identify the
geographic area (the “trafficshed”) which contributes to the need for the improvements in the
Highway 227 corridor, estimate the amount of increased traffic which could be generated by
development and/or redevelopment of land in the area, and calculate a fee schedule (typically
$/peak hour trip) which would apply to ail new development. The County could use this
information to establish a Road Improvement Fee for the Highway 227 corridor area, by
Resolution of the Board of Supervisors. | have informed the developer that if they fund the
preparation of the required study to establish this mechanism, the study costs would be eligible
to be considered an “in-kind contribution” and would therefore be eligible for credit against the
fees that would subsequently owed from the development of thEIT property ' :

Conclusion

As noted above, thére is quite a bit of information still needed at this point, in order to conclude
the evaluation of the project’s traffic impacts. | have spoken recently with Steve Orosz of
Penfield & Smith, and conveyed to him what's needed, and | believe he is working on providing
it. You and | will be able to finalize the environmental determination that you are working on
when we have that information. If you have questions, please call me at 781-5280.

File: Tract2368

c: Carol Florence, Oasis Associates
Steve Orosz, Penfield & Smith

LADEVELOP\FEBO2\morabitoburke.mmo.wpd.kjs.rem
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SAN LUIS OBISPO COUNTY
DEPARTMENT OF PUBLIC WORKS

Neel ng Director

County Government Ceriter, Room 207 * San Luis Obispo CA 93408 + (805) 781-5252

Fax (805) 781-1229 ' email address: .:ngr@_co.elo.ca,es
April 25, 2002}
MEMORANDUM
TO: John McKenzie, Environmental Specialist
FROM: - Richard ]Vlarsha!l, Development Services Engineer %fﬂ?

SUBJECT: Traffic Impact Analysis - Tract 2368

| have reviewed the Traffic Impact Analysis for the Morabito-Burke Industrial Subdivision
(Tract 2368) which was received in this office on April 12, 2002. The author, Penfield &

Smith Associates, has satisfactorily responded to most of the comments | made in my
' February, 2002 review of the draft study.

| offer the following comments on the April, 2002 -repert:

1. Standard Frontage Improvements. My comments from February should continue
to be applied in the definition of subdivision conditions of approval, with cne minor
modification. The reference to the overall width of the center median/ left turn lane
should be 14 feet, not 16 feet, as agreed to by the Route 227 Task Force

2. Project Impacts. On page 21, mitigation measure PS-1 denotes the S|gnallzatlon
of the intersection of Broad Street with the project access road (which will align with
the new southerly airport access road). The report relies on the proposed
Memorandum of Understanding (MOU) between the project applicants (both
Morabito-Burke and Senn) and the San .Luis Obispo Regional Airpoft, in its
discussion of the implementation of this requirement. ‘| have recently reviewed the
draft MOU, and | do not reach some of the same conclusions about what it will .
accomplish. These are my concerns: :

+ . The MOU in its current form does not mclude fanguage thatthe pames agree
to share the cost of the traffic signal.
. It does not include agreement on the specific location of the new four»way

intersection. [Note that clarification is needed within the report about this
location: the text on page 2 says that it is opposite the County Fire Station
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access drive, but the exhibit labeled “Vesting Tentative Tract Map” shows
this road about midway between the Fire Station access drive and the
current location of the southerly airport access road.]

*  ltdoesnotsaythatthe parties have agreed to prohibit northbound left furns
into the existing southerly airport access road. o ,
. It does not discuss how the required bond for signalizing the intersection

would be shared among the parties.

| am not aware that the MOU haé been approved by the parties yet, so until it is, we
cannot rely on its provisions as mitigations of the project's impacts.

Recommendations. (1) The project will need to be limited to a maximum square
footage of development taking access from this intersection, until such time as the
MOU is approved with language agreeing to restrict northbound left turns, or untif
the southerly airport access road is realigned. The study author should provide an
analysis which determines the development “ceiling” which can be accommodated
if the turn restriction is not implemented through the MOU, or the intersection is not
yet realigned. ' ' ' -

(2) The project should be conditioned to install the signal. If the applicant makes
arrangements to share the cost with other parties, that will still satisfy the condition
of approval and allow'the project to move forward. Since the signal is necessary fo
mitigate a project impact, it needs fo be installed or bonded for prior to recordation
of the final map. Itis not appropriate to condition the project to install the signal at
some undetermined future date when Caltrans determines that it is time to do so.

(3) There needs to be agreement between the developer and the airport on the
location of the common access intersection before we can file any tract map for the
proposed subdivision. This will affect the Iayput of many of the lots within the fract.

The report also cites the necessary improvement at Broad Street and Tank Farm
Road to address the project impact at that location. It correctly notes that the
proposed Cannon development is already conditioned to construct this
improvement, but that if Morabito-Burke moves ahéad of Cannon, it would need to
be responsible for the work. - We will need to be sure that the tract conditions carry
forward the recommendation of mitigation measure PS-2. - ‘

Cumulative Impacts. The author has correctly implemented the rééo’mmehdatiohs
| made in my February, 2002 review, regarding calculation of the dollar value of the

 project’s share of cumulative impacts. However, the report stops short of saying

how to deal with this. | had suggested the choice between two alternatives: (1)
identification of an “equivalent substitute mitigation measure” or (2) preparation of
an “AB 1600 study” which would create a mechanism for receiving a monetary

contribution.
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Recommendations. (1) The project should be conditioned to install a fraffic signal

- at the intersection of Broad Street and Aerovista Place. This is item #7 in Table 8,

and its value is listed as $150,000.

(2) The project should be conditioned to install median improvements at Broad
Street and Fiero Lane. This is item #5in Table 8, and its value is listed as $50,000.
Note that “median improvements” needs to be defined better by the study author.

In this way, the project developer would be contnbutmg equivalent substitute

- mitigation measures which address the facilities in closest proximity to the site, and

address the intersections of greatest concern with projects that fall in the range of
this project’s "share.” The language of the condition could specify that if a Mitigation
Fee program (that includes all the impacted facilities noted in the study) has been.

adopted by the time of recordation of the final map, the payment of this fee would
" also satisfy the condition.

Please call me at 781-5280 if you have questions or need additional information.

File:

c.

Tract 2368

- Carol Florence, Oasis Associates

Steve Orosz, Penfield & Smith

L-:\DEVELOP\APROZ\morabitoburke.mmo.wpd.kjs rem
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e California Régicnal Water Quality Control Board

L Central Coast Region
Winston H. Hickox - — — . —_
Secretary for ‘ Intemnet Address: http://www.swrch.ca. gov/rwgch3
Environmental . 81 Higuera Street, Suite 200, San Luis Obispo, Caltfornia 93401-5411
Prorection - Phone (805) 545-3147 - FAX (805) 543-0397 -

“RECENED

November 16, 2000

‘Mr. John McKenzie

San Luis Obispo County
Department of Planning and Building
County Government Center

San Luis Obispo, CA 93408

Dear Mr. McKenzie:

'COMMENTS ON DEVELOPMENT PLAN VESTING TENTATIVE TRACT MAP 2368; SAN
LUIS OBISPO COUNTY o

Thank you for the opportunity to review and comment o the Development Plan Vesting Tentative Tract
Map 2368. We understand that the project involves subdividing a 58-acre property into 28 parcels to be
served by septic systems. We offer the following comments that should be addressed.

1. It is this Board’s policy to minimize use of on-site septic systems where a regional wastewater system
is avajlable. On-site systems should be considered temporary measures. until access to a regional
wastewater system is feasible.

In case regional sewer service is infeasible, any on-site waste disposal system associated with the
. proposed project must be consistent with the policies and objectives of the Water Quality Control
Plan, Central Coast Region (Basin Plan). The Basin Plan states that lot sizes less than one acre
should not be permitted. Tt also states that where percolation rates are slower than 120 min/in, parcel
size must be at least two acres. Your Development Plan contains percolation test results from
November 18, 1999 and December20, 1999. These test results vary significantly. The results from
November reveal many soil borings with percolation rates slower than 120 min/in, located in parcels
- that are planned to be smaller than two acres in size. To be in compliance with the Basin Plan, these
lot sizes must be increased to two acres. - '

[V

If you have questions, please call Sandra Turshman at (805) 542-4640 or Gerhardt Hubner at (805)
542-4647. : ' o

Sincerely, '
_ . Roger W. BriggA '
‘{'ﬂ.\ Executive Officer

SLT/S/Wb/Sduthem/Sta.ff/Sandra/Cé:qafV esting Tentative Tract Map 2368 comment Jetter
Task: 401-01

California Environmental Protection Agency
ﬁ, Recyﬁe@gﬁpgﬁ of 87
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- Laurie Saio '
% 11/28/2000 05:00 PM

To:
cc:

John McKenzie/CountyofSLO@Wings

Subject: Tract 2368 -Areas Of Concemn

John- | spoke to Rich right after our phone conversation and he said that there is not a known problemof .

overdraftiin the area of this project. Unfortunately, he was detained after that and said we wouid discuss

this' matter further tomorrow. But, tomorrow is now today and he called in sick. What | can share with you

are the basics that we will be concemed about.

Development of water supply-number of wells, production, quaiity of water. Cumulative effects when
all wells are pumped together on the morabito wells and any other adjacent wells. '
Protection of community wells on the project site. Wil all wells meet set-back of minimum 200 from
on-site wastewater? . ' o

Parcel sizes- limited area for on-site wastewater systems to be built to basin plan standards- 200%
built and 100% back-up=300% area.

Subsurface soil conditions-we have conflicting data on percolation rates. We will require 3 percolation
tests and 1deep soil boring on each parcel to clarify conditions. We also have concerns with the soil
characterization information showing sandy fat clay (CH) in the areas previously tested. This is not
desirable for on-site septic systems. Sandy fat clay usually has siow percolation rates and may ot

meet the requirements for such small parcels. Larger parcels wouid probably be more favorable.

Concems regarding commercial business utilizing on-site septic systems-potential for hazardous
waste products going into on-site septic systems. o

I hope this is helpful, sorry it was not provided as promptly as possible
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