CITY OF
SAn LUIS OBISPO

INITIAL STUDY
ENVIRONMENTAL CHECKLIST FORM

For EID-1484-2018 / SBVD-1483-2018, ARCH-1486-2018, SPEC-1482-2018

Project Title:

“Northwest Corner” (NWC) Broad & Tank Farm Mixed-Use Commercial / Assisted-Living Center including
Vesting Tentative Map #3115

Lead Agency Name and Address:

City of San Luis Obispo
919 Palm Street
San Luis Obispo, CA 93401

Contact Person and Phone Number:

Brandi Cummings, Contract Planner Tyler Corey
brandi.cummings@swca.com (805) 786-2550 tcorey@slocity.org (805) 781-7169

Project Location:
3985 Broad Street and 660 Tank Farm Road
Project Sponsor’s Name and Address:

NKT Development, LLC and Westmont Development, LP
c/o C. M. Florence, AICP

Oasis Associates, Inc.

3427 Miguelito Court

San Luis Obispo, CA 93401

General Plan Designations:
Community Commercial with Special Focus Overlay, Business Park, and Conservation Open Space.
Zoning:

Community Commercial with Special Focus Overlay and Specific Plan Overlay (C-C-SF-SP) and Airport Area
Specific Plan Designations: Business Park with Airport Area Specific Plan Overlay (BP-SP) and Conservation
Open Space with Airport Area Specific Plan Overlay (C/OS-SP).

Description of the Project:

The applicant is proposing a five (5)-lot subdivision on two parcels with a combined area of approximately 10.07
acres. A General Plan amendment, Airport Area Specific Plan amendment, and rezone would change the
designations of the project site to Community Commercial with Special Focus Overlay (C-C-SF-SP). Lot 1 of
Vesting Tentative Tract Map (VTTM) 3115 would be developed with an assisted living and memory care facility
on 4.79 acres. No application has been submitted for development on Lots 2 through 5, but the applicant has
indicated that they would be developed with a commercial center on 5.28 acres subject to future review and
entitlement actions. The project site is located within the Airport Area Specific Plan (AASP) located at 3985


mailto:brandi.cummings@swca.com
mailto:tcorey@slocity.org

Broad Street and 660 Tank Farm Road, San Luis Obispo, California 93401 (Assessor’s Parcel Numbers [APNs]:
053-421-003 and -004). The 10.07-acre property is currently developed with a single-family residence at 660
Tank Farm Road, while 3985 Broad Street is currently vacant (Attachment 2, project plans).
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The applicant is requesting a General Plan amendment to change the land use designation of parcel 053-421-004
from Business Park (BP) to Community Commercial (C-C), an Airport Area Specific Plan amendment to change
the specific plan designation of both parcels from Business Park (BP) to Community Commercial (C-C), and a
rezone to change the zoning designation of parcel 053-421-004 from Business Park (BP) to Community
Commercial (C-C-SF-SP). These changes would allow for a wide range of retail sales and personal services that
serve communitywide needs within the context of distinctive, pedestrian-oriented shopping centers which may
accommodate larger scale uses not appropriate in the Downtown Core. The existing Conservation/Open Space
(C/OS) designations along the creek corridor along the western property line would remain.

The amendments would allow for the development of an assisted living facility and memory care facility
(Westmont Living) that would occupy the westerly portion of the project site and would include 139 living units
and support/administrative space in a 133,656 square-foot, two-story independent building, serving residents of
60 years in age and older. Westmont Living would be a retirement community that provides a spectrum of living
options. State licensing is required to operate an assisted living and memory care facility. However, the level of
assisted service is tailored to the individual needs of each resident. This allows each resident to “age in place”
rather than relocate as their service needs change. Based on Westmont Living’s proposed operations,
approximately 50% of residents would be considered independent living. This would include residents of the
community that do not require Assistance with Daily Living (“ADL”) Services. The other 50% of residents would
require some form of assistance, such as medication reminders, dressing or bathing assistance, transportation or
mobility utilizing the assistance services or are memory care residents.

No entitlements are being sought at this time for development of the eastern portion of the project site. However,
the applicant has indicated that a future development project would likely include a commercial center consisting
of a medical office and retail/restaurant space. Conceptual site plans show that the proposed medical office would
likely be a 45,000 square-foot independent detached building located near the SESLOC property to the north. The
medical office would likely house the Dignity Health Comprehensive Cancer Center, an outpatient cancer
treatment and education center. The proposed retail/restaurant development may consist of three buildings for
retail or restaurant use totaling 15,000 square feet in three (3) independent detached buildings (5,000 square feet
each). To facilitate potential future California Environmental Quality Act (CEQA) streamlining when a
development project application is submitted for the eastern portion of the project site, this environmental
document analyzes the potential environmental effects of possible future development projects that could be
allowed by the General Plan amendment, Airport Area Specific Plan Amendment, and rezone, including the
conceptual plan for the commercial center, as discussed above. However, this analysis is not conducted on a
project-specific level since development plans and details may change.

The conceptual site plan for the commercial center is configured with retail/restaurant buildings along the
southeastern corner of the site, adjacent to the Tank Farm-Broad Street intersection. The proposed medical office
would be located at the northeast corner of the site, across from SESLOC and fronting Broad Street. Parking
would primarily be located at the interior of the site, between the commercial center uses and the Westmont Living
facility. Additional parking for the Westmont Living facility would be located west of the building, parallel to
Orcutt Creek.

Project construction would begin with mass grading of the entire project site followed by development of the
Westmont Living development. The Westmont Living facility would be phased, with 72 assisted living suites and
28 memory care studio units in the first phase and 39 assisted living suites in the second phase. Any development
proposed on the eastern portion of the project would require review and approval for the appropriate entitlements
based on the proposed uses of the commercial center and the project’s consistency with the General Plan, Airport
Area Specific Plan, zoning regulations, and this environmental document, or subsequent environmental analysis.

Additional proposed project components include:

1. A five-lot subdivision, including four commercial lots ranging in size from 0.69 acre to 2.68 acres, and
one assisted living and memory care site of 4.79 acres;

2. The Westmont Living facility would include 111 assisted living units. Of these, approximately 50 - 60%
would be independent living, with the balance being assisted living. The facility would also include 28
memory care beds. The facility would be constructed in two phases as follows:
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a. Phase 1 - 72 assisted living units and 28 memory care beds comprising 98,473 square feet
(49,610 sf 1% floor, 48,863 sf 2™ floor) in a single building. Phase 1 parking and site
improvements would consist of 70 parking spaces;

b. Phase 2 - 39 assisted units comprising 35,183 square feet (17,764 sf 1% floor, 17,418 sf 2™ floor)
in an expanded building attached to the main Phase 1 development;

3. Assisted living amenities at the site would include full meal services, entertainment and exercise rooms,
movie theater, and beauty-barber services;

4. As a24-hour operation, the Westmont Living facility is expected to employ approximately 80 full- and
part-time staff. At any given time, as many as 18 employees would be on site for a given shift;

5. The Westmont Living facility would include various delivery receiving and service needs throughout
each day, and would accommodate family and guest visitors throughout each day;

6. Assisted living parking is proposed at 70 parking spaces dedicated to residents and staff;
7. Proposed uses, building and lot sizes, and associated parking on each lot are shown in Table 1, below.

Table 1: Project Statistics

Lot Size Building Building Vehicle Bicycle
Lot Use (acres) floor area footprint spaces park'lng
(sf) (sf) provided provided
6 short-
Lot | Assistedlivingand 1, 133,655 | 77,750 70 term
memory care 5 long-
term
Lot 2 Retail/ Restaurant' 0.69 5,000! 5,000!
Lot 3 Retail/ Restaurant! 0.98 5,000! 5,000!
Lot 4 Retail/ Restaurant' 0.93 5,000! 5,000!
Lot5 Medical Office! 2.68 45,000! 17,9921

1) No application for development has been submitted for lots 2-5. Future development would require additional review and
entitlement actions. This statistic represents one possible development scenario for the lot based on conceptual information
from the applicant.

8. Demolition of the existing single-family residence at 660 Tank Farm Road;

9. Amendment to the Airport Area Specific Plan to modify the land use designation from Business Park
with Specific Plan Overlay (BP-SP) to Community Commercial with Special Focus Area and Specific
Plan Overlay (C-C-SF-SP) and associated text amendments to update the Specific Plan consistent with
the proposed project and Special Focus Area policies (Attachment 1);

10. General Plan Amendment and rezone for the 1.37-acre parcel at 660 Tank Farm Road modifying the land
use designation from Business Park to Community Commercial and the Zoning Designation from
Business Park (BP-SP) to Community Commercial with Special Focus Overlay (C-C-SF-SP);

11. Creek setback exception to encroach into approximately 4,963 square-feet of the setback area for road
improvements;

12. Design Exception for Tank Farm Road frontage improvements to allow 11-foot vs. 12-foot-wide travel
lanes; and

13. Frontage and on-site improvements (Attachment 2, Project Plans).

Two points of access from Tank Farm Road are proposed via a north-south driveway that would be shared between
the office/retail/restaurant portion and the assisted living portion of the site, and a signalized intersection at the
Mindbody intersection that would connect to the Industrial Way/Broad Street signalized intersection. Access from
Broad Street would be provided by a driveway located along the northerly property line. This driveway would
also provide access to the SESLOC Federal Credit Union building to the north. The existing right-in/right-out
driveway access to SESLOC from Broad Street would be eliminated. Also requested is a design exception for the
travel lanes on Tank Farm Road, which seeks 11-foot vehicle lanes versus the 12-foot lanes required by the Airport
Area Specific Plan (AASP). The proposed street frontage improvements for both Tank Farm Road and Broad
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10.

Street consist of curb, gutters, sidewalks, and parkways along the project frontages as depicted in the AASP. The
Broad Street frontage improvements have been designed to accommodate a future transit stop.

The proposed two-story, 32-foot-high Westmont Living facility building’s design would incorporate an
architectural style and materials consistent with the surrounding neighborhood. The color palette would be neutral,
and materials would consist of a mix of Alumawood, Hardie siding, stucco, board and batten, and stone. The
Westmont Living facility design would incorporate use of simple shed roof forms, and board & batten and lap
siding, with the intent to provide complementary forms and materials. (Project plans, Attachment 2)

The proposed project has been designed to collect stormwater runoff from the proposed buildings, landscaping,
parking and drive aisles, and direct the water into underground storage facilities as a strategy to address current
post-construction stormwater regulations. The impervious areas on site have been designed with gradients to direct
stormwater through a storm drain system that would route the stormwater to the two proposed underground storage
facilities.

The project is seeking a creek setback exception to encroach into approximately 4,963 square-feet of the setback
area for road improvements. To minimize potential impacts to 0.19 acre of seasonal wetland and ephemeral
drainage area through project design, the project includes the enhancement of approximately 0.06 acres of wetland
along the Orcutt Creek corridor, which would constitute a 3:1 replacement ratio. The enhancement plan provides
for the removal of invasive non-native species and planting of native plants in the northwest corner of the site and
creek setback areas along Orcutt Creek (see Attachment 3, Biological Wetland Resource Assessment).

Project History:

The proposed project was originally submitted in March 2018 and included a seven-lot subdivision, an assisted
living and memory care facility, a retail grocery store use, and six retail/restaurant spaces. That project was
reviewed by the Airport Land Use Commission on July 25, 2018 and September 19, 2018 and received an Airport
Land Use Plan consistency determination. On October 15, 2018, the Architectural Review Commission reviewed
the project and sent its recommendations to the Planning Commission, which reviewed the project on April 10,
2019. The Planning Commission’s recommendation was introduced initially to the City Council on May 7, 2019.
A second hearing did not occur and neither the project nor the environmental document was approved.

The applicant has since revised the project and is only moving forward with the Westmont Living facility at this
time. The assisted living and memory care facility remains as originally proposed, with no changes. The applicant
has indicated that future development of the eastern portion of the project site would include replacing the
proposed grocery store use with a medical office and reducing the amount of proposed retail/restaurant space. A
conceptual site plan of a potential future development shows that the configuration of structures on the commercial
portion of the property would be altered.

The applicant is seeking to proceed with the Westmont Living facility and commercial center as two separate
projects, though both are analyzed herein. As no changes are proposed to Westmont Living facility, that project
can proceed with a final City Council hearing, as this part of the project is still consistent with the previous review
of the Architectural Review Commission and Planning Commission. As part of approving this environmental
document, the City Council would also be approving the environmental analysis of the commercial center, and
the vesting tentative tract map to subdivide the site. The commercial center is being processed as a separate
entitlement and will require a separate Architectural Review Commission review and Planning Commission
approval. When the commercial center project subsequently returns to Architectural Review Commission and
Planning Commission, no further environmental review would be required and a consistency determination could
be made (assuming the application is generally consistent with the conceptual plans for the commercial center
included in this evaluation).

Project Entitlements:

e Vesting Tentative Tract Map 3115 to subdivide two existing parcels into five lots ranging in size from
0.69 acre to 4.79 acres, including a design exception for Tank Farm Road frontage improvements to
allow 11-foot vs. 12-foot-wide travel lanes.

e Development Plan approval of the Westmont Living Facility, including a creek setback exception to
encroach into approximately 4,963 square-feet of the setback area for road improvements. Separate
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12.

approval will be required in a future application for any development on the eastern portion of the site
(which may or may not include medical office and retail/restaurant development).

e Airport Area Specific Plan Amendments including associated development standards and amendment of
the Specific Plan zone designation from BP-SP to C-C-SF-SP to be consistent with the rezone of the
property which occurred when the General Plan Land Use and Circulation Element (LUCE) was adopted
in 2014.

e  General Plan Amendment and rezone for the 1.37-acre parcel at 660 Tank Farm Road modifying the land
use designation from Business Park to Community Commercial and the Zoning Designation from
Business Park (BP-SP) to Community Commercial with Special Focus Overlay (C-C-SF-SP).

Surrounding Land Uses and Settings:

The project site’s topography is relatively level and currently supports non-native annual grassland and ruderal
habitats and an ephemeral drainage with mostly herbaceous vegetation along with several willow trees, a patch of
bulrush, and a non-native blackberry thicket. There is an existing soil stockpile on the southern portion of the
project site, which would be used for the proposed grading activities. The project site’s northern and western
boundaries are defined by drainage swales that flow west to the confluence with Orcutt Creek.

The project site is located at the northwest corner of Broad Street and Tank Farm Road within the Airport Area
Specific Plan (AASP). Surrounding uses include SESLOC Federal Credit Union to the north, a mobile home park
to the west, Marigold Shopping Center to the east, and Mindbody offices and the Edna Valley Market and Gas
Station to the south. Orcutt Creek is located along the western boundary of the project site. The majority of the
site (8.5 acres) is zoned Community-Commercial with Special Focus Area Overlay (C-C-SF-SP). The Business
Park (BP-SP) zoned portion of the site is approximately 1.5 acres.

Surrounding adjacent land uses and zoning are provided in the table below:

Table 2: Adjacent Land Uses

LAND USE EXISTING USES / TENANTS

NORTH Business Park (BP-SP) SESLOC Federal Credit Union
(SESLOC)*

SOUTH Business Park (BP-SP) Mindbody, Edna Valley Market
& Gas Station

EAST Community Commercial (C-C) Marigold Shopping Center /
Vons

WEST Service Commercial (C-S-SP) Hidden Hills Mobile Home
Park**

* A development application has been received by the City for this site and is currently under review. The application is seeking
entitlements for the construction of a new 12,000 square-foot three-story commercial structure to expand the existing SESLOC
Credit Union campus.

**4 development application has been received by the City for this site and is currently under review. The application is seeking
entitlements to construct a mixed-use development including 249 apartment units and approximately 18,500 square-feet of
commercial space.

Have California Native American tribes traditionally and culturally affiliated with the project area
requested consultation pursuant to Public Resources Code Section 21080.3.1? If so, is there a plan for
consultation that includes, for example, the determination of significance of impacts to tribal cultural
resources, procedures regarding confidentiality, etc.?

A Cultural Resources Survey of the project site (Terry L. Joslin, Ph.D., RPA, Central Coast Archaeological
Research Consultants) has been prepared. Native American Tribes have been notified about the project consistent
with City and State regulations. No requests for consultation were received.
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13. Other public agencies whose approval is required:

e SLO County Airport Land Use Commission - Airport Land Use Plan Consistency Determination

e U.S. Army Corps of Engineers Nationwide Permit 39 Commercial and Institutional Developments
pursuant to Section 404 of the Clean Water Act (CWA)

e Regional Water Quality Control Board CWA Section 401 Water Quality Certification
e California Department of Fish and Wildlife Streambed Alteration Section 1600 Permit
e San Luis Obispo County Air Pollution Control District
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by this project, involving at least one impact that is a
“Potentially Significant Impact” as indicated by the checklist on the following pages.

[J | Aesthetics Greenhouse Gas Emissions ] | Public Services

Agriculture and Forestry . .
| Resources [] | Hazards and Hazardous Materials [J | Recreation
Air Quality [] | Hydrology and Water Quality Transportation
Biological Resources [J | Land Use and Planning Tribal Cultural Resources
Cultural Resources [] | Mineral Resources [] | Utilities and Service Systems
[J | Energy Noise [ | Wildfire

. . . Mandatory Findings of
[J | Geology and Soils [J | Population and Housing Significance
FISH AND WILDLIFE FEES

The Department of Fish and Wildlife has reviewed the CEQA document and written no effect determination
] request and has determined that the project will not have a potential effect on fish, wildlife, or habitat (see
attached determination).

The project has potential to impact fish and wildlife resources and shall be subject to the payment of Fish and
Game fees pursuant to Section 711.4 of the California Fish and Game Code. This initial study has been
circulated to the California Department of Fish and Wildlife for review and comment.

STATE CLEARINGHOUSE

This environmental document must be submitted to the State Clearinghouse for review by one or more State
agencies (e.g. Cal Trans, California Department of Fish and Wildlife, Department of Housing and Community
Development). The public review period shall not be less than 30 days (CEQA Guidelines 15073(a)).
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DETERMINATION (To be completed by the Lead Agency):

On the basis of this initial evaluation:

I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE M
DECLARATION will be prepared.

I find that 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.

I find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL H
IMPACT REPORT is required.

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

I find that although the proposed project could have a significant effect on the environment, because all potentially
significant effects (1) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION pursuant
to applicable standards, and (2) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE ]
DECLARATION, including revisions or mitigation measures that are imposed upon the proposed project, nothing
further is required.

/’\%Mdlk‘ /) LINNAMNAIINY_~ August 62020

\Sigﬁature L/ 6 Date

m% For: Michael Codron,

Printed Name Community Development Director
Tyler Corey, Principd] Planner
CiTY OF SAN Luis OBISPO INITIAL STUDY ENVIRONMENTAL CHECKLIST 2019


Brandi.Cummings
Brandi


EVALUATION OF ENVIRONMENTAL IMPACTS

1. A brief explanation is required for all answers except “No Impact” answers that are adequately supported by the
information sources a lead agency cites in the parentheses following each question. A “No Impact” answer is
adequately supported if the referenced information sources show that the impact simply does not apply to projects like
the one involved (e.g. the project falls outside a fault rupture zone). A “No Impact” answer should be explained where
it is based on project-specific factors as well as general standards (e.g. the project will not expose sensitive receptors
to pollutants, based on a project-specific screening analysis).

2. All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as well
as project-level, indirect as well as direct, and construction as well as operational impacts.

3. Once the lead agency has determined that a particular physical impact may occur, then the checklist answers must
indicate whether the impact is potentially significant, less than significant with mitigation, or less than significant.
"Potentially Significant Impact' is appropriate if there is substantial evidence that an effect may be significant. If there
are one or more "Potentially Significant Impact" entries when the determination is made, an EIR is required.

4. “Negative Declaration: Less Than Significant with Mitigation Incorporated” applies where the incorporation of
mitigation measures has reduced an effect from "Potentially Significant Impact” to a "Less than Significant Impact."
The lead agency must describe the mitigation measures, and briefly explain how they reduce the effect to a less than
significant level (mitigation measures from Section 19, "Earlier Analysis," as described in (5) below, may be cross-
referenced).

5. Earlier analysis may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has been
adequately analyzed in an earlier EIR or negative declaration (Section 15063 (c) (3) (D)). In this case, a brief
discussion should identify the following:

a) Earlier Analysis Used. Identify and state where they are available for review.

b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope of and
adequately analyzed in an earlier document pursuant to applicable legal standards, and state whether such effects
were addressed by mitigation measures based on the earlier analysis.

¢) Mitigation Measures. For effects that are “Less than Significant with Mitigation Measures Incorporated,” describe
the mitigation measures which were incorporated or refined from the earlier document and the extent to which
they addressed site-specific conditions for the project.

6. Lead agencies are encouraged to incorporate into the checklist references to information sources for potential impacts
(e.g. general plans, zoning ordinances). Reference to a previously prepared or outside document should, where

appropriate, include a reference to the page or pages where the statement is substantiated.

7. Supporting Information Sources: A source list should be attached, and other sources used or individuals contacted
should be cited in the discussion.

8. The explanation of each issue should identify:
a) the significance criteria or threshold, if any, used to evaluate each question; and

b) the mitigation measure identified, if any, to reduce the impact to less than significance
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Issues, Discussion and Supporting Information Sources é_ess_ghaﬂ

. ignificant
Northwest Corner Mixed-Use (NKT): SBDV-1483-2018, ARCH- Potentially with Less Than
1486-2018, SPEC-1482-2018, EID-1484-2018 Significant | Mitigation | Significant

Sources Impact Incorporated Impact No Impact
1. AESTHETICS

Except as provided in Public Resources Code Section 21099, would the project:
a) Have a substantial adverse effect on a scenic vista? 1,5 ] ] ]

b) Substantially damage scenic resources, including, but not 159

limited to, trees, rock outcroppings, open space, and historic DA ] ] ]

o e > 35
buildings within a local or state scenic highway?

¢) Innon-urbanized areas, substantially degrade the existing visual
character or quality of public views of the site and its
surroundings? (Public views are those that are experienced from
publicly accessible vantage point). If the project is in an 13,35 u u u
urbanized area, would the project conflict with applicable
zoning and other regulations governing scenic quality?

d) Create a new source of substantial light or glare which would | 1,5, 18,
adversely affect day or nighttime views in the area? 35 L L L
Evaluation

The AASP area is characterized as semi-rural, with grazing land intermixed with occasional one- and two-story industrial and
business park development. Views in the planning area include the Santa Lucia Range and Islay Hill to the east. In addition, a
small range of low hills separates the planning area from the city core to the north. The project site is located in the southeastern
portion of the city and is generally surrounded by commercial service and retail uses; residential uses are located immediately
west of the site. The project site is primarily undeveloped and contains a vacant single-family residence and is characterized by
non-native annual grassland and several non-native trees, primarily eucalyptus.

The City’s Conservation and Open Space Element (COSE) identifies specific goals and policies intended to protect and enhance
the city’s visual quality and character. Policies in the COSE include, but are not limited to, promoting the creation of
“streetscapes” and linear scenic parkways during construction or modification of major roadways, designing new development
to be consistent with the surrounding architectural context, and preservation of natural and agricultural landscapes. The COSE
and Circulation Element assign scenic value ratings of ‘moderate’ and ‘high’ to several roadways in the city, based on the
availability of views of scenic resources from these public viewpoints. According to the Circulation Element of the General Plan,
the segment of U.S. Highway 101 (U.S. 101) through the city of San Luis Obispo is identified as having moderate and high
scenic value. The COSE identifies Tank Farm Road has having high scenic value west of the intersection with Santa Fe Road,
and moderate scenic value east of the intersection with Santa Fe Road. The portion of Broad Street along the project site is also
identified as having high scenic value. The COSE does not identify any “cones of view” or other important scenic vistas in the
project site vicinity.

The project site is located along a portion of Broad Street that is part of State Route 227 (S.R. 227), a state highway that begins
at U.S. Route 101 (U.S. 101) and continues through San Luis Obispo to Arroyo Grande. This portion of S.R. 227 is not a
designated or eligible state scenic highway. U.S.101 is located approximately 1.5 miles west of the project site. The section of
U.S. 101 that extends through the city of San Luis Obispo is classified as an eligible state scenic highway but is not officially
designated (Caltrans 2015).

In addition to regulation through local General Plan policies, the City’s Architectural Review Commission (ARC) reviews for
conformance with Community Design Guidelines. Architectural review is a process whereby the City’s ARC examines a
proposed project’s layout, building design, its relationship to the neighborhood in which it would be located, landscaping,
parking, signage, lighting, and other features affecting the project’s appearance. The ARC is charged with administering
architectural review to help achieve attractive and environmentally sensitive development. The ARC’s by-laws include design
review process goals of maintaining property values, preserving the city’s natural beauty and distinct visual character, attracting
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Issues, Discussion and Supporting Information Sources é_eSS_ghan
. ignificant
Northwest Corner Mixed-Use (NKT): SBDV-1483-2018, ARCH- Potentially with Less Than
1486-2018, SPEC-1482-2018, EID-1484-2018 Significant | Mitigation | Significant
Sources Impact Incorporated Impact No Impact

growth in the local economy and maintaining the community’s quality of life for residents. The ARC uses the City’s Community
Design Guidelines as a basis for evaluating the suitability and appropriateness of individual project design.

a)

A scenic vista is generally defined as a high-quality view displaying good aesthetic and compositional values that
can be seen from public viewpoints. Some scenic vistas are officially or informally designated by public agencies
or other organizations. A substantial adverse effect on a scenic vista would occur if the proposed project would
significantly degrade the scenic landscape as viewed from public roads or other public areas. The proposed project
would be located on the north side of Tank Farm Road with frontage along the segment of the road designated as
having moderate scenic value, east of Santa Fe Road, and is briefly visible from the portion of Tank Farm Road that
is designated as having high scenic value, west of Santa Fe Road. The project would also front the west side of
Broad Street along the high scenic value segment of road. Existing views of the site consist of security fencing, non-
native grasses and trees. Views through the site facing north-northeast from Tank Farm Road consist of commercial
development on parcels to the north (SESLOC) and east (Marigold). Distant hillside views can be seen through the
site and to the east, as viewed from Tank Farm Road.

The project would modify foreground views to the north and northeast through the site by constructing new buildings
for the Westmont Living facility and for future commercial center development. The 2003 AASP EIR, which
established the current 45-foot height limit and buildout potential for the project site, determined that urbanization
of the AASP would irreversibly change the visual character of the south end of the city from that of a low density
semi-rural area to a more intensely developed, suburban area. This change was determined to be significant and
unavoidable and a statement of overriding considerations was adopted by the City Council. The Westmont Living
facility building would be predominantly 26 feet with its high point at the top of the parapet (32 feet). Development
plans has not been submitted for development on the eastern portion of the property. However, the proposed
Community Commercial designation would allow for a maximum building height of 35 feet from the average
existing grade elevation of the site. Architectural projections such as parapets, antennas, vents, etc. would be allowed
to encroach up to 10 feet beyond the 35-foot limit. The proposed Community Commercial designation would also
allow for up to 75% lot coverage and up to a 2.0 floor area ratio (FAR). In comparison, the existing Business Park
(BP) designation allows for heights up to 45 feet, lot coverage up to 75%, and a FAR of 0.6 - 1.0 depending on use.
Architectural projections in the Business Park (BP) designation are allowed to encroach up to 7 feet beyond the 45-
foot limit

The project would modify the foreground and middle ground views as experienced from Tank Farm Road by
constructing a new two-story structure and a new single-story structure with frontage on Tank Farm Road. New
development would be visible in the foreground and would block views of other structures looking to the north and
northeast but would not block views of hillsides or other natural resources experienced from the cone of vision while
driving east along Tank Farm Road. A conceptual site plan for the eastern portion identifies potential placement of
a single-story structure adjacent to the Tank Farm Road/Broad Street intersection, which would help ensure views
of the hills are not lost while approaching the intersection or turning north onto Broad Street. These hillsides are not
within designated scenic vistas and there are no identified scenic “cones of view” through the site.

Future development on the eastern portion of the project site has the potential to modify the foreground views from
Broad Street. A conceptual site plan shows that future development may include a new multi-story structure and
two single-story structures with frontage on Broad Street. Travelling north on Broad Street, public views consist of
street-frontage landscaping, commercial development, and shopping centers, with intermittent views of the South
Hills, which are predominately blocked by existing eucalyptus trees on the project site. Travelling south on Broad
Street, views of the site are generally blocked by the existing SESLOC building, ornamental landscaping, and street
trees. Public views consist of a commercial shopping center and transportation-related infrastructure. Initial views
of the site from Broad Street are predominately of the grove of eucalyptus trees clustered at the northern corner of
the project site. These trees would be removed as part of the project. If the conceptual future project is realized,
public views would consist of the multi-story medical office structure and intermittent views of the Mindbody
campus. Single-story retail structures would block views of the existing Mindbody campus and the gas station on
the southwest corner of the Tank Farm Road/Broad Street intersection. Future development on the eastern portion
of the project site would require future entitlements which would require review and consistency with the City’s
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General Plan policies and implementing measures in the Zoning Code, Community Design Guidelines, and ARC
policies and guidelines.

The visual character of the site would be modified, as the existing vacant residence and non-native grasses and trees
would be replaced with the proposed new development. Removal of existing trees would not degrade or block any
designated high scenic views or otherwise degrade the existing quality of the site or surroundings, and the project
would incorporate on-site landscaping and new plantings as part of the riparian enhancement of Orcutt Creek.
Additionally, the Westmont Living facility has been reviewed by the Architectural Review Commission (ARC),
which recommended that the Planning Commission find the project consistent with the Community Design
Guidelines and design guidance in the Airport Area Specific Plan (AASP). The Planning Commission reviewed the
project and found the project consistent with the Community Design Guidelines and design guidance in the AASP
and recommended approval the City Council. Impacts would be less than significant.

b)  The project site is located along Tank Farm Road and Broad Street. This portion of Broad Street is part of S.R. 227,
a state highway that begins at U.S. 101 and continues through San Luis Obispo to Arroyo Grande. This portion of
S.R. 227 is not a designated or eligible state scenic highway. U.S.101 is located approximately 1.5 miles west of the
project site. The section of U.S. 101 that extends through the city of San Luis Obispo is classified as an eligible state
scenic highway but is not officially designated (Caltrans 2015). The City has identified U.S. 101 from the southern
city limit to Marsh Street as a highway with high scenic value, and between Marsh Street and Broad Street, and
north of California Street, as a highway with moderate scenic value. Due to the distance between U.S. 101 and the
project site, intervening topography, and the existing urban development, there are no available views of the project
site from U.S. 101. Therefore, there would be no impact.

c) See impact discussion a). Impacts would be less than significant.

d)  Existing sources of nighttime lighting in the vicinity of the project site include streetlights along Tank Farm Road
and Broad Street, spillover lighting from surrounding development to the south and east, light from the headlights
of vehicles traveling along Tank Farm Road and Broad Street, and from the single-family residential development
to the southeast. Development of the project site would result in an increase in ambient nighttime lighting through
the addition of parking lot and security/safety lighting and exterior fixtures associated with the Westmont Living
facility use and future development on the eastern portion of the project site. The project would also result in an
increase of headlights and vehicle glare from vehicles accessing the site. In addition, exterior building materials,
windows, and surface paving materials may cause glare that could affect the nearby residence to the southwest. The
project would be required to conform to the City’s Night Sky Preservation Ordinance (Zoning Regulations Chapter
17.23), which sets operation standards and requirements for lighting installations. These include limits on outdoor
lighting that is misdirected, excessive, or unnecessary, and requires lighting to meet the minimum requirements of
the California Code of Regulations for Outdoor Lighting and Signs (CCR Title 24, Chapter 6). The project would
also be required to comply with the City’s General Plan policies pertaining to lighting and glare (Policy 9.2.3
Outdoor Lighting), as well as the City’s Community Design Guidelines. Prior to development of the proposed
project, the applicant would also be required to provide an overall lighting plan that demonstrates that the project
complies with the requirements of City Ordinance No. 17.18.030, which prohibits lighting or illuminated devices
that would create glare which results in a hazard or nuisance on other properties. Compliance with applicable City
policies and regulations would ensure that impacts associated with the creation of new sources of exterior lighting
and glare would be less than significant.

Mitigation Measures

None necessary.
Conclusion

Less than significant.
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2. AGRICULTURE AND FORESTRY RESOURCES

In determining whether impacts to agricultural resources are significant environmental effects, lead agencies may refer to the
California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California Dept. of Conservation as
an optional model to use in assessing impacts on agriculture and farmland. In determining whether impacts to forest resources,
including timberland, are significant environmental effects, lead agencies may refer to information compiled by the California
Department of Forestry and Fire Protection regarding the state’s inventory of forest land, including the Forest and Range
Assessment Project and the Forest Legacy Assessment project; and forest carbon measurement methodology provided in Forest
Protocols adopted by the California Air Resources Board. Would the project:

a) Convert Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance (Farmland), as shown on the maps
prepared pursuant to the Farmland Mapping and Monitoring | 1,9, 19 ] ] ]
Program of the California Resources Agency, to non-
agricultural use?

b) Conflict with existing zoning for agricultural use, or a
Williamson Act contract? 12 [l [] ]

c¢) Conflict with existing zoning for, or cause rezoning of, forest
land (as defined in Public Resources Code section 12220(g)),
timberland (as defined by Public Resources Code section 4526), 19 ] ] ]
or timberland zoned Timberland Production (as defined by
Government Code section 51104(g))?

d) Result in the loss of forest land or conversion of forest land to
non-forest use? 19 [l [ [

e) Involve other changes in the existing environment which, due to
their location or nature, could result in conversion of Farmland.
. ’ . ’ 19
to non-agricultural use or conversion of forest land to non-forest u u u
use?

Evaluation

The California Department of Conservation (DOC) classifies and maps agricultural lands in the state in the Farmland Mapping
and Monitoring Program (FMMP). The FMMP identifies five farmland categories: Prime Farmland, Farmland of Statewide
Importance, Unique Farmland, Farmland of Local Importance, and Farmland of Local Potential. The project site is designated
as Urban and Built-Up Land by the DOC FMMP.

The project site is an urban in-fill site surrounded by existing development. There are no agricultural resources on the site; the
nearest active agricultural operations are located in the unincorporated county, both to the south along S.R. 227 in Edna Valley
and to the west along Buckley Road. Based on Figure 6 in the City’s COSE, the project site is not located within or immediately
adjacent to land under an active Williamson Act contract. The project site currently supports non-native annual grassland and
ruderal habitats as well as an ephemeral drainage with mostly herbaceous vegetation along with several willow trees, a patch of
bulrush, and a non-native blackberry thicket. Soils on the site include Cropley clay (0 to 2 percent slopes) and Concepcion loam
(2 to 5 percent slopes).

According to Public Resources Code Section 12220(g), forest land is defined as land that can support 10percent native tree cover
of any species, including hardwoods, under natural conditions, and that allows for management of one or more forest resources,
including timber, aesthetics, fish and wildlife, biodiversity, water quality, recreation, and other public benefits. Timberland is
defined as land, other than land owned by the federal government and land designated by the State Board of Forestry and Fire
Protection as experimental forest land, which is available for, and capable of, growing a crop of trees of a commercial species
used to produce lumber and other forest products, including Christmas trees. The project site does not support any forest land or
timberland.
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d)

e)

According to the FMMP, the project site does not contain Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance (Important Farmland).The project site is not in active agricultural use, is not located on land
considered Important Farmland, and is in an area long designated for urban infill development in the AASP.
Therefore, there would be no impact.

There is no agricultural zoning or Williamson Act contract in effect on the project site or surrounding vicinity.
Therefore, there would be no impact.

The project site is not zoned for forest land or timberland zoned Timberland Production. Therefore, there would be
no impact.

The project site does not support any forest land or timberland. Therefore, there would be no impact.

The project site has not been used for grazing or active agriculture in the recent past. Therefore, this project will not
result in any direct loss of productive farmland. Other lands in the vicinity of the project site are either already
developed or are slated by the AASP for eventual non-agricultural use whether this project proceeds or not.
Therefore, this project has no direct correlation to any planned conversions of farmland to non-agricultural uses.
The impacts of conversion of these lands to non-agricultural uses were evaluated both in the environmental
documents for the City’s Land Use and Circulation Element and the AASP and found to be insignificant. This
project complies with said policies through consistency with approved land use designations. Therefore, there would
be no impact.

Mitigation Measures

None necessary.

Conclusion

No impact.

3. AIRQUALITY

Where available, the significance criteria established by the applicable air quality management district or air pollution control
district may be relied upon to make the following determinations. Would the project:

a) Conflict with or obstruct implementation of the applicable air | 20, 21,
quality plan? 35 O O O
b) Resultin a cumulatively considerable net increase of any criteria | 20, 21,
pollutant for which the project region is non-attainment under | 33, 35, ] ] ]
an applicable federal or state ambient air quality standard? 45
c) Expose sensitive receptors to substantial pollutant 20, 21,
concentrations? 3241 53, L] ] ]

d) Result in other emissions (such as those leading to odors)
adversely affecting a substantial number of people?

4,32, 46 ] L] ]

Evaluation

The city of San Luis Obispo is in the San Luis Obispo County portion of the South Central Coast Air Basin (SCCAB), which is
under the jurisdiction of the San Luis Obispo Air Pollution Control District (SLOAPCD). SLOAPCD monitors air pollutant
levels to assure that air quality standards are met, and if they are not met, develops strategies to meet the standards. Depending
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on whether the standards are met or exceeded, the air basin is classified as being in “attainment” or as “non-attainment.” San
Luis Obispo County is in non-attainment for the state 24-hour standard for particulate matter (PMio), partial non-attainment for
federal ambient standards for ground-level ozone (O3), and the state eight-hour standard for ozone ). The COSE identifies goals
and policies to achieve and maintain air quality that support health and enjoyment for those who live, work, and visit the city.
These goals and policies include meeting state and federal air quality standards, reducing dependency on gasoline- or diesel-
powered motor vehicles and to encourage walking, biking, and public transit use.

The major sources of PMioin the SCCAB are agricultural operations, vehicle dust, grading, and dust produced by high winds.
Additional sources of particulate pollution include diesel exhaust; mineral extraction and production; combustion products from
industry and motor vehicles; smoke from open burning; paved and unpaved roads; condensation of gaseous pollutants into liquid
or solid particles; and wind-blown dust from soils disturbed by demolition and construction, agricultural operations, off-road
vehicle recreation, and other activities. Ozone is a secondary pollutant that is formed by a reaction between nitrogen oxides
(NOx) and reactive organic gases (ROGs) in the presence of sunlight. Therefore, ozone levels are dependent on the amount of
these precursors. In the SCCAB, the major sources of ROGs are motor vehicles, organic solvents, petroleum production, and
pesticides. The major sources of NOx are motor vehicles, public utility power generation, and fuel combustion by various
industrial sources.

The SLOAPCD has developed a CEQA Air Quality Handbook (most recently updated with a November 2017 Clarification
Memorandum) to evaluate project-specific impacts and determine if potentially significant impacts could result from a project.
To evaluate long-term emissions, cumulative effects, and establish countywide programs to reach acceptable air quality levels,
a Clean Air Plan (2001) has been adopted by the SLOAPCD.

Some land uses are considered more sensitive to changes in air quality than others, depending on the population groups and the
activities involved. The California Air Resources Board (CARB) has identified the following groups as most likely to be affected
by air pollution (i.e., sensitive receptors): children under 14, the elderly over 65 years of age, athletes, and people with
cardiovascular and chronic respiratory diseases. The project site is located within 1,000 feet of multiple sensitive receptors,
including residential dwelling units to the west (mobile home park/planned residential development) and east and the Damon-
Garcia Sports Complex to the north.

Naturally Occurring Asbestos (NOA) has been identified as a toxic air contaminant by the CARB. Any ground disturbance
proposed in an area identified as having the potential to contain NOA must comply with the CARB’s Airborne Toxics Control
Measure (ATCM) for Construction, Grading, Quarrying, and Surface Mining Operations. The SLOAPCD’s Naturally Occurring
Asbestos Map indicates that the project site is located within an area identified as having a potential for NOA to occur.

To facilitate potential future CEQA streamlining when a development project application is submitted for the eastern portion of
the project site, this section analyzes the potential environmental effects of the conceptual plan for the commercial center, as
discussed in the project description.

a)  The SLOAPCD adopted the 2001 Clean Air Plan (CAP) in 2002. The 2001 CAP is a comprehensive planning
document intended to provide guidance to the SLOAPCD and other local agencies, including the City, on how to
attain and maintain the state standards for ozone and PM;o. The CAP presents a detailed description of the sources
and pollutants which impact the jurisdiction, future air quality impacts to be expected under current growth trends,
and an appropriate control strategy for reducing ozone precursor emissions, thereby improving air quality. In order
to be considered consistent with the 2001 CAP, a project must be consistent with the land use planning and
transportation control measures and strategies outlined in the CAP. The proposed project is consistent with the
general level of development anticipated and projected in the CAP. The proposed development’s location, uses, and
intensity is generally consistent with planning envisioned in the City’s 2014 Land Use and Circulation Element
update and with the CAP’s land use planning strategies, including locating the proposed development within an
urban area proximate to an existing roadway, near transit services, and near existing shopping areas.

Transportation Control Measures (TCMs) are controls implemented at the local or regional level to reduce emissions
resulting from the use of motor vehicles. TCMs are primarily intended to reduce vehicle use by promoting and
facilitating the use of alternative transportation options. Many of the TCMs identified within the CAP are not
applicable to the project, such as campus trip reduction programs, local and regional public transportation
improvements, motor vehicle inspection programs, and maintenance and development of park-and-ride lots
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b)

throughout the county. The project would be generally consistent with the CAP TCM to promote bicycle use through
provision of secure bicycle storage to encourage project employees to bike to and from work. The project site is not
located in or adjacent to an area with proposed/needed bicycle infrastructure or improvements as identified in the
CAP or City of San Luis Obispo Bicycle Transportation Plan. As described above, the project location would
contribute to the Westmont Living facility occupants’ overall reduction of dependence on automobiles and daily
vehicle miles travelled. The project would be consistent with all applicable land use and TCMs identified in the
CAP. Therefore, impacts related to a conflict with an air quality plan would be less than significant.

Construction Emissions

Temporary construction activities associated with the proposed project would generate criteria pollutant emissions
(i.e., fugitive dust and ozone precursor emissions) as well as toxic air contaminant (TAC) emissions (i.e. diesel
particulate matter (DPM) emissions), which would contribute to the existing San Luis Obispo County non-
attainment status for ozone and PM;o. Table 3 summarizes the estimated short-term emissions from construction
and shows maximum daily and quarterly emissions during construction compared to the applicable SLOAPCD
construction emissions thresholds. Based on the project construction schedule and proposed structures, it is
anticipated that a maximum of four large pieces of construction equipment would be active at the same time under
maximum load. For modeling purposes, two bulldozers, a front-end loader, and a scraper were used to represent the
equipment that would be active simultaneously.

Table 3. Maximum Construction Emissions

Daily (Ibs/day) Quarterly (tons/quarter)

ROG +NOx ROG +NOx Fugitive PM1o

23
(combined) (combined)’ (dust)? DPM

Maximum Construction

.. 50.63 1.62 0.11 0.07
Emissions

SLOAPCD

Significance Threshold 137 2.5 (Tier 1) 2.5 (Tier 1) 0.13 (Tier 1)

Threshold Exceeded? No No No No

See Appendix A for CalEEMod results.

!'The combined ROG and NO, emissions were derived from the rolling maximum quarterly emissions for “ROG + NO,” from
CalEEMod.

2 Quarterly emissions for Fugitive PM10 and DPM were calculated by dividing maximum annual construction emissions from
CalEEMod by 4, since construction activities would extend for a duration exceeding 90 days, as recommended by SLOAPCD.

3 The DPM estimations were derived from the “PM10 Exhaust” and “PM2.5 Exhaust” output from CalEEMod as recommended
by SLOAPCD. This estimation represents a worst-case scenario because it includes other PM 10 exhaust other than DPM.

As shown in Table 2, maximum construction emissions would not exceed the quarterly SLOAPCD thresholds for
PM,o, DPM, the daily SLOAPCD threshold for ROG and NOx, or the quarterly SLOAPCD threshold for ROG and
NOx. Even though temporary construction impacts related to emissions of ROG and NOx would be less than
significant, Measures AQ-1 and AQ-2 are recommended to further reduce impacts. Measures AQ-1 and AQ-2
incorporate the standard construction equipment mitigation measures and BACT measures required by SLOAPCD
for construction projects that exceed the 2.5-tons-per-quarter threshold for ROG and NOx emissions (Attachment
4a, Rincon Consultants Air Quality Technical Memorandum and 4b, SWCA Updated CalEEMod Emissions
Modeling). Impacts would be less than significant impact with mitigation incorporated.
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©)

Operational Emissions

Operation of the proposed project would result in an increase in vehicle trips that would generate new criteria
pollutant emissions in the SCCAB. In addition, operation of new land uses on the project site would result in long-
term emissions associated with natural gas use and area sources, such as landscaping, consumption of consumer
products, and off-gassing from architectural coatings. Table 4 shows the daily and annual operational emissions
associated with the proposed project compared to the applicable SLOAPCD operational emissions thresholds.

Table 4. Maximum Operational Emissions

ROG +NOx | Fugitive PMio 1
(combined) (dust) DPM co
Proposed Project Daily Emissions 34.1lbs/day? | 13.0 Olbs/day | 0.70 Ib/day> | 64.06lbs/day
SLOAPCD Daily Threshold 25 Ibs/day 251bs/day | 1.251bs/day | 550 Ibs/day
Threshold Exceeded? Yes No No No
Proposed Project Annual Emissions 4.36 1.66 tons/year 0.0902 8.20tons/year
tons/year ton/year
SLOAPCD Annual Threshold 25 tons/year 25 tons/year n/a n/a
Threshold Exceeded? No No n/a n/a
See Attachment 4b for CalEEMod results.
' DPM estimates were derived from the “PM10 Exhaust” and “PM2.5 Exhaust” output from CalEEMod as recommended by
SLOAPCD. Based on CARB statewide inventories, DPM is roughly 8 percent of statewide PM2.5. This estimate represents a
worst-case scenario because it includes all PM10 exhaust.
2SLOAPCD specifies that CalEEMod winter emission outputs be compared to operational thresholds for these pollutants.
Note: All numbers may not sum exactly due to rounding.

The analysis of operational emissions does not consider TACs because the project does not propose a stationary
source of toxic air emissions that would impact adjacent sensitive receptors. Additionally, the project site is not
located close to a freeway or urban road with daily traffic volumes greater than 100,000 vehicles, which is the
screening criteria identified by CARB to determine if TAC emissions would exposure the public to excessive cancer
risk. Based on guidance from CARB and the California Air Pollution Control Officers Association (CAPCOA), the
project would not expose people to undue excess cancer risk from exposure to TACs, which is defined as a risk of
greater than 10 in a million.

The proposed Westmont Living facility and conceptual commercial center would not generate a substantial number
of diesel truck trips and would not substantially increase the number of trucks on local or regional roadways.
Therefore, long-term operational emissions would be less than significant.

As shown in Table 3, daily operational emissions associated with development under the proposed project would
not exceed SLOAPCD operational daily and annual thresholds for PM1o, DPM, or CO, or annual threshold for ROG
and NOx. The project would exceed the SLOAPCD operational daily threshold for ROG and NOx. According to
the SLOAPCD CEQA Air Quality Handbook, projects that generate between 30 and 35 lbs/day of combined ROG
and NOx shall select and implement at least 8 mitigation measures from Table 3-5 of the SLOAPCD CEQA Air
Quality Handbook. This requirement has been included as Mitigation Measure AQ-3, and upon implementation
would reduce ROG and NOx daily emissions to less than significant with mitigation.

The project does not include stationary sources of toxic air emissions that would impact adjacent sensitive receptors
and the project site is not located close to a freeway urban road with daily traffic volumes of greater than 100,000
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d)

vehicles. The nearest potential sensitive receptors would be the existing mobile home park/planned residential units
located on the parcel immediately adjacent to the project site’s western boundary (650 Tank Farm Road). Because
the project would be located within 1,000 feet of sensitive receptors, additional fugitive dust mitigation is required.
Mitigation Measure AQ-2and AQ-4 would reduce construction related air quality impacts to sensitive receptors to
less than significant. Therefore, impacts would be less than significant with mitigation.

The project would amend the AASP land use designation consistent with the City’s General Plan and zoning
designations to allow the proposed uses that are consistent with the Community Commercial Zone with Special
Focus Overlay (C-C-SF-SP). None of the uses are identified by SLOAPCD as uses that typically create objectionable
odors. In addition, the project site is surrounded by service commercial/business park land uses, an existing residence
to the southeast, and open space and agricultural operations further to the southwest. None of these land uses include
operations listed in the CEQA Air Quality Handbook as potential odor-contributing sources. Therefore, development
under the proposed General Plan Amendment and rezone would not result in objectionable odors that would affect
a substantial number of people.

The project site is located in an area identified by the SLOAPCD as having a potential for NOA to occur. Pursuant
to SLOAPCD requirements and ARB Air Toxics Control Measure (ATCM) for Construction, Grading, Quarrying,
and Surface Mining Operations (93105), the applicant is required to provide geologic evaluation prior to any
construction activities and comply with existing regulations regarding NOA, if present. Mitigation Measures AQ-4
and AQ-5 have been identified to require the applicant to complete a geologic evaluation and follow all applicable
protocols and procedures if NOA is determined to be present onsite.

The existing structure located onsite was constructed in 1940 and may have the potential to include asbestos
containing materials (ACM) and/or lead-based paint. Demolition of this structure may have the potential to result in
harmful asbestos or lead emissions. The project is proposing to demolish an existing single-family residence and
would be subject to the requirements stipulated in the National Emission Standard for Hazardous Air Pollutants
(40CFR61, Subpart M - asbestos NESHAP). Mitigation Measure AQ-6 has been identified to require full
compliance with applicable regulatory requirements for removal and disposal of these toxic contaminants if present
on-site, including notification of the SLOAPCD prior to demolition of the existing structure. Therefore, this impact
would be less than significant with mitigation.

Mitigation Measures

The following mitigation measures are required to reduce impacts to a less-than-significant level. These measures are required
in addition to compliance with all required state and local laws that relate to air quality, as enforced by the San Luis Obispo Air
Pollution Control District (APCD).

AQ-1

Standard Control Measures for Construction Equipment

The following standard air quality mitigation measures shall be implemented during the site preparation and grading phases of
construction at the project site:

Maintain all construction equipment in proper tune according to manufacturer’s specifications;

Fuel all off-road and portable diesel powered equipment with CARB-certified motor vehicle diesel fuel nontaxed
version suitable for use off-road);

Comply with the State Off-Road Regulation;

Use on-road heavy-duty trucks that meet the CARB’s 2007 or cleaner certification standard for on-road heavy-duty
diesel engines, and comply with the State On-Road Regulation;

Construction or trucking companies with fleets that do not have engines in their fleet that meet the engine standards
identified in the above two measures (e.g. captive or NOX exempt area fleets) may be eligible by proving alternative
compliance;

All on and off-road diesel equipment shall not idle for more than 5 minutes. Signs shall be posted in the designated
queuing areas and or job sites to remind drivers and operators of the 5 minute idling limit;

Diesel idling within 500 feet of sensitive receptors shall not be not permitted;7

Staging and queuing areas shall not be located within 500 feet of sensitive receptors;6
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AQ-2

AQ-3

AQ-4

Equipment shall be electrified when feasible;

Gasoline-powered equipment shall be substituted in place of diesel-powered equipment, where feasible; and
Alternatively-fueled construction equipment shall be used on-site where feasible, such as compressed natural gas,
liquefied natural gas, propane or biodiesel.

Best Available Control Technology. Diesel construction equipment used during the site preparation and grading
phases shall be equipped with CARB Tier 3 or Tier 4 certified off-road engines and 2010 on-road compliant engines.

The project would result in ROG and NOx operational emissions that exceed the SLOAPCD threshold of 25 1bs/day.
Prior to issuance of construction permits, the applicant shall identify at least 8 mitigation measures from Table 3-5 of
the SLOAPCD CEQA Air Quality Handbook to incorporate into the project. Prior to occupancy, final inspection, or
establishment of the use, whichever occurs first, the project shall demonstrate that it has implements such measures. If
the project obtains a GreenPoint rating or is LEED certified, the applicant shall only need to implement 6 mitigation
measures from Table 3-5 of the SLOAPCD CEQA Air Quality Handbook.

This project is greater than 4 acres and within 1,000 feet of sensitive receptors (residential units). Construction activities
can generate fugitive dust, which could be a nuisance to residents and businesses in close proximity to the proposed
construction site. Projects with grading areas that are greater than 4-acres or are within 1,000 feet of any sensitive
receptor shall implement the following measures to manage fugitive dust emissions such that they do not exceed the
APCD’s 20% opacity limit (APCD Rule 401) or prompt nuisance violations (APCD Rule 402):

a. Reduce the amount of the disturbed area where possible;

b. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust from leaving the site
and from exceeding the APCD’s limit of 20% opacity for greater than 3 minutes in any 60-minute period.
Increased watering frequency would be required whenever wind speeds exceed 15 mph. Reclaimed (non-
potable) water should be used whenever possible. When drought conditions exist and water use is a concern,
the contractor or builder should consider the use of an APCD-approved dust suppressant where feasible to
reduce the amount of water used for dust control. Please refer to the following link from the San Joaquin
Valley Air District for a list of potential dust suppressants: Products Available for Controlling Dust;

c. All dirt stock pile areas should be sprayed daily and covered with tarps or other dust barriers as needed;

d. Permanent dust control measures identified in the approved project revegetation and landscape plans should
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 than one month after initial grading
should be sown with a fast germinating, non-invasive grass seed and watered until vegetation is established;

f.  All disturbed soil areas not subject to revegetation should be stabilized using approved chemical soil binders,
jute netting, or other methods approved in advance by the APCD;

g. All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as possible. In addition,
building pads should be laid as soon as possible after grading unless seeding or soil binders are used;

h. Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved surface at the
construction site;

i.  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 (CVC) Section 23114;

j- “Track-Out” is defined as sand or soil that adheres to and/or agglomerates on the exterior surfaces of motor
vehicles and/or equipment (including tires) that may then fall onto any highway or street as described in CVC
Section 23113 and California Water Code 13304. To prevent ‘track out’, designate access points and require
all employees, subcontractors, and others to use them. Install and operate a ‘track-out prevention device’
where vehicles enter and exit unpaved roads onto paved streets. The ‘trackout prevention device’ can be any
device or combination of devices that are effective at preventing track out, located at the point of intersection
of an unpaved area and a paved road. Rumble strips or steel plate devices need periodic cleaning to be
effective. If paved roadways accumulate tracked out soils, the trackout prevention device may need to be
modified;
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k. Sweep streets at the end of each day if visible soil material is carried onto adjacent paved roads. Water
sweepers shall be used with reclaimed water where feasible. Roads shall be pre-wetted prior to sweeping
when feasible;

1. All PM10 mitigation measures required should be shown on grading and building plans; and

m. The contractor or builder shall designate a person or persons whose responsibility is to ensure any fugitive
dust emissions do not result in a nuisance and to enhance the implementation of the mitigation measures as
necessary to minimize dust complaints and reduce visible emissions below the APCD’s limit of 20% opacity
for greater than 3 minutes in any 60-minute period. Their duties shall include holidays and weekend periods
when work may not be in progress (for example, wind-blown dust could be generated on an open dirt lot).
The name and telephone number of such persons shall be provided to the APCD Compliance Division prior
to the start of any grading, earthwork or demolition (Contact Tim Fuhs at 805- 781-5912).

AQ-5 The applicant shall retain a registered geologist to conduct a geologic evaluation of the property including sampling and
testing for naturally occurring asbestos in full compliance with California Air Resources Board Air Toxics Control
Measure (ATCM) for Construction, Grading, Quarrying, and Surface Mining Operations (93105) and SLOAPCD
requirements. This geologic evaluation shall be submitted to the City Community Development Department upon
completion. If the geologic evaluation determines that the project would not have the potential to disturb asbestos
containing materials (ACM), the applicant must file an Asbestos ATCM exemption request with the SLOAPCD.

AQ-6 If asbestos containing materials (ACM) are determined to be present onsite, proposed earthwork, demolition, and
construction activities shall be conducted in full compliance with the various regulatory jurisdictions regarding ACM,
including the ARB Asbestos Air Toxics Control Measure (ATCM) for Construction, Grading, Quarrying, and Surface
Mining Operations (93105) and requirements stipulated in the National Emission Standards for Hazardous Air Pollutants
(40 CFR 61, Subpart M — Asbestos; NESHAP). These requirements include, but are not limited to, the following:

1. Written notification, within at least 10 business days of activities commencing, to the SLOAPCD;
2. Preparation of an asbestos survey conducted by a Certified Asbestos Consultant; and,
3. Implementation of applicable removal and disposal protocol and requirements for identified ACM.

AQ-7 The applicant shall implement the following measures to reduce the risk associated with disturbance of ACM and lead-
coated materials that may be present within the existing structure onsite:

a. Demolition of the on-site structure shall comply with the procedures required by the National Emission
Standards for Hazardous Air Pollutants (40 CFR 61, Subpart M — Asbestos) for the control of asbestos
emissions during demolition activities. SLOAPCD is the delegated authority by the U.S. EPA to implement
the Federal Asbestos NESHAP. Prior to demolition of on-site structures, SLOAPCD shall be notified, per
NESHAP requirements. The project applicant shall submit proof that SLOAPCD has been notified prior to
demolition activities to the City Community Development Department.

b. If during the demolition of the existing structure, paint is separated from the construction materials (e.g.,
chemically or physically), the paint waste shall be evaluated independently from the building material by a
qualified hazardous materials inspector to determine its proper management. All hazardous materials shall be
handled and disposed of in accordance with local, state, and federal regulations. According to the Department
of Toxic Substances Control (DTSC), if the paint is not removed from the building material during demolition
(and is not chipping or peeling), the material can be disposed of as non-hazardous construction debris. The
landfill operator shall be contacted prior to disposal of lead-based paint materials. If required, all lead work
plans shall be submitted to SLOAPCD at least 10 days prior to the start of demolition. The applicant shall
submit proof that paint waste has been evaluated by a qualified hazardous waste materials inspector and handled
according to their recommendation to the City Community Development Department.

Conclusion

Less than significant with mitigation incorporated.
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4. BIOLOGICAL RESOURCES

Would the project:

a) Have a substantial adverse effect, either directly or through
habitat modifications, on any species identified as a candidate, | 5, 15, 28,
sensitive, or special status species in local or regional plans, 29, 35, ] ] ]
policies, or regulations, or by the California Department of Fish 38,39
and Game or U.S. Fish and Wildlife Service?

b) Have a substantial adverse effect on any riparian habitat or other

sensitive natural community identified in local or regional plans >, 15,28,
policies, regulations, or by the California Department of Fish é%’ 3359’ u o N
and Game or U.S. Fish and Wildlife Service? ’
c¢) Have a substantial adverse effect on state or federally protected
wetlands (including, but not limited to, marsh, vernal pool >, 15,28,
coastal, etc.) through direct removal, filling, hydrological 23%’ 3359’ u o u
interruption, or other means? ’
d) Interfere substantially with the movement of any native resident
or migratory fish or wildlife species or with established native 5’2;5’;8’ ] ] ]
resident or migratory wildlife corridors, or impede the use of D e
. oo . 38,39
native wildlife nursery sites?
e) Conflict with any local policies or ordinances protecting
biological resources, such as a tree preservation policy or | 5, 10,29 ] ] ]

ordinance?

f) Conflict with the provisions of an adopted Habitat Conservation
Plan, Natural Community Conservation Plan, or other approved | 5, 10, 29 ] ] ]
local, regional, or state habitat conservation plan?

Evaluation

The urbanized area of the city of San Luis Obispo lies at the convergence of two main geologic features: Los Osos Valley, which
drains westerly into Morro Bay via Los Osos Creek, and San Luis Valley, which drains to the south- southwest into the Pacific
Ocean at Avila Beach via San Luis Obispo Creek. San Luis Obispo, Stenner, Prefumo, and Brizzolara creeks, and numerous
tributary channels pass through the city, providing important riparian habitat and migration corridors connecting urbanized areas
to less-developed habitats in the larger area surrounding the city.

Much of the area outside the city limits consists of open rangeland grazed year-round, along with agricultural lands dominated
by annual crop rotations and vineyards. A variety of natural habitats and associated plant communities are present within the city
and support a diverse array of native plants and resident, migratory, and locally nomadic wildlife species, some of which, are
considered rare, threatened, or endangered species. However, the largest concentrations of natural and native habitats are located
in the larger and less developed areas outside the city limits.

The project site currently supports disturbed non-native annual grassland and ruderal habitats (i.c., previously disturbed) as well
as an ephemeral drainage with mostly herbaceous vegetation along with several willow trees, a patch of bulrush, and a non-
native blackberry thicket. The majority of the project site has been developed with site improvements and buildings, etc., as
recent as 2003, and dating back to approximately 1937 with buildings and active equipment/materials storage. The site has been
vacant since 2004 when buildings were removed and the surface was cleared leaving only the non-native trees, the remaining
vacant residence, and a temporary soil stockpile.
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An approved soil stockpile is present on the southwest corner of the property. An ephemeral drainage with a low-flow channel
and a small adjacent wetland floodplain at the eastern reach enters the site through a 24-inch culvert in the northeast corner of
the property (across from the Marigold Center entry on Broad Street) and flows west to the confluence with Orcutt Creek, located
in the northwest corner of the project site. Orcutt Creek flows southwesterly along the west edge of the property to a culvert
under Tank Farm Road. The property is bordered by urban development on the north, east, and south sides, with residential
development to the west.

The City COSE identifies various goals and policies to maintain, enhance, and protect natural communities within the City
planning area. These policies include, but are not limited to, protection of listed species and species of special concern,
preservation of existing wildlife corridors, protection of significant trees, and maintaining development setbacks from creeks.

The City’s Tree Ordinance (Municipal Code Chapter 12.24) was adopted in 2010 and recently updated in 2019 with the purpose
of establishing a comprehensive program for installing, maintaining, and preserving trees within the city. This ordinance includes
policies that encourage preservation of trees whenever possible and feasible, detail the procedure and requirements for acquisition
of a permit for tree removal within the city, and identify application requirements for tree removals associated with development
permits. The City has also established a Heritage Tree Program which protects Heritage trees throughout the city designated by
the Tree Committee and City Council. Based on the City’s GIS Division Heritage Trees map, no heritage trees are located within
the project site.

Methods of Survey and Assessment

Sage Institute biologists conducted a review of available background information including the project information, aerial
photographs dating back to 1937, NRCS Soils Survey information, and a search and review of the current California Natural
Diversity Database (CNDDB) within an approximate 5-mile search radius of the project site. The 5-mile radius was used as the
typical 10-mile search radius would have included rural areas well outside of the city limits that would not be relevant to this
study in the urbanized city of San Luis Obispo. The CNDDB provided a list with mapped locations of special-status plant and
wildlife species, as well as natural communities of special concern, that have been recorded within the region of the project site.

Sage Institute conducted field reconnaissance surveys of the project site on May 20, July 10, and July 31, 2014; July 3, 2017,
and February 22, 2018. The purpose of the field surveys was to document existing conditions within the project site in terms of
habitat for plants and wildlife species, and the potential to support jurisdictional wetlands, riparian habitats, and/or waters of the
U.S./State. Plant and wildlife species observed in the field were recorded. The field surveys included a thorough and complete
springtime floristic inventory and rare plant survey in 2014 of observable and identifiable plants. The 2017 and 2018 field surveys
affirmed conditions were unchanged from the initial field surveys conducted in 2014. A wetland delineation and preliminary
jurisdictional determination was completed, identifying U.S. Army Corps of Engineers (Corps) jurisdiction authority under the
Nationwide Permitting Program.

The study area habitat types were described by the aggregation of plants and wildlife based on the composition and structure of
the dominant vegetation observed at the time the field reconnaissance was conducted. The determination of jurisdictional
wetlands and/or waters of the U.S./State was made using the currently accepted Corps wetland delineation methodology and
Clean Water Act Section 404 implementing regulations and guidance.

PLANT COMMUNITIES - The project site supports the following distinct plant communities: 1) disturbed non-native annual
grassland with non-native trees; and 2) an ephemeral drainage with mostly herbaceous vegetation along with several willow
trees, a patch of bulrush, and a non-native blackberry thicket. Orcutt Creek, located along the western edge of the project site, is
choked with non-native forbs and shrubs. Figure 4 of the Sage report provides a habitat map. Figure 6 provides a set of
representative photographs of the existing conditions of the project site. All plant species observed during the field surveys,
including rare plant surveys, are included in the Sage Report (Attachment 3) The botanical surveys resulted in no observations
of any rare, threatened, endangered, or special status plant species within the project site. Further, the observable and identifiable
plants and disturbed soil surface from over 70 years of human use on the site is further evidence the site does not support any
special-status plants. A field survey by Sage Institute in 2018 confirmed that site conditions are unchanged since the 2014 floristic
inventory and rare plant survey.
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DISTURBED NON-NATIVE ANNUAL GRASSLAND — The disturbed annual grassland habitat, is dominated by nonnative
annual grasses and herbaceous broadleaf plant species, along with very few native species. Disturbed non-native annual grassland
habitat occurs as the dominant habitat type over the entire project site, with the exception of the ephemeral drainage that runs
along the northern property border. The approximately 9.3 acres of non-native annual grassland within the project site was
observed to be very low in species diversity and dominated by a near pure stand of wild oats (4vena barbata). Other plant species
observed in the non-native grassland habitat include, ripgut brome (Bromus diandrus), filaree (Erodium cicutarium), cheeseweed
(Sidalcea sp.), fennel (Foeniculum vulgare), wild radish (Raphanus sativus), poison hemlock (Conium maculatum), harding
grass (Phalaris aquatica), teasel (Dipsacus sativus), shortpod mustard (Hirschfeldia incana), bur-clover (Medicago
polymorpha), milk thistle (Silybum marianum), narrow-leaf milkweed (Asclepias fascicularis), and bristly ox-tongue
(Helminthotheca echioides). A few coyote brush shrubs (Baccharis pilularis) are scattered on the site, along with non-native
pine, cypress, acacia, and eucalyptus trees.

WILDLIFE - The mosaic of remnant patches of ruderal and vacant lands within the urbanized landscape on and around the
project site can provide habitat for a variety of wildlife species that have become adapted to the urban environment, such as
raccoons, opossums, ground squirrels and other rodents and reptiles. Even in urbanized areas, drainage corridors and trees can
provide high quality habitat for a variety of wildlife species that have become adapted to the urban environment, but in particular,
to resident and migratory birds. Common birds observed during field surveys include the northern mockingbird, house finch,
American goldfinch, and red-tailed hawk. Given that the site is surrounded by urban development, other wildlife use is likely
limited with generally low habitat value for wildlife attributed to the disturbed site. Given the urban setting with a limited
diversity of non-native grassland species, and the ephemeral nature of drainage along the north property line, the project site
does not support suitable habitat for any special status wildlife species.

EPHEMERAL DRAINAGE & SEASONAL WETLAND — An unnamed ephemeral drainage swale and low-flow channel run
just offsite along the northern property boundary from a 24-inch culvert under Broad Street at the northeast property corner to
the confluence with Orcutt Creek, which then cuts across the northwest corner of the project site. For the most part, the drainage
channel runs outside the property adjacent to the northern border. It appears to sheet flow over some of the property along an
upper terrace above the drainage but below the general elevation of the rest of the property. A small stand of arroyo willow (Salix
lasiolepis) occurs at the northwest corner with one small isolated tree in the center of the drainage. A patch of bulrush
(Schoenoplectus sp.), a Himalayan blackberry (Rubus armeniacus) thicket, and one Canary Island date palm (Phoenix
canariensis) occur along the drainage. The upper terrace was dominated by Harding grass, teasel, soft chess, rabbitsfoot grass
(Polypogon sp.), and bristly ox-tongue. A patch of yerba mansa (4dnemopsis californica) is mostly offsite in the swale with a
small amount encroaching onto the site along the property line. Orcutt Creek, with an established bed, bank, and channel, runs
along the western property line and is choked with non-native Italian rye grass (Festuca perennis), harding grass, bristly oxtongue,
and castor bean (Ricinus communis) for most of its length.

WATERS OF THE U.S., WATERS OF THE STATE, & WETLANDS - The ephemeral drainage swale with low-flow channel
is located just offsite adjacent to the northern property line. The limits were shown on the SESLOC grading plans as jurisdictional
waters of the U.S., subject to Corps and California Department of Fish and Wildlife (CDFW) jurisdiction. Currently, it appears
that the source of hydrology for the ephemeral drainage is from a culvert outfall just offsite at the northeast corner of the property
from runoff from surrounding commercial and residential development. The drainage appears to have become a prominent
drainage feature between 1994 and 2002 with the development of the Marigold Shopping Center.
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Figure 3: Jurisdictional Delineation — Northeast Corner
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There is evidence of overflow flooding wetland hydrology (drift lines of debris and sediment deposits) from the ephemeral
drainage onto the property on a terrace that runs along the drainage on the property. The evaluation of soils identified field
indicators of hydric soils, suggesting a regular flooding regime over time during the wet season. The upper reach of the terrace
was dominated by Harding grass (Phalaris aquatica), teasel (Dipsacus sativus), soft chess (Bromus hordaceous), rabbitsfoot
grass (Polypogon sp.), and bristly ox-tongue (Helminthotheca echioides), which that does not represent a wetland vegetation
community. Appendix B of the Sage Institute report provides the details of a wetland delineation and preliminary jurisdictional
determination evaluation performed on the terrace adjacent to the ephemeral drainage that runs just offsite along the northern

property boundary.

While some level of overland flow appears to occur, with the exception of the bulrush patch, the ephemeral nature of the drainage
overflow does not manifest a definitive wetland plant community. However, given several years of below normal rainfall at the
time of the delineation in 2014, this area was treated as a problem area wetland. As such, based on the presence of hydric soils
and wetland hydrology, approximately 0.19 acre (8,166 square feet) of jurisdictional seasonal wetland occurs on the bench above
the ephemeral drainage along the northern property boundary. Figures 3 and 4 above, (Figures JD-1 and JD-2 in Appendix A of
the Sage Institute report) show the location and extent of wetlands delineated adjacent to the ephemeral drainage, as described
above.

The ephemeral drainage meets Orcutt Creek at the northwest corner of the property, becoming Orcutt Creek that exhibits a
distinct bed, bank and channel. As described above, this reach of Orcutt Creek is choked with non-native grasses, forbs, and
shrubs. Orcutt Creek has been in its current alignment as a tributary drainage since as far back as 1937. Given it flows through a
sequence of creeks to San Luis Obispo Creek and the Pacific Ocean, Orcutt Creek is considered a tributary jurisdictional water
of the U.S./State. The Ordinary High Water Mark (OHWM) and top of bank are essentially the same along this reach,
representing the federal and state jurisdictional limits, respectively. Approximately 0.23 acre of jurisdictional waters of the
U.S./State are associated with Orcutt Creek within the project area.

a)  Implementation of the proposed project would result in impacts to vegetation and wildlife utilizing disturbed non-
native annual grassland habitat from the development of the site. Due to the level of surrounding development,
frequent human activity, regular vehicle noise, lighting, and developed nature of the area, the project site does not
contain suitable habitat for special status plant or wildlife species. The project is not located within an area
designated as a wildlife corridor within the COSE. Tree removal and ground disturbance, even to the ruderal annual
grassland habitat, could impact nesting birds if conducted during the nesting season. This would be considered a
potentially significant impact. Mitigation Measure BIO-1 is required to reduce potential impacts to a less-than-
significant level. Therefore, impacts would be less than significant with mitigation.

b)  Orcutt Creek runs parallel to the western property boundary. The existing riparian habitat associated with Orcutt
Creek is of low quality and is choked with non-native Italian rye grass (Festuca perennis), harding grass, bristly
oxtongue, and castor bean (Ricinus communis) for most of its length. The project would generally be setback 35 feet
from the creek, as required by City regulation. The applicant is seeking an exception to the setback requirement to
allow grading and development activities that would encroach into approximately 4,963 square feet of the setback
area. The project would be required to comply with the Central Coast Regional Water Quality Control Board
(RWQCB) requirements set forth in their Post-Construction Stormwater Management Requirements for
Development Projects in the Central Coast Region. Physical improvement of the project site will be required to
comply with the drainage requirements of the City’s Waterways Management Plan. This plan was adopted for the
purpose of ensuring water quality and proper drainage within the City’s watershed. Completion of this project would
ensure that construction-related discharges would be limited or adequately accommodated by properly engineered
infrastructure design. The project proposes an enhancement plan that would remove invasive non-native species and
would plant native plants in the northwest corner of the site and the creek setback area along Orcutt Creek. To affirm
acceptable regulatory compliance to reduce potential impacts to waters of the U.S./State to a less-than-significant
level, and to ensure successful implementation of replacement wetland area and riparian enhancement plantings,
Mitigation Measures BIO-2 through BIO-5 are required. Therefore, impacts would be less than significant with
mitigation.
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d)

e)

Part of the project is to enhance the riparian corridor of Orcutt Creek and replace a small wetland at the northeast
corner of the property, which would be removed to enable the entry off Broad Street. Based upon circulation between
the proposed project and the existing SESLOC facility, located north of the subject properties, the Broad Street
access will impact 0.19 acres of seasonal wetland. Included in the impact area is a new crossing of the ephemeral
drainage required to provide access from the subject properties to the existing SESLOC facility.

The enhancement plan would also include removal of noxious, invasive, and non-native herbaceous and woody
species, while a new native plant planting program is proposed in the northwest corner and creek setback areas along
Orcutt Creek. Table CMMP-1 from the Sage Biological Assessment (Attachment 3) is a list of creek enhancement
plantings proposed as part of the project.

Development of an access driveway from Broad Street along the northern project boundary would impact
approximately 0.19 acre of herbaceous seasonal wetland habitat associated with the ephemeral drainage that would
require regulatory compliance from the federal and state agencies. This would be considered a potentially significant
impact without mitigation. Mitigation of impacts to 0.19 acre of seasonal wetland and ephemeral drainage area is
incorporated into the project design and would offset potential impacts to wetland areas at a 3:1 replacement ratio
with the enhancement of approximately 0.60 acre within the Orcutt Creek riparian corridor. However, to affirm
acceptable regulatory compliance to reduce potential impacts to waters of the U.S./State to a less-than-significant
level, and to ensure successful implementation of replacement wetland area and riparian enhancement plantings,
Mitigation Measures BIO-2 through BIO-5 are required. Therefore, impacts would be less than significant with
mitigation.

The project is not located within an area designated as a wildlife corridor within the COSE. According to the
Biological and Wetland Resources Assessment (Sage Institute 2018), neither the wetland area or Orcutt Creek serve
as a location habitat or migration corridor. Suitable habitat is not present in the small remaining reach of the
ephemeral drainage or Orcutt Creek for aquatic species with nearby recorded occurrences (Sage Institute 2018).

The proposed project includes creek restoration consistent with policies in the AASP for creeks which are in
degraded condition. The project also would not remove protected trees and includes substantial riparian
enhancement plantings within the development plan and as a part of the restoration component of the project. The
project does not conflict with local policies or ordinances regarding tree preservation or protection of biological
resources. This would be a less-than-significant impact.

The project application was submitted and initially reviewed prior to adoption of the current Tree Removal ordinance
requirements and therefore is not subject to the requirement for review by the City’s Tree Committee. The City
Arborist has reviewed the proposed tree removals and riparian enhancement plan and made a recommendation of
support to the ARC and PC. The project site does not contain any heritage trees or significant native vegetation. The
project includes the removal of multiple non-native trees, primary eucalyptus species. The project would not
adversely affect sensitive habitats or resources identified in the COSE or impact any heritage trees designated by
the Heritage Tree Program. The proposed area of disturbance does not support sensitive resources that are protected
by local policies and plans. The project would not conflict with any policies or plans. Therefore, impacts would be
less than significant.

The project site is not part of a local, regional, or state habitat conservation plan; therefore, no impact would occur
as a result of the proposed project.

Mitigation Measures

BIO-1.

Vegetation Removal Timing. Vegetation removal and initial site disturbance for any project elements shall be
conducted between September 1% and January 31% outside of the nesting season for birds. If vegetation removal is
planned for the nesting bird season (February 1% to August 31%), then preconstruction nesting bird surveys shall be
required within one week prior to construction activities to determine if any active nests would be impacted by project
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construction. If no active nests are found and vegetation removal is conducted within 5 days of the survey and is done
continuously, then no further survey work shall be required. Additional surveys during the nesting season shall be
conducted as needed if there is any break in vegetation removal, grading and/or construction lasting more than 5 days.
If any active nests are found that would be impacted by vegetation removal, grading and/or construction, then the nest
sites shall be avoided with the establishment of a non-disturbance buffer zone around active nests as determined by a
qualified biologist. Nest sites shall be avoided and protected within the non-disturbance buffer zone until the young are
no longer reliant on the nest site for survival (have fledged) as determined by a qualified biologist. All workers shall
receive training on good housekeeping practices during construction that will discourage nests from being established
within the work area (e.g., cover stored pipe ends, cover all equipment being used daily, etc.) A qualified biologist shall
regularly walk the construction area to look for nest starts and review site for good housekeeping practices. As such,
avoiding disturbance or take of an active nest would reduce potential impacts on nesting birds to a less-than-significant
level.

BIO-2. Clean Water Act Permitting. The applicant shall obtain Clean Water Act (CWA) regulatory compliance in the form

BIO-3.

BIO-4.

BIO-S.

of a permit from the U.S. Army Corps of Engineers (Corps) or written documentation from the Corps that no permit
would be required for the proposed road crossing. Should a permit be required, the applicant shall implement all the
terms and conditions of the permit to the satisfaction of the Corps. Corps permits and authorizations require applicants
to demonstrate that the proposed project has been designed and will be implemented in a manner that avoids and
minimizes impacts on aquatic resources to the extent practicable. Compliance with Corps permitting would also include
obtaining and CWA 401 Water Quality Certification from the Regional Water Quality Control Board (RWQCB). In
addition, the Corps and RWQCB may require compensatory mitigation for unavoidable permanent impacts on waters
of the U.S./State to achieve the goal of a no net loss of wetland values and functions. As such, with implementation of
the 3:1 ratio of creek enhancement mitigation plantings and regulatory compliance would reduce potential impacts on
waters of the U.S. to a less-than-significant level.

Streambed Alteration Agreement. The applicant shall obtain compliance with Section 1602 of the California Fish
and Game Code (Streambed Alteration Agreements) in the form of a completed Streambed Alteration Agreement or
written documentation from the CDFW that no agreement would be required for the proposed road crossing. Should an
agreement be required, the property owners shall implement all the terms and conditions of the agreement to the
satisfaction of the CDFW. The CDFW Streambed Alteration Agreement process encourages applicants to demonstrate
that the proposed project has been designed and will be implemented in a manner that avoids and minimizes impacts in
the stream zone. In addition, CDFW may require compensatory mitigation for unavoidable permanent impacts on waters
of the State. As such, with implementation of the 3:1 ratio of creek enhancement mitigation plantings and regulatory
compliance would reduce potential impacts on waters of the U.S. to a less-than-significant level.

Wetland Replacement and Riparian Enhancement Plan. The applicant shall retain a qualified biologist to prepare a
wetland replacement and riparian enhancement plan. The plan shall provide for a minimum of 3:1 mitigation area for
the wetland area to be impacted and shall be designed to the satisfaction of the Corps, RWQCB, and CDFW. The
plantings for the riparian enhancement area shall include native species and shall be placed in a manner to ensure their
success. The plan shall include a cost estimate for the implementation of the plantings. The applicant shall implement
the wetland replacement and riparian enhancement plan within 60 days of completion of grading and site disturbance
activities.

Wetland Replacement and Riparian Enhancement Plan Monitoring. The applicant shall retain a qualified biologist
or landscape architect for the purpose of monitoring the success of the mitigation planting area. The monitoring contract
shall include a requirement that the monitor conduct, at a minimum, an annual site visit and assessment of the planting
success for 10 years and an annual submittal of a monitoring report to the City Community Development Department
and Sustainability & Natural Resources Official. The applicant shall also post a bond for the cost of implementing the
mitigation planting. If the monitoring demonstrates that the plan has been successfully implemented, the bond shall be
returned. If the monitoring demonstrates that the plan has not been successfully implemented, the applicant shall submit
a revised plan for review and approval. If the revised plan successfully implemented after two years, the City
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Community Development Department and Sustainability & Natural Resources Official shall use the bond to hire a
licensed landscape architect to implement and maintain the revised plan.

Conclusion

Less than significant with mitigation incorporated.

S. CULTURAL RESOURCES

Would the project:

B v L -
Y chaeologial resource purant o 81506457 | 2536 | O il
c) ]f)oirsmtuarlbcirgeltl;?:g remains, including those interred outside of 26,36 ] ] ]

Evaluation

Pre-Historic Setting: As outlined in the City’s LUCE Update EIR, archaeological evidence demonstrates that Native American
groups (including the Chumash) have occupied the Central Coast for at least 10,000 years, and that Native American use of the
central coast region may have begun during the late Pleistocene, as early as 9000 B.C., demonstrating that historical resources
began their accumulation on the central coast during the prehistoric era. The city of San Luis Obispo is located within the area
historically occupied by the Obispefio Chumash, the northernmost of the Chumash people of California. The Obispefio Chumash
occupied much of San Luis Obispo County, including the Arroyo Grande area, and from the Santa Maria River north to
approximately Point Estero. The earliest evidence of human occupation in the region comes from archaeological sites along the
coast.

Historic Resource Setting: The area of San Luis Obispo became colonialized by the Spanish Incursion initially in 1542, with the
first official settlement on Chumash Territory occurring in 1772, when the Mission San Luis Obispo de Tolosa was established.
By the 1870s (after the earliest arrivals of Chinese immigrants in 1869), a Chinatown district had been established in the
downtown area near Palm and Morro Street. By 1875, 2,500 residents were documented in a 4-square mile area around what is
now the City of San Luis Obispo. By 1901, the City was served by the Pacific Coast Railway and mainline Southern Pacific, and
in 1903 the California Polytechnic State University was established. The last era of growth generally lasted from 1945 to the
present. Many of the residential subdivisions in the Foothill and Laguna Lake area were developed between 1945 and 1970 and
the city’s population increased by 53% during this time.

The City’s COSE establishes various goals and policies to balance cultural and historical resource preservation with other
community goals. These policies include, but are not limited to the following:

a) Identification, preservation, and rehabilitation of significant historic and architectural resources;

b)  Prevention of demolition of historically or architecturally significant buildings unless doing so is necessary to
remove a threat to health and safety;

¢)  Consistency in the design of new buildings in historical districts to reflect the form, spacing and materials of nearby
historic structures; and

d)  Identification and protection of neighborhoods or districts having historical character due to the collective effect of
Contributing or Master List historic properties

Central Coast Archaeological Research Consultants (CCARC), April 2018 Analysis: The purpose of this study was to determine
if there are cultural resources within the study area, pursuant to the California Environmental Quality Act (CEQA) of 1970, as
amended, (Sections 21083.2 and 21084.1) and Sections 5020 through 5024 of the Public Resources Code which mandates public
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agencies to consider the effects of projects on historic properties. These regulations require public agencies to identify the
environmental impacts of proposed undertakings, determine if the impacts will be significant and identify alternatives and
mitigation measures that will substantially reduce or eliminate significant impacts to the environment. The CCARC study also
adheres to the standards established by the San Luis Obispo County Department of Planning and Building, “A Guide to
Archaeology and Historic Resources”.

Archival research focused on primary and secondary sources to develop a general historic context and lot-specific information
for the immediate project area. To identify previously recorded archaeological and historical sites, archaeological site records,
site location base maps, GIS layers, and cultural resources survey and excavation reports on file at the Central Coast Information
Center (CCIC), University of California, Santa Barbara were reviewed. The records search included information on all surveys
within a 0.25-mile radius of the current project area and sites within a 0.5-mile radius. In addition to this research effort, CCRAC
consulted the National Register of Historic Places (NRHP) via the National Register Information Service (NRIS), the official
online database of the NRHP; the California Inventory of Historic Resources (California 1976); and the California Historical
Landmarks (California 1995). The comprehensive records search revealed the current study area has not been surveyed and no
known cultural resources are within, or in the immediate vicinity of, the current study area. Over 29 cultural resources studies
have been conducted within a 0.25-mile radius of the project site, the majority of which, are for small lot surveys, land use
planning, and infrastructure development. Of the five documented surveys adjacent to the current study area (Bertrando 2013;
Conway 1999, 2004, 2005; Mikkelsen et al. 2001), no cultural resources were discovered within, or in the vicinity of, the 365
Prado Road survey area. Three studies (i.e., Conway 1999, 2004; Mikkelsen et al. 2001) overlap with the current study area and
the documents reveal no resources were identified on a highly modified landform. Gibson’s (1993, 2001) intensive surveys in
the Tank Farm road region also failed to identify cultural resources. Additionally, knowledge on the current survey area suggests
a low likelihood of archaeological deposits within the project area. Three prehistoric archaeological sites (CA-SLO-785, -1427,
and -2044) are recorded within 0.5-mile of the project area on a landform that has been subject to severe alteration during
construction of residential buildings, roads, landscaping, and utilities. The closest site is CA-SLO-1427, situated approximately
0.28 mile north (Dills 1990). Approximately 0.33 mile southeast of the project site (along Route 227) is CA-SLO-2044, a highly
disturbed, redeposited marine shell scatter (Mikkelsen et al. 2001). CA-SLO-785 (a spare marine shell scatter) is situated
approximately 0.36 mile southeast of the project site (Dills 1994). Also, in the same vicinity of the project area is the expansive
Union Oil Company Tank Farm (P-40-041195), which consists of an extensive oil tank farm and associated infrastructure
(Conway 2008). Reports on file at the CCIC revealed that no archaeological materials associated with these sites have been found
on the surface or during construction adjacent to the project site.

In an effort to ensure the Northern Chumash community is apprised of the project, CCARC called individuals that had expressed
an interest to CCARC regarding the current undertaking. The proposed project was reviewed and CCARC provided the results
of the records search and field survey of the project area. Prior to the field study Fred Collins, a representative of the Northern
Chumash Tribal Council, was contacted (March 20, 2018). Mr. Collins was the only Tribal representative to return CCARC calls
(on March 21-22, 2018), and a collaborative conversation resulted in no cultural resources concerns within the project area.

Although located within an area of moderate archaeological sensitivity, archival research, previous surveys, initial consultation
with the Northern Chumash Tribal Council, and an intensive archaeological field survey of the project area located at the
Northwest Corner of Broad Street and Tank Farm Road San Luis Obispo, California identified no cultural resources. No further
archaeological work was required or recommended for the project site.

a)  The project site is not designated or listed as a historic resource and not located within a historic district. There are
no historic structures on the site. Impacts would be less than significant.

b)  Although no known archaeological resources were found on the site through survey work, and the potential for
finding such resources is low, there is always the potential that unknown buried resources may be discovered through
site grading and construction activities. No further archaeological work is recommended per the CCARC cultural
resources survey. In the event cultural resources or human resources are discovered during construction activities,
Mitigation Measures CR-1 and CR-2 are required. Impacts would be less than significant with prescribed mitigation.

¢)  The project site is not located within a designated burial sensitivity area and the project is not considered an
archaeologically sensitive site as described in the CCARC study or the City’s Archaeological Resource Preservation
Program Guidelines. No further archaeological work is recommended per the CCARC cultural resources survey. In
the event of an accidental discovery or recognition of any human remains, California State Health and Safety Code
Section 7050.5 and LUO Section 22.10.040 (Archaeological Resources) require that no further disturbances shall
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occur until the County Coroner has made the necessary findings as to origin and disposition pursuant to California
PRC Section 5097.98. With adherence to State Health and Safety Code Section 7050.5 and LUO Section 22.10.040,
impacts related to the unanticipated disturbance of archaeological resources and human remains would be reduced
to less than significant Mitigation measures CR-1 and CR-2 would ensure that any previously unknown human
remains that could be uncovered would be properly mitigated to a less than significant level. Therefore, impacts
would be less than significant with mitigation.

Mitigation Measures

CR-1 Halt Work Order for Discovery of Previously Unidentified Cultural Resources. In the event that historical or
archaeological remains are discovered during earth disturbing activities associated with the project, construction
activities shall cease, and the City Community Development Department shall be notified so that the extent and location
of discovered materials may be recorded by a qualified specialist (paleontologist, historian, archaeologist) and
disposition of artifacts may be accomplished in accordance with state and federal law. After the find has been
appropriately mitigated, work in the area may resume. A Native American tribal representative shall monitor any
mitigation excavation associated with Native American materials.

CR-2. Halt Work Order for Discovery of Human Remains. In the event that human remains are unearthed, the applicant
shall notify the City Community Development Department and shall comply with State Health and Safety Code Section
7050.5, which requires that no further disturbance shall occur until the County of San Luis Obispo Coroner has made a
determination of origin and disposition pursuant to Public Resources Code Section 5097.98. The County Coroner must
be notified of the find immediately. If the human remains are determined to be Native American, the County Coroner
will notify the Native American Heritage Commission within 24 hours, which will determine and notify a Most Likely
Descendant (MLD). The MLD shall complete the inspection of the site within 48 hours of notification and may
recommend scientific removal and nondestructive analysis of human remains and items associated with Native
American burials.

Conclusion

Less than significant with mitigation incorporated.

6. ENERGY

Would the project:

a) Result in potentially significant environmental impact due to
wasteful, inefficient, or unnecessary consumption of energy ] ] ]
resources, during project construction or operation?

b) Conflict with or obstruct a state or local plan for renewable
energy or energy efficiency? [l [ L]

Evaluation

Pacific Gas & Electric Company (PG&E) has historically been the primary electricity provider for the City. In October of 2018,
the City Council committed to joining Monterey Bay Community Power (MBCP). MBCP is an existing community choice
energy program that serves the counties of Santa Cruz, San Benito, and Monterey and provides 100 percent carbon free electricity
with a rate savings relative to PG&E. Additionally, the City recently adopted the Clean Energy Choice Program for New
Buildings, which encourages clean, efficient, and cost effective all-electric new buildings through incentives and local
amendments to the California Energy Code. When paired with cost comparable modern electric appliances and carbon-free
electricity from MBCP, all-electric new buildings are operationally greenhouse gas emissions-free, cost effective, and help
achieve the community’s climate action goals.

The California Building Code (CBC) contains standards that regulate the method of use, properties, performance, or types of
materials used in the construction, alteration, improvement, repair, or rehabilitation of a building or other improvement to real
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property. The CBC includes mandatory green building standards for residential and nonresidential structures, the most recent
version of which are referred to as the 2019 Building Energy Efficiency Standards. These standards focus on four key areas:
smart residential photovoltaic systems, updated thermal envelope standards (preventing heat transfer from the interior to the
exterior and vice versa), residential and nonresidential ventilation requirements, and non-residential lighting requirements.

The City is currently developing local amendments to the 2019 California Building Code (CBC) to encourage all-electric new
buildings. When paired with Monterey Bay Community Power's carbon free electricity supply, all electric new buildings are
carbon free and avoid health and safety issues associated with fossil fuels and GHGs. At its meeting on Tuesday, June 16, 2020,
the City Council adopted the Clean Energy Choice Program. Unlike other cities that are banning natural gas entirely, the proposed
Clean Energy Choice Program will provide options to people who want to develop new buildings with natural gas. New projects
wishing to use natural gas will be required to build more efficient and higher performing buildings and offset natural gas use by
performing retrofits on existing buildings or by paying an in-lieu fee that will be used for the same purpose.

Leadership in Energy and Environmental Design (LEED) is an internationally recognized green building certification system
that provides third-party verification that a building or community was designed and built using strategies aimed at improving
performance metrics in energy savings, water efficiency, CO2 emissions reduction, improved indoor environmental quality, and
stewardship of resources and sensitivity to their impacts. LEED provides a point system to score green building design and
construction. The system is categorized in nine basic areas: Integrative Process, Location and Transportation, Sustainable Sites,
Water Efficiency, Energy and Atmosphere, Materials and Resources, Indoor Environmental Quality, Innovation in Design, and
Regional Priority. Buildings are awarded points based on the extent various sustainable strategies are achieved. The more points
awarded the higher the level of certification achieved from Certified, Silver, Gold, to Platinum (source reference 22).

The City’s COSE establishes goals and policies to achieve energy conservation and increase use of cleaner, renewable, and
locally controlled energy sources. These goals include increasing the use of sustainable energy sources and reducing reliance on
non-sustainable energy sources to the extent possible and encouraging the provision for and protection of solar access. Policies
identified to achieve these goals include, but are not limited to, use of best available practices in energy conservation,
procurement, use and production, energy-efficiency improvements, pedestrian- and bicycle-friendly facility design, fostering
alternative transportation modes, compact, high-density housing, and solar access standards.

The City’s Climate Action Plan (CAP), adopted in 2012 and currently in the process of being updated, also identifies strategies
and policies to increase use of cleaner and renewable energy resources in order to achieve the City’s greenhouse gas emissions
reduction target. These strategies include promoting a wide range of renewable energy financing options, incentivizing renewable
energy generation in new and existing developments, and increasing community awareness of renewable energy programs
(source reference 24).

a) During construction, fossil fuels, electricity, and natural gas would be used by construction vehicles and equipment.
The energy consumed during construction would be temporary in nature and would be typical of other similar
construction activities in the city. State and federal regulations in place require fuel-efficient equipment and vehicles
and prohibit wasteful activities, such as diesel idling; therefore, potential impacts associated with construction
energy use would be less than significant.

The project would rely on the local electricity service provider, MBCP, to supply project electricity needs. MBCP
provides 100 percent carbon-free electricity.

Operation of the project would result in an overall increase in consumption of energy resources associated with
vehicle trips and electricity and natural gas usage by project occupants. The project would be designed in full
compliance with the California Building Code including applicable green building standards, which include thermal
envelope standards (preventing heat transfer from the interior to the exterior and vice versa), residential and
nonresidential ventilation requirements, and non-residential lighting requirements. The project has been designed in
a manner that would provide access to public transit (existing and future bus stops), provision of bicycle facilities,
and would locate development within an infill site. Compliance with existing building codes and use of 100%
greenhouse gas-free energy resources would ensure the project would not result in a potentially significant
environmental impact due to wasteful, inefficient, or unnecessary consumption of energy resources. Therefore,
impacts would be less than significant.

b)  The project would be designed in full compliance with the California Building Code, including applicable green
building standards. The project would be consistent with energy goals and policies in the City’s COSE associated
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with use of best available practices in energy conservation, encouraging energy-efficient “green-buildings”, and
pedestrian- and bicycle-friendly design. The project would also be consistent with the goals and policies set forth in
the City’s Climate Action Plan associated with renewable energy and energy efficiency. Therefore, the project would
not result in a conflict with, or obstruction of, a state or local plan for renewable energy or energy efficiency, and

impacts would be less than significant.

Mitigation Measures

None necessary.

Conclusion

Less than significant.

7.

GEOLOGY AND SOILS

Would the project:

a)

Directly or indirectly cause potential substantial adverse effects,
including the risk of loss, injury or death involving:

Rupture of a known earthquake fault, as delineated on the most
recent Alquist-Priolo Earthquake Fault Zoning Map issued by
the State Geologist for the area or based on other substantial
evidence of a known fault? Refer to Division of Mines and
Geology Special Publication 42.

4,17,29,
48

L]

]

X

]

ii.

Strong seismic ground shaking?

4,17, 48

ii.

Seismic-related ground failure, including liquefaction?

4,17

iv.

Landslides?

4,17

b)

Result in substantial soil erosion or the loss of topsoil?

7,29

XU XX

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

4,7,50,
51

IR

N RN

X

O |OX U

d)

Be located on expansive soil, as defined in Table 1802.3.2 of the
California Building Code (2013), creating substantial direct or
indirect risks to life or property?

4,14, 49

e)

Have soils incapable of adequately supporting the use of septic
tanks or alternative waste water disposal systems where sewers
are not available for the disposal of waste water?

4,14, 17

Directly or indirectly destroy a unique paleontological resource
or site or unique geologic feature?

50, 52

Evaluation

The City’s Safety Element identifies active, potentially active, and inactive mapped and inferred faults with the potential to affect
the city in the event of rupture. The Los Osos Fault, adjacent to the city of San Luis Obispo, is identified under the State of
California Alquist-Priolo Fault Hazards Act and is classified as active. The West Huasna, Oceanic, and Edna faults are considered
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potentially active and present a moderate fault rupture hazard to developments near them. The San Andreas Fault and the offshore
Hosgri Fault, which present the most likely source of ground shaking for San Luis Obispo, have a high probability of producing
a major earthquake within an average lifespan. The highest risk from ground shaking is found on deep soils that were deposited
by water, are geologically recent, and have many pore spaces among the soil grains. These are typically found in valleys (source
reference 27).

Faults capable of producing strong ground shaking motion in San Luis Obispo include the Los Osos, Point San Luis, Black
Mountain, Riconada, Wilmar, Pecho, Hosgri, La Panza, and San Andreas faults. Engineering standards and building codes set
minimum design and construction methods for structures to withstand seismic shaking. Based on the Department of Conservation
Fault Activity Map and the City’s Safety Element Earthquake Faults — Local Area Map, the project site is not located within, or
n the immediate vicinity of, an active fault zone.

As discussed in the City’s 2014 LUCE Update EIR, San Luis Obispo lies within the southern Coast Range Geomorphic Province.
This province lies between the Central Valley of California and the Pacific Ocean and extends from Oregon to northern Santa
Barbara County. The Coast Range province is structurally complex and is comprised of sub-parallel northwest-southeast trending
faults, folds, and mountain ranges.

Rock types in the San Luis Obispo area are mainly comprised of volcanic, metavolcanics, and a mixture of serpentinite and
greywacke sandstone. These rocks are highly fractured and are part of the Mesozoic aged Franciscan Formation. Intrusive and
extrusive volcanic deposits of Tertiary age and marine sedimentary deposits of the Miocene aged Monterey Formation are also
found in the area. The most distinctive geomorphological feature of the San Luis Obispo area is the series of Tertiary aged
volcanic plugs (remnants of volcanoes) which extend from the City of San Luis Obispo northwesterly to Morro Bay. Hollister
Peak, Bishop Peak, Cerro San Luis Obispo, Islay Hill, and Morro Rock are all comprised of these volcanic plugs.

Faulting and Seismic Activity: The predominant northwest-southeast trending structures of the Coast Range Province are related
to the San Andreas Fault Transform Boundary. Other faults in the San Luis Obispo area that are considered active or potentially
active include the San Juan Fault, the East and West Huasna Faults, the Nacimiento Fault Zone, the Oceano Fault, the Oceanic
Fault, Cambria Fault, the Edna Fault, the Hosgri Fault, and the Los Osos Fault. The East and West Huasna Faults, the Nacimiento
Fault Zone, the Cambria Fault, and the Edna Fault have not yet been officially classified by the California Division of Mines and
Geology.

The Alquist-Priolo Earthquake Fault Zone (formerly known as a Special Studies Zone) is an area within 500 feet from a known
active fault trace that has been designated by the State Geologist. Per the Alquist-Priolo legislation, no structure for human
occupancy is permitted on the trace of an active fault. The portion of the Alquist-Priolo fault zone closest to the city is located
near the southern flank of the Los Osos Valley, northwest of Laguna Lake, but lies just outside of the city limits.

Seismically-Induced Ground Acceleration: Seismically-induced ground acceleration is the shaking motion that is produced by
an earthquake. Probabilistic modeling is done to predict future ground accelerations, taking into consideration design basis
earthquake ground motion, applicable to residential or commercial, or upper-bound earthquake ground motion, applied to public
use facilities like schools or hospitals.

Landslides: Landslides occur when the underlying support can no longer maintain the load of material above it, causing a slope
failure. Ground shaking and landslide hazards are mapped by the City and are shown in the General Plan. Much of the
development in San Luis Obispo is in valleys, where there is low potential for slope instability. However, the city contains
extensive hillsides. Several are underlain by the rocks of the Franciscan group, which is a source of significant slope instability.
The actual risk of slope instability is identified by investigation of specific sites, including subsurface sampling, by qualified
professionals. The California Building Code requires site-specific investigations and design proposals by qualified professionals
in areas that are susceptible to slope instability and landslides.

Liquefaction: Liquefaction is defined as the transformation of a granular material from a solid state to a liquefied state as a
consequence of increased pore water pressure. As a result, structures built on this material can sink into the alluvium, buried
structures may rise to the surface or materials on sloped surfaces may run downhill. Other effects of liquefaction include lateral
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spread, flow failures, ground oscillations, and loss of bearing strength. Liquefaction is intrinsically linked with the depth of
groundwater below the site and the types of sediments underlying an area.

The soils in the San Luis Obispo area that are most susceptible to ground shaking, and which contain shallow ground water, are
the ones most likely to have a potential for settlement and for liquefaction. The actual risk of settlement or liquefaction is
identified by investigation of specific sites, including subsurface sampling, by qualified professionals. Previous investigations
have found that the risk of settlement for new construction can be reduced to an acceptable level through careful site preparation
and proper foundation design, and that the actual risk of liquefaction is low.

Differential Settlement: Differential settlement is the downward movement of the land surface resulting from the compression
of void space in underlying soils. This compression can occur naturally with the accumulation of sediments over porous alluvial
soils within river valleys. Settlement can also result from human activities including improperly placed artificial fill, and
structures built on soils or bedrock materials with differential settlement rates. This phenomenon can alter local drainage patterns
and result in structural damage. Portions of the City have been identified as possibly being underlain by soft organic soils,
resulting in a high potential for settlement (General Plan Safety Element).

Subsidence: Ground subsidence occurs where underlying geologic materials (typically loosely consolidated surficial silt, sand,
and gravel) undergo a change from looser to tighter compaction. As a result, the ground surface subsides (lowers). Where
compaction increases (either naturally, or due to human activity), the geologic materials become denser. As a result, the ground
surface overlying the compacting subsurface materials subsides as the underlying geologic materials settle. Ground subsidence
can occur under several different conditions, including:

e  Ground-water withdrawal (water is removed from pore space as the water table drops, causing the ground surface to
settle)

e Tectonic subsidence (ground surface is warped or dropped lower due to geologic factors such as faulting or folding);
and

e Earthquake-induced shaking causes sediment liquefaction, which in turn can lead to ground-surface subsidence.

Expansive Soils: Expansive soils are soils that are generally clayey, swell when wetted and shrink when dried. Wetting can occur
in a number of ways (i.e., absorption from the air, rainfall, groundwater fluctuations, lawn watering, broken water or sewer lines,
etc.). Soil expansion can cause subtle damage that can reduce structural integrity. Portions of the city are known to exhibit the
soil types (refer to General Plan Safety Element) identified as having a moderate to high potential for expansion.

The project site is underlain by two soil units, as described below based on the San Luis Obispo County Soil Survey:

127. Cropley clay, 0-2% slopes. This very deep, moderately well-drained, nearly level soil has slow permeability and
slow surface runoff. The hazard of water erosion is slight and the shrink-swell potential of this soil is high. This soil is
well suited to vegetable crops, dryland farming, and pasture. If used for urban development, foundations and footings
should be designed to compensate for the high shrink swell potential and low strength. Septic tank absorption fields do
not function properly because of slow permeability.

120. Conception loam, 2-5% slopes. This very deep, moderately well-drained, gently sloping soil has very slow
permeability and surface runoff is slow. The hazard of water erosion is slight. Building sites and most other engineering
practices often require special design considerations due to the high shrink-swell potential, low strength, and hardness
to pack of the subsoil. Foundations and footings need to be designed to compensate for these soil characteristics. Septic
tank absorption fields do not function properly due to very slow permeability.

Site Specific Analysis: The project site topography includes nearly level conditions with scattered trees and a stockpile of soil
from earlier earth moving activity. Subsurface investigations revealed a silty, clayey sand material, noted by the study authors
as “Site Classification D”, containing a medium range expansion classification, conforming to San Luis Obispo Building Codes.
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Perched groundwater was encountered in a thin gravel layer at approximately 9-12 feet in depth. Infiltration testing was also
completed as part of the geotechnical analysis. The analysis indicates that the site does not lie within identified Earthquake Fault
Zones, but closest faults in the vicinity include Los Osos Fault (approximately 2.8 miles southwest) and San Luis Range Fault
(approximately 7.4 miles east). The Rinconada, Hosgri, and San Andreas faults are approximately 10, 23, and 58 miles distance
from the project site, respectively. The analysis concludes that liquefaction and landslide hazards at the site are minimal.

a.i) Based on Figure 3 (Earthquake Faults — Local Area) of the Safety Element of the City’s General Plan and the Department
of Conservation Fault Activity Map of California, no known fault lines are mapped on or within 1 mile of the project site.
Therefore, the project would not have the potential to result in substantial adverse effects involving rupture of a known
earthquake fault and impacts would be less than significant.

a.ii) Although there are no fault lines on the project site or within close proximity, the site is located in an area of “High Seismic
Hazards,” specifically Seismic Zone D, which means that future buildings constructed on the site could be subjected to
excessive ground shaking in the event of an earthquake. Structures are required to be designed in compliance with seismic
design criteria established in the California Building Code for Seismic Zone D and City Codes require new structures be
built to resist such shaking or to remain standing in an earthquake. All project structures would be designed and constructed
in compliance with the California Building Code and all applicable City Building Codes; therefore, impacts would be less
than significant.

a.iii) Based on the Ground Shaking and Landslide Hazards Map in the City’s Safety Element, the project site is located within
an area with high liquefaction potential. The soils engineering report prepared for the project found that the potential for
seismic liquefaction of soils at the site is minimal. A soils report prepared by a qualified engineer is required upon review
of the building permit to address the nature of the subsurface soils in response to liquefaction potential, in accordance with
the California Building Code Chapter 18, any issues identified in the report would be addressed through standard site
construction techniques, as required by the Code. In addition, the proposed development would be required to be designed
in compliance with standard seismic design criteria established in the California Building Code to reduce risk associated
with seismic-related ground failure, including liquefaction. Therefore, based on compliance with existing regulations,
impacts related to causing substantial adverse effects due to seismic-related ground failure would be less than significant.

a.iv) Based on the Ground Shaking and Landslide Hazards Map in the City’s Safety Element, the project site is located within
an area with low landslide potential. Therefore, the project would not result in significant adverse effects associated with
landslides and no impacts would occur.

b)  The project would result in approximately 46,595 cubic yards of cut and 45,466 cubic yards of fill. No substantial
permanent changes in existing topography would occur. Projects that disturb one acre of soil or more are required to obtain
National Pollutant Discharge Elimination System (NPDES) coverage under the NPDES General Permit for Storm Water
Discharges Associated with Construction Activity (General Permit), Order No. 2009-0009-DWQ. The General Permit
requires the development and implementation of a Storm Water Pollution Prevention Plan (SWPPP), which includes Best
Management Practices (BMPs) to protect stormwater runoff, including measures to prevent soil erosion. Because more
than one acre of land would be disturbed during the construction phase, the applicant would be required to prepare a
SWPPP and obtain a storm water permit from the RWQCB. Compliance with permit conditions would require
implementation of erosion control BMPs. Because construction activities would require implementation of erosion control
measures, as required by the SWPPP and existing City standards, impacts associated with erosion during construction
would be minimal. Following project completion, the project site would be developed with buildings, hardscapes, or
otherwise landscaped, precluding the potential for substantial erosion or loss of topsoil. Therefore, impacts related to soil
erosion and loss of topsoil would be less than significant.

c¢)  Landslides typically occur in areas with steep slopes or in areas containing escarpments. Based on the Ground Shaking
and Landslide Hazards Map in the City’s Safety Element, the project site is located within an area with low landslide
potential. Based on the City’s Safety Element and USGS data, the project is not located in an area of historical or current
land subsidence. Based on the geotechnical analysis prepared for the project, liquefaction and landslide hazards at the site
are minimal. Therefore, impacts would be less than significant.
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d)  Based on the Soil Survey of San Luis Obispo County, the project site is located in an area underlain by soils with moderate-
to-high shrink-swell potential. The volume changes that soils undergo in this cyclical pattern can stress and damage slabs
and foundations. All proposed structures would be designed and constructed to comply with CBC requirements to
minimize safety hazards associated with expansive soils, including incorporation of the geotechnical report
recommendations for foundation type and design criteria and provisions to mitigate the effects of expansive soils, as
necessary therefore, impacts would be less than significant.

e)  The project site will be connected to the City’s wastewater collection and disposal system and will, therefore, not require
the use of septic tanks or alternative wastewater disposal systems on the project site. No impact would occur as a result of
the proposed project.

) The project site is underlain by Holocene-age alluvial gravel and sand of stream channels (source reference 29). Holocene
age units, particularly those younger than 5,000 years old, are generally too young to contain fossilized material; therefore,
paleontological resources are not expected to be present at the project site. Potential impacts to paleontological resources
would be less than significant.

Mitigation Measures

None necessary.
Conclusion

Less than significant.

8. GREENHOUSE GAS EMISSIONS

Would the project:
a) Generate greenhouse gas emissions, either directly or indirectly, 13, 20,

that may have a significant impact on the environment? 21 L o L
b) Conflict with an applicable plan, policy or regulation adopted | 13, 20,

for the purpose of reducing the emissions of greenhouse gases? 21,33 L L L

Evaluation

Greenhouse gases (GHGs) are any gases that absorb infrared radiation in the atmosphere and are different from the criteria
pollutants discussed in Section 3, Air Quality, above. The primary GHGs that are emitted into the atmosphere as a result of
human activities are carbon dioxide (CO,), methane (CHs), nitrous oxide (N,O), and fluorinated gases. In 2012, the City of San
Luis Obispo established a Climate Action Plan that identified measures and implementation strategies in order to achieve the
City’s GHG reduction target of 1990 emission levels by 2020. In addition, the City is currently developing a plan for achieving
carbon neutrality by 2035. The City’s 2005 community-wide GHG emissions inventory showed that 50% of the city’s GHG
emissions came from transportation, 22% came from commercial and industrial uses, 21% came from residential uses, and 7%
came from waste.

In response to an increase in man-made GHG concentrations over the past 150 years, California has implemented legislation to
reduce statewide emissions. Assembly Bill 32 (AB 32) codifies the Statewide goal of reducing emissions to 1990 levels by 2020
(essentially a 15% reduction below 2005 emission levels) and the adoption of regulations to require reporting and verification of
statewide GHG emissions. Senate Bill 32 (SB 32) extends AB 32, requiring the State to further reduce GHGs to 40 percent below
1990 levels by 2030. Other statewide policies adopted to reduce GHG emissions include AB 32, SB 375, SB 97, Clean Car
Standards, Low Carbon Fuel Standard, Renewable Portfolio Standard, California Building codes, and the California Solar
Initiative.
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On December 14,2017, the California Air Resources Board (ARB) adopted the 2017 Scoping Plan, which provides a framework
for achieving the 2030 statewide target set by SB 32. The 2017 Scoping Plan does not provide project-level thresholds for land
use development. Instead, it recommends that local governments adopt policies and locally-appropriate quantitative thresholds
consistent with a statewide per capita goal of 6 metric tons (MT) CO-e by 2030 and 2 MT CO»e by 2050 (ARB 2017). As stated
in the 2017 Scoping Plan, these goals may be appropriate for plan-level analyses (city, county, subregional, or regional level),
but not for specific individual projects because they include all emissions sectors in the State.

Plans, policies, and guidelines have been established at the regional and local levels to address GHG emissions and climate
change effects within the city. In March 2012, the SLOAPCD approved thresholds for GHG emission impacts and these
thresholds have been incorporated into the CEQA Air Quality Handbook and updated in 2017 with a clarification memorandum.
According to the adopted SLOAPCD guidance, the following three quantitative thresholds may be used to evaluate the level of
significance of GHG emissions impacts for residential and commercial projects:

1) Qualified GHG Reduction Plan. A project would have a significant impact if it is not consistent with a qualified GHG
reduction strategy that meets the requirements of the State CEQA Guidelines. If a project is consistent with a qualified
GHG reduction strategy, it would not have a significant impact; OR,

2) Bright-Line Threshold. A project would have a significant impact if it would generate GHG emissions in excess of the
“bright-line threshold” of 1,150 MT of COxe per year; OR,

3) Efficiency Threshold. A project would have a significant impact if it would generate GHG emissions in excess of the
efficiency threshold of 4.9 MT of COe per service population per year. The service population is defined as the number
of residents plus employees for a given project.

The efficiency threshold is specifically intended to avoid penalizing large-scale plans or projects that incorporate emissions-
reducing features and/or that are located in a manner that results in relatively low vehicle miles traveled. The SLOAPCD GHG
quantitative thresholds were developed to help reach the AB 32 emission reduction targets for the year 2020. The SLOAPCD
has not yet updated these thresholds to reflect SB 32 emission reduction goals.

The City of San Luis Obispo Climate Action Plan (CAP), adopted in 2012, serves as the City’s qualified GHG reduction strategy.
The GHG-reducing policy provisions contained in the CAP were prepared with the purpose of complying with the requirements
of AB 32 and achieving the goals of the AB 32 Scoping Plan, which have a horizon year of 2020. Therefore, the City’s CAP is
not considered a qualified GHG reduction strategy for assessing the significance of GHG emissions generated by projects with
a horizon year post-2020.

The City is in the process of updating its CAP. A public review draft has been released and is expected to be adopted later this
year. The plan establishes a community-wide goal of carbon neutrality by 2035, adopts sector specific goals, and provides
foundational actions to establish a trajectory towards achieving those goals. Appendix C of the CAP Update includes thresholds
and guidance for the preparation of GHG emissions analysis under CEQA for project within the City. To support progress toward
the City’s long-term aspirational carbon neutrality goal, plans and projects within the City that undergo CEQA review will need
to demonstrate consistency with targets in the CAP, which will be a Qualified GHG Emissions Reduction Plan, consistent with
CEQA Guidelines Section 15183.5, upon adoption of its CEQA review document, specifically the CAP Initial Study-Negative
Declaration (IS-ND), and approval of the CAP by City Council (City of SLO 2020).

In October of 2018, the City Council committed to joining Monterey Bay Community Power (MBCP). MBCP is an existing
community choice energy program that serves the counties of Santa Cruz, San Benito, and Monterey and provides 100 percent
carbon free electricity with a rate savings relative to PG&E. Additionally, the City recently adopted the Clean Energy Choice
Program for New Buildings, which encourages clean, efficient, and cost effective all-electric new buildings through incentives
and local amendments to the California Energy Code. When paired with cost comparable modern electric appliances and carbon-
free electricity from MBCP, all-electric new buildings are operationally greenhouse gas emissions-free, cost effective, and help
achieve the community’s climate action goals.
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a), b) The primary sources of direct and indirect GHG emissions have been calculated for year 2024. As shown
below in Table 6, annual emissions associated with implementation of the proposed project would be 3.9 MT of
COze per service person, which would not exceed the current SLOAPCD efficiency threshold of 4.9MT of CO.e
per service person.

Table 6. Year 2024 Annual GHG Emissions

Emission Source Year 2024 GHG Emissions
(MT of COze)
Construction' 83.33
Area Sources 3.18
Energy Use 0’
Mobile Sources 891.79
Solid Waste Disposal 236.39
Water Use 36.40
Total 1,251.09
Service Population 318.25
GHG Emissions per Service Population 3.9
See Attachment 4b for modeling results.
!Construction emissions were amortized over a 25 year period per SLOAPCD guidance.
2Based on the Clean Energy Choice Program for New Buildings and the Monterey Bay Community Power.

Additionally, the project would be consistent with the City’s CAP Update, if adopted, as listed below:

- The Specific Plan amendment would result in an equivalent or less GHG-intensive project when compared to
the existing designation.

- The project would comply with requirements related to bicycle parking, bikeway design, and EV charging
stations.

- The project is located in an area of the City where residential VMT per capita is below the City’s impact
threshold of 14.25 per the City’s Transportation Impact Study Guidelines screening map.

- The proposed commercial center is less than 50,000 square-feet and per the City’s Transportation Impact Study
Guidelines can be assumed to cause a less-than-significant impact to VMT.

- The project demonstrates compliance with the City’s Bicycle Transportation Plan.

- The project complies with the Municipal Code requirements for trees.

- The proposed project would locate mixed-use development in close proximity to stops on the SLO Transit 1A
(Johnson/Tank Farm) route, as well as commercial business park and industrial uses south of Tank Farm and

east of Broad Street.

The project would not conflict with any of the goals, policies, and programs of the existing CAP or the CAP Update,
and is therefore considered to be consistent with the CAP and CAP Update.

To ensure the project does not result in CO»e emissions resulting from energy sources, Mitigation Measure GHG-1
would require an operational commitment to participate in Monterey Bay Community Power. Therefore, impacts
would be less than significant with mitigation.
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Mitigation Measures

The following mitigation measure is required to ensure GHG emissions from energy sources are less than significant.

GHG-1 Monterey Bay Community Power

Prior to final inspection, occupancy, or establishment of the use, the applicant shall demonstrate that the subject use has made an
operational commitment to participate in Monterey Bay Community Power. Any rental or lease agreement for individual tenant
spaces shall include a requirement that the tenant continue participation in Monterey Bay Community Power. This participation
shall continue until PG&E or another electric provider provides 100 percent carbon-free electricity, at which point the applicant
or tenant may elect to switch services to such a provider.

Conclusion

Less than significant with mitigation incorporated.

9.

HAZARDS AND HAZARDOUS MATERIALS

Would the project:

a)

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

4,9

b)

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

2,4,9

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

d)

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

9,31

e)

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

1,4,27,
43

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

4,27

g)

Expose people or structures, either directly or indirectly, to a
significant risk of loss, injury, or death involving wildland fires?

4,9,27
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Evaluation

As described in the City’s 2014 LUCE Update EIR, the analysis of hazards and hazardous material impacts relates to hazards
regarding safety risks posed by airport flight patterns, conflicts with adopted emergency response/evacuation plans, and wildland
fires where wildlands are adjacent to urbanized areas; and hazardous materials or substances regarding routine transport or
disposal of substances, explosion or release of substances, and emissions or handling of substances within 0.25 mile of an existing
or planned school. The following is a brief outline of the primary identified hazards.

Fire Hazards: Fires have the potential to cause significant losses to life, property, and the environment. Urban fire hazards
result from the materials that make up the built environment, the size and organization of structures, and spacing of buildings.
Additional factors that can accelerate fire hazards are availability of emergency access, available water volume and pressure for
fire suppression, and response time for fire fighters. Fire hazard severity in rural areas, including areas on the edge between urban
and rural land (commonly called the wildland interface), are highly influenced by the slope of the landscape and site vegetation
and climate. This risk is somewhat amplified by the native, Mediterranean vegetation common to the rural setting in which the
City is located that has evolved to rely on wildfires for its ecological sustainability. Where wildland fires may be a threat, plant
fuels are often managed by replacement planting, grazing, plowing, or mechanical clearing.

Hazardous Materials: Hazardous materials are defined as substances with physical and chemical properties of ignitability,
corrosivity, reactivity, or toxicity which may pose a threat to human health or the environment. This includes, for example,
chemical materials such as petroleum products, solvents, pesticides, herbicides, paints, metals, asbestos, and other regulated
chemical materials. Additionally, hazards include known historical spills, leaks, illegal dumping, or other methods of release of
hazardous materials to soil, sediment, groundwater, or surface water. If a historical release exists, then there is a risk associated
with disturbing the historical release area. The potential for risks associated with hazardous materials are varied regionally. The
primary risk concerns identified by the City, as stipulated in the City’s General Plan Safety Element, include radiation hazards
and the transportation of hazardous materials in and around the city. Most of these incidents are related to the increasing
frequency of transport of chemicals over roadways, railways or through industrial accidents. Highway 101 and a rail corridor are
major transportation corridors through the San Luis Obispo area.

The Hazardous Waste and Substances Site (Cortese) List is a planning document used by the State, local agencies, and developers
to comply with CEQA requirements related to the disclosure of information about the location of hazardous materials release
sites. Government Code section 65962.5 requires the California EPA (CalEPA) to develop at least annually an updated Cortese
List. Various state and local government agencies are required to track and document hazardous material release information for
the Cortese List. The California Department of Toxic Substance Control’s (DTSC’s) EnviroStor database tracks DTSC cleanup,
permitting, enforcement, and investigation efforts at hazardous waste facilities and sites with known contamination, such as
federal superfund sites, state response sites, voluntary cleanup sites, school cleanup sites, school investigation sites, and military
evaluation sites. The State Water Resources Control Board’s (SWRCB’s) GeoTracker database contains records for sites that
impact, or have the potential to impact, water in California, such as Leaking Underground Storage Tank (LUST) sites,
Department of Defense sites, and Cleanup Program Sites. The remaining data regarding facilities or sites identified as meeting
the “Cortese List” requirements can be located on the CalEPA website: https://calepa.ca.gov/sitecleanup/corteselist/.

Based on a review of the Cortese List, SWRCB’s Geotracker database, and the DTSC’s EnviroStor database, the project site is
not an active hazardous waste cleanup site. The closest investigation site is located approximately 0.4 mile south. The project
site is located within the San Luis Obispo Regional Airport Land Use Planning Area (ALUP).

Airport Hazards: The San Luis Obispo County Airport provides commuter, charter, and private aviation service to the area.
The primary hazard associated with land uses near the airport is the risk of aircraft incidents on approach and take-off. Aircraft
flight operations are determined largely by the physical layout of the airport and rules of the Federal Aviation Administration.
The County manages activities on the airport property through the Airport Land Use Commission (ALUC). As the means of
fulfilling these basic obligations, the ALUC must prepare and adopt Airport Land Use Plans (ALUPs) for each airport within
their jurisdiction. The policies in the ALUP are intended to minimize the public’s exposure to excessive noise and safety hazards
while providing for the orderly expansion of airports (Public Utility Code Section 21670(a)(2). The ALUC has developed an
ALUP for the San Luis Obispo County Regional Airport that was first adopted in 1973, was most recently updated in May 2005,
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and is currently being updated. The ALUP has identified safety zones with associated land use density and intensity restrictions.
The ALUP defines these as:

e Runway Protection Zones — Areas immediately adjacent to the ends of each active runway, within which the level of
aviation safety risk is very high and in which, consequently, structures are prohibited and human activities are restricted
to those which require only very low levels of occupancy.

e Safety Areas S-1 a through ¢ — The area within the vicinity of which aircraft operate frequently or in conditions of
reduced visibility at altitudes less than 500 feet above ground level (AGL).

e Safety Area S-2 — The area within the vicinity of which aircraft operate frequently or in conditions of reduced visibility
at altitudes between 501 and 1,000 feet above ground level (AGL). Because aircraft in Area S-2 are at greater altitude
and are less densely concentrated than in other portions of the Airport Planning Area, the overall level of aviation safety
risk is considered to be lower than that in Area S-1 or the Runway Protection Zones.

a)  The proposed project would not create a significant hazard to the public or to the environment through the routine
transport, use, or disposal of hazardous materials. Construction of the proposed project would be required to comply
with applicable building, health, fire, and safety codes. Commonly used hazardous materials would be used in
varying amounts during construction and occupancy of the project. Construction and maintenance activities would
use hazardous materials such as fuels (gasoline and diesel), oils, and lubricants, paints and paint thinners, glues;
cleaners (which could include solvents and corrosives in addition to soaps and detergents);; and possibly pesticides
and herbicides. The amount of materials used would be small, so the project would not create a significant hazard
to the public or to the environment through the routine transport, use, or disposal of hazardous materials, as such
uses would have to comply with applicable federal, state, and local regulations including, but not limited to, Titles
8 and 22 of the CCR, the Uniform Fire Code, and Chapter 6.95 of the California Health and Safety Code.

With respect to operation of the project, it is not anticipated the Westmont Living facility or the allowed uses of the
AASP (assisted living, bank and credit unit, general market, office, retail sales and personal service, or restaurant)
would generate significant amounts of hazardous materials. Any future medical office use would have the potential
to generate biological, pharmaceutical, radioactive, or chemotherapeutic waste. This medical waste would be subject
to the disposal requirements of the Medical Waste Management Act and California Health and Safety Code 117690.
This issue would be considered a less-than-significant impact.

b)  The proposed project would not result in the routine transport, use, disposal, handling, or emission of any hazardous
materials that would create a significant hazard to the public or to the environment. Implementation of Title 49,
Parts 171-180, of the Code of Federal Regulations and stipulations in the General Plan Safety Element would reduce
any impacts associated with the potential for accidental release during construction or occupancy of the proposed
project or by transporters picking up or delivering hazardous materials to the project site. These regulations establish
standards by which hazardous materials would be transported within and to/from the project site. Where transport
of these materials occurs on roads, the California Highway Patrol is the responsible agency for enforcement of
regulations. Compliance with existing regulations would ensure impacts related to hazardous materials exposure
would be less than significant.

c¢)  The proposed project is an assisted-living residential development with potential future commercial and office uses,
parking, and associated amenities, and is not located within 0.5 mile of a school. The proposed project would not
result in the routine transport, use, disposal, handling, or emission of any hazardous materials that would create a
significant hazard to the public or to the environment; therefore, this is considered a less-than-significant impact.

d)  The project site is not on a parcel included on a list of hazardous materials sites compiled pursuant to Government
Code Section 65962.5 (DTSC 2012) and, as a result, the project would not create a significant hazard to the public
or the environment; therefore, no impact would occur.
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2

The project site is located in the vicinity of the San Luis Obispo County Regional Airport and the County ALUP
area. The project site is subject to the City’s Airport Overlay Zone (AOZ), which allows development based on the
development standards for the zone (Table 10, Zoning Regulations). Because the proposed project includes an
amendment to the AASP, the project was referred to the ALUC for a determination of consistency. On August 15,
2018, and again on September 19, 2018, the San Luis Obispo County ALUC reviewed the proposed project for
consistency with the ALUP. On September 19" the ALUC found the Westmont Living facility and a similar
commercial center project consistent with the ALUP based on a series of findings and conditions that would render
the project consistent with the Airport Land Use Plan (Attachment 5). Future development on the eastern portion of
the project site would require a consistency finding with the Airport Land Use Plan and could result in additional
conditions from the ALUC. With incorporation of all conditions from the ALUC, impacts would be less than
significant in terms of safety hazards to those living and working on the project site.

The Fire Marshal has reviewed the design of the project and determined that the project would not interfere with
any emergency response plan or emergency evacuation plans; therefore, impacts would be less than significant.

The project site is not located within or adjacent to a wildland area and the project would not expose people or
structures to a significant risk of loss, injury, or death; therefore, impacts would be less than significant.

Mitigation Measures

None necessary.

Conclusion

Less than significant.

10. HYDROLOGY AND WATER QUALITY

Would the project:
a) Violate any water quality standards or waste discharge
requirements or otherwise substantially degrade surface or | 5,9, 15 L] L] L]
ground water quality?
b) Substantially decrease groundwater supplies or interfere 5915
substantially with groundwater recharge such that the project ’ 1’7 ’ ] ] ]
may impede sustainable groundwater management of the basin?
c) Substantially alter the existing drainage pattern of the site or
area, including through the alteration of the course of a stream
or river or through the addition of impervious surfaces, in a
manner which would:
1.  Result in substantial erosion or siltation on or off site; 5, 91>71 5, ] ] ]
ii. Substantially increase the rate or amount of surface runoffina | 5,9, 15,
manner which would result in flooding on- or offsite; 17 [ [ [
iii. Create or contribute runoff water which would exceed the 5915
capacity of existing or planned stormwater drainage systems or ’ 1’7 ’ ] ] ]
provide substantial additional sources of polluted runoff; or
iv. Impede or redirect flood flows? 5,9,17 ] ] ]
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d) In flood hazard, tsunami, or seiche zones, risk release of
pollutants due to project inundation?

4,9,17 ] ] ]

e) Conflict with or obstruct implementation of a water quality
control plan or sustainable groundwater management plan? L L L

Evaluation

As discussed in the City’s 2014 LUCE Update EIR, the project site is located within the San Luis Obispo Creek Hydrologic
Subarea of the Estero Bay Hydrologic Unit, an area that corresponds to the coastal draining watersheds west of the Coastal
Range. The Estero Bay Hydrologic Unit stretches roughly 80 miles between the Santa Maria River and the Monterey County
line and includes numerous individual stream systems. Within the Estero Bay Hydrologic Unit, the San Luis Obispo Creek
watershed drains approximately 84 square miles.

The city of San Luis Obispo is generally located within a low-lying valley centered on San Luis Obispo Creek. San Luis Obispo
Creek is one of four major drainage features that create flood hazards in the city, with the others being Stenner Creek, Prefumo
Creek, and Old Garden Creek. In addition, many minor waterways drain into these creeks, and these can also present flood
hazards. Because of the high surrounding hills and mountains in the area, the drainage sheds of these creeks are relatively small,
but the steep slopes and high gradient can lead to intense, fast moving flood events in the city.

According to the Central Coast RWQCB, water quality in the San Luis Obispo Creek drainage system is generally considered to
be good. However, the water quality fluctuates along with seasonal changes in flow rates. In summer months, when the flows
decrease, and dilution is reduced, water quality decreases. According to the RWQCB Total Maximum Daily Load (TMDL)
Project for San Luis Obispo Creek, the creek has been reported to exceed nutrient and pathogen levels.

Groundwater within the San Luis Obispo Valley Sub-basin flows toward the south-southwest, following the general gradient of
surface topography. Groundwater within the San Luis Obispo area is considered suitable for agricultural water supply, municipal
and domestic supply, and industrial use.

The City is enrolled in the State General Permit National Pollutant Discharge Elimination System (NPDES) permit program
governing stormwater. As part of this enrollment, the City is required to implement the Central Coast RWQCB’s adopted Post
Construction Stormwater Management requirements through the development review process. The primary objective of these
post-construction requirements is to ensure that the permittee is reducing pollutant discharges to the maximum extent practicable
and preventing stormwater discharges from causing or contributing to a violation of receiving water quality standards in all
applicable development projects that require approvals and/or permits issued.

The 100-year flood zone identifies areas that would be subject to inundation in a 100-year storm event, or a storm with a 1%
chance of occurring in any given year. Based on the City’s Flood Preparedness Map, the project site is not located within a 100-
year flood zone.

a)  The project would not violate any water quality standards or waste discharge requirements or substantially degrade
water quality because the project is required to comply with the Central Coast RWQCB requirements set forth in
their Post-Construction Stormwater Management Requirements for development projects in the Central Coast
region. The project would be required to submit a Stormwater Control Plan (SWCP). Completion of this project
would ensure that construction-related discharges would be limited or adequately accommodated by properly
engineered infrastructure design.

Preparation and implementation of the SWPPP and associated BMPs would ensure potential impacts associated with
the accidental release of hazardous materials would be less than significant.

b)  The project would be serviced by the City’s water system, which has four primary water sources, including the
Whale Rock Reservoir, Salinas Reservoir, Nacimiento Reservoir, and recycled water (for irrigation), with
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groundwater serving as a fifth supplemental source. The City no longer draws groundwater for potable purposes as
0f2015. Therefore, the project would not deplete groundwater resources and impacts would be less than significant.

c.i-iii)  Construction of the proposed project would result in an increase of impervious surfaces that would cause the timing
and amount of surface water runoff to increase. However, the project is subject to the revised City Storm Drain
Master Plan/Waterway Management Plan that discusses the necessary improvements that would ensure adequate
transmission and detention of storm water flow created by any new development. Physical improvement of the
project site would be required to comply with the drainage requirements of the City’s Waterways Management Plan.
This plan was adopted for the purpose of ensuring water quality and proper drainage within the City’s watershed.
The Waterways Management Plan and Low Impact Development (LID) stormwater treatment requires that site
development be designed so that post-development site drainage does not significantly exceed pre-development run-
off. In addition, the project would be required to comply with the City’s engineering standards, water pollution
control plan requirements, Post-Construction Stormwater Requirements, and adopted building and grading codes for
water quantity/quality analysis. Compliance with these requirements will ensure impacts are less than significant.

c.iv) The project site is not within the boundaries of an area subject to inundation from flood waters in a 100-year storm
per the Federal Flood Hazard Boundary or Flood Insurance Rate Map. The project would not impede or redirect the
flow of any waters. Therefore, there would be no impact.

d)  The proposed development is outside the zone of impacts from seiche or tsunami and the existing upslope projects
do not generate significant storm water runoff such to create a potential for inundation by mudflow; therefore, no
impact would occur as a result of the proposed project.

e)  As discussed in the threshold analysis above, the project would not deplete groundwater supplies or interfere
substantially with groundwater recharge. The project includes stormwater treatment and storage facilities and would
not conflict with the Central Coastal Basin Plan or other water quality control plans. The project would not conflict
with a sustainable groundwater management plan, or other local or regional plans or policies intended to manage
water quality or groundwater supplies; therefore, impacts would be less than significant.

Mitigation Measures

None necessary.
Conclusion

Less than significant.

11. LAND USE AND PLANNING

Would the project:

a) Physically divide an established community? 1, lzi 9, ] ] ]

b) Cause a significant environmental impact due to a conflict with 1.6.9
any land use plan, policy, or regulation adopted for the purpose 1’0 ’1 1’ ] ] L]
of avoiding or mitigating an environmental effect? ’

Evaluation

a)  The project site is primarily undeveloped and contains a single-family residence but does not contain an established
community. The proposed project is an infill project and would not have the potential to divide an established
community on adjacent parcels or in the vicinity of the project site. The site is designated for land uses consistent
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b)

with the proposed AASP land use designation of Community Commercial, which would be consistent with the
existing zoning and General Plan Land use designation of the site. The project is designed to be consistent with
existing and developing/planned surrounding commercial infill development and would not physically divide an
established community. Impacts would be less than significant.

The Land Use, Circulation, and Housing Elements of the City’s General Plan and the Zoning Ordinance are the
primary land use planning guidance documents for the development pattern of the city. The proposed specific plan
amendment would be consistent with the general plan land use designation and zoning for the property, if amended
as requested. The Westmont Living facility was reviewed on October 15, 2018 by the Architectural Review
Commission and by the Planning Commission on April 10,2019. The Planning Commission’s recommendation was
introduced to the City Council on May 7, 2019; a second hearing did not occur. Any future development beyond the
Westmont Living facility would be subject to the review of the Architectural Review Commission and Planning
Commission. The following describes the project’s consistency with key General Plan policies, as well as those of
the City’s Airport Area Specific Plan and the Airport Land Use Plan, as adopted by San Luis Obispo County.

As discussed below, the project would be potentially consistent with applicable City goals, policies, and programs,
although a final determination of consistency would be made by the City Council. Policy-related impacts are
anticipated to be less than significant.

General Plan Policy Consistency
The 2014 General Plan establishes several community goals, policies and programs for development that relate to
the project site. These include:

e Special Focus Area #12

e Neighborhood Connections

e Mixed-Use Developments and Convenience

e Neighborhood Compatibility

The project’s consistency with each is discussed below:

1. Special Focus Area #12 — General Plan Policy 8.13 provides that the project site would be a mixed-use
development, providing uses consistent with the “Community Commercial” and “Office” designations. This policy
calls for a strong commercial presence at the corner of Tank Farm and Broad Street, and to emphasize creek
protection and circulation connectivity as noted above in any land plan. The Westmont Living facility and a similar
commercial development was brought to the Planning Commission on June 13, 2018 for a conceptual policy review
to receive early, conceptual comments on the project’s potential consistency with the Special Focus Area policies.

Since the Planning Commission recommendation on April 10, 2019, the applicant has revised the project and is only
moving forward with the Westmont Living facility at this time. The assisted living and memory care facility remains
as originally proposed, with no changes. The applicant has indicated that future development of the eastern portion
of the project site would a revised commercial center, include replacing the proposed grocery store use with a
medical office and reducing the amount of proposed retail/restaurant space. A conceptual site plan of a potential
future development shows that the configuration of structures on the commercial portion of the property would be
altered. Any future development on the eastern portion of the project site, including a revised commercial center,
would require separate application and Architectural Review Commission and Planning Commission
determinations. Future development applications are expected to incorporate the Planning Commission and
Architectural Review Commission concerns and comments related to consistency with this General Plan policy.
These comments relate to design features that include:

e Articulated walkways within and along the perimeter of the uses, as well as enhanced connections between
future commercial uses and Westmont Living facility.

e Improvements to future commercial service areas located along the central road access to screen loading
and unloading functions for the uses. This includes landscaping to minimize visibility from off-site.

e  Pedestrian meeting areas/plazas to connect pedestrian and bicycle routes into the site.
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2. Neighborhood Connections — General Plan Policies 2.2.4 and 2.2.5 discuss planning for connectivity both
internally to a given project, and as that project relates to the larger neighborhood context. The subject site is located
at the northwest corner of Tank Farm Road and Broad Street and the project would provide pedestrian and bicycle
connections to the nearby employment centers at Mindbody and along the Broad Street corridor, and to retail
services at the Marigold Shopping Center. Additionally, vehicle circulation connecting to adjoining development
would be enhanced, providing additional access options to motorists working or visiting the area. Future
development would be reviewed for internal access patterns to promote accessibility from off-site and facilitate
internal access the Westmont Living facility and future commercial uses. The adjacent Agera Grove mixed-use
project would have access into the site via the bridge crossing Orcutt Creek (to be constructed by Agera Grove with
that project). The project would construct an extension of the Mindbody street that would connect to the SESLOC
property and beyond to Industrial Way. The project is consistent with these General Plan policies.

3. Mixed-Use Developments and Convenience — General Plan Policies 2.3.1 and 2.3.6 encourage mixed-use
projects to integrate complementary uses close to one another, and to ultimately cut down on vehicle traffic by
making these mixed-use projects accessible to other nearby neighborhoods. The design of the proposed project
adheres to, and is consistent with, the General Plan policies encouraging retail shopping and food service options
located onsite with residential uses and close to employment centers, transportation corridors, and resident needs.

4.  Neighborhood Compatible Development — General Plan Policy 2.3.9 sets several goals for new development
(specifically residential, but equally applicable to “infill” projects) within established neighborhoods. The vicinity
of the proposed project includes a wide mix of commercial, office, professional, business park, manufacturing,
industrial and residential uses. The proposed project includes the potential for a mix of these uses as allowable land
use types. Architectural design of the Westmont Living facility is also consistent with architectural stylings found
in the nearby area. The project also incorporates many of these established architectural styles into a well-designed
center that is compatible with scale and design of these neighborhoods. The project is consistent with this General
Plan policy. Future development on the eastern portion of the project site would be submitted under a separate
application and reviewed for consistency with this policy and the Community Design Guidelines.

Airport Area Specific Plan (AASP) Consistency

First adopted by the City Council in 2005, the AASP included a series of goals, policies, and programs to
comprehensively guide development of the Planning Area. Additional guidelines and development standards are
included in the AASP, as well as infrastructure requirements and a plan for implementation of the Plan. In 2014 the
AASP was updated to reflect current planning standards for the area.

Overall goals of the Specific Plan include:

e Provide a framework to move from County developments primarily focused on heavier industrial and
manufacturing uses to a blend of these established uses, both inside and outside the City, with new uses
focused on lighter industrial and manufacturing uses, professional and business park developments,
employment centers, retailing services to support daytime customer demands and limited numbers of
residential developments surrounding the Planning Area.

e Plan for proposed development, including annexations within the Planning Area, so that public facilities
are developed concurrently with new development in a rational and cost- effective fashion.

e Expand the use of bicycles and pedestrians within the Plan Area as an alternative to increasing vehicular
trips.

e Protect and enhance natural resources within the AASP, including emphasis on maintaining visual qualities
of the surrounding hills and open space areas and protection of creek corridors, wetlands and habitat
qualities.
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The Westmont Living facility, as designed, addresses each of these goals through its design, and is therefore
consistent with the AASP. Future development on the eastern portion of the project site would be submitted under

a separate application and reviewed for consistency with the AASP.

San Luis Obispo County Airport Land Use Plan (ALUP) Consistency

On August 15, 2018, and again on September 19, 2018, the Airport Land Use Commission (ALUC) considered a
referral of this project from the City. On September 19, 2018, the ALUC found the Westmont Living facility and a
similar commercial center project, including amendments to the City’s AASP, were consistent with the County’s
ALUP based on a series of findings and conditions. Future development on the eastern portion of the project site
would require a consistency finding with the Airport Land Use Plan and could result in additional conditions from

the ALUC.
Therefore, impacts would be less than significant.

Mitigation Measures

None necessary.
Conclusion

Less than significant.

12. MINERAL RESOURCES

Would the project:

a) Result in the loss of availability of a known mineral resource

that would be of value to the region and the residents of the | 5,9, 17 |:| |:| |:|
state?

b) Result in the loss of availability of a locally-important mineral
resource recovery site delineated on a local general plan, | 5,9,17 ] ] ]

specific plan or other land use plan?

Evaluation

Based on the City’s Conservation and Open Space Element, mineral extraction is prohibited within city limits.

a-b) No known mineral resources are present at the project site. Implementation of the proposed project would not result
in the loss of availability of a known mineral resource. The project site is not designated by the General Plan, specific
plan, or other land use plans as a locally important mineral recovery site. Therefore, there would be no impact to

mineral resources.

Mitigation Measures

None necessary.
Conclusion

No impact.
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13. NOISE
Would the project result in:
a) Generation of a substantial temporary or permanent increase in
ambient noise levels in the vicinity of the project in excess of | 3,9, 10,
standards established in the local general plan or noise 11,40 O O O
ordinance, or applicable standards of other agencies?
b) Generation of excessive groundborne vibration or groundborne | 3,9, 10,
noise levels? 11 u u u
¢) For a project located within the vicinity of a private airstrip or
an airport land use plan, or, where such a plan has not been 1,3,9,
adopted, within two miles of a public airport or public use 10, 11, ] ] ]
airport, would the project expose people residing or working in 40
the project area to excessive noise levels?
Evaluation

Physical Setting

As analyzed in the City’s LUCE Update EIR, a number of noise-sensitive land uses are present within the city, including various
types of residential development, schools, hospitals and care facilities, parks and recreation areas, hotels and transient lodging,
and places of worship and libraries. Based on ambient noise level measurements throughout the City, major sources of noise
include traffic noise on major roadways, passing trains, and aircraft overflights.

The project site is located north of Tank Farm Road and west of Broad Street. These two arterial streets are the primary sources
of ambient noise in the vicinity of the project site. The southwest corner of the project site is closest to the San Luis Obispo
County Regional Airport, a separate potential source of nearby noise. Each of these potential sources of noise was observed and
measured to evaluate their contribution to ambient on-site noise levels.

Noise exposure goals for various types of land uses reflect the varying noise sensitivities associated with users of these land uses.
The following land uses are typically considered noise-sensitive: single-family and multiple-family residences, long-term care
facilities (including convalescent and retirement facilities), dormitories, motels, hotels, transient lodgings and other residential
uses, houses of worship, hospitals, libraries, schools, auditoriums, concert halls, outdoor theaters, nature and wildlife preserves,
and parks. The nearest existing noise-sensitive receivers to the project site include existing and approved future residential land
uses southwest of the project site within a mobile home park (approved for redevelopment with a mixed-use residential
development). The existing mobile home park is located approximately 110 feet from the project boundary and approximately
350 feet from the center of the construction activity on the project site.

Regulatory Setting

City of San Luis Obispo General Plan Noise Element and Noise Guidebook

The Noise Element and Noise Guidebook (1996) of the City of San Luis Obispo General Plan uses modified land use
compatibility standards recommended by the California Department of Health Services. The following Noise Element policies
are applicable to the project and the local noise environment:

Policy 1.4. New Transportation Noise Sources. Noise created by new transportation noise sources, including road,
railroad, and airport expansion projects, shall be mitigated to not exceed the levels specified in Table 4.10-3 for outdoor
activity areas and indoor spaces of noise-sensitive land uses which were established before the new transportation
noise source.

CiTY OF SAN Luis OBISPO INITIAL STUDY ENVIRONMENTAL CHECKLIST 2019

50




Issues, Discussion and Supporting Information Sources Less Than
Significant

Northwest Corner Mixed-Use (NKT): SBDV-1483-2018, ARCH- Potentially with Less Than
1486-2018, SPEC-1482-2018, EID-1484-2018 Significant | Mitigation | Significant
Sources Impact Incorporated Impact No Impact

Policy 1.6. New Development and Stationary Noise Sources. New development of noise-sensitive land uses may be
permitted only where location or design allow the development to meet the standards of Table 4.10-4, for existing
Stationary noise sources.

City of San Luis Obispo Municipal Code, Title 9, Chapter 9.12 (Noise Control)

Construction noise level limits set by the City are defined in section 9.12.050(6.a.), of the Municipal Code. Table 2 and Table 3
of the noise study included as Attachment 8 summarize the City’s maximum allowable noise levels for short-term or long-term
operation of mobile equipment and stationary equipment at residential properties. Section 9.12.050(6.b.) of the Municipal Code
limits the operation of nonscheduled, intermittent, short-term operation of mobile equipment associated with construction to a
maximum hourly noise level of 85 dBA and the operation of repetitively scheduled and relatively long-term operations of
stationary equipment associated with construction to a maximum hourly noise level of 75 dBA.

Operational vibration level limits set by the City are defined in section 9.12.050(7) or the Municipal Code. Section 9.12.050(7)
limits operation vibration levels to the “perception threshold of an individual at or beyond the property boundary of the source
if on private property or at one hundred fifty feet (forty-six meters) from the source if on a public space or public right-of-way.”
The SLOMC defines the perception threshold as a “motion velocity of 0.01” inch per second.

Methods of Assessment

Noise sources examined include vehicular traffic along the two busy ground transportation corridors, as well as operations
associated with the San Luis Obispo County Regional Airport. In addition, there are potential existing or future stationary noise
sources from neighboring commercial activities along the south boundary of the site.

Ambient noise levels were measured at the project site. SoundPLAN, an acoustic software sound level modeling tool, was used
to generate sound level contours which were based on physical characteristics of the topography, measured sound level values,
and traffic volume data. Sound level measurements were taken on September 30, 2017 with two calibrated Type 1 Sound Level
Meters. The two on-site sound level measurement locations are shown on Figure 7 of the 45dB Acoustics Report (Attachment
7). In addition, a second noise study to assess the project’s potential operational impact on nearby sensitive resources was
prepared by Rincon Consultants and is included as Attachment 8. Please refer to this study for a discussion of the technical nature
of sound and vibration. The results of this study form the basis for the conclusions of this MND. Key aspects of this study are
summarized below.

Significance Thresholds

Construction Noise
Based on the duration of proposed construction activities and the Municipal Code, section 9.12.050(6), construction noise would
be significant if:

e Noise levels exceed a maximum hourly noise level of 65 dBA Leq when measured at the Hidden Hills Mobilodge
(mobile home park); or
e Construction noise exceeds a maximum hourly noise level of 70 dBA Leq at a commercial property.

Construction Vibration

The City has adopted a vibration threshold of 0.01 in/sec peak particle velocity (PPV). However, the City has not adopted a
significance threshold to assess vibration impacts during construction. Therefore, the Caltrans Transportation and Construction
Vibration Guidance Manual (2013) and the FTA Transit Noise and Vibration Impact Assessment Manual (2018) are used to
evaluate potential construction vibration impacts related to both potential building damage and human annoyance. Based on the
Caltrans and FHWA criteria, construction vibration impacts would be significant if vibration levels exceeds 0.5 in/sec PPV for
residential structures and 1.0 in/sec PPV for commercial and industrial structures, which are the limits where minor architectural
damage may occur to each type of buildings. Human annoyance impacts would occur if vibration levels from long-term
operations exceeded 68 VdB (equal to 0.01 in/sec PPV) at a residence or if a transient source, such as construction, exceeds 94
VdB at any occupied structure.
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Project Operational Noise

According to the SLOMC, Section 9.12.060, operational noise from an on-site noise level source would result in a significant
impact if the project would exceed the City noise levels limits at the property line of affected land use as defined in Table 5 of
the Noise Study, included as Attachment 8.

Traffic Noise

Off-site project-related noise (i.e., roadway noise) would result in a significant impact if the project would cause the traffic noise
level measured at the property of affected uses to increase by 3 CNEL to or within the “normally unacceptable” or “clearly
unacceptable” category, or by 5 CNEL or more if existing or future noise levels are below the normally acceptable category..
The City’s General Plan Noise Element establishes standards for maximum acceptable noise levels associated with stationary
and transportation sources. Noise created by new transportation noise sources are required to be mitigated to not exceed the
maximum acceptable noise levels identified in Table 6, below.

Table 6. Maximum Noise Exposure for Noise-Sensitive Uses due to Transportation Noise Sources

Outd(j\or Acltivity Indoor Spaces
reas

. . . Lan or Le in .
Noise-Sensitive Use L4, or CNEL, in dB CNEL, in 3%2 Luax in db?

dB

E:rs;gsnces, hotels, motels, hospitals, nursing 60 45 . 60
Theaters, auditoriums, music halls - - 35 60
Churchgs, meeting halls, office building, 60 _ 45 _
mortuaries
Schools, libraries, museums - - 45 60
Neighborhood parks 65 -- -- --
Playgrounds 70 -- -- --

VIf the location of outdoor activity areas is not shown, the outdoor noise standard shall apply at the property line of
the receiving land use.

2 As determined for a typical worst-case hour during periods of use.

3 Lmax indoor standard applies only to railroad noise at locations south of Orcutt Road.

The City’s Noise Element also identifies Policy 1.4 regarding noise created by new transportation sources, including road,
railroad, and airport expansion projects, which states noise from these sources shall be mitigated to not exceed the levels specified
in Table 6 (above) for outdoor activity areas and indoor spaces of noise-sensitive land uses.

To facilitate potential future CEQA streamlining when a development project application is submitted for the eastern portion of
the project site, this section analyzes the potential noise impacts of conceptual commercial center development.

a)  Construction Noise

Construction impacts would result in temporary increases in ambient noise levels in the project area on an
intermittent basis and, as such, would expose surrounding sensitive receivers to increased noise levels. Any increase
in noise levels at off-site receptors during construction of the proposed project would be temporary in nature and
would not generate continuously high noise levels, although occasional single-event disturbances from construction
would be possible. In addition, construction noise would typically be higher during the heavier periods of initial
construction (i.e., demolition and grading work) and reduced in the later construction phases (i.e., interior building
construction) because the physical structure of the proposed project would break line-of-sight noise transmission
from the construction area to the nearby sensitive receivers. Furthermore, noise levels would fluctuate depending
on the construction phase, equipment type and duration of use, distance between the noise source and receiver, and
presence or absence of noise attenuation barriers.
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The nearest residential receivers from the proposed construction are residences associated with the Hidden Hills
Mobilodge mobile home park, approximately 350 feet to the southwest of the center of proposed construction
activities for the Westmont Living facility, which would be the closest long-term construction activity. Mobile home
parks are considered multiple family residential land uses. The nearest commercial uses are located adjacent to the
south of the project approximately 300 feet from the center of construction activity (Mindbody).

The FHWA Roadway Construction Noise Model (RCNM) was used to estimate noise levels from construction
equipment at local residential and commercial receivers. RCNM provides reference noise levels for standard
construction equipment, with an attenuation of 6 dBA per doubling of distance for stationary equipment. Each phase
of construction has a specific equipment mix. The maximum hourly Leq of each phase is determined by combining
the Leq contributions from each piece of equipment used in that phase (FTA 2018). Construction phases would
include demolition, site preparation, grading, building construction, architectural coating, and paving of the project
site.

In typical construction projects, grading activities generate the highest noise levels because grading involves the
largest equipment and covers the greatest area. For assessment purposes, and to be conservative, the loudest hour
has been used for assessment. The loudest hour of construction would typically occur during site preparation and
foundation excavation. Based on the project construction schedule and proposed development plan, it is anticipated
that a maximum of four large pieces of construction equipment would be active at the same time in the same hour
under maximum load. For modeling purposes, two bulldozers, a frontend loader, and a scraper are used to represent
the loudest pieces of equipment that would be active simultaneously. Based on the FHWA Highway Construction
Noise Handbook (2008), the maximum hourly noise level from all four pieces of equipment would result in a
maximum combined noise level of 108.2 Leq at 300 feet (refer to Appendix D for RCNM results). Table 8 shows
typical construction noise levels associated with the use of heavy construction equipment during site preparation
and foundation excavation at distances of 50, 300, and 350 feet from the center of construction activity.

Table 8. Typical Noise Levels Generated by Construction Equipment

Construction Noise Level Noise Level Noise Level
Equipment 50 feet (ABA Lmax / Leq) | 300 feet (ABA Lumax / Leg) | 350 feet (ABA Lmax / Leq)
Bulldozer 81.7/77.7 66.1/62.1 64.8 /60.8
Bulldozer 81.7/77.7 66.1/62.1 64.8 /60.8

Front End Loader 79.1/75.1 63.5/59.6 62.2/582
Scraper 83.6/79.6 68.0/64.0 66.7/62.7

Total 83.6/83.8 68.0/68.3 66.7/ 66.9

RCNM results are included in Appendix D of the Rincon Consultants Noise Study (Attachment 8)

Source: Roadway Construction Noise Model (RCNM), individual equipment noise levels based on FTA Transit Noise and Vibration Impact
Assessment Manual (2018).

Based on the RCNM results, maximum hourly noise levels during project construction, which would occur during
grading and foundation excavation, were calculated to be 67 dBA Leq at the mobile home park, which would exceed
the City’s construction noise standard of 65 dBA for multiple-family residential land uses. Construction activity
maximum hourly noise levels would attenuate to 68 dBA Leq at the commercial uses located to the south of the
project site, which would not exceed the City’s maximum hourly noise level limit of 70 dBA Leq for commercial
uses. Since the estimated noise levels during construction would exceed the applicable City noise standard for
multiple-family residential land uses, the temporary noise impact would be potentially significant. Additionally,
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construction of future commercial uses on the eastern portion of the project site could result in noise impacts to the
Westmont Living facility, if the facility is operational at the initiation of construction. While the majority of grading
activities would have been completed with the mass grading proposed with this project, final grading, excavation,
and compaction activities would still be necessary. Mitigation Measures N-1 and N-2 would be required to reduce
construction noise levels at the nearby mobile home park and the on-site assisted living facility to comply with the
City’s standards.

Operational Noise

There are two primary sources of long-term operational noise associated with the project. The first would be from
on-site activity related to residential uses and any future commercial uses. The second primary source would be
increased traffic generated by the project. These issues are discussed below and fully analyzed in the Noise Study
included as Attachment 8.

The proposed residential project would require periodic trash hauling services. However, the project site is located
in a developed area and would be surrounded by multi-family residential and commercial uses that require similar
trash hauling services. Therefore, as trash trucks are already a common occurrence in the project vicinity, trash
services would not result in a noticeable increase in ambient noise levels above levels existing without the project.

The project would include outdoor patio space for the private use of residents, and it is assumed any future
commercial uses would have exterior patio area for dining or employee break areas. Operational noise associated
with outdoor use areas would generally be limited to conversations (normally about 70 dB),would be partially
shielded by the proposed buildings and would attenuate to approximately 48 dB at 12 feet. These noise-generating
activities would result in a negligible change to existing noise levels. Noise from conversation would also be an
intermittent and temporary noise source. Therefore, noise impacts related to outdoor seating areas would be less
than significant.

The project would include rooftop heating, ventilation, and air conditioning (HVAC) equipment. Typically, HVAC
equipment is provided at a rate of 1-ton of nominal cooling/heating per 600 square feet. Various sizes of HVAC
units would be required to meet the needs of the different proposed uses. Based on the type of development and
density of development in the project area, it is anticipated the HVAC units would be roof mounted. The HVAC
would be approximately 3 feet above the roof level.

As shown in Table 8 below (Table 9 of the Rincon Noise Study), project operations would not generate noise levels
in excess of the City’s noise level limits. The Noise Study evaluated a conceptual commercial center which included
a grocery store and loading dock. Grocery stores are typically a more intensive noise use, requiring daily refrigerated
semi-truck deliveries at off hours of the morning or night. Additionally, noise levels generated by on-site noise levels
would not substantially increase ambient noise levels at the surrounding properties. Therefore, on-site noise sources
would result in less-than-significant noise impacts.

Table 8. Noise Levels from Project Operation

Location Noise Level at Receiver Noise Level Does the Project Exceed
dBA Leq Limit (dBA) Standard?

Hidden Hills Mobilodge 43 70* No

SESLOC 47 55 No

Marigold Shopping Center 45 65 No

Mindbody** 46 60 No

*The Hidden Hills Mobilodge site has been re-zoned since the time of the Rincon Noise Study. The zoning
designation has changed from R-2 to C-S, and therefore the noise level limit has changed from 50 dBA to 70 dBA.
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b)

**The use on the site has changed since the time of the Rincon Noise Study from medical offices to Mindbody. The
noise level limit has not changed.

Traffic Noise Impacts

The proposed project would generate new vehicle trips and incrementally increase traffic on area roadways. A
project would result in a significant off-site traffic noise impact if it would cause the ambient noise level measured
at the property line of affected uses to increase by 3 CNEL to or within the “normally unacceptable” or “clearly
unacceptable” category as identified in Table 4 of the Noise Study (Attachment 8), or by 5 CNEL or more if existing
or future noise levels are below the normally actable category. Based on trip generation estimates, the project would
result in a maximum increase of 1,416 average daily trips (ADT) on local roadways. Existing traffic on Tank Farm
Road is approximately 20,709 ADT between Broad Street and Santa Fe Road. Existing traffic on Broad Street is
28,396 ADT between Tank Farm Road and Industrial Way and 22,944 between Tank Farm Road and Fuller Road.
Adding 1,416 ADT to Tank Farm Road or Broad Street would result in less than 1 CNEL increase in traffic noise
levels along any affected roadway.

Based on the noise compatibility analysis, traffic volumes can be assumed to increase by 1 to 2 percent annually.
Broad Street and Tank Farm Road were assumed to increase by 1.5 percent annually. This would result in a 2040
ADT of 38,820 and 27,735 ADT for Broad Street and Tank Farm Road, respectively. Adding the project’s volumes
to these volumes would result in less than 1 CNEL increases along all affected roadways and noise generation from
the project would not be considered cumulatively considerable.

The project would increase existing traffic noise levels on Broad Street and Tank Farm Road by less than 1 CNEL.
Therefore, off-site traffic noise would not exceed the City’s thresholds and off-site traffic noise impacts would be
less than significant. In addition, the project was the subject of a noise and land use compatibility analysis prepared
by 45 dB (Attachment 7), which determined the project would be compatible with the existing and future noise
environment.

Therefore, the project would generate a potentially significant increase in ambient noise related to construction
activities that would require implementation of Mitigation Measures N-1 and N-2 to reduce potential impacts to be
less than significant. The project would not result in a substantial permanent increase in ambient noise levels due to
operation of the project; therefore. operational impacts would be less than significant.

Implementation of Mitigation Measures N-1 and N-2 would require use of construction equipment best management
practices, including shielding stationary equipment, temporary sound barriers between the construction site and the
mobile home park to the west and the on-site assisted-living facility, and limiting construction activity to daytime
hours when people are typically awake. Mitigation Measure N-2 would require nearby residential receptors to be
notified of future construction activities at the site. Acoustic shielding, sound blankets, and other construction noise
best management practices can reduce noise levels from individual pieces of construction equipment by 5-10 dBA.
Temporary sound barriers used to fully block line-of-sight noise transmission from the construction area to nearby
sensitive receivers can reduce noise from construction equipment by up to 10 dBA. Construction noticing and noise
complaint procedures ensure that nearby sensitive land uses would have the opportunity to alert the City’s
Community Development Department of construction noise issues. Therefore, implementation of Mitigation
Measures N-1 and N-2 would ensure that noise levels would not exceed the stationary equipment noise standards in
the City of San Luis Obispo Municipal Code, Title 9, Chapter 9.12 (Noise Control).

Increases in groundborne vibration levels attributable to the proposed project would be primarily associated with
short-term construction activities. A quantitative assessment of potential vibration impacts from construction
activities, such as blasting, pile-driving, vibratory compaction, demolition, drilling, or excavation, are conducted
using the equations developed by Caltrans and the FTA (Caltrans 2013b, FTA 2018). Certain types of construction
equipment can generate high levels of groundborne vibration. Table 9 shows typical vibration levels for various
pieces of construction equipment used in the assessment of construction vibration (FTA 2018).
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Table 9. Typical Vibration Levels During Construction Activities

Equipment in/sec PPV at 25 ft. Approximate Lv Vdb at 25 ft.
Pile Driver Upper 1.518 112
Typical 0.644 104
Large bulldozer 0.089 87
Loaded trucks 0.076 86
Jackhammer 0.035 79
Small bulldozer 0.003 58

Table 10 shows estimated groundborne vibration levels from construction equipment that would result in the highest
vibration levels. Vibration impacts are assessed based on the distance from the location of vibration-intensive
construction activities, conservatively assumed to be at edge of the project site, to the edge of nearby structures.
Therefore, equipment was anticipated to operate at a distance of 250 feet from existing residences within the Hidden
Hills Mobilodge.

Table 10. Vibration Levels at Sensitive Receivers

Existing Residences
(250 feet)

Equipment in/sec PPV Vdb
Pile Driver Upper 0.121 90

Typical 0.052 82
Large bulldozer 0.007 65
Loaded trucks 0.006 61
Jackhammer 0.003 57
Threshold 0.5 94
Threshold Exceeded? No No
See Appendix D of the Rincon Consultants Noise Study (Attachment 8) for vibration analysis worksheet.

As shown, groundborne vibration from typical construction equipment is not estimated to exceed the threshold of
0.5 in/sec PPV at an existing residence. Similarly, typical construction equipment would not exceed the threshold
of 94 vdB at any occupied structure. The project does not include any substantial long-term vibration sources.
Therefore, the project would not expose local vibration sensitive receptors to excessive vibration levels and vibration
impacts would be less than significant.

The project site is not located within the vicinity of a private airstrip. The project is located in the vicinity of the San
Luis Obispo County Regional Airport and is subject to the County Airport Land Use Plan and the City Airport Area
Specific Plan. As identified in the ALUP and in the City of San Luis Obispo General Plan Noise Element, the project
site is outside the 60-dBA airport sound level contour, and within the 55-dBA airport sound level contour. Airport
noise levels at the project site are lower than existing road traffic noise levels; therefore, the project would not expose
people residing or working in the project area to excessive noise levels from aircraft noise. The 45db acoustics sound
study (Attachment 7) did not locate the project site within existing or projected noise contours for the airport that
would necessitate specific mitigation measures beyond standard Uniform Building Code and City Noise Ordinance
standards for temporary and on-going noise impact thresholds. According to the 45dB Acoustics report, use of
standard noise insulating building techniques for the Westmont Living facility south facing wall(s) would reduce
interior noise levels. Impacts would be less than significant.

Mitigation Measures
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N-1

N-2

The following measures would mitigate potential short-term construction noise impacts to a less-than-significant level.

Construction Equipment Best Management Practices. For all construction activity at the project site that exceeds 60
dBA at the property line with the mobile home park to the west, and for future construction activity associated with
development on the eastern portion of the project site that exceeds 60 dBA at the property line with the Westmont
Living facility, construction equipment noise attenuation techniques shall be employed to ensure that noise levels are
maintained within levels allowed by the City of San Luis Obispo Municipal Code, Title 9, Chapter 9.12 (Noise Control).
Such techniques shall include:

e Sound blankets on noise-generating equipment.

e Stationary construction equipment that generates noise levels above 60 dBA at the project boundaries shall
be shielded with barriers that meet a sound transmission class (a rating of how well noise barriers attenuate
sound) of 25.

e All diesel equipment shall be operated with closed engine doors and shall be equipped with factory-
recommended mufflers.

e For stationary equipment, the applicant shall designate equipment areas with appropriate acoustic
shielding on building and grading plans. Equipment and shielding shall be installed prior to construction
and remain in the designated location throughout construction activities.

e Electrical power shall be used to power air compressors and similar power tools.

e The movement of construction-related vehicles, with the exception of passenger vehicles, along roadways
adjacent to sensitive receptors shall be limited to the hours between 7:00 AM and 7:00 PM, Monday
through Saturday. No movement of heavy equipment shall occur on Sundays or official holidays (e.g.,
Thanksgiving, Labor Day).

e As needed, temporary sound barriers shall be constructed between the construction site and the mobile
home park to the west.

In the event the residential uses at the mobile home park site have been removed (i.e. the site is under construction),
and/or if the Westmont Living facility is not occupied or operational during future construction of the eastern portion
of the project site, then construction equipment noise attenuation techniques do not need to be implemented.

Neighboring Property Owner Notification and Construction Noise Complaints. The contractor shall inform the
property owner and current tenants of the mobile home park to the west of the project site, prior to initiation of any
construction activities, of the proposed construction timelines and noise complaint procedures to minimize potential
annoyance related to construction noise. In the event the residential uses at the mobile home park site have been removed
(i.e. the site is under construction), notification is not required. If the Westmont Living facility is occupied or operational
prior to construction of future uses on the project site, the contractor shall inform the property owner and current tenants
of the facility of the proposed construction timelines and noise complaint procedures to minimize potential annoyance
related to construction noise. Proof of mailing the notices shall be provided to the Community Development Department
prior to issuance of grading permits or initiation of site disturbance activities. Signs identifying the noise complaint
procedures shall be in place before the beginning of and throughout grading and construction activities. Noise-related
complaints shall be directed to the City’s Community Development Department.

Conclusion

Less than significant impact with mitigation for short-term construction-related noise impacts.
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14. POPULATION AND HOUSING

Would the project:

a) Induce substantial unplanned population growth in an area,
either directly (for example, by proposing new homes and | 2,6,9,
businesses) or indirectly (for example, through extension of | 35,43 [ [ [
roads or other infrastructure)?

b) Displace substantial numbers of existing people or housing,
necessitating the construction of replacement housing 1,6,9 ] ] L]
elsewhere?

Evaluation

The city of San Luis Obispo is the largest city in terms of population in San Luis Obispo County and has grown from 45,119 in
2010 to approximately 46,802 in 2019 according to the City General Plan 2019 Annual Report. The City’s housing tenure is
approximately 39% owner-occupied and 61% renter-occupied, which is strongly influenced by Cal Poly University and Cuesta
College enrollment. Many segments of the city’s population have difficulty finding affordable housing within the city due to
their economic, physical or sociological circumstances. San Luis Obispo contains the largest concentration of jobs in the County,
and during workdays, the City’s population increases to an estimated 70,000 persons.

The City’s Housing Element identifies various goals, policies, and programs based on an assessment of the City’s housing needs,
opportunities, and constraints. The City’s overarching goals for housing include safety, affordability, conservation of existing
housing, accommodation for mixed-income neighborhoods, providing housing variety and tenure, planning for new housing,
maintaining neighborhood quality, providing special needs housing, encouraging sustainable housing and neighborhood design,
maximization of affordable housing opportunities for those who live or work in the City, and developing housing on suitable
sites.

a)  The project site is already designated for commercial and mixed uses. The project site was already planned for uses
consistent with the Community Commercial Zoning and Special Focus Area designations adopted for the site with
the 2014 Land Use and Circulation Element update. In addition, the site is surrounded by existing urban development
within the City and would not require new roadways or other infrastructure that might otherwise be considered
growth-inducing. Therefore, the impact of inducing substantial population growth to the planning area would be
less than significant.

b)  The project site contains one vacant residence, which would be replaced as a result of the proposed project. The
project would not displace any existing residents since the existing residence is vacant. There would be no impact
with regard to population displacement, and a less-than-significant impact with respect to the displacement of
existing housing.

Mitigation Measures

None necessary.
Conclusion

Less than significant.
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15. PUBLIC SERVICES

a) Would the project result in substantial adverse physical impacts
associated with the provision of new or physically altered
governmental facilities, need for new or physically altered
governmental facilities, the construction of which could cause
significant environmental impacts, in order to maintain
acceptable service ratios, response times or other performance
objectives for any of the public services:

Fire protection? 9,12 ] ] []

Police protection? 9,12 L] L] []

Schools? 9,12 ] ] L]

Parks? 12 ] [] L]

Other public facilities? 12 [] [] L]
Evaluation

The project site is located within the existing service area of the San Luis Obispo City Fire Department and would likely be
served by City Fire Station 3, located 1.7 miles north of the project site. Built in 1960, this fire station is the only station on the
east side of the Southern Pacific Railroad line and primarily provides response to the southern portion of the City. This station
is staffed by a 3-person paramedic truck company.

The City of San Luis Obispo Police Department (SLOPD) provides public safety services for the city and consists of 85.5
employees, 59 of which are sworn police officers. The SLOPD operates out of one main police station, which is located at 1042
Walnut Street at the intersection of Santa Rosa (Highway 1) and U.S. Highway 101. The project site is located within the San
Luis Coastal Unified School District, which includes 15 schools from elementary to high school. The nearest school to the
proposed project is Sinsheimer Elementary School, which is located 1.3 miles north of the project site. Public parks and
recreational trails within the city are managed and maintained by the City of San Luis Obispo Department of Parks and
Recreation. The nearest park to the project site is the Damon-Garcia Sports Complex directly north of the project site, and E.A.
French Park approximately a half mile east of the site.

All new residential and non-residential development within the City is subject to payment of Development Impact Fees, which
are administered by and paid through the Community Development Department. Development Impact Fees provide funding for
maintaining the City’s emergency services, infrastructure, and facilities. For example, fire protection impact fees provide funding
for projects such as the renovation of the City’s fire stations and the replacement of fire service vehicles and equipment.

a) Fire protection: The project site is within the existing service area of the SLOFD. The closest fire station to the
project site is City Fire Station 3, located at 1280 Laurel Lane, approximately two miles northeast of the project site.
The City has a mutual aid agreement with CALFIRE which allows for additional fire or emergency assistance when
needed, CALFIRE Fire Station 21 is located approximated 1 mile to the southeast. New development would be
subject to the SLOFD standards and California Fire Code in all proposed buildings, including installation of fire
hydrants, building sprinklers, provision of adequate water supply and pressure, placement of fire extinguishers,
provision of adequate fire access to buildings, and other requirements. The City’s Fire Master Plan (FMP) discusses
current and future operations and concludes that the City does not have enough primary neighborhood fire stations
to deliver suburban response times to all outer areas, including the AASP. Since the FMP’s preparation in 2009,
increasing population and new development have been further pressure on the department’s ability to respond to
requested services. The 2016 San Luis Obispo Fire Department Master Plan requires construction of a new fire
station in the southern area of the City when the southern area of the City reaches 90 percent buildout. The project
would be subject to development impact fees pursuant to City Council-adopted amendments and the Capital
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Facilities Fee Program to pay for acquisition and construction of a new fire station in the southern area of the City.
The impact would be less than significant.

Police protection: The AASP and LUCE EIRs determined that implementation and buildout of the AASP would
not result in any significant impacts related to any of the above-listed services due to the ability to offset service
needs through the City’s Development Impact Fee program established via the City’s General Plan and/or
infrastructure requirements of project proponents as projects occur. Since the proposed development is consistent
with anticipated development in the Land Use Element as a Special Focus Area, development would not result in
any adverse impacts to these services. The project would not result in substantial adverse physical impacts
associated with the provision of, or need for new or physically altered, government facilities, the construction of
which, might have the potential to cause significant environmental impacts. The project would be subject to City-
established Development Impact Fees that are charged in conjunction with approval of development projects to
offset costs associated with increases in demand of public services. Thus, the impact would be less than significant.

Schools: The State has the authority to collect fees at the time of building permits to offset the costs to finance
school site acquisition and school construction, and said fees, when collected by local school districts, are deemed
by State law to provide adequate mitigation for school facility requirements. Section 65955 of the Government
Code prohibits the City from denying a subdivision or collecting any fees beyond those required by the school
district to mitigate effects associated with inadequate school facilities. Any increases in demand on school facilities
caused by the project are considered to be mitigated by the District’s collection of adopted fees at the time of
building permit issuance for each residence and commercial building. This impact would be less than significant.

Parks: The AASP and LUCE EIRs determined that implementation and buildout of the AASP would not result in
any significant impacts related to any of the above-listed services due to the ability to offset service needs through
the City’s Development Impact Fee program established via the City’s General Plan and/or infrastructure
requirements of project proponents as projects are developed. Since the proposed development is consistent with
anticipated development in the Land Use Element as a Special Focus area, development would not result in any
adverse impacts to these services. The project would not result in substantial adverse physical impacts associated
with the provision of, or need for new or physically altered, government facilities, the construction of which, might
have the potential to cause significant environmental impacts. The project would be subject to City-established
Development Impact Fees that would be collected in conjunction with approval of development projects to offset
costs associated with increases in demand of public services. Thus, the impact is less than significant.

Other public facilities: The project would result in a marginal increase in use of other City public facilities, such
as roadways and public libraries. The project would be subject to transportation development impact fees, which
would offset the project’s contribution to increased use of City roadways. Through participation in this fee program,
potential project impacts on schools would be less than significant.

Mitigation Measures

None necessary.
Conclusion

Less than significant.

16. RECREATION

a) Would the project increase the use of existing neighborhood and
regional parks or other recreational facilities such that
substantial physical deterioration of the facility would occur or
be accelerated?

35 ] ] []
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b) Does the project include recreational facilities or require the
construction or expansion of recreational facilities which might 35 ] ] ]
have an adverse physical effect on the environment?

Evaluation

There are 26 parks in the City of San Luis Obispo, including eight community parks, ten neighborhood parks, and eight mini
parks. Collectively, these parks include approximately 152 acres of parkland, of which 34 acres are neighborhood parks. In
addition to parks, the City owns or manages approximately 7,000 acres of open space within and adjacent to San Luis Obispo.
This open space provides recreational opportunities such as fishing, hiking, and biking trails. Existing recreational facilities near
the project site include the Damon-Garcia Sports Complex directly north of the project site, and E.A. French Park approximately
a half mile east of the site. Damon-Garcia Sports Complex is a Community Park open space area available by reservation
containing soccer fields, picnic area, and a large open space. E.A. French Park is a neighborhood park with amenities/activities
such as an outdoor barbeque area, basketball court, picnic tables, tennis courts, playgrounds, and open space.

a)  The project includes an assisted living facility which is considered a commercial land use. Accordingly, the project
would not be subject to payment of parkland in-licu fees as required in 16.22.050 through 16.22.100 of the City
Municipal Code which are intended to offset potential demand that would arise through new residential
development. Therefore, the project is not anticipated to result in increased use of recreational facilities such that
there would be substantial physical deterioration or acceleration of recreational facilities. The impact would be less
than significant.

b)  The project includes an assisted living facility which is considered a commercial land use. Accordingly, the project
is not subject to payment of parkland in-lieu fees as required in 16.22.050 through 16.22.100 of the City Municipal
Code which are intended to offset potential demand that would arise through new residential development. The
project does not include recreational facilities which could have a physical effect on the environment. The impact
would be less than significant.

Mitigation Measures

None necessary.
Conclusion

Less than significant.

17. TRANSPORTATION

Would the project:

a) Conflict with a program, plan, ordinance or policy addressing | 2,9, 10,

the circulation system, including transit, roadway, bicycle and | 22, 35, ] ] ]
pedestrian facilities? 36,41
b) Conflict or be inconsistent with CEQA Guidelines section
15064.3, subdivision (b)? o N o
¢) Substantially increase hazards due to a geometric design feature 2922
(e.g., sharp curves or dangerous intersections) or incompatible ’ 3’2 ’ ] ] L]
uses (e.g. farm equipment)?
d) Result in inadequate emergency access? 4,9 ] ] ]
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Evaluation

The City’s Circulation Element identifies current traffic levels and delays of public roadways and identifies transportation goals
and policies to guide development and express the community’s preferences for current and future conditions. Goals included in
the plan include, but are not limited to, maintaining accessibility and protecting the environment throughout San Luis Obispo
while reducing dependence on single-occupant use of motor vehicles, reducing use of cars by supporting and promoting
alternatives such as walking, riding buses and bicycles, and using car pools, promotion of the safe operation of all modes of
transportation, and widening and extending streets only when there is a demonstrated need and when the projects would cause
no significant, long-term environmental problems.

Level of Service (LOS) is a term used to describe the operating conditions of an intersection or roadway based on factors such
as speed, travel time, queuing time, and safety. LOS designations range between A and F, with A representing the best operating
conditions and F representing the worst. The circulation element establishes the minimum acceptable LOS standard for vehicles
in the downtown area of the city as LOS E and states any degradation of the level of service below this standard shall be
determined significant under CEQA.

The City’s 2013 Bicycle Transportation Plan outlines the City’s official policies for the design and development of bikeways
within the city and in adjoining territory under County jurisdiction but within the city’s Urban Reserve and includes specific
objectives for reducing vehicle use and promoting other modes. This plan identifies existing Class II bike path(s) within the
vicinity of project site along Marsh Street. Class II Bikeways are located along major streets and provide direct access to
important destinations.

In 2013, Senate Bill 743 was signed into law with the intent to “more appropriately balance the needs of congestion management
with statewide goals related to infill development, promotion of public health through active transportation, and reduction of
greenhouse gas emissions” and required the Governor’s Office of Planning and Research (OPR) to identify new metrics for
identifying and mitigating transportation impacts within CEQA. As a result, in December 2018, the California Natural Resources
Agency certified and adopted updates to the State CEQA Guidelines. The revisions included new requirements related to the
implementation of Senate Bill 743 and identified vehicle miles traveled (VMT) per capita, VMT per employee, and net VMT as
new metrics for transportation analysis under CEQA (as detailed in Section 15064.3 [b]). Beginning July 1, 2020, the newly
adopted VMT criteria for determining significance of transportation impacts must be implemented statewide.

The Mitigation Fee Act (Assembly Bill [AB] 1600) is contained in California Government Code Section 66000 et. seq.
establishes constitutional limits and ground rules for the imposition and administration of impact fee programs. AB 1600 became
law in January 1988 and requires that local governments document the purposes of a fee, the use of fee revenues, and establish
a relationship between the use, need, and amount of the fee and the type of development paying the fee. In 2018 the City adopted
a comprehensive development impact fee program, including updated transportation and parks fees and new public safety fees.
The Citywide fee program was a key implementation action of the 2014 LUCE update and General Plan Policy 1.13.9 which
requires that new development pay its proportionate share of infrastructure cost. Projects included in the transportation impact
fee (TIF) program are implemented as needed either as City-initiated capital improvement projects or by private entities as a
mitigation requirement or as conditions of approval for private development projects. The timing of implementation depends on
when the deficiencies that the improvements address are projected to occur.

The project site would be accessed by Tank Farm Road and Broad Street. Broad Street is a north-south, two-way road. North of
its intersection with South Street and Santa Barbara Avenue, it is a 2-lane residential arterial street with a speed limit of 35 mph.
This section of road functions as a main connection between residential areas and the downtown core. South of the
Broad/South/Santa Barbara intersection, Broad Street is a 4-lane highway/regional route with a speed limit ranging from 40 mph
at the north end of the segment to 45 mph at the southern end. This segment serves as a main route to and from the southern
industrial and commercial centers to the downtown core and other regions. South of Rockview Place, Broad Street has a paved
sidewalk only on the east side of the street. Tank Farm Road an east-west, 2- lane arterial road with a speed limit of 45 mph in
the study area. Tank Farm Road serves a major connection from South Higuera Street to Broad Street, connecting residential
with commercial and industrial areas. West of Broad Street, Tank Farm Road has no sidewalks on the north side of the road, and
between Santa Fe Road and Old Windmill Lane has no sidewalks on either side.
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SLO Transit operates transit service in the City of San Luis Obispo and San Luis Obispo Regional Transit Authority (SLORTA)
operates transit service throughout San Luis Obispo County and adjacent areas. SLO Transit Routes 1A and AB provide fixed-
route service to the study area. RTA offers Dial-A-Ride curb to curb services within the city limits. The nearest bus stops for
SLO Transit are located on Tank Farm 400 feet south of Broad Street in front of the Mindbody campus, and on the east side of
Broad Street in front of the Marigold Center; all bus stops along Broad Street north of Tank Farm are located on the east side of
Broad Street. The Downtown Transit Center, located approximately 2.7 miles from the project site near the intersection of Palm
Street and Osos Street, is served by most SLO Transit and SLORTA routes.

The applicant submitted a Multimodal Transportation Impact Study prepared by Central Coast Transportation Consulting, July
2020 (Attachment 9). This study evaluates the potential transportation impacts of the mixed-use project. Nine intersections were
evaluated during the weekday morning peak hour (7-9 AM) and weekday evening peak hour (4-6 PM) time periods under
Existing and Cumulative conditions with and without the project.

Thresholds of Significance

Significant impacts to transportation facilities are identified under the following circumstances:

For Unsignalized intersections, if Project traffic causes an intersection operating at LOS A, B, C, or D to degrade to unacceptable
traffic conditions of LOS E or F; and the volume-demand-to-capacity ratio (V/C), which compares roadway demand (vehicle
volumes) with roadway supply (roadway capacity), is increased by 0.01 or more and signal warrants are met; or the project
buildout causes or exacerbates 95 percentile turning movement queues exceeding available turn pocket capacity. For Signalized
Intersections if project traffic causes an intersection operating at an acceptable LOS D or better to degrade to unacceptable traffic
conditions, and the V/C ratio is increased by 0.01 or more; or the project buildout causes or exacerbates 95" percentile turning
movement queues exceeding available turn pocket capacity.

For segments, if project traffic causes segment operation level of service degradation as follows:
e For bicycles, a segment operating at LOS A, B, C, or D to degrade to LOS E or F.
e For pedestrians, a segment operating at LOS A, B, or C to degrade to LOS D, E, or F.
e For vehicles, segments operating at LOS A, B, C, or D to degrade to LOS E or F and an increase of the V/C ratio by .01
or more.
e For transit service, a segment operating at LOS A, B, C, or D to degrade to LOS E or F; or a segment with a baseline
LOS E or F to degrade in a contextually significant way.

To facilitate potential future CEQA streamlining when a development project application is submitted for the eastern portion of
the project site, this section also analyzes the potential transportation impacts of the conceptual plan for the commercial center,
which includes a 45,000 square-foot medical office and 15,000 square-feet of retail/restaurant uses.

a)  The proposed project, as well as all other development that occurs in the future pursuant to the AASP and the City’s
General Plan, would increase traffic in the area. The Circulation Element of the City’s General Plan identifies the
essential primary road system that would be needed to accommodate development within the Plan Area and
surrounding growth areas of the city. The LUCE Update EIR determined that the roadway plans of these planning
documents are for the most part self-mitigating in that 1) roadway alignments, road extensions, and new intersections
are designed and will be built in response to traffic projected at build-out and, 2) development projects in the AASP
areas will also contribute their fair share either through adopted city-wide Traffic Impact Fees, improvements to the
transportation network, assessments or dedications to specified roadway improvements, or a combination of one or
more of these measures. The proposed project would be consistent with these requirements, as mitigated, and would
be required to participate in its fair share of both on-site roadway improvements and fee payments for city-wide
traffic improvement projects in order to address project-specific and cumulative traffic impacts.

Site Access and On-Site Circulation
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On-site circulation deficiencies would occur if project designs fail to meet appropriate standards, fail to provide
adequate truck access, or would result in hazardous conditions.

The Westmont Living facility and office/retail sites share access to Broad Street (via Industrial Way) and Tank
Farm Road (via Mindbody traffic signal). New limited access driveways are proposed on Broad Street (right-
in/right-out/left-in only) and Tank Farm Road (right-in/right-out only). The existing SESLOC driveway on Broad
Street would be removed and would share access with the new project driveway on Broad Street.

The project is expected to generate 1,416 daily trips, 98 AM peak hour trips, and 165 PM peak hour trips.

Existing + Project Intersection Operations: this scenario adds project-generated traffic to existing conditions
volumes. Note that this scenario includes both the proposed project and the 650 Tank Farm project (mobile home
park redevelopment), thereby slightly overstating project trips and associated impacts.

The following intersections operate below the LOS D threshold for vehicles:

e Tank Farm Road/Long Street: the side street approaches to this intersection operate unacceptably both
with and without the project during the PM peak hour. A traffic signal is in final design for this location
and is required as a condition of approval for a nearby project. Installation of a traffic signal would result
in acceptable operations; however, project traffic would contribute to degradation of the intersection until
the signal is installed.

e  Tank Farm Road/Mindbody Traffic Signal: with the addition of the project, this intersection would operate
unacceptably during the PM peak hour. Project traffic would increase critical queues by at least one vehicle
length. Providing a second westbound through lane on Tank Farm Road consistent with the cross section
in the Airport Area Specific Plan would result in acceptable operations.

e Broad Street/Tank Farm Road Traffic Signal: The existing queue length for the eastbound left turn is near
its capacity and the addition of project traffic would increase the eastbound left-turn queue by one to two
vehicles. Most of the traffic added to this movement would come from the 650 Tank Farm parcel going
north on Broad Street. A vehicular connection between the 650 Tank Farm parcel and the project site
would allow 650 Tank Farm to use the traffic signal at Industrial Way, thereby avoiding the impacted
intersection, reducing the eastbound left-turn queue, and improving site circulation. Alternatively, the
eastbound left-turn queue at Broad Street/Tank Farm Road could be reduced to acceptable levels by
providing a second southbound left turn lane. This could require a slight widening of the southbound
approach of Broad Street.

No other new deficiencies were noted with the addition of project traffic to existing conditions.
Segment Operations

e Auto: The westbound segment of Tank Farm Road from Santa Fe Road to Broad Street operates at LOS F
during the PM peak hour because its volume to capacity ratio is greater than one, resulting in an automatic
LOS F. The addition of project traffic would not change the auto LOS score. No other new deficiencies
would occur with the addition of project traffic.

e  Pedestrian: The northbound segment of Broad Street from Orcutt Road to Industrial Way operates at LOS
D during the PM peak hour both with and without the project due to the high vehicular volumes and
percentage of vehicles turning at the downstream intersection. The addition of project traffic would
increase the LOS score by less than two percent and increase vehicular volumes by less than five percent.
This would be an insignificant change that would not substantively worsen pedestrian conditions.
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e Bicycle: No new bicycle deficiencies would occur.

e  Transit: Multiple study segments operate below the desired transit service level due to relatively infrequent
service or the lack of bus stops on a specific segment. The addition of project traffic would not overburden
or otherwise impact the transit network.

Cumulative + Project: this scenario represents future traffic conditions reflective of the buildout of land uses in the
area, including the proposed project.

The following intersections would operate below the LOS D threshold for vehicles:

e Tank Farm/South Higuera Street would operate at LOS F during the AM peak hour and at LOS E during
the PM peak hour. Queues would exceed storage length during at least one peak hour on the westbound
right, northbound right, and southbound left turning movements. Installing a second southbound left turn
lane would improve operations to LOS D for the movement and LOS C for the approach and address this
impact. This project is included in the City-wide impact fee program.

e Tank Farm Road/Santa Fe Road would operate at LOS F on the northbound approach. The northbound
right turn queue length would exceed storage length during the AM and PM peak hours. Installation of a
multi-lane roundabout is identified in the General Plan Circulation Element and the Airport Area Specific
Plan and would provide acceptable intersection operations. This project is included in the City-wide impact
fee program.

e  Broad Street/Capitolio Way would operate at LOS F during the PM peak hour. The westbound approach
would have a large delay due to the side street stop-controlled intersection and the high volume of traffic
along Broad Street. The planned future intersection of Prado Road/Broad Street would be signalized,
making signalization of the nearby Broad Street/Capitolio Way intersection undesirable. Capitolio Way is
connected to both Orcutt Road and Industrial Way by Sacramento Drive, thereby providing an alternative
access point for drivers seeking signalized access to Broad Street. No changes are recommended.

e Broad Street/Industrial Way would operate at LOS F during the PM peak hour due to the presence of long
pedestrian crossing times across the north and south approaches. Without pedestrian actuation, the
intersection would operate acceptably at LOS D. The southbound left turn queue would exceed storage
length during the PM peak hour. Converting the east and west approaches from split phasing to permissive
phasing and restriping both approaches to provide dedicated left turn lanes and shared through/right turn
lanes would result in LOS C operations. This project is not included in the Citywide impact fee program,
therefore the project shall make a fair share contribution to these improvements.

e Broad Street/Tank Farm Road would operate at LOS F during the AM and PM peak hours due to high
volumes from all approaches of the intersection. During at least one peak hour, queue would exceed storage
on the eastbound left, eastbound right, northbound left, and southbound right movements. Adding a second
southbound left turn lane (addressed in Existing + project impacts and mitigation), adding a dedicated
northbound right turn lane, and converting the westbound right turn lane to a shared through/right lane
would improve conditions. However, while some queue lengths would be decreased, others would be
increased. The City’s Circulation Element EIR recommends establishing time-of-day timing plans at this
intersection. These projects are included in the City-wide impact fee program.

The following intersections would operate below the LOS C threshold for pedestrians:

e Tank Farm Road/Santa Fe Road would operate at LOS F during the AM and PM peak hours due to the
presence of side street stop- controlled intersections and high volumes and speeds along Tank Farm Road.
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Installation of a multi-lane roundabout is identified in the General Plan Circulation Element and the Airport
Area Specific Plan. This project is included in the City-wide impact fee program.

Broad Street/Capitolio Way would operate at LOS F during the AM and PM peak hours due to the presence
of side street stop- controlled intersections and high volumes and speeds along Broad Street. Pedestrians
seeking to cross Broad Street would use one of the nearby signalized intersections with dedicated
pedestrian phases.

Broad Street/Aero Vista Lane would operate at LOS F during the AM and PM peak hours due to the
presence of side street stop- controlled intersections and high volumes and speeds along Broad Street.
Pedestrians seeking to cross Broad Street would use one of the nearby signalized intersections with
dedicated pedestrian phases.

The following intersection would operate below the LOS D threshold for bicycles:

Tank Farm Road/South Higuera Street would operate at LOS E in the westbound direction during the PM
peak hour. The addition of project traffic to would not degrade level of service in a contextually significant
way. Therefore, this is an insignificant impact.

Segment Operations

Auto: The following segments would have a V/C ratio that is greater than one, resulting in an automatic
LOS F, even though the LOS scores are acceptable. The addition of project traffic would not change the
auto LOS, and the nearby intersections would constrain flow before the segments did, so the project would
have an insignificant effect on these segments.

Southbound Broad Street from Orcutt Road to Industrial Way — AM and PM
Northbound Broad Street from Orcutt Road to Industrial Way — PM

Southbound Broad Street from Industrial Way to Tank Farm Road — AM and PM
Northbound Broad Street from Industrial Way to Tank Farm Road — PM
Northbound Broad Street from Aero Vista Lane to Tank Farm Road — AM and PM
Southbound Broad Street from Aero Vista Lane to Aero Drive — AM and PM
Northbound Broad Street from South City Limits to Aero Drive — AM and PM

o  Westbound Tank Farm from Santa Fe to Broad — PM

O O O O O O O

In addition to analysis above, generalized LOS thresholds were also applied to calculate Auto LOS on the
segment of Tank Farm Road between Santa Fe Road and Old Windmill Lane to be consistent with the
methods applied in the 2014 Circulation Element Update. Peak hour volumes between 2,406 and 3,224
vehicles correspond to LOS E operations.

Under Cumulative conditions the PM peak hour volume along the study segment would be 2,418 vehicles
which corresponds to LOS E. The proposed project would add 15 vehicles, for a total of 2,433 vehicles
under Cumulative Plus Project conditions, also LOS E. The proposed project’s proportional share is 0.62
percent (15/2,433=.0062). The project shall make a fair share contribution of 0.62 percent of the cost of
widening Tank Farm Road to four lanes between Santa Fe Road and Old Windmill Lane.

Pedestrian: Multiple segments do not have a pedestrian LOS reported due to the absence of pedestrian
facilities, or the presence of discontinuous pedestrian facilities. Several segments would operate
unacceptably at LOS D due to high vehicular volumes and speeds. No mitigations are recommended for
the segments with deficient pedestrian LOS scores. On each of these segments, the addition of project
traffic would increase the pedestrian LOS score by less than two percent and would increase vehicular
volumes by less than three percent. The addition of project traffic to would not degrade level of service in
a contextually significant way. Therefore, this is an insignificant impact.
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b)

d)

e Bicycle: No bicycle deficiencies would occur.

e Transit: Several segments operate below the transit LOS threshold due to infrequent service to the study
segments. Given the relatively low boardings on stops in the area, the addition of project traffic to would
not degrade level of service in a contextually significant way. Therefore, this is an insignificant impact.

In summary, the proposed project would add vehicular trips to streets that serve as entry/exit routes to the project
site. These streets with the given improvements specified in the City’s adopted planning documents would serve
to accommodate the added vehicular traffic.

As is reflected in the above discussion, with incorporation of mitigation measures noted below, which include
payment of fair share development impact fees and improvements to Tank Farm Road, impacts will be less than
significant with mitigation.

On June 16, 2020, San Luis Obispo City Council formally adopted the transition from level of service (LOS) to
vehicle miles traveled (VMT) as the primary metric for analysis of transportation impacts under CEQA. In turn, the
City established specific VMT impact thresholds and published an update to the City’s Transportation Impact Study
Guidelines (TISG), which documents performance thresholds and analysis methods consistent with current State
guidance. While VMT analysis was prepared for this development project, it should be noted that the findings of
this VMT analysis are presented for reference purposes only, as the CEQA review for this project was initiated prior
to the City’s adoption of VMT thresholds.

The project is located in an area of the City where residential VMT per capita is below the City’s impact threshold
of 14.25 per the TISG screening map. In addition, assisted living facilities generate fewer vehicle trips per resident
when compared to typical residential uses. Relatively few residents drive cars (the applicant estimates 25%) and
dining and social activities are provided on site, reducing the need for off-site travel. The assisted living component
of the project will have a less-than-significant impact to VMT. The 15,000 s.f. of retail uses will be split among
three buildings. The TISG note that local-serving retail development projects with less than 50,000 s.f. of gross floor
area can be assumed to cause a less-than significant impact to VMT. Accordingly, this project component will have
a less-than-significant impact to VMT. The cancer center portion of the project is a relatively unique use without
specified standards or thresholds. It would serve local patients who currently travel out of San Luis Obispo County
to receive treatment and would therefore shorten their trips. (CCTC 2020)

The project would help reduce VMT by providing an office building, residential uses, and retail/restaurant uses in a
location close to a regional shopping center and a mix of uses. Therefore, the project would reduce VMT by
improving the jobs/housing balance in the southern portion of the city of San Luis Obispo. Further, through
compliance with City Zoning Regulations requiring provision of secure bicycle storage, showers, and locker and
changing room facilities to encourage project employees to use alternative modes of transportation, as well as being
within immediate proximity of the Class II bicycle lane on Broad Street, the project would promote alternate modes
of travel that would reduce VMT. Therefore, the project would be consistent with the standards set forth in CEQA
Guidelines Section 15064.3 subdivision (b) and impacts would be less than significant.

The Westmont Living facility has been referred to the County of San Luis Obispo Airport Land Use Commission
and was found to be consistent with the Airport Land Use Plan. The Airport Area Specific Plan requires that the
project provide roadways that are designed and developed in accordance with adopted City standards, thereby
assuring predetermined standards necessary to limit safety hazards and provide adequate emergency access.
Therefore, impacts would be less than significant.

The Westmont Living facility has been referred to the County of San Luis Obispo Airport Land Use Commission
and was found to be consistent with the Airport Land Use Plan. The Airport Area Specific Plan requires that the
project provide roadways that are designed and developed in accordance with adopted City standards, thereby
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assuring predetermined standards necessary to limit safety hazards and provide adequate emergency access. Impacts
would be less than significant.

Mitigation Measures

TR-1

TR-2

TR-3

TR-4

TR-S

TR-6

Tank Farm Road from Broad through Project Site to Mindbody intersection. The applicant shall widen Tank Farm
Road along the project frontage to provide two westbound motor vehicle through lanes, bike lanes, landscaped parkway
and sidewalk. The ultimate street cross section shall be in substantial conformance with the typical cross section
identified for the parkway arterial designation in the Airport Area Specific Plan, with final geometric design elements
to be approved to the satisfaction of the Public Works Director.

Internal intersection with SESLOC property. The applicant shall install a single-lane roundabout at the internal site
intersection of the Mindbody Road extension adjacent to SESLOC on the north property line to encourage smooth
traffic flow between the sites. The City Transportation Department Division may approve an alternative intersection
control type, such as all-way stop control, if a roundabout is found to be geometrically infeasible at this location.

Existing SESLOC driveway. The applicant shall remove the existing right-in/right-out driveway on Broad Street upon
completion of the new Broad Street driveway constructed as part of this project. The applicant shall ensure adequate
access is maintained to the SESLOC property during project construction.

Tank Farm Road from Old Windmill Lane to Santa Fe Road. The project shall make a fair share contribution of
the cost of widening Tank Farm Road to four lanes between Santa Fe Road and Old Windmill Lane.

Broad Street/Industrial Way. The project shall make fair share project contributions to convert the east and west
approaches from split phasing to permissive phasing and restriping both approaches to provide dedicated left turn lanes

and shared through/right turn lanes.

Fair Share Contributions. The project applicant shall pay Citywide Traffic Impact Fees to satisfy fair share mitigation
obligations towards the following future transportation improvements:

e  Tank Farm Road/Higuera Street: Installation of a second southbound left turn lane.
e  Tank Farm Road/Santa Fe Road: Installation of a multi-lane roundabout.

e Broad Street/Tank Farm Road: Installation of a dedicated northbound right turn lane, addition of a second
southbound left turn lane, conversion of the westbound right turn lane to a shared through/right lane and establish
time-of-day timing plans.

Conclusion

Less than significant impact with mitigation incorporated.
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18. TRIBAL CULTURAL RESOURCES

Would the project cause a substantial adverse change in the significance of a tribal cultural resource, defined in Public Resources
Code Section 21074 as either a site, feature, place, or cultural landscape that is geographically defined in terms of the size and
scope of the landscape, sacred place, or object with cultural value to a California Native American tribe, and that is:

a) Listed or eligible for listing in the California Register of
Historical Resources, or in a local register of historical resources 12,23 |:| |:| |:|
as defined in Public Resources Code Section 5020.1(k)?

b) A resource determined by the lead agency, in its discretion and
supported by substantial evidence, to be significant pursuant to
criteria set forth in subdivision (c) of Public Resources Code 2426
Section 5024.1? In applying the criteria set forth in subdivision é 6 ’ ] ] ]
(c) of Public Resources Code Section 5024.1, the lead agency
shall consider the significance of the resource to a California
Native American tribe.

Evaluation

Central Coast Archaeological Research Consultants (CCARC) conducted site visits, a records research, and outreach to local
tribal groups, as documented in their April 2018 Report. The results of their archival research, initial consultation with the
Chumash community, and an intensive archaeological survey of the Northwest Corner of Broad and Tank Farm Road
Archaeological Survey, identified no cultural resources. As a result, no further archaeological work was recommended within
the acreage investigated during this study. In the unlikely event that buried cultural materials are encountered during construction,
all ground disturbances will cease until a qualified archaeologist is contacted to evaluate the nature, integrity, and significance
of the deposit.

On August 13, 2018, local Native American tribal groups were formally noticed that an Initial Study was being completed for
the proposed project and invited to provide consultation on the proposed project. Notices regarding local tribal consultation
outreach per AB 52 have been provided to tribes that have requested to be on the City’s AB 52 consultation list. To date, one
reply has been made from a tribal representative requesting further clarification on the surface surveys conducted by the
applicant’s archaeology consultants. No concerns were noted regarding cultural resources concerns within the project area. No
additional comments have been received as of this date. Due to the amount of prior surface improvements and subsequent
demolition and rebuilding that has occurred on the project site since 1937, no surface indicators are anticipated at the site.

a) The project site does not contain any structures that are listed or eligible for listing in the California Register of
Historical Resources or local register as defined in Public Resources Section 5020.1(k); therefore, no impacts to listed
or eligible historical resources would occur as a result of the proposed project.

b)  The project site does not contain any known resources considered significant by any California Native American tribe.
As discussed in Section 5: Cultural Resources, Mitigation Measure CR-1 and CR-2 requires that construction activities
halt, the City Community Development Department be notified, and that appropriately mitigation be applied in the
event that any materials are encountered. In the event that human remains are unearthed and determined to be Native
American, the Most Likely Descendant would be notified. Therefore, with incorporation of the proposed mitigation
the project would have a less than significant impact.

Mitigation Measures

None necessary.

Conclusion
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Less than significant with mitigation.

19. UTILITIES AND SERVICE SYSTEMS

Would the project:

a) Require or result in the relocation or construction of new or
expanded water, wastewater treatment or storm water drainage, | 7,9, 16,
electric power, natural gas, or telecommunications facilities, the | 27, 33, ] ] ]
construction or relocation of which could cause significant 34,37
environmental effects?

b) Have sufficient water supplies available to serve the project and 79 16
reasonably foreseeable future development during normal, dry, D ] ] ]

and multiple dry years? 37

¢) Result in a determination by the wastewater treatment provider
which serves or may serve the project that it has adequate ?’67’33’ u o u
capacity to serve the project’s projected demand in addition to él ’

the provider’s existing commitments?

d) Generate solid waste in excess of State or local standards, or in
excess of the capacity of local infrastructure, or otherwise 58,9 ] ] ]
impair the attainment of solid waste reduction goals?

e) Comply with federal, state, and local management and reduction
statutes and regulations related to solid waste?

5,8,9 I ] []

Evaluation

Water: As discussed in the City’s LUCE Update EIR, the City of San Luis Obispo Utilities Department provides potable and
recycled water to the community and is responsible for water supply, treatment, distribution, and resource planning. The City is
the sole water provider within the city limits and most of the City’s water is supplied from multiple surface water sources.
However, the City also uses groundwater to supplement surface water supplies and recycled water is used to supplement
irrigation demand. With the update of the City’s General Plan Water and Wastewater Element in 2018, the City Council
reaffirmed the policy for a multi-source water supply. Consistent with the multi-source water supply concept, the City obtains
water from five sources:

e Salinas Reservoir (Santa Margarita Lake) and Whale Rock Reservoir: Combined Safe Annual Yield 4,910 AF/year
e Nacimiento Reservoir: 5,482 AF/year dependable yield/ contractual limit
e Recycled water from the City’s Water Resource Recovery Facility (WRRF): 238 AF/year

Wastewater: The wastewater system for the city includes facilities for wastewater collection and treatment. The City’s collection
system serves residential, commercial, and industrial customers. Sewer service is provided only to properties within the city
limits, with the exception of a few properties located just outside of the city limits, Cal Poly San Luis Obispo, and the County of
San Luis Obispo Airport. There are approximately 14,000 service connections.

The City’s Water Resource Recovery Facility (WRRF) processes wastewater in accordance with the standards set by the State’s
RWQCB. The WRRF removes solids, reduces the amount of nutrients, and eliminates bacteria in the treated wastewater, which
is then discharged to San Luis Obispo Creek. The WRRF has a current operational capacity of 5.1 million gallons per day (MGD)
and is undergoing design for an average dry weather flow capacity of 5.4 million gallons per day (MGD) and a peak wet weather
flow capacity of 19 MGD upon completion of this upgrade. In 2017, annual average flows to the WRRF were approximately
3.30 MGD.
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Solid Waste: The City’s Utilities Department is responsible for administering an exclusive franchise agreement with San Luis
Garbage Company to collect and dispose solid waste generated by residential, commercial, and industrial customers in San Luis
Obispo. This agreement also includes curbside recycling, and green waste service. There are three solid waste disposal facilities
within San Luis Obispo County. Most solid waste collected in the city is disposed of at the Cold Canyon Landfill. Cold Canyon
Landfill is currently (2016) permitted to receive up to 1,650 tons of solid waste per day, with an estimated remaining capacity of
14,500,000 cubic yards (60.1 percent remaining capacity). In 2015, the Cold Canyon Landfill operator estimated the landfill is
expected to reach capacity in 2040.

a)

b)

c)

d)

The proposed project would result in an incremental increase in demand on City infrastructure, including water,
wastewater and storm water facilities. Annual water demand is estimated at 24.45-acre feet/year based on the
Westmont Living facility and the conceptual commercial center. Daily wastewater generation is estimated to be
21,820 gallons per day. Development of the site is required to be served by City sewer and domestic and recycled
water service, which have adequate capacity to serve the proposed project. Existing storm water facilities are present
in the vicinity of the project site, and it is not anticipated the proposed project would result in the need for new
facilities or expansion of existing facilities which could have significant environmental effects. This project has
been reviewed by the City’s Utilities Department and no resource or infrastructure deficiencies have been identified;
therefore, impacts would be less than significant.

The proposed project would result in an incremental increase in demand on water supplies, as anticipated under the
recent General Plan Update. As analyzed in the LUCE Update EIR, the City has sufficient water supplies for build-
out of the City’s General Plan. The incremental change created by the proposed project would be less than
significant. This project has been reviewed by the City’s Utilities Department and no resource or infrastructure
deficiencies have been identified; therefore, impacts would be less than significant.

The developer would be required to construct private sewer facilities to convey wastewater to the nearest public
sewer on Tank Farm Road. The on-site sewer facilities would be required to be constructed according to the
standards in the Uniform Plumbing Code and City standards. Impact fees would be collected at the time building
permits are issued to pay for wastewater collection infrastructure and capacity at the City’s Water Resource
Recovery Facility (WRRF). The fees would be set at a level intended to offset the potential impacts of the project.
This project has been reviewed by the City’s Utilities Department and no resource or infrastructure deficiencies
have been identified; therefore, impacts would be less than significant.

Based on the California Department of Resources Recycling and Recovery (CalRecycle), the Westmont Living
facility and conceptual commercial center would result in the generation of approximately 4,315.5 pounds of solid

waste per day (see Table 11 below).

Table 11. Estimated Project Solid Waste Generation

Use Generation Rate Project Pounds Solid Waste
Per Day

Commercial R—tail - 0.005 1b//sf/day
Restaurant

15,000 sf 3,780

Professional Office 0.084 Ib/sf/day 45,000 sf 270

Nursing Home 5.00 Ib/person/day 50 units 265.5

Total 4,315.5

Project demolition and other construction solid waste materials would likely be disposed of at the Cold Canyon
Landfill. The Cold Canyon Landfill has approximately 14,500,000 cubic yards of remaining capacity as of January
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of 2015 and is expected to reach capacity in 2040. San Luis Garbage Company would serve the proposed
development and has approved the project’s garbage and recycling plan. Therefore, potential impacts would be /ess
than significant.

e)  The Integrated Waste Management Act of 1989 (AB 939) requires each city and county in California to reduce the
flow of materials to landfills by 50% (from 1989 levels) by 2000. The proposed project is required to reduce the
waste stream generated by development consistent with the City’s Conservation and Open Space Element policies
to coordinate waste reduction and recycling efforts (COSE 5.5.3), and Development Standards for Solid Waste
Services (available at http://www.slocity.org/home/showdocument?id=4384 ). A solid waste reduction plan for
recycling discarded construction materials is a submittal requirement with the building permit application. The
incremental additional waste stream generated by this project is not anticipated to create significant impacts to solid
waste disposal. This impact would be considered less than significant.

Mitigation Measures

None necessary.
Conclusion

Less than significant impact.

20. WILDFIRE

If located in or near state responsibility areas or lands classified as very high fire hazard severity zones, would the project:

a) Substantially impair an adopted emergency response plan or
emergency evacuation plan? 56 ] [] []

b) Due to slope, prevailing winds, and other factors, exacerbate
wildfire risks, and thereby expose project occupants to,
pollutant concentrations from a wildfire or the uncontrolled
spread of a wildfire?

10, 14 ] ] ]

¢) Require the installation or maintenance of associated
infrastructure (such as roads, fuel breaks, emergency water
sources, power lines or other utilities) that may exacerbate fire n/a ] ] ]
risk or that may result in temporary or ongoing impacts to the
environment?

d) Expose people or structures to significant risks, including 4509
downslope or downstream flooding or landslides, as a result of ’ 1% ’ ] ] ]
runoff, post-fire slope instability, or drainage changes?

Evaluation

The project site is located in an urban area within the city of San Luis Obispo. Urban fire hazards result from the materials, size,
and spacing of buildings, and from the materials, equipment, and activities they contain. Additional factors are access, available
water volume and pressure, and response time for fire fighters. Based on the City’s Local Hazard Mitigation Plan, the risk of
wildland fires is greatest near the City limits where development meets rural areas of combustible vegetation. Most of the
community is within one mile of a designated High or Very High Fire Hazard Severity Zone, which indicates significant risk to
wildland fire.

The City Safety Element identifies four policies to address the potential hazards associated with wildfire, included approving
development only when adequate fire suppression services and facilities are available, classification of Wildland fire hazard
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severity zones as prescribed by CAL FIRE, prohibition of new subdivisions located within “Very High” wildland fire hazard
severity zones, and continuation of enhancement of fire safety and construction codes for buildings.

a)

b)

d)

Implementation of the proposed project would not result in a significant temporary or permanent impact on any
adopted emergency response plans or emergency evacuation plans. No breaks in utility service would occur as a
result of project implementation. Therefore, potential impacts would be less than significant.

The project is located within a developed site in an urban area in the City of San Luis Obispo. The project would
not substantially change the existing topography of the project site. Based on the City’s Municipal Code, the project
site is located within the Commercial Fire Zone and is, therefore, required to construct all interior walls, floors,
ceilings, and partitions with 5/8 “Type X” gypsum wallboard or install an automatic fire sprinkler system throughout
the building to increase the structure’s overall fire resistance. A Fire Sprinkler Pre-Design Evaluation was conducted
for the project by Alpha Fire Unlimited and provided recommended design components for the proposed automatic
fire sprinkler system. The project would be required to meet all applicable standards for fire prevention within the
California Building Code and California Fire Code. The project would not exacerbate wildfire risks or expose project
occupants to pollutant concentrations from a wildfire or the uncontrolled spread of a wildfire; therefore, potential
impacts would be less than significant.

The project would include the installation of new water, emergency water, wastewater, stormwater, and natural gas
infrastructure and connections to City infrastructure. These proposed infrastructure components would occur within
existing developed land and would be required to be installed in full compliance with applicable CBC and California
Fire Code regulations; therefore, potential impacts associated with exacerbation of fire risk from installation of new
infrastructure would be less than significant.

The project site is generally flat and would not be located near a hillslope or in an area subject to downstream
flooding or landslides. The project does not include any design elements that would expose people or structures to
significant risks, including downslope or downstream flooding or landslides as a result of runoff, post-fire slope
instability, or drainage changes. Therefore, impacts would be less than significant.

Mitigation Measures

None necessary.

Conclusion

Less than significant.

21.

MANDATORY FINDINGS OF SIGNIFICANCE

a) Does the project have the potential to substantially degrade the
quality of the environment, substantially reduce the habitat of a
fish or wildlife species, cause a fish or wildlife population to
drop below self-sustaining levels, threaten to eliminate a plant
or animal community, substantially reduce the number or u o o
restrict the range of a rare or endangered plant or animal or
eliminate important examples of the major periods of California
history or prehistory?

Without mitigation, the project could have the potential to have adverse impacts on all of the issue areas identified herein. As
discussed above, potential impacts to air quality, biological resources, cultural resources, noise, and transportation/traffic would
be less than significant with incorporation of recommended mitigation measures.
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b) Does the project have impacts that are individually limited, but
cumulatively considerable? ("Cumulatively considerable"
means that the incremental effects of a project are considerable ] u ]

when viewed in connection with the effects of past projects, the
effects of other current projects, and the effects of probable
future projects)?

The impacts of the proposed project are individually limited and not considered “cumulatively considerable.” The proposed
project would be consistent with the Land Use Element, Zoning, and Special Focus Area designation for the site. Cumulative
impacts of developing this site were analyzed as a part of the Land Use and Circulation Element (LUCE) EIR. Although
incremental changes in certain issue areas can be expected as a result of the proposed project, all environmental impacts that
could occur as a result of the proposed project would be reduced to a less-than-significant level through compliance with existing
regulations and incorporation of required mitigation measures as discussed in this Initial Study.

¢) Does the project have environmental effects which will cause
substantial adverse effects on human beings, either directly or
indirectly?

]

[

]

Implementation of the proposed project would result in no environmental effects that would cause substantial direct or indirect
adverse effects on human beings. All environmental impacts that could occur as a result of the proposed project would be reduced
to a less-than-significant level through compliance with existing regulations and incorporation of required mitigation measures

as discussed in this Initial Study.
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22. EARLIER ANALYSES

Earlier analysis may be used where, pursuant to the tiering, program EIR, or other CEQA process, one or more effects have
been adequately analyzed in an earlier EIR or Negative Declaration. Section 15063 (c) (3) (D). In this case a discussion should
identify the following items:

a) Earlier analysis used. Identify earlier analyses and state where they are available for review.

Airport Area Specific Plan (2014), City of San Luis Obispo Land Use and Circulation Element (LUCE) Update EIR, available
for review at the City Community Development Department (919 Palm Street, San Luis Obispo, CA 93401), or at the following
web site:

http://www.slocity.org/government/department-directory/community-development/planning-zoning/general-plan

b) Impacts adequately addressed. Identify which effects from the above checklist were within the scope of and adequately
analyzed in an earlier document pursuant to applicable legal standards, and state whether such effects were addressed by
mitigation measures based on the earlier analysis.

Applicable excerpts, analysis and conclusions from the AASP and LUCE Update EIR have been added to each impact issue
area discussion. Where project specific impacts and mitigation measures have been identified that are not addressed in these
EIRs, original analysis has been provided and mitigation has been recommended to reduce impact levels as needed.

c) Mitigation measures. For effects that are "Less than Significant with Mitigation Incorporated," describe the mitigation
measures which were incorporated or refined from the earlier document and the extent to which they address site-specific
conditions of the project.

N/A

23. SOURCE REFERENCES

1. City of San Luis Obispo General Plan Land Use Element, December 2014, and Final EIR, October 2014.

2. City of San Luis Obispo General Plan Circulation Element, December 2014, and Final EIR, October 2014

3. City of San Luis Obispo General Plan Noise Element, May 1996

4. City of San Luis Obispo General Plan Safety Element, March 2012.

5. City of San Luis Obispo General Plan Conservation & Open Space Element, 2006.

6. City of SLO General Plan Housing Element, January 2015

7. City of SLO General Plan Water and Wastewater Element, March 2018

8. City of SLO Source Reduction and Recycling Element, on file in the Utilities Department

9. City of SLO General Plan EIR 2014 for Update to the Land Use and Circulation Elements

10. City of San Luis Obispo Municipal Code (which includes the City Zoning Regulations, Chapter 17)

11. City of San Luis Obispo Community Design Guidelines, June 2010

12. City of San Luis Obispo, Land Use Inventory Database

13. City of SLO Climate Action Plan, August 2012

14. 2019 California Building Code

15. City of SLO Waterways Management Plan

16. Water Resources Status Report, July 2012, on file within the Utilities Department

17. Beacon Geotechnical Engineering Analyses (for Commercial and Assisted Living) each dated February 9, 2018

18. Staff Knowledge

19. Website of the Farmland Mapping and Monitoring Program of the California Resources Agency:
http://www.consrv.ca.gov/dlrp/FMMP/

20. CEQA Air Quality Handbook, Air Pollution Control District, April 2012

21. Clean Air Plan for San Luis Obispo County, Air Pollution Control District, 2001

22. Institute of Transportation Engineers, Trip Generation Man"1, 9 Edition, on file in the Community
Development Department
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23. City of San Luis Obispo, Historic Resource Preservation Guidelines, on file in the Community Development
Department
24. City of San Luis Obispo, Archaeological Resource Preservation Guidelines, on file in the Community

Development Department

25. City of San Luis Obispo, Historic Site Map

26. City of San Luis Obispo Burial Sensitivity Map

27. San Luis Obispo County Airport Land Use Plan

28. Website of the California Environmental Protection Agency, Cortese List:
https://calepa.ca.gov/SiteCleanup/CorteseList/

29. Project Plans

30. 2012 Sanitary Sewer Flow Monitoring and Inflow/Infiltration Study

31. 2016 Wastewater Collection System Infrastructure Renewal Strategy

32. City of San Luis Obispo Zoning Regulations, March 2015

33. City of SLO Climate Action Plan, August 2012

34. Final Potable Water Distribution System Operations Master Plan, December 2015
35. Airport Area Specific Plan Updated 2014
36. Central Coast Archeological Research Consultants Report, April 2018

37. 2015 Urban Water Management Plan, June 14, 2016

38. Oasis Creek Setback Exhibit L-1, 10-3-2017

39. Sage Institute Biological and Wetland Resources Assessment, 3-16-2018
40. 45dB Acoustics Residential & Commercial Projects Acoustical Assessment, 10-31-2017
41. Central Coast Transportation Consulting, Multimodal Transportation Impact Study, 2-2018

42. CAP Compliance Checklist

43. Airport Land Use Commission Findings and Conditions of Consistency Staff Report 9-19-2018

44. Technical Noise Analysis Report, Rincon Consultants, June 2019

45, SLOACPD. 2016. 2015 Annual Air Quality Report. September 2016. Available at:
http.//www.slocleanair.org/images/cms/upload/files/2015aqgrt-FINAL .pdf

46. SLOAPCD Naturally Occurring Asbestos Map
https://www.google.com/maps/d/viewer?mid=1YAKBzVkwilbZ4rQ1p6b20MyvIM&I11=35.364986805363735%2
C-120.52563349999997&7z=9

47. San Luis Obispo Heritage Trees Map, 2019. Available at:
<http://slocity.maps.arcgis.com/apps/Solutions/s2.html?appid=74e2e5bf9e534eaabf95b0917da8bbc7>.

48. California Department of Conservation Fault Activity Map of California, 2010. Available at:
<https://maps.conservation.ca.gov/cgs/fam/>.

49. NRCS Web Soil Survey, 2019. Available at: <https://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx>.

50. Geologic Map of the Pismo Quadrangle, San Luis Obispo County, California, 2004. Available at: <
https://ngmdb.usgs.gov/Prodesc/proddesc_78101.htm>.

51. Areas of Land Subsidence in California, USGS. Available at: <https://ca.water.usgs.gov/land_subsidence/california-
subsidence-areas.html>,

52. Paleontological Resource Assessment for the California Flats Solar Project, Monterey and San Luis Obispo
Counties, California, 2013. Available at: <https://www.co.monterey.ca.us’/home/showdocument?id=48222>.

53. City of San Luis Obispo Website Community Choice Energy. Available at:
<https://www.slocity.org/government/department-directory/city-administration/sustainability/community-choice-
energy>.

54. SWIS Facility Detail Cold Canyon Landfill, Inc., California Department of Resources Recycling and Recovery,
Accessed Septem®r 16th, 2019. Available at: <https://www2.calrecycle.ca.gov/SWFacilities/Directory/40-AA-
0004/Detail/>.

55. Estimated Solid Waste Generation Rates, California Department of Resources, Recycling, and Recovery
(CalRecycle), accessed November 2019. Available at:
<https://www2.calrecycle.ca.gov/WasteCharacterization/General/Rates>.

56. Diablo Canyon Emergency Planning Zone Map, accessed November 2019. Available at:
<https://www.nrc.gov/docs/ML1203/ML120380327.pdf>.

Note: All documents listed above are available for review at the City of San Luis Obispo Community Development Department, 919 Palm
Street, San Luis Obispo, California (805) 781-7101.
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Attachments
1. General Plan, Rezone, and Specific Plan exhibit and associated proposed text amendments
2. Project plans (Includes Assisted Living Center, Conceptual Commercial Center (future entitlements required), Public

Improvement Plans, and Vesting Tentative Tract #3115)

Biological Wetland Resource Assessment, Sage Institute Inc., August 28, 2014, updated March 16, 2018
a) Rincon Consultants, Inc. Air Quality Technical Memorandum, February 26,19

b) Updated CalEEMod Emissions Modeling, SWCA, July 29, 2020

ALUC consistency determination, September 19, 2018

Rincon Consultants, Technical Memorandum (GHG analysis), April 1, 2019

45 db Acoustical Assessment, October 31, 2017

Rincon Consultants, Inc. Technical Noise Analysis Report, June 2019

Multi-Modal Transportation Impact Study, July 2020
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CITY OF
SAD LUIS OBISPO

Applicant Acceptance of Mitigation Measures

Project: Northwest Corner Mixed-Use Commercial/Assisted Living Center

including Vesting Tentative Tract Map 315

EID-1484-2018 (3985 Broad Street and 660 Tank Farm Road)

This agreement is entered into by and between the City of San Luis Obispo and NKT
Development, LLC and Westmont Development, LP on the 6™ day of August, 2020.
The following measures are included in the project to mitigate potential adverse
environmental impacts. Please sign the original and return it to the Community
Development Department.

REQUIRED MITIGATION AND MONITORING PROGRAMS

Air Quality

AQ-1 Standard Control Measures for Construction Equipment

The following standard air quality mitigation measures shall be implemented
during the site preparation and grading phases of construction at the project site:

Maintain all construction equipment in proper tune according to
manufacturer’s specifications;

Fuel all off-road and portable diesel powered equipment with CARB-
certified motor vehicle diesel fuel nontaxed version suitable for use off-
road);

Comply with the State Off-Road Regulation;

Use on-road heavy-duty trucks that meet the CARB’s 2007 or cleaner
certification standard for on-road heavy-duty diesel engines, and comply
with the State On-Road Regulation;

Construction or trucking companies with fleets that do not have engines in
their fleet that meet the engine standards identified in the above two
measures (e.g. captive or NOX exempt area fleets) may be eligible by
proving alternative compliance;

All on and off-road diesel equipment shall not idle for more than 5 minutes.
Signs shall be posted in the designated queuing areas and or job sites to
remind drivers and operators of the 5 minute idling limit;

Diesel idling within 500 feet of sensitive receptors shall not be not
permitted;7

Staging and queuing areas shall not be located within 500 feet of sensitive
receptors;6

Equipment shall be electrified when feasible;



e Gasoline-powered equipment shall be substituted in place of diesel-
powered equipment, where feasible; and

e Alternatively-fueled construction equipment shall be used on-site where
feasible, such as compressed natural gas, liquefied natural gas, propane or
biodiesel.

AQ-2 Best Available Control Technology. Diesel construction equipment used during
the site preparation and grading phases shall be equipped with CARB Tier 3 or
Tier 4 certified off-road engines and 2010 on-road compliant engines.

Monitoring Program: These measures shall be noted on project grading and building
plans for review and approval by the City Community Development Department.
Compliance shall be verified during construction by the City during regular inspections, in
coordination with the County of San Luis Obispo Air Pollution Control District, as
necessary.

AQ-3 The project would result in ROG and NOx operational emissions that exceed the
SLOAPCD threshold of 25 Ibs/day. Prior to issuance of construction permits, the
applicant shall identify at least 8 mitigation measures from Table 3-5 of the
SLOAPCD CEQA Air Quality Handbook to incorporate into the project. Prior to
occupancy, final inspection, or establishment of the use, whichever occurs first, the
project shall demonstrate that it has implements such measures. If the project
obtains a GreenPoint rating or is LEED certified, the applicant shall only need to
implement 6 mitigation measures from Table 3-5 of the SLOAPCD CEQA Air
Quality Handbook.

Monitoring Program: These measures shall be noted on project grading and building
plans for review and approval by the City Community Development Department.
Compliance shall be verified prior to occupancy or final inspection by the City, in
coordination with the County of San Luis Obispo Air Pollution Control District, as
necessary.

AQ-4 This project is greater than 4 acres and within 1,000 feet of sensitive receptors
(residential units). Construction activities can generate fugitive dust, which could
be a nuisance to residents and businesses in close proximity to the proposed
construction site. Projects with grading areas that are greater than 4-acres or are
within 1,000 feet of any sensitive receptor shall implement the following measures
to manage fugitive dust emissions such that they do not exceed the APCD’s 20%
opacity limit (APCD Rule 401) or prompt nuisance violations (APCD Rule 402):

a. Reduce the amount of the disturbed area where possible;

b. Use of water trucks or sprinkler systems in sufficient quantities to prevent
airborne dust from leaving the site and from exceeding the APCD’s limit of
20% opacity for greater than 3 minutes in any 60-minute period. Increased
watering frequency would be required whenever wind speeds exceed 15
mph. Reclaimed (non-potable) water should be used whenever possible.
When drought conditions exist and water use is a concern, the contractor



or builder should consider the use of an APCD-approved dust suppressant
where feasible to reduce the amount of water used for dust control. Please
refer to the following link from the San Joaquin Valley Air District for a list
of potential dust suppressants: Products Available for Controlling Dust;

. All dirt stock pile areas should be sprayed daily and covered with tarps or
other dust barriers as needed;

. Permanent dust control measures identified in the approved project
revegetation and landscape plans should be implemented as soon as
possible, following completion of any solil disturbing activities;

. Exposed ground areas that are planned to be reworked at dates greater
than one month after initial grading should be sown with a fast
germinating, non-invasive grass seed and watered until vegetation is
established,

All disturbed soil areas not subject to revegetation should be stabilized
using approved chemical soil binders, jute netting, or other methods
approved in advance by the APCD;

. All roadways, driveways, sidewalks, etc. to be paved should be completed
as soon as possible. In addition, building pads should be laid as soon as
possible after grading unless seeding or soil binders are used,;

. Vehicle speed for all construction vehicles shall not exceed 15 mph on any
unpaved surface at the construction site;

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 (CVC) Section 23114,

“Track-Out” is defined as sand or soil that adheres to and/or agglomerates
on the exterior surfaces of motor vehicles and/or equipment (including
tires) that may then fall onto any highway or street as described in CVC
Section 23113 and California Water Code 13304. To prevent ‘track out’,
designate access points and require all employees, subcontractors, and
others to use them. Install and operate a ‘track-out prevention device’
where vehicles enter and exit unpaved roads onto paved streets. The
‘trackout prevention device’ can be any device or combination of devices
that are effective at preventing track out, located at the point of intersection
of an unpaved area and a paved road. Rumble strips or steel plate devices
need periodic cleaning to be effective. If paved roadways accumulate
tracked out soils, the trackout prevention device may need to be modified;
Sweep streets at the end of each day if visible soil material is carried onto
adjacent paved roads. Water sweepers shall be used with reclaimed water
where feasible. Roads shall be pre-wetted prior to sweeping when
feasible;

All PM10 mitigation measures required should be shown on grading and
building plans; and

. The contractor or builder shall designate a person or persons whose
responsibility is to ensure any fugitive dust emissions do not result in a
nuisance and to enhance the implementation of the mitigation measures



http://www.valleyair.org/busind/comply/PM10/Products%20Available%20for%20Controlling%20PM10%20Emissions.htm

as necessary to minimize dust complaints and reduce visible emissions
below the APCD’s limit of 20% opacity for greater than 3 minutes in any
60-minute period. Their duties shall include holidays and weekend periods
when work may not be in progress (for example, wind-blown dust could be
generated on an open dirt lot). The name and telephone number of such
persons shall be provided to the APCD Compliance Division prior to the
start of any grading, earthwork or demolition (Contact Tim Fuhs at 805-
781-5912).

Monitoring Program: These measures shall be noted on project grading and building
plans for review and approval by the City Community Development Department.
Compliance shall be verified during construction by the City during regular inspections, in
coordination with the County of San Luis Obispo Air Pollution Control District, as
necessary.

AQ-5 The applicant shall retain a registered geologist to conduct a geologic evaluation
of the property including sampling and testing for naturally occurring asbestos in
full compliance with California Air Resources Board Air Toxics Control Measure
(ATCM) for Construction, Grading, Quarrying, and Surface Mining Operations
(93105) and SLOAPCD requirements. This geologic evaluation shall be submitted
to the City Community Development Department upon completion. If the geologic
evaluation determines that the project would not have the potential to disturb
asbestos containing materials (ACM), the applicant must file an Asbestos ATCM
exemption request with the SLOAPCD.

Monitoring Program: This applicant shall retain a registered geologist to conduct a
geologic evaluation of the property including sampling and testing for naturally occurring
asbestos prior to issuance of grading permits or prior to any site disturbance or grading
activities. Compliance shall be verified during construction by the City during regular
inspections, in coordination with the County of San Luis Obispo Air Pollution Control
District, as necessary.

AQ-6 If asbestos containing materials (ACM) are determined to be present onsite,
proposed earthwork, demolition, and construction activities shall be conducted in
full compliance with the various regulatory jurisdictions regarding ACM, including
the ARB Asbestos Air Toxics Control Measure (ATCM) for Construction, Grading,
Quarrying, and Surface Mining Operations (93105) and requirements stipulated in
the National Emission Standards for Hazardous Air Pollutants (40 CFR 61, Subpart
M — Asbestos; NESHAP). These requirements include, but are not limited to, the
following:

1. Written notification, within at least 10 business days of activities
commencing, to the SLOAPCD;

2. Preparation of an asbestos survey conducted by a Certified Asbestos
Consultant; and,

3. Implementation of applicable removal and disposal protocol and
requirements for identified ACM.



Monitoring Program: If asbestos containing materials (ACM) are determined to be
present onsite, this measure shall be noted on project grading and building plans for
review and approval by the City Community Development Department. Compliance shall
be verified during construction by the City during regular inspections, in coordination with
the County of San Luis Obispo Air Pollution Control District, as necessary.

AQ-7 The applicant shall implement the following measures to reduce the risk associated
with disturbance of ACM and lead-coated materials that may be present within the
existing structure onsite:

a. Demolition of the on-site structure shall comply with the procedures required
by the National Emission Standards for Hazardous Air Pollutants (40 CFR
61, Subpart M — Asbestos) for the control of asbestos emissions during
demolition activities. SLOAPCD is the delegated authority by the U.S. EPA
to implement the Federal Asbestos NESHAP. Prior to demolition of on-site
structures, SLOAPCD shall be notified, per NESHAP requirements. The
project applicant shall submit proof that SLOAPCD has been notified prior
to demolition activities to the City Community Development Department.

b. If during the demolition of the existing structure, paint is separated from the
construction materials (e.g., chemically or physically), the paint waste shall
be evaluated independently from the building material by a qualified
hazardous materials inspector to determine its proper management. All
hazardous materials shall be handled and disposed of in accordance with
local, state, and federal regulations. According to the Department of Toxic
Substances Control (DTSC), if the paint is not removed from the building
material during demolition (and is not chipping or peeling), the material can
be disposed of as non-hazardous construction debris. The landfill operator
shall be contacted prior to disposal of lead-based paint materials. If
required, all lead work plans shall be submitted to SLOAPCD at least 10
days prior to the start of demolition. The applicant shall submit proof that
paint waste has been evaluated by a qualified hazardous waste materials
inspector and handled according to their recommendation to the City
Community Development Department.

Monitoring Program: This measure shall be noted on project grading and building plans
for review and approval by the City Community Development Department. Compliance
shall be verified during construction by the City during regular inspections, in coordination
with the County of San Luis Obispo Air Pollution Control District, as necessary.

Biological Resources

BIO-1. Vegetation Removal Timing. Vegetation removal and initial site disturbance for
any project elements shall be conducted between September 15t and January 31
outside of the nesting season for birds. If vegetation removal is planned for the
nesting bird season (February 15tto August 31%!), then preconstruction nesting bird
surveys shall be required within one week prior to construction activities to
determine if any active nests would be impacted by project construction. If no
active nests are found, and vegetation removal is conducted within 5 days of the



survey and is done continuously, then no further survey work shall be required.
Additional surveys during the nesting season shall be conducted as needed if there
is any break in vegetation removal, grading and/or construction lasting more than
5 days. If any active nests are found that would be impacted by vegetation removal,
grading and/or construction, then the nest sites shall be avoided with the
establishment of a non-disturbance buffer zone around active nests as determined
by a qualified biologist. Nest sites shall be avoided and protected within the non-
disturbance buffer zone until the young are no longer reliant on the nest site for
survival (have fledged) as determined by a qualified biologist. All workers shall
receive training on good housekeeping practices during construction that will
discourage nests from being established within the work area (e.g., cover stored
pipe ends, cover all equipment being used daily, etc.) A qualified biologist shall
regularly walk the construction area to look for nest starts and review site for good
housekeeping practices. As such, avoiding disturbance or take of an active nest
would reduce potential impacts on nesting birds to a less-than-significant level.

Monitoring Program: This measure shall be noted on all grading and construction
plans. In the event vegetation removal and site disturbance are planning for the bird
nesting season, the applicant shall provide evidence that a qualified biologist has been
retained to complete nesting bird surveys, prior to any site disturbance or grading. The
preconstruction surveys shall occur within one week prior to construction activities. A
report shall be submitted by the biologist to the City Community Development Department
and Natural Resources Manager within 48 hours of completion of surveys. In the event
that active nests are found, no work shall commence in the nest buffer zone until the
gualified biologist has provided clearance to commence work. Such clearance shall be
provided to the City Community Development Department and Natural Resources
Manager within 24 hours of such determination. The City Community Development
Department and Natural Resources Manager shall verify compliance.

BIO-2. Clean Water Act Permitting. The applicant shall obtain Clean Water Act (CWA)
regulatory compliance in the form of a permit from the U.S. Army Corps of
Engineers (Corps) or written documentation from the Corps that no permit would
be required for the proposed road crossing. Should a permit be required, the
applicant shall implement all the terms and conditions of the permit to the
satisfaction of the Corps. Corps permits and authorizations require applicants to
demonstrate that the proposed project has been designed and will be implemented
in a manner that avoids and minimizes impacts on aquatic resources to the extent
practicable. Compliance with Corps permitting would also include obtaining and
CWA 401 Water Quality Certification from the Regional Water Quality Control
Board (RWQCB). In addition, the Corps and RWQCB may require compensatory
mitigation for unavoidable permanent impacts on waters of the U.S./State to
achieve the goal of a no net loss of wetland values and functions. As such, with
implementation of the 3:1 ratio of creek enhancement mitigation plantings and
regulatory compliance would reduce potential impacts on waters of the U.S. to a
less than significant level.



Monitoring Program: The applicant shall obtain a permit from the Corps prior to
issuance of grading or construction permits, or prior to any site disturbance or grading
activities.

BIO-3. Streambed Alteration Agreement. The applicant shall obtain compliance with
Section 1602 of the California Fish and Game Code (Streambed Alteration
Agreements) in the form of a completed Streambed Alteration Agreement or
written documentation from the CDFW that no agreement would be required for
the proposed road crossing. Should an agreement be required, the property
owners shall implement all the terms and conditions of the agreement to the
satisfaction of the CDFW. The CDFW Streambed Alteration Agreement process
encourages applicants to demonstrate that the proposed project has been
designed and will be implemented in a manner that avoids and minimizes impacts
in the stream zone. In addition, CDFW may require compensatory mitigation for
unavoidable permanent impacts on waters of the State. As such, with
implementation of the 3:1 ratio of creek enhancement mitigation plantings and
regulatory compliance would reduce potential impacts on waters of the U.S. to a
less than significant level.

Monitoring Program: The applicant shall provide evidence of compliance prior to
issuance of grading or construction permits, or prior to any site disturbance or grading
activities. The City Community Development Department and Natural Resources
Manager shall verify compliance.

BIO-4.Wetland Replacement and Riparian Enhancement Plan. The applicant shall
retain a qualified biologist to prepare a wetland replacement and riparian
enhancement plan. The plan shall provide for a minimum of 3:1 mitigation area for
the wetland area to be impacted and shall be designed to the satisfaction of the
Corps, RWQCB, and CDFW. The plantings for the riparian enhancement area
shall include native species and shall be placed in a manner to ensure their
success. The plan shall include a cost estimate for the implementation of the
plantings. The applicant shall implement the wetland replacement and riparian
enhancement plan within 60 days of completion of grading and site disturbance
activities.

Monitoring Program: The applicant shall submit the plan prior to issuance of grading or
construction permits, or prior to any site disturbance or grading activities. The plan shall
be implemented within 60 days of completion of grading and site disturbance activities.
The City Community Development Department and Natural Resources Manager shall
verify compliance.

BIO-5.Wetland Replacement and Riparian Enhancement Plan Monitoring. The
applicant shall retain a qualified biologist or landscape architect for the purpose of
monitoring the success of the mitigation planting area. The monitoring contract
shall include a requirement that the monitor conduct, at a minimum, an annual site
visit and assessment of the planting success for 10 years and an annual submittal
of a monitoring report to the City Community Development Department and Natural



Resources Manager. The applicant shall also post a bond for the cost of
implementing the mitigation planting. If the monitoring demonstrates that the plan
has been successfully implemented, the bond shall be returned. If the monitoring
demonstrates that the plan has not been successfully implemented, the applicant
shall submit a revised plan for review and approval. If the revised plan successfully
implemented after two years, the City Community Development Department and
Natural Resources Manager shall use the bond to hire a licensed landscape
architect to implement and maintain the revised plan.

Monitoring Program: The applicant shall provide evidence that a qualified biologist or
landscape architect has been retained for the purpose of monitoring the mitigation
planting area, and bond shall be posted, prior to issuance of grading or construction
permits, or prior to any site disturbance or grading activities. The City Community
Development Department and Natural Resources Manager shall verify compliance.

Cultural Resources

CR-1 Halt Work Order for Discovery of Previously Unidentified Cultural
Resources. In the event that historical or archaeological remains are discovered
during earth disturbing activities associated with the project, construction activities
shall cease, and the City Community Development Department shall be notified so
that the extent and location of discovered materials may be recorded by a qualified
specialist (paleontologist, historian, archaeologist) and disposition of artifacts may
be accomplished in accordance with state and federal law. After the find has been
appropriately mitigated, work in the area may resume. A Native American tribal
representative shall monitor any mitigation excavation associated with Native
American materials.

CR-2. Halt Work Order for Discovery of Human Remains. In the event that human
remains are unearthed, the applicant shall notify the City Community
Development Department and shall comply with State Health and Safety Code
Section 7050.5, which requires that no further disturbance shall occur until the
County of San Luis Obispo Coroner has made a determination of origin and
disposition pursuant to Public Resources Code Section 5097.98. The County
Coroner must be notified of the find immediately. If the human remains are
determined to be Native American, the County Coroner will notify the Native
American Heritage Commission within 24 hours, which will determine and notify
a Most Likely Descendant (MLD). The MLD shall complete the inspection of the
site within 48 hours of notification and may recommend scientific removal and
nondestructive analysis of human remains and items associated with Native
American burials.

Monitoring Program: These conditions shall be noted on all grading and construction
plans. The City Community Development Department shall verify compliance, including
preparation and implementation of the Monitoring Plan, and review and approval of
cultural resources monitoring reports documenting compliance with required mitigation
measures.



Greenhouse Gasses

GHG-1 Monterey Bay Community Power. Prior to final inspection, occupancy, or

establishment of the use, the applicant shall demonstrate that the subject use has
made an operational commitment to participate in Monterey Bay Community
Power. Any rental or lease agreement for individual tenant spaces shall include a
requirement that the tenant continue participation in Monterey Bay Community
Power. This participation shall continue until PG&E or another electric provider
provides 100 percent carbon-free electricity, at which point the applicant or tenant
may elect to switch services to such a provider.

Monitoring Program: Compliance shall be verified by the City prior to final inspection
or occupancy.

Noise

N-1

Construction Equipment Best Management Practices. For all construction
activity at the project site that exceeds 60 dBA at the property line with the mobile
home park to the west, and for future construction activity associated with
development on the eastern portion of the project site that exceeds 60 dBA at the
property line with the Westmont Living facility, construction equipment noise
attenuation techniques shall be employed to ensure that noise levels are
maintained within levels allowed by the City of San Luis Obispo Municipal Code,
Title 9, Chapter 9.12 (Noise Control). Such techniques shall include:

e Sound blankets on noise-generating equipment.

e Stationary construction equipment that generates noise levels above 60
dBA at the project boundaries shall be shielded with barriers that meet
a sound transmission class (a rating of how well noise barriers attenuate
sound) of 25.

e All diesel equipment shall be operated with closed engine doors and
shall be equipped with factory-recommended mufflers.

e For stationary equipment, the applicant shall designate equipment areas
with appropriate acoustic shielding on building and grading plans.
Equipment and shielding shall be installed prior to construction and
remain in the designated location throughout construction activities.

e Electrical power shall be used to power air compressors and similar
power tools.

e The movement of construction-related vehicles, with the exception of
passenger vehicles, along roadways adjacent to sensitive receptors
shall be limited to the hours between 7:00 AM and 7:00 PM, Monday
through Saturday. No movement of heavy equipment shall occur on
Sundays or official holidays (e.g., Thanksgiving, Labor Day).

e As needed, temporary sound barriers shall be constructed between the
construction site and the mobile home park to the west.



In the event the residential uses at the mobile home park site have been removed
(i.e. the site is under construction), and/or if the Westmont Living facility is not
occupied or operational during future construction of the eastern portion of the
project site, then construction equipment noise attenuation techniques do not need
to be implemented.

N-2 Neighboring Property Owner Notification and Construction Noise
Complaints. The contractor shall inform the property owner and current tenants
of the mobile home park to the west of the project site, prior to initiation of any
construction activities, of the proposed construction timelines and noise complaint
procedures to minimize potential annoyance related to construction noise. In the
event the residential uses at the mobile home park site have been removed (i.e.
the site is under construction), notification is not required. If the Westmont Living
facility is occupied or operational prior to construction of future uses on the project
site, the contractor shall inform the property owner and current tenants of the
facility of the proposed construction timelines and noise complaint procedures to
minimize potential annoyance related to construction noise. Proof of mailing the
notices shall be provided to the Community Development Department prior to
issuance of grading permits or initiation of site disturbance. Signs identifying the
noise complaint procedures shall be in place before the beginning of and
throughout grading and construction activities. Noise-related complaints shall be
directed to the City’s Community Development Department.

Monitoring Program: Construction plans shall note construction hours, truck routes,
and construction Best Management Practices (BMPs) and shall be submitted to the City
for approval prior to grading and building permit issuance for each project phase. BMPs
shall be identified and described for submittal to the City for review and approval prior to
building or grading permit issuance. BMPs shall be adhered to for the duration of the
project. The applicant shall provide and post signs stating these restrictions at
construction site entries. Signs shall be posted prior to commencement of construction
and maintained throughout construction. Schedule and neighboring property owner
notification mailing list shall be submitted 10 days prior to initiation of any earth movement.
The Community Development Department shall confirm that construction noise reduction
measures are incorporated in plans prior to approval of grading/building permit issuance.

All construction workers shall be briefed at a pre-construction meeting on construction
hour limitations and how, why, and where BMP measures are to be implemented. A
workday schedule will be adhered to for the duration of construction for all phases.

City staff shall ensure compliance throughout all construction phases. Building inspectors
and permit compliance staff shall periodically inspect the site for compliance with activity
schedules and respond to complaints.

Transportation

TR-1 Tank Farm Road from Broad through Project Site to Mindbody intersection.
The applicant shall widen Tank Farm Road along the project frontage to provide



two westbound motor vehicle through lanes, bike lanes, landscaped parkway and
sidewalk. The ultimate street cross section shall be in substantial conformance
with the typical cross section identified for the parkway arterial designation in the
Airport Area Specific Plan, with final geometric design elements to be approved to
the satisfaction of the Public Works Director.

Monitoring Program: This improvement shall be incorporated into project improvement
plans for review and approval by the City Community Development and Public Works
Departments. The improvement shall be installed prior to occupancy/final inspection or
establishment of any use on the site. Compliance shall be verified by the City Community
Development and Public Works Departments prior to approval of grading plans and prior
to issuance of occupancy certificate or approval of final inspections.

TR-2 Internal intersection with SESLOC property. The applicant shall install a single-
lane roundabout at the internal site intersection of the Mindbody Road extension
adjacent to SESLOC on the north property line to encourage smooth traffic flow
between the sites. The City Transportation Department Division may approve an
alternative intersection control type, such as all-way stop control, if a roundabout
is found to be geometrically infeasible at this location.

TR-3 Existing SESLOC driveway. The applicant shall remove the existing right-in/right-
out driveway on Broad Street upon completion of the new Broad Street driveway
constructed as part of this project. The applicant shall ensure adequate access is
maintained to the SESLOC property during project construction.

Monitoring Program: This improvement shall be incorporated into project improvement
plans for review and approval by the City Community Development and Public Works
Departments. The improvement shall be installed prior to occupancy/final inspection or
establishment of any use on the site. Compliance shall be verified by the City Community
Development and Public Works Departments prior to approval of grading plans and prior
to issuance of occupancy certificate or approval of final inspections.

TR-4 Tank Farm Road from Old Windmill Lane to Santa Fe Road. The project shall
make a fair share contribution of the cost of widening Tank Farm Road to four
lanes between Santa Fe Road and Old Windmill Lane.

TR-5 Broad Street/Industrial Way. The project shall make fair share project
contributions to convert the east and west approaches from split phasing to
permissive phasing and restriping both approaches to provide dedicated left turn
lanes and shared through/right turn lanes.

TR-6 Fair Share Contributions. The project applicant shall pay Citywide Traffic Impact
Fees to satisfy fair share mitigation obligations towards the following future
transportation improvements:

e Tank Farm Road/Higuera Street: Installation of a second southbound left turn
lane.



e Tank Farm Road/Santa Fe Road: Installation of a multi-lane roundabout.

e Broad Street/Tank Farm Road: Installation of a dedicated northbound right turn
lane, addition of a second southbound left turn lane, conversion of the
westbound right turn lane to a shared through/right lane and establish time-of-
day timing plans.

Monitoring Program: The applicant shall pay their fair-share contribution for
improvements to the intersections prior to issuance of construction permits for any
structure. Compliance shall be verified by the City Community Development Department
prior to issuance of any construction permits.

If the Community Development Director or hearing body determines that the above
mitigation measures are ineffective or physically infeasible, they may add, delete or
modify the mitigation to meet the intent of the original measures.

Please note that section 15070 (b) (1) of the California Administrative Code requires the
applicant to agree to the above mitigation measures before the proposed Mitigated
Negative Declaration is released for public review.

This project will not be scheduled for public review and hearing until this signed
original is returned to the Community Development Department.

Tyler Corey / Date Carol Florence Date
Principal Planner authorized agent for

NKT Development, LLC
Westmont Development, LP
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AIRPORT AREA SPECIFIC PLAN AMENDMENTS

(SPEC-1482-2018)

NWC BROAD STREET AND TANK FARM ROAD MIXED-USE

A COMMERCIAL CENTER & ASSISTED LIVING FACILITY
3985 Broad Street & 660 Tank Farm Road, San Luis Obispo, CA

053-421-003, 053-421-004
20 July 2018; rev. 06 February 2020; rev. 29 July 2020

[. INTRODUCTION

The Broad Street at Tank Farm Road Site is identified as a special focus area in the General Plan within
the Airport Area Specific Plan (“AASP”). It is unique, and the only location in the AASP with this
particular designation and zoning. Therefore, the proposed amendment utilizes the “Special Areas”
section of the AASP Land Use chapter to identify and describe the special focus area; it’s relationship
to the General Plan and Specific Plan, and key development standards.

Pursuant to the submitted applications for the Mixed-Use development at 3985 Broad Street and 660
Tank Farm Road, the following excerpts from the Airport Area Specific Plan Chapter 4.0- Land Use
include the proposed text amendments. Inserted text is bold, blue and underlined. Deleted text is bold,

red with strikethrough (strikethrough).

[I. AIRPORT AREA SPECIFIC PLAN CHAPTER 4.0 LAND USE
LAND USE PROGRAM [Amend Table 4.1]

Table 4.1
San Luis Obispo Airport Area Specific Plan
Land Use Program and Development Capacities

Residential Land Use Acres Units Estimated
Per Acre Dwelling
Units
Undeveloped Land1
Low Density 12.8 7.9 101
Medium Density 20.5 10.9 223
Medium- 15.2 21.2 322
High/High
Density
Subtotal 55.3 720
Developed Land (Existing 6.7 4.8 32
Mobile Homes)
Total Residential 55.2 678
Property
Non-Residential Land | Acres Floor Area Ratio Estimated Building
Use Designations Square Feet




Undeveloped Land
Neighborhood 8.4 0.31 115,000
Commercial
Community 9.66 0.44 185,147
Commercial
Business Park 1266116.94 0.21 1102939 1.018,781
Service 155 0.24 1,620,432
Commercial
Manufacturing 101.3 0.17 747,642
Subtotal 384.4 3.586.013 3,687,002

Developed Land 145.2 0.28 1,786,745

Total Non-Residential 529.6 53742758 5,437,474

Property

Other Land Use Acres

Designations

Agriculture 76.1

Conservation/Open 294.9

Space/Parks

Government 292.5

Total Other Property 663.5

Total AASP Acreage2 1255.1

1 The total potential square footage (and associated acreage) includes future
development on properties currently under pre-annexation agreements and properties
outside of the City’s jurisdiction with alternative fee programs. Since these properties
may not be required to pay their fair share of infrastructure costs, the difference will
need to be funded by other funding sources (e.g., grants, additional City contributions,
etc.).

2 Excludes acreage associated with roads, setbacks, creeks, and other features.

RELATIONSHIP TO THE GENERAL PLAN [Amend Table 4.2]

Table 4.2
San Luis Obispo Airport Area Specific Plan
LAND USE CONSISTENCY
General Plan Specific Plan 7o
\ \ | , ne

DEEIEI‘IEI[IEII'I Deslgnailon
Open Space Open Space C/05-5P
Public Facility Adrport Facility PF-SP
Business Park Business Park BP-S5P
Services & Service Commercial or C-5-5F or M-5P
Manufacturing Manufacturing
Medium-Density Medium-Density R.2.SP
Residential Residential
Agriculture Agriculture AG-SP
Community Commercial | Community Commercial | CC-SF
(Special Focus Area #12) (Special Focus)

Airport Area Specific Plan Text Amendment SPEC-1482-2018
Oasis Associates, Inc. 20 July 2018; rev. 04 February 2020; rev. 29 July 2020
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SPECIAL AREAS [Insert text at end of section]

BROAD STREET AT TANK FARM ROAD SITE

The Broad Street at Tank Farm Road Site is identified in the General Plan Land Use Element
and Map as a Special Focus Area #12%, and is further iterated by a zoning designation of
Community Commercial with Special Focus Overlay (C-C-SF).2

Development of this site shall be consistent with the General Plan description “Located at the
northwest corner of Broad Street and Tank Farm Road, this approximate 10 acre site will be
used as a mixed use site, providing for a mix of uses as described under the Community
Commercial and Office designations. The site will provide a strong commercial presence at
the intersection. Areas along the creek on the western edge of the site will be appropriately
buffered to provide creek protections. Attention to connectivity, safety and comfort of bicycle
and pedestrian circulation will be especially important in the development of this corner.”
Source: 2014 General Plan Land Use Element- (8.13) Special Focus Area.

The intent of the Office zone is to provide for offices and related functions close to medical
facilities and the downtown, convenient to public transportation and related government and
business services. The Office zone is also_intended to provide for the continuation and
development of residential uses where they will be compatible with neighboring offices. The
Community Commercial zone is_intended to provide for a wide range of retail sales and
personal services within the context of distinctive, pedestrian-oriented shopping centers that
serve customers and clients from all over the City.

The development plans and project description for this mixed-use area includes:

o A retail shopping center and/or office uses consistent with the Community Commercial
and Office zones at the northwest corner of the Tank Farm Road and Broad Street
intersection, and a residential assisted living facility located on the western portion of the
property.

e North-south road connection from the signalized intersection of Tank Farm Road and
Mindbody driveway to the drive aisle on SESLOC property to the north, that ultimately
connects to Industrial Way.

o Enhancement of the creek and riparian habitat areas. Limited encroachment into the
creek setback area may be necessary for the north-south road connection.

e The development shall comply with the following development standards

Standard C-C-SF Standard
Maximum Density Pursuant to Airport Land Use Plan
Minimum Yards (Setbacks)

Building to Broad and Tank Farm 15 feet

street frontage

Parking lots to Broad and Tank 10 feet

Farm street frontage

1See Land Use Element Map (December 2014) http://www.slocity.org/home/showdocument?id=5857
2 See Zoning Map (January 2015) http://gis.slocity.org/Documents/ZoningMap2015.pdf

Airport Area Specific Plan Text Amendment SPEC-1482-2018
Oasis Associates, Inc. 20 July 2018; rev. 04 February 2020; rev. 29 July 2020
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Parking lots to interior property

lines and adjacent parcels None

Building to_interior property lines

and adjacent parcels None
Maximum Height 35 feet
Maximum coverage 75 percent
Maximum floor area ratio 2.0

Standard Lot Dimensions

See Tentative Tract Map 3115

Minimum Parking Requirements

Assisted Living

Bank and Credit Union

Office
Medical Office

Retail Sales and Personal Service

Restaurant

Uses not listed

Accessible, Clean Air, Motorcycle, Bike

1 space per every 5 beds (plus 1 space per
2 employees on shift

1 space per 300 SF

1 space per 500 SF

1 space per 300 SF

1 space per 300 SF

1 space per 100 SF of total restaurant
area (including any food preparation/
service area)

See Zoning Requlation requirements

See Zoning Requlation requirements

parking

. “CLEAN” TEXT

The following duplication of the proposed text amendment is provided in a “clean” format for review
reference and formatting purposes.

LAND USE PROGRAM

Table 4.1
San Luis Obispo Airport Area Specific Plan
Land Use Program and Development Capacities
Residential Land Use Acres Units Estimated
Per Acre Dwelling
Units

Undeveloped Land1

Low Density 12.8 7.9 101

Medium Density 20.5 10.9 223

Medium- 15.2 21.2 322

High/High

Density

Subtotal 55.3 720
Developed Land (Existing 6.7 4.8 32
Mobile Homes)

Airport Area Specific Plan Text Amendment

Oasis Associates, Inc.

40of7
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Total Residential 55.2 678
Property
Non-Residential Land | Acres Floor Area Ratio Estimated Building
Use Designations Square Feet
Undeveloped Land
Neighborhood 8.4 0.31 115,000
Commercial
Community 9.66 0.44 185,147
Commercial
Business Park 116.94 0.21 1,018,781
Service 155 0.24 1,620,432
Commercial
Manufacturing 101.3 0.17 747,642
Subtotal 384.4 3,687,002
Developed Land 145.2 0.28 1,786,745
Total Non-Residential 529.6 5,437,474
Property
Other Land Use Acres
Designations
Agriculture 76.1
Conservation/Open 294.9
Space/Parks
Government 292.5
Total Other Property 663.5
Total AASP Acreage2 1255.1

1 The total potential square footage (and associated acreage) includes future
development on properties currently under pre-annexation agreements and properties
outside of the City’s jurisdiction with alternative fee programs. Since these properties
may not be required to pay their fair share of infrastructure costs, the difference will
need to be funded by other funding sources (e.g., grants, additional City contributions,

etc.).

2 Excludes acreage associated with roads, setbacks, creeks, and other features.

Airport Area Specific Plan Text Amendment

Oasis Associates, Inc.
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RELATIONSHIP TO THE GENERAL PLAN

Table 4.2
San Luis Obispo Airport Area Specific Plan
LAND USE CONSISTENCY

General Plan Specific Plan 7o

) ) . ; ne
Designation Designation
Open Space Open Space C/I05-5P
Public Facility Airport Facility PF-SP
Business Park Business Park BP-SP
Services & Service Commercial or C-5-5P or M-SP
Manufacturing Manufacturing
Medium-Density Medium-Density R.2.SP
Residential Residential
Agriculture Agriculture AG-SP
Community Commercial Community Commercial CC-SF
(Special Focus Area #12) (Special Focus)

SPECIAL AREAS

BROAD STREET AT TANK FARM ROAD SITE

The Broad Street at Tank Farm Road Site is identified in the General Plan Land Use Element and Map
as a Special Focus Area #123, and is further iterated by a zoning designation of Community
Commercial with Special Focus Overlay (C-C-SF).*

Development of this site shall be consistent with the General Plan description “Located at the
northwest corner of Broad Street and Tank Farm Road, this approximate 10-acre site will be used as a
mixed use site, providing for a mix of uses as described under the Community Commercial and Office
designations. The site will provide a strong commercial presence at the intersection. Areas along the
creek on the western edge of the site will be appropriately buffered to provide creek protections.
Attention to connectivity, safety and comfort of bicycle and pedestrian circulation will be especially
important in the development of this corner.” Source: 2014 General Plan Land Use Element- (8.13)
Special Focus Area.

The intent of the Office zone is to provide for offices and related functions close to medical facilities
and the downtown, convenient to public transportation and related government and business
services. The Office zone is also intended to provide for the continuation and development of
residential uses where they will be compatible with neighboring offices. The Community Commercial
zone is intended to provide for a wide range of retail sales and personal services within the context of
distinctive, pedestrian-oriented shopping centers that serve customers and clients from all over the
City.

3 See Land Use Element Map (December 2014) http://www.slocity.org/home/showdocument?id=5857
4 See Zoning Map (January 2015) http://gis.slocity.org/Documents/ZoningMap2015.pdf

Airport Area Specific Plan Text Amendment SPEC-1482-2018
Oasis Associates, Inc. 20 July 2018; rev. 04 February 2020; rev. 29 July 2020
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The development plans and project description for this mixed-use area includes:

e A retail shopping center and/or office uses consistent with the Community Commercial and
Office zones at the northwest corner of the Tank Farm Road and Broad Street intersection, and
a residential assisted living facility located on the western portion of the property.

e North-south road connection from the signalized intersection of Tank Farm Road and
Mindbody driveway to the drive aisle on SESLOC property to the north, that ultimately
connects to Industrial Way.

e Enhancement of the creek and riparian habitat areas. Limited encroachment into the creek

setback area may be necessary for the north-south road connection.

o The development shall comply with the following development standards

Standard

C-C-SF Standard

Maximum Density

Pursuant to Airport Land Use Plan

Minimum Yards (Setbacks)

Building to Broad and Tank Farm street 15 feet
frontage
Parking lots to Broad and Tank Farm 10 feet
street frontage
Parking lots to interior property lines and | None
adjacent parcels
Building to interior property lines and None
adjacent parcels
Maximum Height 35 feet
Maximum coverage 75 percent
Maximum floor area ratio 2.0

Standard Lot Dimensions

See Tentative Tract Map 3115

Minimum Parking Requirements
Assisted Living

Bank and Credit Union

Office

Medical Office

Retail Sales and Personal Service
Restaurant

Uses not listed
Accessible, Clean Air, Motorcycle, Bike parking

1 space per every 5 beds (plus 1 space per 2
employees on shiftl space per 300 SF

1 space per 300 SF

1 space per 500 SF

1 space per 300 SF

1 space per 300 SF

1 space per 100 SF of total restaurant area
(including any food preparation/ service area)
See Zoning Regulation requirements

See Zoning Regulation requirements

Airport Area Specific Plan Text Amendment
Oasis Associates, Inc.

SPEC-1482-2018
20 July 2018; rev. 04 February 2020; rev. 29 July 2020
7of7



Attachment 2

Project Plans



Vesting Tentative Tract Map 3115



SHOWN ON A RECORD OF SURVEY RECORDED IN BOOK 67 OF
RECORDS OF SURVEY AT PAGE 93 IN THE OFFICE OF THE
COUNTY RECORDER OF SAID COUNTY, SAID PORTION OF SAID
LOT 57 BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

-
- ‘\_/9) ) , ; - ( (€}
B g’ /’ ’ ® s J I | | | A' . N . OS&_{@ 20_0 23 e 40°X8.6' DRAINAGE EASEMENT PER 1828~OR-829 \ ( z I | TI
VESTING TENTATIVE TRACT MAP 3115 l@ gy/?é;yﬁog —— L~ S T L T = N = ;
é . e S |
4 / L —
LEGEND i EXISTING A — g c i
FUTURE CONST. ABBREVIATIONS < TREES TO BE / 09T N, - N23'31°09"W/59.11"'—
ASPHALT CONCRETE A.C. : 7 REMOVED . ~
PROJECT BOUNDARY ~  ToP OF BANK | - , A !
CENTERLINE BACK OF WALK B.W. = y - — 8
EDGE OF PAVEMENT EP —~
PROPERTY LINE EDCE Of EP. L " EXISTING — N
CURB LINE : o T
e onor TS 2 - @ o @
ROW/EASEMENT LINE GRADE BREAK cB (N 7 & S 3 !
STORM DRAIN —— D SD HICH POINT H‘P‘ 9 / N 160 - EXISTING EUCALYPTUS |
EXIST STORM DRAN ~ ———— SD SD oW POINT S / L - & A =~ TREE TO BE REMOVED | ‘ .
SEWER MAIN — ss ss o EXISTING ]
EXIST SEWER MAN ~ ——— S5 ss TOP OF CURB T.C. // / TREES TO EUCALYPIUS EUCALYPTUS i
WATER MAIN /. BE REMOVED ) TRep TP TUS TREE TO BE .
EXIST. WATER MAIN — W W / 7 4 / 1 REMOVED\ REMOVED & !
200 A < K |
EXIST. CONTOURS ey yZ 2 1 .
s |
I |
EXISTING TREE TO w » I
BE REMOVED 7 Yz <4” PINE \é’/\f\\@/ i 1|76071-0 s? ‘ i |
EXISTING TREE TO REMAIN / G REMOVED EXISTING N 2.68 AC 2 |
O- )
EXISTING TREES . TREE T0 BE X EXISTING | ¢
PROJECT INFORMATION TO REMAIN RN REMOVED EUCALYPTUS EXISTING EUCALYPTUS
R TREE TO BE
EXISTING PROJECT INFORMATION / ®° ® REMOVED TREE TO BE REMOVED
NUMBER OF LOTS: 5 ASSESSOR'S PARCEL NO.:053—421—003 ‘
PROPOSED ZONING: CC=SF NUMBER OF PARCELS: o= o O0F i EXISTING TREE TO
: =
PR GROSS AREA: 10.20 AC 4 s ~—BE REMOVED EXISTING EUCALYPTUS TREE = EXISTING TREE
LOT NO EXISTING ZONING: / TO BE REMOVED o TO BE REMOVED
(SF) (ACRES) /\ I N 29 |
1 208,764 4,79 ~ Gal 76:5 Ll
2 29,961 0.69 2 EXISTING L3
pe EUCALYPTUS TREE > )
3 42,820 0.98 S N TO BE REMOVED = |
1 40,738 0.93 EXISTING ~ B — B —\
5 116,790 |  2.68 TREES TO BE 2 d — P
4REMOVED ( i _ 2 N66°27'58"E 214.25' 1 S66°27°'58"W 159.98° \ |
u_) P |} — e ] —
. EXISTING
Cam 8” EUCALYPTUS TREE R EUCA | o
2-18" CYPRESS TO BE REMOVED bl B LIPTUS IREE EXISTING =
F.I.R.M. INFORMATION TREE TO BE QS TO BE REMOVED 3 |
ole o 3 — — REMOVED =z B 852.02:381:W 50‘191 EgCBALYPTUS TREE ‘(2
THIS PROJECT IS LOCATED IN FLOOD ZONE X - | E REMOVED ~ —
WHICH IS DETERMINED TO BE OUTSIDE OF THE < LOT 4 =
0.2 PERCENT ANNUAL CHANCE FLOOD PLAIN. ———— & 20738 SF L/ Y |
¢ G9l 0.93 AC EXISTING n
’ EXISTING TREES —— E\ EXISTING "
_/—’—F_—ﬁ
< TO BE REMOVED oLt N EUCALYPTUS TREE e R S |
< RITe TO BE REMOVED TREE [ =
(il 3—421 i L ST
UTILITIES | 8|2 66'27°58"W 242.78' J |
; ’ 3 S84°08'13"W 34.59’ T mm— e —
WATER: CITY OF SAN LUIS OBISPO M &/ B STANTON @ LOT 1 s ’ ’ S66'27'58"W 14668’ |
WATERS: CITY OF SAN LUIS OBISPO S
ELECTRICITY:  PACIFIC GAS 5963 SUELDO ST. UNIT Q T f*
- : SAN LUIS OBISPO, CA 93401 208,764 SF EEI o |
TELEPHONE: (805)594-1960 " 479 AC LOT 3 CS \/\J\L\ S
- DATED: ARPIL 16, 2014 40" CYPRESS \ - . 3
CABLE TV: 42,820 SF 10" SS o
TREE TO BE Son . . EXISTING TREE
LEGAL DESCRIPTION RENOVED L SENENT | | 7o BE Rewoven z |
, EXISTING CYPRESS V\ r@
ALL THAT REAL PROPERTY SITUATE IN THE CITY OF SAN LUIS 35 CREEK SETBACK P! \OL\ TREE TO BE REMOVED iy
OBISPO , COUNT OF SAN LUIS OBISPO, STATE OF CALIFORNIA 54" CYPRESS o in |
BEING A PORTION OF LOT 57 OF THE SAN LUIS OBISPO N
SUBURBAN TRACT, SAID PORTION OF SAID LOT 57 BEING =
|

O
A4

LOT ? U EXISTING | O
29,961 SF o B N OREE~___ EXISTING EUCALYPTUS | /-
0.69 AC \_@ 10" W TREE TO BE REMOVED 40

QU\/ -I— - l
A TREE 70 BE g8V 'S662800°W 321.38 - ==z EXISTING '
REMOVED ozt ool EXISTING TREE k — _AEUCALYPTUS TREE
TO BE REMOVED \) TO BE REMOVED
A.P.N. 053—421-004 - o NzmiTw 9129 /\7 |
\\

BEGINNING AT THE SOUTHEAST CORNER OF SAID LOT 57 AS
SHOWN ON SAID RECORD OF SURVEY, SAID POINT BEING THE

TRUE POINT OF BEGINNING; THENCE ALONG THE EASTERLY PERVANENT SEWER

LINE OF SAID LOT AS SHOWN ON SAID RECORD OF SURVEY, ® ( PER 2008050524 0SS EASEMENT F

NORTH 24'53'50"WEST, 462.07 FEET; THENCE LEAVING SAID (DOTTED HATCH 4 A

EASTERLY LINE ALONG THE FOLLOWING COURSES: SOUTH ARER) ’ EASEMENT e N A

21°27'20” WEST, 97.84 FEET; SOUTH TO 8'55'32" WEST, R Tae " o ' 2N3709°E 11.20

115.43 FEET; SOUTH 14°44°01” EAST, 275.02 FEET; SOUTH ' - : l N66°29°52"E 161.90 N66129'47"E 79.18’ 5y {}
N66"30"11"E_276.99 , —

24'52°08"EAST, 22.99 FEET TO A POINT ON THE EXISTING
RIGHT OF WAY OF TANK FARM ROAD AS SHOWN ON SAID
RECORD OF SURVEY; THENCE ALONG SAID RIGHT OF WAY
ALONG THE FOLLOWING COURSES: NORTH 65°07'52"EAST,
163.59 FEET; SOUTH 24°53’50" EAST; NORTH 65°06°25"EAST,
20.00 FEET TO THE TRUE POINT OF BEGINNING.

2“0’ 27.85’ EASEMENT - e OO Rttt ORI R B R R R ok ~ L\
FOR SEWER PIPELINE . [
PER 1997-056435

__?,=4__:;__ s == = [ —

SAID PROPERTY BEING DESCRIBED IN CERTIFICATE OF =
COMPLIANCE RECORDED JANUARY 13, 1999 AS INSTRUMENT e e

NO.99—2652 OF OFFICIAL RECORDS - 27N (
TE| i — NN D — = — — — — —_— = = \=> -
PROPOSED EASEMENTS BASIS OF BEARING OWNER /SUBDIVIDERS PROJECT — ol
, THE BASIS OF BEARINGS FOR THIS PROJECT IS 053—421-003 SITE x 3
(@ PURPOSE: _ PRIVATE WATERLINE EASEMENT BASED ON CALIFORNIA STATE PLANE ZONE 5, ELLA LOUISE TOUCHSTONE, BY DEED RECORDED DECEMBER 28, 1976, AS TO AN UNDIVIDED 25% INTEREST e z
AFFECTING:  LOT & FROM FOUND CITY OF SAN LUIS HORIZONTAL JOHANNAH MARY BRADLEY, BY DEED RECORDED DECEMBER 28, 1976, AS TO AN UNDIVIDED 25% INTEREST © 3
: CONTROL NETWORK MONUMENTS, NORTH NKT DEVELOPMENT, LLC, A CALIFORNIA LIMITED LIABILITY COMPANY, AS TO AN UNDIVIDED 50% INTEREST = > JANUARY 21, 2020
(2) PURPOSE:  PRIVATE SANITARY SEWER EASEMENT AMERICAN DATUM 1983, EPOCH DATE:1991.35. ~TANK FARN RO
IN FAVOR OF:  LOTS 2. 3, 4 AND S BEARING N 87 56’ 14" W BASED ON CITY gi?l'_gliz\}EL%oPArMENT LLC, A CALIFORNIA LIMITED LIABILITY COMPANY
AFFECTING: LOTS 2, 3, AND 4 HORIZONTAL CONTROL NETWORK MONUMENT g
(3) PURPOSE:  PUBLIC ACCESS EASEMENT NUMBERS 8100 AND 8101. NOTES:
IN FAVOR OF: GENERAL PUBLIC
TO OBTAIN GROUND LEVEL DISTANCES MULTIPLY e RECIPROCAL ACCESS AND PARKING
AFFECTING:  LOTS 1 AND 5 DISTANCES SHOWN BY 1.0000405 AGREEMENT TO BE RECORDED PER 2 BE I HEI
(4) PURPOSE:  PRIVATE WATERLINE EASEMENT SEPARATE DOCUMENT GRAPHIC SCALE
! TO OBTAIN GEODETIC BEARINGS ROTATE GRID paa— J
IN FAVOR OF: LOT 2 AND 3
50 0 25 50 100 200 FULLER RD

2624 Airpark Drive,
Santa Maria CA 93455

(805) 934—-5767

AFFECTING: LOT 3 BEARING —1° 30" 23"

(N Feor ) VICINITY MAP

1 inch = 50 ft. N.T.S.

SHEET 1 OF 2



AutoCAD SHX Text
JP

AutoCAD SHX Text
JP

AutoCAD SHX Text
T

AutoCAD SHX Text
JP

AutoCAD SHX Text
COM

AutoCAD SHX Text
PGE

AutoCAD SHX Text
SIG

AutoCAD SHX Text
CATV

AutoCAD SHX Text
T

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
PGE

AutoCAD SHX Text
PGE

AutoCAD SHX Text
CATV

AutoCAD SHX Text
TEL

AutoCAD SHX Text
TEL

AutoCAD SHX Text
ruins

AutoCAD SHX Text
COVER

AutoCAD SHX Text
TREE

AutoCAD SHX Text
DENSE

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
PERMANENT SEWER PIPELINE EASEMENT PER 2008-050324 (DOTTED HATCH AREA)

AutoCAD SHX Text
LOT 1

AutoCAD SHX Text
LOT 2

AutoCAD SHX Text
LOT 3

AutoCAD SHX Text
LOT 4

AutoCAD SHX Text
LOT 5

AutoCAD SHX Text
165

AutoCAD SHX Text
170

AutoCAD SHX Text
175

AutoCAD SHX Text
165

AutoCAD SHX Text
170

AutoCAD SHX Text
175

AutoCAD SHX Text
165

AutoCAD SHX Text
170

AutoCAD SHX Text
175

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
170

AutoCAD SHX Text
170

AutoCAD SHX Text
170

AutoCAD SHX Text
160

AutoCAD SHX Text
155

AutoCAD SHX Text
160

AutoCAD SHX Text
155

AutoCAD SHX Text
155

AutoCAD SHX Text
155

AutoCAD SHX Text
160

AutoCAD SHX Text
155

AutoCAD SHX Text
160

AutoCAD SHX Text
160

AutoCAD SHX Text
155

AutoCAD SHX Text
155

AutoCAD SHX Text
155

AutoCAD SHX Text
160

AutoCAD SHX Text
155

AutoCAD SHX Text
150

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
160

AutoCAD SHX Text
160

AutoCAD SHX Text
160

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
160

AutoCAD SHX Text
160

AutoCAD SHX Text
160

AutoCAD SHX Text
160

AutoCAD SHX Text
155

AutoCAD SHX Text
155

AutoCAD SHX Text
165

AutoCAD SHX Text
160

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
A.P.N. 053-420-023

AutoCAD SHX Text
A.P.N. 053-421-004

AutoCAD SHX Text
A.P.N. 053-421-005

AutoCAD SHX Text
A.P.N. 053-421-003

AutoCAD SHX Text
20' EASEMENT FOR SEWER PIPELINE PER 1999-061071

AutoCAD SHX Text
208,764 SF 4.79 AC

AutoCAD SHX Text
29,961 SF 0.69 AC

AutoCAD SHX Text
42,820 SF 0.98 AC

AutoCAD SHX Text
40,738 SF 0.93 AC

AutoCAD SHX Text
116,790 SF 2.68 AC

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
54" CYPRESS TREE TO BE REMOVED

AutoCAD SHX Text
40" CYPRESS TREE TO BE REMOVED

AutoCAD SHX Text
2-18" CYPRESS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREES TO BE REMOVED

AutoCAD SHX Text
8" EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREES TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
4" PINE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREES TO REMAIN

AutoCAD SHX Text
EXISTING TREE TO BE REMAIN

AutoCAD SHX Text
EXISTING TREES TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREES TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING CYPRESS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING BOTTLE TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
35' CREEK SETBACK

AutoCAD SHX Text
TOP OF BANK

AutoCAD SHX Text
PGE

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
PGE

AutoCAD SHX Text
PGE

AutoCAD SHX Text
TEL

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
PGE

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
PGE

AutoCAD SHX Text
PGE

AutoCAD SHX Text
TEL

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
VESTING TENTATIVE TRACT MAP 3115 

AutoCAD SHX Text
%%UPROJECT INFORMATION    

AutoCAD SHX Text
%%UEXISTING PROJECT INFORMATION

AutoCAD SHX Text
%%UPROPOSED PROJECT INFORMATION  

AutoCAD SHX Text
ASSESSOR'S PARCEL NO.: 053-421-003 053-421-003 053-421-004 NUMBER OF PARCELS: 2  2  GROSS AREA:     10.20 AC 10.20 AC EXISTING ZONING:   C-C-SF &  C-C-SF &  BP-SP 

AutoCAD SHX Text
NUMBER OF LOTS: 5     5     PROPOSED ZONING: CC-SF             

AutoCAD SHX Text
LOT NO

AutoCAD SHX Text
AREA

AutoCAD SHX Text
(SF)

AutoCAD SHX Text
(ACRES)

AutoCAD SHX Text
1

AutoCAD SHX Text
208,764

AutoCAD SHX Text
4.79

AutoCAD SHX Text
2

AutoCAD SHX Text
29,961

AutoCAD SHX Text
0.69

AutoCAD SHX Text
3

AutoCAD SHX Text
42,820

AutoCAD SHX Text
0.98

AutoCAD SHX Text
4

AutoCAD SHX Text
40,738

AutoCAD SHX Text
0.93

AutoCAD SHX Text
5

AutoCAD SHX Text
116,790

AutoCAD SHX Text
2.68

AutoCAD SHX Text
%%UUTILITIES           

AutoCAD SHX Text
%%UF.I.R.M. INFORMATION  

AutoCAD SHX Text
THIS PROJECT IS LOCATED IN FLOOD ZONE X WHICH IS DETERMINED TO BE OUTSIDE OF THE 0.2 PERCENT ANNUAL CHANCE FLOOD PLAIN.

AutoCAD SHX Text
WATER:  CITY OF SAN LUIS OBISPO CITY OF SAN LUIS OBISPO WATERS:  CITY OF SAN LUIS OBISPO CITY OF SAN LUIS OBISPO ELECTRICITY: PACIFIC GAS  PACIFIC GAS  GAS:     TELEPHONE:   CABLE TV:     

AutoCAD SHX Text
LEGAL DESCRIPTION

AutoCAD SHX Text
ALL THAT REAL PROPERTY SITUATE IN THE CITY OF SAN LUIS OBISPO , COUNT OF SAN LUIS OBISPO, STATE OF CALIFORNIA BEING A PORTION OF LOT 57 OF THE SAN LUIS OBISPO SUBURBAN TRACT, SAID PORTION OF SAID LOT 57 BEING SHOWN ON A RECORD OF SURVEY RECORDED IN BOOK 67 OF RECORDS OF SURVEY AT PAGE 93 IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, SAID PORTION OF SAID LOT 57 BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:  BEGINNING AT THE SOUTHEAST CORNER OF SAID LOT 57 AS SHOWN ON SAID RECORD OF SURVEY, SAID POINT BEING THE TRUE POINT OF BEGINNING; THENCE ALONG THE EASTERLY LINE OF SAID LOT AS SHOWN ON SAID RECORD OF SURVEY, NORTH 24°53'50"WEST, 462.07 FEET; THENCE LEAVING SAIDEASTERLY LINE ALONG THE FOLLOWING COURSES: SOUTH 21°27'20" WEST, 97.84 FEET; SOUTH TO 8°55'32" WEST,115.43 FEET; SOUTH 14°44'01" EAST, 275.02 FEET; SOUTH24°52'08"EAST, 22.99 FEET TO A POINT ON THE EXISTINGRIGHT OF WAY OF TANK FARM ROAD AS SHOWN ON SAID RECORD OF SURVEY; THENCE ALONG SAID RIGHT OF WAY ALONG THE FOLLOWING COURSES: NORTH 65°07'52"EAST,163.59 FEET; SOUTH 24°53'50" EAST; NORTH 65°06'25"EAST,20.00 FEET TO THE TRUE POINT OF BEGINNING.  SAID PROPERTY BEING DESCRIBED IN CERTIFICATE OF COMPLIANCE RECORDED JANUARY 13, 1999 AS INSTRUMENT NO.99-2652 OF OFFICIAL RECORDS  

AutoCAD SHX Text
%%UPROPOSED EASEMENTS 

AutoCAD SHX Text
1  PURPOSE:    PRIVATE WATERLINE EASEMENT PURPOSE:    PRIVATE WATERLINE EASEMENT IN FAVOR OF: LOTS 2, 3, 4 AND 5LOTS 2, 3, 4 AND 5AFFECTING:     LOT 5 2  PURPOSE:    PRIVATE SANITARY SEWER EASEMENT PURPOSE:    PRIVATE SANITARY SEWER EASEMENT IN FAVOR OF: LOTS 2, 3, 4 AND 5 LOTS 2, 3, 4 AND 5 AFFECTING:     LOTS 2, 3, AND 4 3 PURPOSE:    PUBLIC ACCESS EASEMENT PURPOSE:    PUBLIC ACCESS EASEMENT IN FAVOR OF: GENERAL PUBLIC GENERAL PUBLIC      AFFECTING: LOTS 1 AND 5 LOTS 1 AND 5 4 PURPOSE:    PRIVATE WATERLINE EASEMENT PURPOSE:    PRIVATE WATERLINE EASEMENT IN FAVOR OF: LOT 2 AND 3 LOT 2 AND 3      AFFECTING: LOT 3 LOT 3 

AutoCAD SHX Text
200

AutoCAD SHX Text
FUTURE CONST.

AutoCAD SHX Text
EXIST. CONTOURS

AutoCAD SHX Text
EXIST. WATER MAIN

AutoCAD SHX Text
WATER MAIN

AutoCAD SHX Text
EXIST SEWER MAIN

AutoCAD SHX Text
SEWER MAIN

AutoCAD SHX Text
EXIST STORM DRAIN

AutoCAD SHX Text
STORM DRAIN

AutoCAD SHX Text
ROW/EASEMENT LINE

AutoCAD SHX Text
EXIST. CURB LINE

AutoCAD SHX Text
CURB LINE

AutoCAD SHX Text
PROPERTY LINE

AutoCAD SHX Text
CENTERLINE

AutoCAD SHX Text
PROJECT BOUNDARY

AutoCAD SHX Text
LEGEND

AutoCAD SHX Text
ABBREVIATIONS  ASPHALT CONCRETE   A.C.  A.C.  BACK OF WALK   B.W. B.W. EDGE OF PAVEMENT  E.P. E.P. EXISTING    EX. EX. FINISHED GRADE   F.G. F.G. FLOW LINE    F.L. F.L. GRADE BREAK    G.B.   G.B.   HIGH POINT    H.P.  H.P.  LOW POINT    L.P.    L.P.    TOP OF CURB    T.C.T.C.

AutoCAD SHX Text
N

AutoCAD SHX Text
N

AutoCAD SHX Text
LIC. NO. 68449

AutoCAD SHX Text
L

AutoCAD SHX Text
I

AutoCAD SHX Text
V

AutoCAD SHX Text
I

AutoCAD SHX Text
C

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
P

AutoCAD SHX Text
S

AutoCAD SHX Text
.

AutoCAD SHX Text
M

AutoCAD SHX Text
I

AutoCAD SHX Text
R

AutoCAD SHX Text
O

AutoCAD SHX Text
L

AutoCAD SHX Text
A

AutoCAD SHX Text
I

AutoCAD SHX Text
N

AutoCAD SHX Text
R

AutoCAD SHX Text
O

AutoCAD SHX Text
F

AutoCAD SHX Text
I

AutoCAD SHX Text
L

AutoCAD SHX Text
A

AutoCAD SHX Text
C

AutoCAD SHX Text
F

AutoCAD SHX Text
O

AutoCAD SHX Text
E

AutoCAD SHX Text
T

AutoCAD SHX Text
A

AutoCAD SHX Text
T

AutoCAD SHX Text
S

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
N

AutoCAD SHX Text
I

AutoCAD SHX Text
G

AutoCAD SHX Text
N

AutoCAD SHX Text
E

AutoCAD SHX Text
L

AutoCAD SHX Text
A

AutoCAD SHX Text
N

AutoCAD SHX Text
O

AutoCAD SHX Text
I

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
E

AutoCAD SHX Text
F

AutoCAD SHX Text
O

AutoCAD SHX Text
R

AutoCAD SHX Text
P

AutoCAD SHX Text
D

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
T

AutoCAD SHX Text
S

AutoCAD SHX Text
I

AutoCAD SHX Text
G

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
FOR REVIEW ONLY

AutoCAD SHX Text
(805) 934-5767

AutoCAD SHX Text
SHEET 1 OF 2

AutoCAD SHX Text
VICINITY MAP

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
PROJECT SITE

AutoCAD SHX Text
BROAD ST.

AutoCAD SHX Text
INDUSTRIAL WAY

AutoCAD SHX Text
TANK FARM ROAD

AutoCAD SHX Text
FULLER RD

AutoCAD SHX Text
POINSETTA ST.

AutoCAD SHX Text
 TOPOGRAPHIC SURVEY 

AutoCAD SHX Text
1 inch =   50 ft.

AutoCAD SHX Text
( IN FEET )

AutoCAD SHX Text
GRAPHIC SCALE

AutoCAD SHX Text
0

AutoCAD SHX Text
50

AutoCAD SHX Text
25

AutoCAD SHX Text
50

AutoCAD SHX Text
100

AutoCAD SHX Text
200

AutoCAD SHX Text
MICHAEL B. STANTON,  PLS 5702 3563 SUELDO ST. UNIT Q SAN LUIS OBISPO, CA 93401 (805)594-1960 DATED: ARPIL 16, 2014

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO REMAIN

AutoCAD SHX Text
OWNER/SUBDIVIDERS

AutoCAD SHX Text
053-421-003 ELLA LOUISE TOUCHSTONE, BY DEED RECORDED DECEMBER 28, 1976, AS TO AN UNDIVIDED 25% INTEREST JOHANNAH MARY BRADLEY, BY DEED RECORDED DECEMBER 28, 1976, AS TO AN UNDIVIDED 25% INTEREST NKT DEVELOPMENT, LLC, A CALIFORNIA LIMITED LIABILITY COMPANY, AS TO AN UNDIVIDED 50% INTEREST 053-421-004 NKT DEVELOPMENT, LLC, A CALIFORNIA LIMITED LIABILITY COMPANYY

AutoCAD SHX Text
THE BASIS OF BEARINGS FOR THIS PROJECT IS BASED ON CALIFORNIA STATE PLANE ZONE 5, FROM FOUND CITY OF SAN LUIS HORIZONTAL CONTROL NETWORK MONUMENTS, NORTH AMERICAN DATUM 1983, EPOCH DATE:1991.35. BEARING N 87° 56' 14" W BASED ON CITYHORIZONTAL CONTROL NETWORK MONUMENT NUMBERS 8100 AND 8101.   TO OBTAIN GROUND LEVEL DISTANCES MULTIPLY DISTANCES SHOWN BY 1.0000405 TO OBTAIN GEODETIC BEARINGS ROTATE GRID BEARING -1° 30' 23".

AutoCAD SHX Text
%%U   BASIS OF BEARING   

AutoCAD SHX Text
2624 Airpark Drive, Santa Maria CA 93455

AutoCAD SHX Text
RECIPROCAL ACCESS AND PARKING AGREEMENT TO BE RECORDED PER SEPARATE DOCUMENT  

AutoCAD SHX Text
%%UNOTES:

AutoCAD SHX Text
JANUARY 21, 2020


EXISTING EASEMENTS

GRANTED TO: STATE OF CALIFORNIA GRANTED TO:
PURPOSE: DRAINAGE, SLOPE AND UTILITY PURPOSE:
RECORDED: APRIL 21, 1975 RECORDED:
RECORDED NO.:INSTRUMENT NO. 11865, BOOK 1828, PAGE 829, OF OFFICIAL RECORDS RECORDED N

AFFECTS: AS DESCRIBED THEREIN AFFECTS:

GRANTED TO: COUNTY OF SAN LUIS OBISPO [6] GRANTED TO:

M.JOYCE HOFFMAN

SEWER PIPELINE

OCTOBER 14, 1997
0.:1997056435, OF OFFICIAL RECORDS

SAID LAND

HIDDEN HILLS MOBILELODGE, LLC

PURPOSE: AVIGATION EASEMENT PURPOSE: SEWER PIPELINE
RECORDED: ~ AUGUST 27, 1985 RECORDED:  AUGUST 20, 1999
RECORDED NO.:INSTRUMENT NO. 48471, BOOK 2743, PAGE 308, OF OFFICIAL RECORDS RECORDED NO.:1999061071, OF OFFICIAL RECORDS
AFFECTS: AS DESCRIBED THEREIN AFFECTS: SAID LAND
GRANTED TO: JUDY KORSMEYER; M JOYCE HOFFMAN, TRUSTEE OF THE M. JOYCE GRANTED TO: CITY OF SAN LUIS OBISPO

HOFFMAN TRUST DATED SEPTEMBER 23, 1997 PURPOSE: SEWER FACILITIES
PURPOSE: BELOW GROUND SEWER LINE RECORDED: ~ OCTOBER 8, 2008
RECORDED: ~ OCTOBER 14, 1997 RECORDED NO.:2008050324, OF OFFICIAL RECORDS
RECORDED NO.:1997—056436, OF OFFICIAL RECORDS AFFECTS: SAID LAND
AFFECTS: AS DESCRIBED THEREIN

EXECUTED BY: HIDDEN HILLS MOBILELODGE LLC
PURPOSE: PUBLIC ACCESS AND PEDESTRIAN EASEMENT IN FAVOR OF: CITY OF SAN LUIS OBISPO
RECORDED: ~ SEPTEMBER 17, 2014 RECORDED:  AUGUST 25, 2009
RECORDED NO.:2014038159 OF OFFICIAL RECORDS AFFECTS: 2009047771, OF OFFICIAL RECORDS
AFFECTS: SAID LAND
- - 45’
NORTHWEST P.L NORTHEAST  puBLIC ACCESS EASEMENT
PRIVATE ROAD
) 35’ CREEK g ;
APN: 053—421-005 ) SETBACK 21 — 24
5.4 |
\ TOROF
EXISTING' CREEK j BANK AC PAVING
FLOWLINE CLASS Il BASE

@ WEST PROPERTY LINE

6.0"
SwW

168.28 FG

168.16 FG

HORIZONTAL: 1'=20
VERTICAL: 1"=20’

NORTHWEST —— X X X > NORTHEAST

103’
i 5.0'
|
11’ | 7’ | 11 | 25.1° | 17.4° | 11’ | 11 I8.5’
o[ JDRIVE [ BIKE| DRIVE DRIVE DRIVE DRIVE | DRIVE |BIKE
"I~ LANE |LANE| LANE LANE LANE LANE | LANE |LANE
NN
o[~
[(e] [{e]
2.50 EXISTING PAVEMENT J EXISTING CURB f
WIDEN TO REMAIN AND GUTTER
BROAD STREET TO REMAIN

BROAD STREET CROSS SECTION

HORIZONTAL: 1"=20'
VERTICAL: 1"=20’

C

VESTING TENTATIVE TRACT MAP 3715

SOUTHEAST ——— > NORTHWEST

10.00°
|7 APN: 053—420-023

PARKING P.L. 41.82’
—' LOT 30.0° ' ' NATIVE TO
o DRIVE »n  DRIVE AISLE o REMAIN
= L PUBLIC ACCESS F 166.00 TOW
S 2 EASEMENT S 162.92 FG
S © PRIVATE ROAD 159.1 EG
o o
o 2 2.50% =t MATCH
' EXISTING
).£
1 v w ¥
EXISTING GROUND AC PAVING ¥

7
CLASS Il BASE /

/ RETAINING WALL WITH
CURB AND GUTTER FENCING.

@ CREEK CROSS SECTION

HORIZONTAL: 1"=20’
VERTICAL: 1"=20’

SOUTHEAST ¢—— > NORTHWEST

92’
500" __|
47’ ﬁk 45 LANDSCAPE P.L
, . . | , , , 6.00%_ 13.28'
151 11 11 11 L1 7 S 'S
DRIVE DRIVE | DRIVE | DRIVE | DRIVE DRIVE | DRIVE S o b
LANE LANE | LANE | LANE | LANE LANE LéNE ! il e e
’ r(-) m
2z Z Jlap B g
.00 e e B PROPOSED BUILDING
WIDEN =|= " 165.25 F.F.
TANK FARM —=| == £.00 -
— ;

\— EXISTING CURB
AND GUTTER
TO REMAIN

EXISTING PAVEMENTJ
TO REMAIN

.

CURB AND GUTTER

TANK FARM CROSS SECTION

D

HORIZONTAL:

1 "=200
VERTICAL: 1"=20'

JANUARY 21, 2020

t) BETHEL

2624 Airpark Drive,
Santa Maria CA 93455

(805) 934-5767

SHEET 2 OF 2



AutoCAD SHX Text
A

AutoCAD SHX Text
WEST PROPERTY  LINE

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
P.L

AutoCAD SHX Text
NORTHEAST

AutoCAD SHX Text
NORTHWEST

AutoCAD SHX Text
APN:053-421-005

AutoCAD SHX Text
EXISTING CREEK FLOWLINE

AutoCAD SHX Text
PUBLIC ACCESS EASEMENT PRIVATE ROAD 

AutoCAD SHX Text
AC PAVING

AutoCAD SHX Text
CLASS II BASE

AutoCAD SHX Text
TOP OF BANK

AutoCAD SHX Text
2:1

AutoCAD SHX Text
AC PAVING

AutoCAD SHX Text
CLASS II BASE

AutoCAD SHX Text
CURB AND GUTTER 

AutoCAD SHX Text
DRIVE AISLE

AutoCAD SHX Text
P.L.

AutoCAD SHX Text
EXISTING GROUND

AutoCAD SHX Text
2.50%

AutoCAD SHX Text
165.84 TC 165.34 FL

AutoCAD SHX Text
166.09 FS

AutoCAD SHX Text
166.36 FS

AutoCAD SHX Text
159.1 EG MATCH EXISTING

AutoCAD SHX Text
162.92 FG

AutoCAD SHX Text
B

AutoCAD SHX Text
CREEK CROSS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
166.00 TOW 

AutoCAD SHX Text
RETAINING WALL WITH FENCING. 

AutoCAD SHX Text
NORTHWEST

AutoCAD SHX Text
SOUTHEAST

AutoCAD SHX Text
APN:053-420-023

AutoCAD SHX Text
PUBLIC ACCESS EASEMENT PRIVATE ROAD 

AutoCAD SHX Text
P.L

AutoCAD SHX Text
5.0' LANDSCAPE

AutoCAD SHX Text
1.75%

AutoCAD SHX Text
168.28 FG

AutoCAD SHX Text
168.16 FG

AutoCAD SHX Text
168.32 TC 167.77 FL

AutoCAD SHX Text
C

AutoCAD SHX Text
BROAD STREET CROSS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
 

AutoCAD SHX Text
NORTHEAST

AutoCAD SHX Text
NORTHWEST

AutoCAD SHX Text
DRIVE LANE

AutoCAD SHX Text
DRIVE LANE

AutoCAD SHX Text
DRIVE LANE

AutoCAD SHX Text
DRIVE LANE

AutoCAD SHX Text
DRIVE LANE

AutoCAD SHX Text
DRIVE LANE

AutoCAD SHX Text
BIKE LANE

AutoCAD SHX Text
BIKE LANE

AutoCAD SHX Text
EXISTING PAVEMENT TO REMAIN

AutoCAD SHX Text
EXISTING CURB AND GUTTER TO REMAIN

AutoCAD SHX Text
P.L

AutoCAD SHX Text
PROPOSED BUILDING  165.25 F.F.

AutoCAD SHX Text
D

AutoCAD SHX Text
TANK FARM CROSS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
CURB AND GUTTER 

AutoCAD SHX Text
2.00%

AutoCAD SHX Text
164.05 FG

AutoCAD SHX Text
163.93 FG

AutoCAD SHX Text
163.83 TC 163.33 FL

AutoCAD SHX Text
 

AutoCAD SHX Text
NORTHWEST

AutoCAD SHX Text
SOUTHEAST

AutoCAD SHX Text
DRIVE LANE

AutoCAD SHX Text
DRIVE LANE

AutoCAD SHX Text
DRIVE LANE

AutoCAD SHX Text
DRIVE LANE

AutoCAD SHX Text
DRIVE LANE

AutoCAD SHX Text
DRIVE LANE

AutoCAD SHX Text
DRIVE LANE

AutoCAD SHX Text
EXISTING PAVEMENT TO REMAIN

AutoCAD SHX Text
EXISTING CURB AND GUTTER TO REMAIN

AutoCAD SHX Text
5 GRANTED TO: M.JOYCE HOFFMAN     GRANTED TO: M.JOYCE HOFFMAN     M.JOYCE HOFFMAN     PURPOSE:  SEWER PIPELINE SEWER PIPELINE RECORDED: OCTOBER 14, 1997 OCTOBER 14, 1997 RECORDED NO.: 1997056435, OF OFFICIAL RECORDS 1997056435, OF OFFICIAL RECORDS AFFECTS:   SAID LAND   SAID LAND SAID LAND 6 GRANTED TO: HIDDEN HILLS MOBILELODGE, LLC   GRANTED TO: HIDDEN HILLS MOBILELODGE, LLC   HIDDEN HILLS MOBILELODGE, LLC   PURPOSE:  SEWER PIPELINE SEWER PIPELINE RECORDED: AUGUST 20, 1999 AUGUST 20, 1999 RECORDED NO.: 1999061071, OF OFFICIAL RECORDS 1999061071, OF OFFICIAL RECORDS AFFECTS:   SAID LAND   SAID LAND SAID LAND 7 GRANTED TO: CITY OF SAN LUIS OBISPO    GRANTED TO: CITY OF SAN LUIS OBISPO    CITY OF SAN LUIS OBISPO    PURPOSE:  SEWER FACILITIES SEWER FACILITIES RECORDED: OCTOBER 8, 2008 OCTOBER 8, 2008 RECORDED NO.: 2008050324, OF OFFICIAL RECORDS 2008050324, OF OFFICIAL RECORDS AFFECTS:  SAID LAND  SAID LAND  8 EXECUTED BY: HIDDEN HILLS MOBILELODGE LLC   EXECUTED BY: HIDDEN HILLS MOBILELODGE LLC   HIDDEN HILLS MOBILELODGE LLC   IN FAVOR OF: CITY OF SAN LUIS OBISPO CITY OF SAN LUIS OBISPO RECORDED: AUGUST 25, 2009 AUGUST 25, 2009 AFFECTS:   2009047771, OF OFFICIAL RECORDS  2009047771, OF OFFICIAL RECORDS2009047771, OF OFFICIAL RECORDS

AutoCAD SHX Text
%%UEXISTING EASEMENTS                                                   

AutoCAD SHX Text
1 GRANTED TO: STATE OF CALIFORNIA GRANTED TO: STATE OF CALIFORNIA STATE OF CALIFORNIA PURPOSE:  DRAINAGE, SLOPE AND UTILITY  DRAINAGE, SLOPE AND UTILITY  RECORDED: APRIL 21, 1975 APRIL 21, 1975 RECORDED NO.: INSTRUMENT NO. 11865, BOOK 1828, PAGE 829, OF OFFICIAL RECORDS  INSTRUMENT NO. 11865, BOOK 1828, PAGE 829, OF OFFICIAL RECORDS  AFFECTS:  AS DESCRIBED THEREIN   AS DESCRIBED THEREIN   2 GRANTED TO: COUNTY OF SAN LUIS OBISPO    GRANTED TO: COUNTY OF SAN LUIS OBISPO    COUNTY OF SAN LUIS OBISPO    PURPOSE:  AVIGATION EASEMENT AVIGATION EASEMENT RECORDED: AUGUST 27, 1985 AUGUST 27, 1985 RECORDED NO.: INSTRUMENT NO. 48471, BOOK 2743, PAGE 308, OF OFFICIAL RECORDS  INSTRUMENT NO. 48471, BOOK 2743, PAGE 308, OF OFFICIAL RECORDS  AFFECTS:  AS DESCRIBED THEREIN AS DESCRIBED THEREIN 3 GRANTED TO: JUDY KORSMEYER; M JOYCE HOFFMAN, TRUSTEE OF THE M. JOYCE  GRANTED TO: JUDY KORSMEYER; M JOYCE HOFFMAN, TRUSTEE OF THE M. JOYCE  JUDY KORSMEYER; M JOYCE HOFFMAN, TRUSTEE OF THE M. JOYCE  HOFFMAN TRUST DATED SEPTEMBER 23, 1997 PURPOSE:  BELOW GROUND SEWER LINE      BELOW GROUND SEWER LINE      RECORDED: OCTOBER 14, 1997 OCTOBER 14, 1997 RECORDED NO.: 1997-056436, OF OFFICIAL RECORDS 1997-056436, OF OFFICIAL RECORDS AFFECTS:    AS DESCRIBED THEREIN     AS DESCRIBED THEREIN  AS DESCRIBED THEREIN  4 PURPOSE:  PUBLIC ACCESS AND PEDESTRIAN EASEMENT      PURPOSE:  PUBLIC ACCESS AND PEDESTRIAN EASEMENT      PUBLIC ACCESS AND PEDESTRIAN EASEMENT      RECORDED: SEPTEMBER 17, 2014 SEPTEMBER 17, 2014 RECORDED NO.: 2014038159 OF OFFICIAL RECORDS 2014038159 OF OFFICIAL RECORDS AFFECTS:   SAID LAND    SAID LAND  SAID LAND  

AutoCAD SHX Text
LIC. NO. 68449

AutoCAD SHX Text
L

AutoCAD SHX Text
I

AutoCAD SHX Text
V

AutoCAD SHX Text
I

AutoCAD SHX Text
C

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
P

AutoCAD SHX Text
S

AutoCAD SHX Text
.

AutoCAD SHX Text
M

AutoCAD SHX Text
I

AutoCAD SHX Text
R

AutoCAD SHX Text
O

AutoCAD SHX Text
L

AutoCAD SHX Text
A

AutoCAD SHX Text
I

AutoCAD SHX Text
N

AutoCAD SHX Text
R

AutoCAD SHX Text
O

AutoCAD SHX Text
F

AutoCAD SHX Text
I

AutoCAD SHX Text
L

AutoCAD SHX Text
A

AutoCAD SHX Text
C

AutoCAD SHX Text
F

AutoCAD SHX Text
O

AutoCAD SHX Text
E

AutoCAD SHX Text
T

AutoCAD SHX Text
A

AutoCAD SHX Text
T

AutoCAD SHX Text
S

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
N

AutoCAD SHX Text
I

AutoCAD SHX Text
G

AutoCAD SHX Text
N

AutoCAD SHX Text
E

AutoCAD SHX Text
L

AutoCAD SHX Text
A

AutoCAD SHX Text
N

AutoCAD SHX Text
O

AutoCAD SHX Text
I

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
E

AutoCAD SHX Text
F

AutoCAD SHX Text
O

AutoCAD SHX Text
R

AutoCAD SHX Text
P

AutoCAD SHX Text
D

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
T

AutoCAD SHX Text
S

AutoCAD SHX Text
I

AutoCAD SHX Text
G

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
FOR REVIEW ONLY

AutoCAD SHX Text
(805) 934-5767

AutoCAD SHX Text
SHEET 2 OF 2

AutoCAD SHX Text
2624 Airpark Drive, Santa Maria CA 93455

AutoCAD SHX Text
VESTING TENTATIVE TRACT MAP 3115 

AutoCAD SHX Text
JANUARY 21, 2020


Preliminary Grading Plans
(Commercial buildings shown for conceptual purposes only)



(E PROJECT INFORMATION
W ASSESSOR’S PARCEL NUMBER: 323—5;21—003 & 053-421-004
ISTI ING: -
18" HDPE SD @ 0.50 Il 118" HDPE SO © 0.50% —~ gégngARzE% NG (4.79 AC) 208,756 S.F.
4 @) il o) ZONING: BP—SP
SDMH . .
156.75 RIM | ) 5 (Y .
\ ” ”
é 151.38 INV 36"X36"CB,156.46 RIM,151.39 INV ) / EARTHWORK QUANTITIES
(&) —24" HDPE SD @ 0.50% RAW CUT: 25,453 C.Y. CUT
GRAPHIC SCALE D N} = RAW FILL: 25,382 C.Y. FILL
Q 71 C.Y. NET FILL
30 0 15 30 60 120 SHT 2 I L (NN | | LA L
e ™ o — NN TN A
15" HDPE N P e b BENCHMARK
( IN FEET ) SD @ 1.85% —
1 inch = 30 ft TO EXISTING CREEK [\ [ [N - | ey [ I THE BENCH MARK FOR THIS PROJECT IS A FOUND CITY OF SAN
: LUIS OBISPO BENCH MARK NUMBER 356, BEING LEAD AND TACK 4
) | I\ o= |- _é_ | I O FEET 3 INCHES EAST OF THE BCR AT THE CATCH BASIN AT THE
| N \ SOUTHEASTERLY CURB OF TANK FARM ROAD AND BROAD STREET AS
—~TN — — — —HHH SHOWN.
N NN NI O
o | \ ADS STORMIECH ISOLATOR ox ELEVATION=167.38" NAVD 88
| S N | N A A BRI BN R
I S S N\ N HHHHHHHAHHHH B A B BASIS OF BEARINGS
| . ) Ju Juu Juudy v ) THE BASIS OF BEARINGS FOR THIS PROJECT IS BASED ON
I \ ; ﬂ B N ~ @ D CALIFORNIA STATE PLANE ZONE 5, FROM FOUND CITY OF SAN
Ay - ~ o $B_pun LUIS HORIZONTAL CONTROL NETWORK MONUMENTS, NORTH
| ~ PROPERTY_LINE W o 159.51 RIM AMERICAN DATUM 1983, EPOCH DATE:1991.35.
L] e s Ny -y — W A 15138 " W | e V] ] w3 W W = w
I ~_ ~ < ; 17 CONTROL NETWORK MONUMENT NUMBERS 5100 AND 8101
| CB#9 2:1 MAX SLOPE \ 7 .
s 58 TC ~ ' TR valcHI LINE x|e — THE T 5
3 I / e - 10 EXls%N'(\ CURB AND GUTIER L1 S owE O CHBERS B RowE 3 CHAMBLRS F— — TO OBTAIN GROUND LEVEL DISTANCES MULTIPLY DISTANCES
/‘( g 71 1 e : PER DTL "A" AN L ADS_STORMTECH DC—780 CHAMBER SHOWN BY' 1.0000405
INCI & =4 TR > UNDERGROUND STORAGE CHAMBERS TO OBTAIN GEODETIC BEARINGS ROTATE GRID BEARING —1° 30
T | FL | e o @ e — -~ = 17=30" 23". )
| '%. SDMH r"\; \15% 158.34_TC SRORERTY LINE
0\ , ,I N BASIN INFORMATION Z
J\' \2:5|_5-65 § CONCRETE VALLEY GUTTEF \ THlS SlTE |NCLUDED |N A-P.N- 053_421_003 AND > Z
1 | 'I\ ~—18" HDPE SD @ 0.50% © PER DTL "C" ON SHEET 2\ / 158.54_~ 053—421-004 DEVELOPMENT DESIGN. ADS STORMTECH <L
2 | CF’ 8 cCB# o 157.75 TC cL 15886 7 UNDERGROUND STORAGE CHAMBERS HAVE BEEN PROPOSED — ]
TC 155.11 FL/LP ~ 2:00%  CURB AND GUTTER 157.25 FL CL/HP o EXISTING TREES FOR THIS SITE TO HANDLE THE SITES STORM WATER, THE —
(] "y Sl 158.94 TC A—
| FL\ 151.42 INO) PER DTL "A” ON SHEET 2\ 158.72 1€ //158.44 FL N v TO REMAIN STORAGE CHAMBER AREA IS A TOTAL OF 11,095 S.F. al
R \ I 1 (WY v —oS2Z2 °
> ® = @ 050% DN < 1. o \_
f <70 157.0—Fe A1 18 HE%E =D \ A /7 0_/ 158.23 NOTE: EXISTING RESIDENCE ON—SITE TO BE DEMOLISHED o Q)
REMOVE AND RELOCATE CB#2,36"X36"CB,156.46 RIM,151.39 INV ~ oL _
156.51 FL @ — S
EXISTING  'nc. HYBRANT | 1 I (@ I 24” HDPE SD @ 0.50% N\i57.00 ¢ |N12880116 158.34 TC LU Z
oTL "8310” | | A l:C @ — 15749 FL . 157.84 FL l LE GE N D F 5
~ 1§ q ¢
E (I + 155&29 'IL 1815 N | 5’4 2f S TER 7)) <
ML W : = = M PER DTL "A — Y
| Py — — A\ ON SHEET 2 D CB#4
| I I \ & \ippE () () g mmi EXISTING 04"x04" OB EXISTING TREE TO PROJECT BOUNDARY w D
| | { \ s 85%\| 19923 JIC. RESIDENCE TO 158 20 FL BE REMAIN CENTERLINE — — — m
| | 2 | EVISTING | ik T BE DEMOLISHED  153.92 INV PROPERTY LINE
| ! |1 3 I \\ N | creex 20 Chpkelss ® CURB LINE >
AR 15 o I \ N & é SF [PYRRESS é TREE | 0| B O 0/75% [0) BULDING SETBACKS -~ > —7 7o T d
| | ® \\\ & REVOVED REMOYE] 159.83 TC 159.68 C T / SrORM DRAIN
I | ! I N 15953 FL 318 HL URB |AND y, E;%F'{rMs?gélMN DRAIN bt bt bt bt I_ <
i GUTTER/ 8"| PVC|SD © 2%%
| ! I\ [ *\ I g \/ \_/ U \156.80 TC PER DTLl "A” i o P PROPOSED SEWER ss ss ss ss P4 Z
[ ’4 t | Q\ 159.39 FL ON SHEET 2 15831 FL 50 EXIST SEWER —
L : N TESS] R s o3 e o] A ' \;; PROPOSED WATERLINE W W W W O =
| I L7IN §\ | 151.38 INY'] 198.3¢ L [158.63 |FL |-\ 2-18" CYPRESS 159.49 TC R EXIST WATERLINE —
I WL 2 | NN el T \\515.60 1o / 189.88 F%:'\ T (9 ol 160.50-TC ~TREE 10 BE 158.99 FL E.P./LIP OF GUTTER - E 1
- 56.10_Fl 15928/ 1]
157.11 FL : -. : Cage=a 160,00 FL 159.45 T ‘
I [@1 : ] | § 19895 0 " Y el © D) o CurslonLy  [158:95 FL? PROPOSED Ny R/ MASONRY WALL |_ %
< ) J o 0 R v (J
* | 15)7.66 TC 158.64" TC o) > 0 S 5766 Dl PER DTL "B" o RIVATE R g
L 19716 FLI| L@ | TSR NG 3 2 o0 T SRR :3* ON SHEET 2\ 159.78 TC_ 2 [ FIRE HYDRANT 2:1 SLOPE M M M ! 7))
| | l o — W [0 —'W ¥ M= B P 3 16024 FLY_ w w o e W [ 45928 L ~ )|/“ i LIJ
| h v . 0 . Y
| I + [ > \ 0 ; 4:1 SLOPE Y
| t / \us7.76 1C [ / / \ 1.00% 3.1%
| l | 7 157.26 FL \ EXIST. CONTOURS
I 57 " . _'—: W ) .
! I ' Y tow RS 198.817TC 118916 T1C| CURB ONpY ) pESPENED FooTiNe / \ ABOREVIATIONS
R 2 [ N -160.02 FG 158,31 FL 158/66 FL ER'DTL /18" ‘ \exiéTng TRees ' 155%0 e PROPERTY LINE Top  OF CURB T.C.
I (IR " ol M N ¥DEEPENED FOOTING '\ SURB ONLY 489 35 ¢ N SH/M 2 \ O BEREMOVED =X\ ° \ STORM DRAIN MANHOLE ® FLOWLINE F.L.
| — — PER DTL "B'{sg 8% F N / CURB(AND GUTTER EXIST. S.D. MANHOLE @ EDGE OF PAVEMENT  E.P.
| | ! I N ] ONSHEET 2 o \ PER DTL ”A” ON SHEET AN\ , EXIST FIRE HYDRANT & ASPHALT CONCRETE  A.C.
| (AR ¥ o | \X PRQPOSED 8" FIRE LINE WITH 8" DOUBLE" CHECK 2 o0 1ot 7o N 7 2 \,,).,.>EXiST|N&wETLAND CATCH BASIN = HIGH POINT H.P.
I 3 il @ <] BACKFLOW PREVENTER PER CITY/STo *6420"7AND 3030~ { ] S——x) SEWER CLEAN OUT o LOW POINT L.P.
| | 13 | © TEE TO PRIVATE FIRE HYDRANT PER/DTL 26310"; e <NEXSTING TREES SEWER MANHOLE ® FINISHED GRADE F.G.
| , : < A A S S & 0 BEREMOVED 2~ { / FIRE HYDRANT —& BACK OF WALK B.W.
L = o\ 1 METER BER -CITY—OF-<SLOSTD DY 6250 v— WATER SERVICE —* GRADE BREAK ¢.B.
I Y < \ 7 T — ~ SEWER LATERAL
— —
! I )y 8 7 [ i i i i \\ \ —ZAEXISTING TREES \ 47PINE T0 BE/ EXISTING GRADE (XXX) i
| | / 8 5o L — TQ@ BE REMOVED EXISTING TREE™ TO REMOVED E L
| /] | = V4 Z—— BE REMOVED = =
R . L — | e Sl : -
2 b| @ 0/50% 4 Q =
| (0l T o | 8. f & r COMMERCIAL DEVELOPMENT e i
| I <C | L ROPERTY |LIN \\ PRELIMINARY GRADING PLAN 2 p
| | TR 161,26 \Fs 8” FUCALYPTUS o 2
| E | TREE TO”BE QF BANK AN
| & s L REMOVED SETBACK
| | X | PROPOSED LANDSCAPE PROPOSED =
| | Z L b | METERR & Ers‘rc(ﬁlEriTD COURTYARD &
<< & ol | H WATERUINE | 1 AREA S
| | | FOBA7, 24 X24°CB “~ 7 ] PROPOSED N
1 S | 160108 | R ~ : , COURTYARD &
| ¥ 1 AN AREA o >
| | - bl g - - - 28 RIM X
| » 156.28 INV — R ‘ 159.07/7C @ 5
i | \ * ~ r /@ 15857 FL ] 2|  POINSETTA ST.
F 2 N NG s EXISTING JREES < z o
S \ — — 7 TO BE REMOVED "\ 2 o
‘ T + “ & pVe \ CB#1 2/ \ i /Ca#s 2 E
| ) AN Xz e N 058 R e AN ! T st 2
.28 | RIM 156.28 ANV—4 - U
| 15453 | INV : —_ [~——_ EXISTING TREE-TO S
| BE REMOVED 3
%
| ) ( £ PHASE ™. z
| ~161.20FS EXISTING TREE TO 2 ﬁ PROJECT SITE g
| 7" LDPE L_J BE/REMOQVED Ne . (161,20 PF. ) W z DESIGNED BY:
1 2
] ‘/SD @ 0.50% \ \ \ \ \\\ 6” PVC © A.G.
~ | A D" @ 1.0% EXISTING “TREE T0__ TY TN
I f‘\\* r8" PVC CURB |AND GUTTER 1 ; T2 AR ENCLC})SURE’ 1671 1C s Py RN oo | VICINI MAP -
’ } / 2 ] 1 61 i ( C
~ie | s e 2% PER DTUA" JoN SHEET 2% B1.20FS SEE ARCHITEGTURAL AP (61.20°FS 160.71 TC 161.20/FS ~< P o N.T.S. A.G.
| \PLANJ yZ /160.21 FL Y Q s N T
- . N MN& / 0B#5 ax | 2% :
| = P CB#6, 24"X24”CB X f/—\ SHESAERN ‘3 247x24” C| ® 3o PROPOSED HANDRAIL 33 2> L.S.
- oZ ﬂ 159.57 RIM <rl i = 159.18 RIM ol I 160.65 TC = =
| = 153.25 INV o o ol A CURB ONLY FER DT "5” 155.18 INV A 160.15 FL APPROVED BY:
@ I 2<Z( - o_|.1 07// A \ \ \ A /-LATEP’L @,Iz ON.SHEET 2_ \' — / A A 7.0% 8 169.07 TC THE SITE PLAN DEPICTED ON
|| s F i 81.50% \ ‘ O , | \ o O /-0 3 /19p.57 FU =
&a o ~N d 0.50% 60.62 ¢/ I/ — {_161.00 TC CONCRETE VALLEY GUTTER Tod 65 - / 1 IA2E “ ALE:
] =y NN i < 9] . > 60.65( TC ° -
= " |\ ©Lo 159.86/ FL X _ a S 2L o Sty o /’7 & _ _ o
[7p] /] 4 I q ] o N\
oo | e les 1 [ leosd] ¢ \ = o \ ¢ Y \ Semm | //0][ lesdo Al | WAz CONFIGURATION ON THIS DRAWING. |[o=
Qé r o |$ : - — - - —e—"—e——a—a et = - @ - - - «—J J 160(6¢]TC ! 03/16/18
g o NUR = - = '50%93 \150 2/1C 0.75% 1155%?88 I_E ACCESS\ROAD 0.50% 159\ BZ{FL” }:6L0'27 - CITY SPECIFICATION NO.
MATCHLINE i I 228\ — : =% ] MATCHLINE
SEE COMMERCIAL DEVELHPMENT B e 160,73 . e 61. PROPOSED - < SEE COMMERCIAL DEVELOPMENT
LS \ F=<{+60. 159.44 EASTING| | TREES
PRELIMINARY GRADING IPLAN 8%2 oL E;TE%/A(\:LS o 160,25 FL. 63 FL/HP %OEI\IIQCEE{E'(\:/" IO_EYSSEEEE PROPERTY LINE 12" HDPE CcL/LP EXISTIEI;II_:G RTIS\%VEB ~onEE L REMOVED PRELIMINARY GRADING PLAN PLAN FILE NO. / LOCATION
Lz5 % K<y 160. SD @ 0.72% %2
o2 I f bt LI ue—— - REVOED : t\ BETHEL
[(N&Ji4 (AN = T —~ A -
188/ ~ IR NEEDAN ] Rl 7 24 SHEET NO.
RAREN A o IH BN i o) 1 W —— @) | £ NEZERREEA FEERARE E
. ‘ .82 12 Zao e ! omsad I I 2624 Airpark Dr. Santa Maria,
California 93455 (805) 934-5767 -



AutoCAD SHX Text
FH

AutoCAD SHX Text
S

AutoCAD SHX Text
TEL

AutoCAD SHX Text
CATV

AutoCAD SHX Text
155

AutoCAD SHX Text
155

AutoCAD SHX Text
155

AutoCAD SHX Text
155

AutoCAD SHX Text
155

AutoCAD SHX Text
165

AutoCAD SHX Text
160

AutoCAD SHX Text
15" HDPE SD @ 0.50%

AutoCAD SHX Text
18" HDPE SD @ 0.50%

AutoCAD SHX Text
18" HDPE SD @ 0.50%

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
CURB ONLY PER DTL "B" ON SHEET 2

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
CONCRETE VALLEY GUTTER PER DTL "C" ON SHEET 2

AutoCAD SHX Text
CONCRETE VALLEY GUTTER PER DTL "C" ON SHEET 2

AutoCAD SHX Text
CONCRETE VALLEY GUTTER PER DTL "C" ON SHEET 2

AutoCAD SHX Text
CONCRETE VALLEY GUTTER PER DTL "C" ON SHEET 2

AutoCAD SHX Text
CURB ONLY PER DTL "B" ON SHEET 2

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
CURB ONLY PER DTL "B" ON SHEET 2

AutoCAD SHX Text
TRASH ENCLOSURE,  SEE ARCHITECTURAL PLANS

AutoCAD SHX Text
CURB ONLY PER DTL "B" ON SHEET 2

AutoCAD SHX Text
CURB ONLY PER DTL "B" ON SHEET 2

AutoCAD SHX Text
PROPERTY  LINE

AutoCAD SHX Text
161.20 F.F.

AutoCAD SHX Text
PROPOSED COURTYARD AREA

AutoCAD SHX Text
PROPOSED COURTYARD AREA

AutoCAD SHX Text
PROPOSED COURTYARD AREA

AutoCAD SHX Text
PHASE 1

AutoCAD SHX Text
161.20 F.F.

AutoCAD SHX Text
PHASE 2

AutoCAD SHX Text
PROPOSED PROPERTY LINE

AutoCAD SHX Text
15" HDPE SD @ 0.50%

AutoCAD SHX Text
18" HDPE SD @ 0.50%

AutoCAD SHX Text
24" HDPE SD @ 0.50%

AutoCAD SHX Text
15" HDPE  SD @ 1.85% TO EXISTING CREEK

AutoCAD SHX Text
18" HDPE  SD @ 0.50%

AutoCAD SHX Text
15" HDPE  SD @ 0.50%

AutoCAD SHX Text
8" PVC SD @ 2%

AutoCAD SHX Text
12" HDPE  SD @ 0.72%

AutoCAD SHX Text
6" PVC  SD @ 1.0%

AutoCAD SHX Text
6" PVC  SD @ 2%

AutoCAD SHX Text
6" PVC  SD @ 2%

AutoCAD SHX Text
8" PVC SD @ 2%

AutoCAD SHX Text
12" HDPE  SD @ 2%

AutoCAD SHX Text
8" PVC S.S.  LATERAL @ 1%

AutoCAD SHX Text
PROPERTY LINE

AutoCAD SHX Text
PROPERTY LINE

AutoCAD SHX Text
PROPERTY LINE

AutoCAD SHX Text
PROPERTY LINE

AutoCAD SHX Text
8" PVC S.S.  LATERAL @ 1%

AutoCAD SHX Text
4" DOMESTIC WATER SERVICE WITH 3" METER PER CITY OF SLO STD DTL "6250".

AutoCAD SHX Text
PROPOSED 8" FIRE LINE WITH 8" DOUBLE CHECK BACKFLOW PREVENTER PER CITY STD "6420" AND TEE TO PRIVATE FIRE HYDRANT PER DTL "6310".

AutoCAD SHX Text
FH

AutoCAD SHX Text
PROPOSED  PRIVATE FIRE HYDRANT

AutoCAD SHX Text
PROPOSED RECYCLED WATER LINE TO CONNECT AT BROAD ST AND TANK FARM RD. INTX

AutoCAD SHX Text
PROPOSED LANDSCAPE METER PER CITY STD FROM RECYCLED WATERLINE

AutoCAD SHX Text
54" CYPRESS TREE TO BE REMOVED

AutoCAD SHX Text
40" CYPRESS TREE TO BE REMOVED

AutoCAD SHX Text
2-18" CYPRESS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREES TO BE REMOVED

AutoCAD SHX Text
8" EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREES TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREES TO BE REMOVED

AutoCAD SHX Text
4" PINE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREES TO REMAIN

AutoCAD SHX Text
EXISTING TREE TO BE REMAIN

AutoCAD SHX Text
EXISTING TREES TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREES TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREES TO BE REMOVED

AutoCAD SHX Text
FH

AutoCAD SHX Text
DEEPENED FOOTING

AutoCAD SHX Text
PROPOSED HANDRAILS

AutoCAD SHX Text
7.0%

AutoCAD SHX Text
DEEPENED FOOTING

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
2:1 MAX SLOPE

AutoCAD SHX Text
DAYLIGHT LINE TO EXISTING

AutoCAD SHX Text
2:1 MAX SLOPE

AutoCAD SHX Text
TEL

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
CATV

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
TOP OF BANK  SETBACK

AutoCAD SHX Text
EXISTING WETLAND

AutoCAD SHX Text
EXISTING RESIDENCE TO BE DEMOLISHED 

AutoCAD SHX Text
EXISTING RESIDENCE TO BE DEMOLISHED 

AutoCAD SHX Text
16 ROWS OF 10 CHAMBERS, 8 ROWS 3 CHAMBERS ADS STORMTECH DC-780 CHAMBER  

AutoCAD SHX Text
ASSESSOR'S PARCEL NUMBER:  EXISTING ZONING: GROSS AREA:  ZONING: 

AutoCAD SHX Text
053-421-003 & 053-421-004 BP-SP (4.79 AC) 208,756 S.F.  BP-SP

AutoCAD SHX Text
%%uPROJECT INFORMATION 

AutoCAD SHX Text
%%uBENCHMARK 

AutoCAD SHX Text
%%uBASIS OF BEARINGS 

AutoCAD SHX Text
%%uEARTHWORK QUANTITIES

AutoCAD SHX Text
RAW CUT:

AutoCAD SHX Text
RAW FILL: 

AutoCAD SHX Text
%%uBASIN INFORMATION

AutoCAD SHX Text
THIS SITE INCLUDED IN A.P.N. 053-421-003 AND 053-421-004 DEVELOPMENT DESIGN. ADS STORMTECH UNDERGROUND STORAGE CHAMBERS HAVE BEEN PROPOSED FOR THIS SITE TO HANDLE THE SITES STORM WATER, THE STORAGE CHAMBER AREA IS A TOTAL OF 11,095 S.F.

AutoCAD SHX Text
THE BENCH MARK FOR THIS PROJECT IS A FOUND CITY OF SAN LUIS OBISPO BENCH MARK NUMBER 356, BEING  LEAD AND TACK 4 FEET 3 INCHES EAST OF THE BCR AT THE CATCH BASIN AT THE SOUTHEASTERLY CURB OF TANK FARM ROAD AND BROAD STREET AS SHOWN. ELEVATION=167.38' NAVD 88

AutoCAD SHX Text
THE BASIS OF BEARINGS FOR THIS PROJECT IS BASED ON CALIFORNIA STATE PLANE ZONE 5, FROM FOUND CITY OF SAN LUIS HORIZONTAL CONTROL NETWORK MONUMENTS, NORTH AMERICAN DATUM 1983, EPOCH DATE:1991.35. BEARING N 87° 56' 14" W BASED ON CITY HORIZONTALCONTROL NETWORK MONUMENT NUMBERS 8100 AND 8101.   TO OBTAIN GROUND LEVEL DISTANCES MULTIPLY DISTANCES SHOWN BY 1.0000405 TO OBTAIN GEODETIC BEARINGS ROTATE GRID BEARING -1° 30'23".

AutoCAD SHX Text
25,453 C.Y. CUT

AutoCAD SHX Text
25,382 C.Y. FILL

AutoCAD SHX Text
71 C.Y. NET FILL

AutoCAD SHX Text
(200)

AutoCAD SHX Text
G.B.

AutoCAD SHX Text
B.W.

AutoCAD SHX Text
F.G.

AutoCAD SHX Text
L.P.

AutoCAD SHX Text
H.P.

AutoCAD SHX Text
A.C.

AutoCAD SHX Text
E.P.

AutoCAD SHX Text
F.L.

AutoCAD SHX Text
T.C.

AutoCAD SHX Text
%%uABBREVIATIONS

AutoCAD SHX Text
TOP OF CURB

AutoCAD SHX Text
FLOWLINE

AutoCAD SHX Text
EDGE OF PAVEMENT

AutoCAD SHX Text
ASPHALT CONCRETE

AutoCAD SHX Text
HIGH POINT

AutoCAD SHX Text
LOW POINT

AutoCAD SHX Text
FINISHED GRADE

AutoCAD SHX Text
BACK OF WALK

AutoCAD SHX Text
GRADE BREAK

AutoCAD SHX Text
CATCH BASIN

AutoCAD SHX Text
EXIST FIRE HYDRANT

AutoCAD SHX Text
EXIST. S.D. MANHOLE

AutoCAD SHX Text
STORM DRAIN MANHOLE

AutoCAD SHX Text
EXIST. CONTOURS

AutoCAD SHX Text
4:1 SLOPE

AutoCAD SHX Text
2:1 SLOPE

AutoCAD SHX Text
MASONRY WALL

AutoCAD SHX Text
E.P./LIP OF GUTTER

AutoCAD SHX Text
EXIST STORM DRAIN

AutoCAD SHX Text
STORM DRAIN

AutoCAD SHX Text
EASEMENT LINE

AutoCAD SHX Text
CURB LINE

AutoCAD SHX Text
PROPERTY LINE

AutoCAD SHX Text
CENTERLINE

AutoCAD SHX Text
PROJECT BOUNDARY

AutoCAD SHX Text
LEGEND

AutoCAD SHX Text
EXISTING GRADE			   (XXX)   (XXX)

AutoCAD SHX Text
BUILDING SETBACKS

AutoCAD SHX Text
VICINITY MAP

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
N

AutoCAD SHX Text
BROAD ST.

AutoCAD SHX Text
INDUSTRIAL WAY

AutoCAD SHX Text
TANK FARM ROAD

AutoCAD SHX Text
FULLER RD

AutoCAD SHX Text
POINSETTA ST.

AutoCAD SHX Text
PROJECT SITE

AutoCAD SHX Text
N

AutoCAD SHX Text
1 inch =     ft.

AutoCAD SHX Text
( IN FEET )

AutoCAD SHX Text
GRAPHIC SCALE

AutoCAD SHX Text
0

AutoCAD SHX Text
30

AutoCAD SHX Text
30

AutoCAD SHX Text
60

AutoCAD SHX Text
30

AutoCAD SHX Text
120

AutoCAD SHX Text
15

AutoCAD SHX Text
%%UUNDERGROUND STORAGE CHAMBERS

AutoCAD SHX Text
18" HDPE SD @ 0.50%

AutoCAD SHX Text
18" HDPE SD @ 0.50%

AutoCAD SHX Text
24" HDPE SD @ 0.50%

AutoCAD SHX Text
15" HDPE  SD @ 1.85% TO EXISTING CREEK

AutoCAD SHX Text
N

AutoCAD SHX Text
1"=30'

AutoCAD SHX Text
ADS STORMTECH ISOLATOR ROW 2 ROWS OF 10 CHAMBERS

AutoCAD SHX Text
EXIST SEWER

AutoCAD SHX Text
PROPOSED SEWER

AutoCAD SHX Text
EXIST WATERLINE

AutoCAD SHX Text
PROPOSED WATERLINE

AutoCAD SHX Text
SEWER CLEAN OUT

AutoCAD SHX Text
SEWER MANHOLE

AutoCAD SHX Text
FIRE HYDRANT

AutoCAD SHX Text
WATER SERVICE

AutoCAD SHX Text
SEWER LATERAL

AutoCAD SHX Text
REMOVE AND RELOCATE EXISTING FIRE HYDRANT PER CITY OF SLO STD DTL "6310"

AutoCAD SHX Text
2624 Airpark Dr. Santa Maria, California 93455 (805) 934-5767

AutoCAD SHX Text
D

AutoCAD SHX Text
SHT 2

AutoCAD SHX Text
E

AutoCAD SHX Text
SHT 2

AutoCAD SHX Text
F

AutoCAD SHX Text
SHT 2

AutoCAD SHX Text
G

AutoCAD SHX Text
SHT 2

AutoCAD SHX Text
MATCHLINE SEE COMMERCIAL DEVELOPMENT  PRELIMINARY GRADING PLAN

AutoCAD SHX Text
MATCHLINE SEE COMMERCIAL DEVELOPMENT  PRELIMINARY GRADING PLAN

AutoCAD SHX Text
PROPOSED WETLAND AREA TO REPLACE EXISTING SEE COMMERCIAL DEVELOPMENT  PRELIMINARY GRADING PLAN 

AutoCAD SHX Text
J

AutoCAD SHX Text
SHT 2

AutoCAD SHX Text
I

AutoCAD SHX Text
SHT 2

AutoCAD SHX Text
H

AutoCAD SHX Text
SHT 2

AutoCAD SHX Text
ACCESS ROAD

AutoCAD SHX Text
WESTMONT ACCESS ROAD

AutoCAD SHX Text
TANK FARM ROAD

AutoCAD SHX Text
RIPARIAN  ENHANCEMENT AREA

AutoCAD SHX Text
NOTE: EXISTING RESIDENCE ON-SITE TO BE DEMOLISHED

Emily
Plan Note


R=4" ™~

261:

61: 1 %n 1 8" 1 %n

- RY

5 ” 1 in

1.5” f
18" _.I

s

/7 B

\ 4" SLICK LINE WHERE

6” GRADE IS LESS THAN 1%

/,//—f

R=i"
CLASS 3 PCC,
4” MAX. SLUMP ——
6”

/’ \PAVEMENT

(2) — 18" LONG #4 BARS < \

Ly AT EXPANSION JOINTS \. \
8” MIN.

SEE NOTE C
18” MIN.

EXISTING

CLASS 2 AGGREGATE BASE, 6" MIN.
DEPTH UNLESS OTHERWISE NOTED

AR R

N.T.S

@ 6" CURB AND GUTTER

CLASS II A.B. COMPACTED TO 95% FROM
TOP OF GRAVEL LAYER TO ASPHALTW 3" AC OVER

" CURB ONLY

18" MIN.

OVER CHAMBER EXCAVATION.

GENERAL NOTES:

A. THIS SECTION IS TO BE USED ONLY FOR
PARKING LOTS OR AS APPROVED BY THE
CITY ENGINEER.

B. WHEN CURB IS PLACED ADJACENT TO
EXISTING OR FUTURE IRRIGATED
LANDSCAPE AREA, PCC SHALL EXTEND
DOWN AS SHOWN FOR MOISTURE BARRIER.
ANY ALTERNATE MOISTURE BARRIER
SHALL BE APPROVED BY THE CITY.

P

T~ CLASS 2 AGGREGATE BASE,
6" MIN. DEPTH UNLESS OTHERWISE NOTED

C. WHEN CURB IS NOT LOCATED AS IN NOTE
B, DEPTH MAY BE REDUCED.

D. EXPANSION JOINTS SHALL BE PLACED AT
CORNERS, BC'S AND EC’S, AND AT 33
FEET MAXIMUM SPACING.

E. SEE ENGINEERING STANDARD 4110 FOR

NOTES REGARDING REQUIRED PAVEMENT
REMOVAL AND REPAIR.

6° CURB ONLY

®

ADS GEOSYNTHETICS 601T NON—WOVEN
GEOTEXTILE ALL AROUND CLEANED
CRUSHED ANGULAR STONE (3'—2” DIA.)
BASE LAYER PLATE COMPACTED TO 95%

N.T.S

6” CURB ONLY

STORMTECH DC—-780 STORM CHAMBERS
(85.4"L x 51"W x 30"H, H20 LOAD RATED)\

I—153.88 TOP OF CHAMBERS

11.5" MIN. CLASS Il A.B.
COMPACTED TO 95%.

ity

/-1 54.38 TOP OF GRAVEL LAYER \

L

\—151.38 BOTTOM OF CHAMBERS

/—1 47.88 BOTTOM OF GRAVEL BED

UNDERGROUND STORAGE CHAMBERS SECTION

HORIZONTAL: 1"=10’
VERTICAL: 1"=10’

D

3" AC OVER
11.5" MIN. CLASS Il A.B.
COMPACTED TO 957%.
154.38 TOP OF GRAVEL LAYER
/[153.88 TOP OF CHAMBERS

ADS GEOSYNTHETICS 601T NON—WOVEN

GEOTEXTILE ALL AROUND CLEANED
CRUSHED ANGULAR STONE (3'—2" DIA.)]
BASE LAYER PLATE COMPACTED TO 95%

STORMTECH DC—-780 STORM CHAMBERS
(85.4"L x 51"W x 30"H, H20 LOAD RATED)

—]]

T

i

24" HDPE MANIFOLD _/

FROM MANHOLE TO 12"
HDPE INTO CHAMBERS

\—151.38 BOTTOM OF CHAMBERS /-147.88 BOTTOM OF GRAVEL BED

UNDERGROUND STORAGE CHAMBERS SECTION

HORIZONTAL: 1"=10

E

-

8”

L

18" 18" Is 1.5"
| _ = |
s 43 CONT. #3 CONT. —\}’ #3 CONT. \b _8[,,
43 AT 24" O.C.
\ CLASS 2 AGGREGATE BASE,
6” MIN. DEPTH UNLESS OTHERWISE NOTED
C CONCRETE VALLEY GUTTER

184.2'

P.L.

19

.0’

PROPOSED
WETLAND

Y WV WYY

N.T.S

30.0 6.0
DRIVE AISLE Sw
AC PAVING —/ L
CLASS Il BASE EXITING GROUND

CURB AND GUTTER PER
DTL "A” THIS SHEET

WETLAND CROSS SECTION

O

HORIZONTAL: 1”=20"
VERTICAL: 1"=20"
P.L. 741" F.L. 28.1°
| PROPOSED | PROPOSED 30.0° 6.0’
WETLAND WETLAND DRIVE AISLE SwW

®

——

—

Ve L
¥ Yoy X AC PAVING

CLASS Il BASE

CURB AND GUTTER PER
DTL "A” THIS SHEET

WETLAND CROSS SECTION

L EXITING GROUND

HORIZONTAL: 1"=20"
VERTICAL: 1"=20"
135  P.L F.L. “.7
PROPOSED —] PROPOSED 30.0° 6.0
WETLAND WETLAND DRIVE AISLE SwW
¥ W B
My ly ¥ X j T AC PAVING
EXITING GROUND CLASS Il BASE
CURB AND GUTTER PER
DTL "A" THIS SHEET
H WETLAND CROSS SECTION

PROPOSED BUILDING
161.20 F.F.

HORIZONTAL: 1"=20
VERTICAL: 17=20’
|
6.0 | | 31 | P.L
SIDEWALK DRIVE THRU 15
4.7 AREA DRIVE
LANDSCAPING " AISLE

18.0° 24.0° 18.0° |
PARKING DRIVE AISLE PARKING 0
" ’ : 34.1 SIDEWALK
33.6 32.5 . |
NATIVE TO REMAIN DRIVE AISLE LANDSCAPING 4.0
LANDSCAPING
—— :
— L
ALLLE CURB ONLY PER DTL
N I CURB AND GUTTER PER "B” THIS SHEET
T 3" AC PAVING DTL "A” THIS SHEET 37 AC PAVING

11.5” CLASS Il BASE

1.5” CLASS Il BASE

—_

SITE CROSS SECTION

®

TANK FARM —=
ROAD

CURB ONLY PER DTL

N

B” THIS SHEET 3" AC PAVING

11.5” CLASS Il BASE
3’ CONCRETE

VALLEY GUTTER

PER DTL "C” THIS SHEET

18"

8.2° HORIZONTAL: 17=20’
WIDEN TANK FARM VERTICAL: 17=20’
4.5 ’
LANDSCAPING
6.0° 6.3
SIDEWALK SIDEWALK P.L
| ’ |
L | 464.5 3110 | '
| 18.9 PROPOSED BUILDING
SIDEWALK 161.20 F.F.
_j—— |_ 6.3 87 | - o
LANDSCAPING LANDSCAPING
CURB AND GUTTER PER
DTL "A” THIS SHEET (ngf EiA’iN?Hg“;LEERETPER
@ SITE CROSS SECTION 3” AC PAVING
HORIZONTAL: 1"=20' 11.5” CLASS Il BASE
VERTICAL: 1”=20’

CURB AND GUTTER PER
DTL "A” THIS SHEET

WESTMONT ASSISTED LIVING
PRELIMINARY GRADING PLAN/ SECTIONS AND DETAILS

i
| ..
= L
-

- =
[$) |l
W m
o ]
x T
o %)
DESIGNED BY:

A.G.
DRAWN BY:

A.G.
CHECKED BY:

L.S.
APPROVED BY:
SCALE:

1"=20"
DATE:
03/16/18

t} BETHEL

2624 Airpark Dr. Santa Maria,
California 93455 (805) 934-5767

CITY SPECIFICATION NO.

PLAN FILE NO. / LOCATION

SHEET NO.

C-2W



AutoCAD SHX Text
STORMTECH DC-780 STORM CHAMBERS (85.4"L x 51"W x 30"H, H20 LOAD RATED)

AutoCAD SHX Text
E

AutoCAD SHX Text
UNDERGROUND STORAGE CHAMBERS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=10' VERTICAL: 1"=10'

AutoCAD SHX Text
D

AutoCAD SHX Text
UNDERGROUND STORAGE CHAMBERS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=10' VERTICAL: 1"=10'

AutoCAD SHX Text
CLASS II A.B. COMPACTED TO 95% FROM  TOP OF GRAVEL LAYER TO ASPHALT OVER CHAMBER EXCAVATION.

AutoCAD SHX Text
3" AC OVER  11.5" MIN. CLASS II A.B.  COMPACTED TO 95%.

AutoCAD SHX Text
6" CURB ONLY

AutoCAD SHX Text
18" MIN.

AutoCAD SHX Text
154.38 TOP OF GRAVEL LAYER

AutoCAD SHX Text
151.38 BOTTOM OF CHAMBERS

AutoCAD SHX Text
147.88 BOTTOM OF GRAVEL BED

AutoCAD SHX Text
6" CURB ONLY

AutoCAD SHX Text
ADS GEOSYNTHETICS 601T NON-WOVEN  GEOTEXTILE ALL AROUND  CLEANED  CRUSHED ANGULAR STONE ( "-2" DIA.) 34"-2" DIA.) BASE LAYER PLATE COMPACTED TO 95%

AutoCAD SHX Text
153.88 TOP OF CHAMBERS

AutoCAD SHX Text
153.88 TOP OF CHAMBERS

AutoCAD SHX Text
154.38 TOP OF GRAVEL LAYER

AutoCAD SHX Text
3" AC OVER  11.5" MIN. CLASS II A.B.  COMPACTED TO 95%.

AutoCAD SHX Text
ADS GEOSYNTHETICS 601T NON-WOVEN  GEOTEXTILE ALL AROUND  CLEANED  CRUSHED ANGULAR STONE ( "-2" DIA.) 34"-2" DIA.) BASE LAYER PLATE COMPACTED TO 95%

AutoCAD SHX Text
24" HDPE MANIFOLD FROM MANHOLE TO  12" HDPE INTO CHAMBERS

AutoCAD SHX Text
STORMTECH DC-780 STORM CHAMBERS (85.4"L x 51"W x 30"H, H20 LOAD RATED)

AutoCAD SHX Text
147.88 BOTTOM OF GRAVEL BED

AutoCAD SHX Text
151.38 BOTTOM OF CHAMBERS

AutoCAD SHX Text
PROPOSED BUILDING  161.20 F.F.

AutoCAD SHX Text
F

AutoCAD SHX Text
SITE CROSS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
DRIVE AISLE

AutoCAD SHX Text
PARKING

AutoCAD SHX Text
PARKING

AutoCAD SHX Text
DRIVE AISLE

AutoCAD SHX Text
3' CONCRETE  VALLEY GUTTER PER DTL "C" THIS SHEET

AutoCAD SHX Text
3" AC PAVING

AutoCAD SHX Text
11.5" CLASS II BASE

AutoCAD SHX Text
DRIVE THRU  AREA

AutoCAD SHX Text
DRIVE AISLE

AutoCAD SHX Text
3" AC PAVING

AutoCAD SHX Text
11.5" CLASS II BASE

AutoCAD SHX Text
CURB ONLY PER DTL "B" THIS SHEET

AutoCAD SHX Text
CURB ONLY PER DTL "B" THIS SHEET

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
 3" AC PAVING

AutoCAD SHX Text
 11.5" CLASS II BASE

AutoCAD SHX Text
P.L

AutoCAD SHX Text
P.L

AutoCAD SHX Text
P.L

AutoCAD SHX Text
DRIVE AISLE

AutoCAD SHX Text
P.L

AutoCAD SHX Text
3" AC PAVING

AutoCAD SHX Text
11.5" CLASS II BASE

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
PROPOSED BUILDING  161.20 F.F.

AutoCAD SHX Text
G

AutoCAD SHX Text
SITE CROSS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
EXISTING TANK FARM  ROAD

AutoCAD SHX Text
A

AutoCAD SHX Text
6" CURB AND GUTTER

AutoCAD SHX Text
N.T.S

AutoCAD SHX Text
R= "34"

AutoCAD SHX Text
R= "14"

AutoCAD SHX Text
R= "34"

AutoCAD SHX Text
R= "14"

AutoCAD SHX Text
4" SLICK LINE WHERE GRADE IS LESS THAN 1%

AutoCAD SHX Text
CLASS 2 AGGREGATE BASE, 6" MIN. DEPTH UNLESS OTHERWISE NOTED

AutoCAD SHX Text
B

AutoCAD SHX Text
6" CURB ONLY

AutoCAD SHX Text
N.T.S

AutoCAD SHX Text
PAVEMENT

AutoCAD SHX Text
R= "34"

AutoCAD SHX Text
R= "14"

AutoCAD SHX Text
CLASS 3 PCC, 4" MAX. SLUMP

AutoCAD SHX Text
(2) - 18" LONG #4 BARS AT EXPANSION JOINTS

AutoCAD SHX Text
CLASS 2 AGGREGATE BASE, 6" MIN. DEPTH UNLESS OTHERWISE NOTED

AutoCAD SHX Text
THIS SECTION IS TO BE USED ONLY FOR PARKING LOTS OR AS APPROVED BY THE CITY ENGINEER. WHEN CURB IS PLACED ADJACENT TO EXISTING OR FUTURE IRRIGATED LANDSCAPE AREA, PCC SHALL EXTEND DOWN AS SHOWN FOR MOISTURE BARRIER. ANY ALTERNATE MOISTURE BARRIER SHALL BE APPROVED BY THE CITY. WHEN CURB IS NOT LOCATED AS IN NOTE B, DEPTH MAY BE REDUCED. EXPANSION JOINTS SHALL BE PLACED AT CORNERS, BC'S AND EC'S, AND AT 33 FEET MAXIMUM SPACING. SEE ENGINEERING STANDARD 4110 FOR NOTES REGARDING REQUIRED PAVEMENT REMOVAL AND REPAIR.

AutoCAD SHX Text
GENERAL NOTES:

AutoCAD SHX Text
A.

AutoCAD SHX Text
B.

AutoCAD SHX Text
C.

AutoCAD SHX Text
D.

AutoCAD SHX Text
E.

AutoCAD SHX Text
C

AutoCAD SHX Text
CONCRETE VALLEY GUTTER

AutoCAD SHX Text
N.T.S

AutoCAD SHX Text
CLASS 2 AGGREGATE BASE, 6" MIN. DEPTH UNLESS OTHERWISE NOTED

AutoCAD SHX Text
2%

AutoCAD SHX Text
2%

AutoCAD SHX Text
#3 AT 24" O.C.

AutoCAD SHX Text
#3 CONT.

AutoCAD SHX Text
#3 CONT.

AutoCAD SHX Text
#3 CONT.

AutoCAD SHX Text
J

AutoCAD SHX Text
WETLAND CROSS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
DRIVE AISLE

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
AC PAVING

AutoCAD SHX Text
CLASS II BASE

AutoCAD SHX Text
P.L.

AutoCAD SHX Text
2:1

AutoCAD SHX Text
SW

AutoCAD SHX Text
EXITING GROUND

AutoCAD SHX Text
I

AutoCAD SHX Text
WETLAND CROSS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
F.L.

AutoCAD SHX Text
DRIVE AISLE

AutoCAD SHX Text
AC PAVING

AutoCAD SHX Text
CLASS II BASE

AutoCAD SHX Text
2:1

AutoCAD SHX Text
SW

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
EXITING GROUND

AutoCAD SHX Text
P.L.

AutoCAD SHX Text
H

AutoCAD SHX Text
WETLAND CROSS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
2:1

AutoCAD SHX Text
AC PAVING

AutoCAD SHX Text
CLASS II BASE

AutoCAD SHX Text
DRIVE AISLE

AutoCAD SHX Text
F.L.

AutoCAD SHX Text
P.L.

AutoCAD SHX Text
SW

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
EXITING GROUND

AutoCAD SHX Text
2624 Airpark Dr. Santa Maria, California 93455 (805) 934-5767


SEPARATE PLANS

SD PER
CB PER SEPARATE PLANS|T
‘159.37 RIM |

\\

|
PR

PER
SEPARATE |PLANS

160.66 TC ./

5" SHARED ACCESS R&\ﬁggzg ;

7 T
)

! ANEEN|

=

—

0 u \"I o e e e el —

r
||
L

161.02 TC
E/160|.52 FL r/\
o —w e e l16068 T2
160. 1 ‘\\\ 160.18 FL\

PE|
SEPARATE_PLANS

*159.85 FL
N Q

( IN FEET )

SEE SHARED ENTRANCE TO
/APN 053—231-049 (SESLOC)

160.35 TC

\_160.85 TC

~7160.04 FS

=) <"SD )
—160.32 160.15

TT
© NK2160.28 TC
160.06 }»159.78\FL

cLl N\ cLAP N\ LY

161.47 TC
160.97 FS

=
2

1=l

SEE WESTMONT
ASSISTED LIVING
PRELIMINARY GRADING

|
§ proeeett
|

e

TANK FARM RD.

EXISTING

160.70 TC
[160.20 FL

11-160.64 TC

16010 FL

160.53 TC 1.08%
160.03 FL —

161.79 TC

161.29 FL
162.09 TC

161.76 FL
162 53 TC

162.03 FL

N

©

¥ CURB AND GUTTER
——PERDTL "A” ON

160.91 TC

160.41 FS\
1.00% A

# 1.160.
! 160.14 FL
se— a— &
*—*X180.60 1C

a—a

<

/161.59 FL
E 162.75 TC
¥162.26 TC

/162 25 FS

C]

\162 84

o

T EUCALYPTUS TREE
S[TO BE* REMOVED

EXISTING

EUCALYPTUS TREE
TO BE REMOVED

/—1 65.35 FS /

FS

160:74_TC_
160:24_FL'\

U O0

CB#2
156.15 INV

160.37 TC
1.03%  159.87 FL

15" HDPE /SD
@ 0.40%

CURB AND GUNER
PER |DTL "A”
SHEET 2

EXISTING

" = 161.04 TC
|| cags 160.54 FL'\ 18" HDPE SD |
7 156.08 INV @ 0.30%
| 160.63 FL 16069 FS-e
160.99 TC 161.46 TC \ |
160.49 FL~160.96 FS 161.77 TC

AND GUTTER
TL "A” ON
SHEE'l' 2

1.75%

[/

1.75%

165.14 TC
164.64 FL

|
/164:43}

\/
} 165.63 TC 7 165.65 TC_
/16513 FS 165.15 FL
/
JRASEE EXISTING

@] SHEET 2 i 7[163:06 FS /) oXPRESS e
0.99% ARBOAD |
N _1.95%
163.74 TCQ Do O{ <
163.24 FS Pl P g\ 163.85 TC
~~ oo 163.35 FS
oM o<
_163.73 TC SIS S
163.23 FL ee oo || 164,22 TC
164.25 TC NaF AL
/ /163.75 FL
164.35 TC\ ./
B 163.85 FS\-\__164.35 TC e
J = 163.85 FS N
AR ~
4
|E|f — — 164.61 TC
\ y 164.11 FS
RIODINA Ry gl 164.60 TC
: 164.10 FS
| |
]
16477 T 12‘2‘%‘1 o
~164.27 FS
]
1.28%
roucq 1o 16480 Tc/
. 164.10 FL
BUILDING—4 “164.44 FS 16470 T
. pe
e (165.00 F.F.) 164.20 R
165.10 TC [l
EXISTING / 164.60 FS
EUCALYPTUS TREE !
TO BE REMOYED D 8
% be A
T I Es o/
& & 165.30 TC /
e /164.80 FS
E
PN o2 /
N

CURB ONLY PER
. "B” ON
SHEET 2

EXISTING\ TREE

TO BE RE VEDA

BUILDING—

(165.50 \EF)

—
| |

161.27 FS

EXISTING
EUCALYPTUS TREE
TO BE REMOVED

EXISTING

CONCRETE VALLEY
GUTTER PER DTL 0.90%

1.87%

PROPOSED /
PROPERTY LINE

21"-HDPE 8D

@ 0.30%\/
J LA
_-*7160.89 Tc/

155.67 INV

1.50% d

v

EXISTING
EUCALYPTUS TREE /
TO BE REMOVED A

ONLY PER

2.50%

164.52 TC
164.02 FS

1.90%

= 164.51 TC

"C” ON SHEET 2

&
)

/)~ -164.87 TC

> . (.164.37 FL

165.53 TC
165.03 FS

EXISTING
/.))— EUCALYPTUS TREE 165.32 TC\
TO BE REMOVED 164.82 FS
3.08% \_165 33 TC P
S8
164.83 FL ; @ AO%
GRADE BRE 2¢°1165.63 TC

) ﬁx S I

EUCALYPTUS TREE
TO BE REMOVElil
Y

\_ EXISTING TREE
TO BE REMOVED

BUILDING—2
(165.75 F.F.) ib
4 165.65 TC_| b1 [:2.50%
165.15 FL ‘
EXISTING [

~—— BOJTTLE TREE
E T§ BE REMOVED

166.19 TC
165.69 FL

————

.
EXISTING|. TREE

TO'BE'RE

164.01 FL

4
[ e z&%——

T 24" HDPE| $D

\[@ 0.26%

160.39 FS

AN

e

164.49 TC

163.99 FS\| '/

|

2.50%

\

\

N

PER|DTL "A”

165.39 TC_—F+——"

EXISTING EUCALYPTUS

166.95 FSON\_

\ 107 [HDPE SB=@»0.5%

~.

r-@w ._g;S%.

SDMH_#2
155.36-INV 24 HDPE SD @ 1

2.55%
| 161.22 TC -
¥ 160.72 FS & e
INLET C TN Ny
- OLD INV <> =2k
N/

155.22 24" SD INV
154.22 SDMH INV

—~— 0
~—1 770

0.50% ||

\

A,
= %)
2 P
[14 /
g [72X%]
< && 0]
m . o
? 232 TR
55— =]
/K o |1~ URB) ONLY RZR
~— 00
~ N
500 \\/ N SHEET! 2
go N
o5
A T
s -l
z J
o j=
%) =1
%) = 0.80%
O )
A
165.08 TC 165.66 TC
164.58 FS] HT165.16 FS =
165.46 TC/  166.04 TC/ 165.70 TC/
164.96 FS 165.54 FS 165.20 FS

P
167.88 TC_ Z
167.38 FSON\)

_~

rDTL "B"\ ON

/\\165 19 TC

CURB ®NLY PER
SHEET 2

PER DTL "A” ON

El

S ————

OVED 168.22 FS+3/
- > L

HDPE SD @ 0.5%4 .
~"160.16 F?

/161 .37 F§

.- _.\_E

PE

156.64 INV

18" _HDPE-{SD

0.83%

L

|
\
OOET P

156.00 INV

2.50%

"\

W@L?

"

162.52 , TOW

DIL"B” |ON/:

GRAPHIC SCALE

60

I e e ey —

PROJECT INFORMATION

120

ft.

oP SET 24"\
SD [(4x)

160.73, TC
[160 23| FL

/7

1.90%

7

165.06 TC

2 TOW Y ——T
/:

164.56 FS
L161.75 FG

165.27 TC
/ 164.77 FS
\

Jﬂ's1 64.5

L/

I

4.53%
TOW Y ——

1

166.79 FS™\_

L162.72 FG

\
\

=
T ¥%165.9

166.36 TC
165.86_FL

Z

EXISTING
EUCALYPTUS TREE
TO BE REMOVED

CURB OMLY PER

—

1.50%
ya

166.89 FS
166.87 ,TOW

A\

68 70 \L167.39 TC

<~ 167.18 Fs

/

/

e

167,

/A

(

~
-~

Al

e

167.75 TOW Y-

S~

/

R-)<
/

/
(J

o
L
o
©
<
©

|

=

. 371 TC

1.777

68
67.81 /¢
SHEET

\7
N7

/

CURB AND GUTTE
PER DTL "A™ ON

8
g
S
;
&

e ——

168.11 FS

O
=
©
[ve]
©

DTL "B" ON
BUILDING—1 SHEET 2
(168.00 F:F.)
EXISTING

EUCALYPTUS TREE ~_

TO BE REMOVED T~

SHT 2
<2
| )
T~
%)
——1 l
SHT 2

EXISTING WETLAND
TO BE REMOVED, SEE

WESTMONT PRELIMINARY

GRADING PLAN FOR

WETLAND ENHANCEMENT

7 ))—\\

7
£8.40Q TC

167,90 ES’
\1 67.02 RG \

1

168.47+TC
167.97 FS')

/

/

7

L.7

~

N / yi
opoDt /AR

EXISTING
EUCALYPTUS . TREE
[0 T0 BEREMOVED-s

L/;1 6?.26 FS

=

PROPOSED \MONUMENT « SIGN;,
i+, SEE < ARCHITECTFIRAL PLANS

EXISTING

EUCALYPTUS
TREE .TO .BF
REMOVED

1.77%"

.,
C
5

-\
C
S

U

169.69 TC

.03 FG

00 F
6 T(
6 F§
( N\~ 628—-30-8281 ¥3d masrz

/
50 T

169.19 FS
159.35 TC
B [1 8.85 FL

,X

/(169
/]

\
169
168

\ 169

Q
0.49%

all

o)

| £ SD —_—

ASSESSOR’S PARCEL NUMBER: 053-421-003 & 053-421-004
EXISTING ZONING: BP

GROSS AREA:
ZONING:

(5.42 AC) 236,348 S.F.
C-C-SF & BP-SP

EARTHWORK QUANTITIES

RAW CUT: 16,702 C.Y. CUT
RAW_FILL: 18,084 C.Y. FILL

1,382 C.Y. NET FILL
BENCHMARK

THE BENCH MARK FOR THIS PROJECT IS A FOUND CITY OF SAN
LUIS OBISPO BENCH MARK NUMBER 356, BEING LEAD AND TACK 4
FEET 3 INCHES EAST OF THE BCR AT THE CATCH BASIN AT THE
SOUTHEASTERLY CURB OF TANK FARM ROAD AND BROAD STREET AS

SHOWN.

ELEVATION=167.38" NAVD 88

BASIS OF BEARINGS _

THE BASIS OF BEARINGS FOR THIS PROJECT IS BASED ON
CALIFORNIA STATE PLANE ZONE 5, FROM FOUND CITY OF SAN
LUIS HORIZONTAL CONTROL NETWORK MONUMENTS, NORTH
AMERICAN DATUM 1983, EPOCH DATE:1991.35.

BEARING N 87° 56’ 14" W BASED ON CITY HORIZONTAL
CONTROL NETWORK MONUMENT NUMBERS 8100 AND 8101.

TO OBTAIN GROUND LEVEL DISTANCES MULTIPLY DISTANCES

SHOWN BY 1.0000405

TO OBTAIN GEODETIC BEARINGS ROTATE GRID BEARING —1° 30’

23"

BASIN INFORMATION

THIS SITE INCLUDED IN A.P.N. 053—421-003 AND
053—421-004 DEVELOPMENT DESIGN. ADS STORMTECH
UNDERGROUND STORAGE CHAMBERS HAVE BEEN PROPOSED
FOR THIS SITE TO HANDLE THE SITES STORM WATER, THE
STORAGE CHAMBER AREA IS A TOTAL OF 8,484 S.F.

NOTE: PARCEL LINES NOT SHOWN FOR CLARITY, SEE
PRELIMINARY COMPOSITE UTILITY PLAN, SHEET 3 OR

VITM 3115

NOTE: EXISTING NON—NATIVE SPECIES AND WILLOWS
ON SITE TO BE REMOVED WITH PROPOSED

LEGEND

DEVELOPMENT

PROJECT BOUNDARY
CENTERLINE
PROPERTY LINE
CURB LINE
BUILDING SETBACKS
EASEMENT LINE
STORM DRAIN

EXIST STORM DRAIN

E.P./LIP OF GUTTER
MASONRY WALL
2:1 SLOPE

4:1 SLOPE

EXIST. CONTOURS

STORM DRAIN MANHOLE
EXIST. S.D. MANHOLE
EXIST FIRE HYDRANT
CATCH BASIN

SEWER CLEAN OUT
SEWER MANHOLE
FIRE HYDRANT

WATER SERVICE
SEWER LATERAL
EXISTING GRADE

EXISTING TREE
TO BE REMOVED

EXISTING TREE
TO REMAIN

/NDUSTRAL WAY

SD SD SD SD
® ABBREVIATIONS
@ TOP OF CURB T.C.
& FLOWLINE F.L.
= EDGE OF PAVEMENT  E.P.
. ASPHALT CONCRETE  A.C.
® HIGH POINT H.P.
& LOW POINT L.P.
- FINISHED GRADE F.G.
p— BACK OF WALK B.W.
GRADE BREAK G.B.
(XXX)

POINSETTA ST. —-r/_

e

E

e

BROAD ST. 2

PROJECT SITE

PROPOSED CURB,
GUTTER AND
SIDEWALK

TANK FARM ROAD

VICINITY MAP

N.T.S.

L PROPOSED
PROPERTY LINE

\_ EXISTING

PRADEDRTY | INE
LR A~ — e s — )

FXIQTIN(;/

EUCALYPTUS TREE ¥

TO BE REMOVED

EXISTING
DRIVEWAY TO BE
REMOVED

BROAD ST.

— SD

NWC COMMERCIAL CENTER

PROJECT TITLE:
SHEET TITLE:

DESIGNED BY:

A.G.

DRAWN BY:

A.G.

CHECKED BY:

L.S.

APPROVED BY:

SCALE:

1"=30"

DATE:

02/14/20

t) BETHEL

2624 Airpark Dr. Santa Maria,
California 93455 (805) 934—5767

CITY SPECIFICATION NO.

PLAN FILE NO. /LOCATION

SHEET NO.

C-1

PRELIMINARY GRADING PLAN



AutoCAD SHX Text
PGE

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
PGE

AutoCAD SHX Text
PGE

AutoCAD SHX Text
TEL

AutoCAD SHX Text
SIG

AutoCAD SHX Text
PGE

AutoCAD SHX Text
PGE

AutoCAD SHX Text
PGE

AutoCAD SHX Text
TEL

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
165

AutoCAD SHX Text
160

AutoCAD SHX Text
160

AutoCAD SHX Text
COVER

AutoCAD SHX Text
TREE

AutoCAD SHX Text
DENSE

AutoCAD SHX Text
PROPOSED PROPERTY LINE

AutoCAD SHX Text
SD PER SEPARATE PLANS

AutoCAD SHX Text
4" DOMESTIC WATER SERVICE PER CITY OF SLO STD DTL "6250".

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
165.00 F.F.

AutoCAD SHX Text
165.50 F.F.

AutoCAD SHX Text
168.00 F.F.

AutoCAD SHX Text
CURB ONLY PER DTL "B" ON SHEET 2

AutoCAD SHX Text
CONCRETE VALLEY GUTTER PER DTL "C" ON SHEET 2

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
CURB ONLY PER DTL "B" ON SHEET 2

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
CURB ONLY PER DTL "B" ON SHEET 2

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
CONCRETE VALLEY GUTTER PER DTL "C" ON SHEET 2

AutoCAD SHX Text
CURB ONLY PER DTL "B" ON SHEET 2

AutoCAD SHX Text
CURB ONLY PER DTL "B" ON SHEET 2

AutoCAD SHX Text
EXISTING CYPRESS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING BOTTLE TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING EUCALYPTUS TREE TO BE REMOVED

AutoCAD SHX Text
PROPOSED MONUMENT SIGN, SEE ARCHITECTURAL PLANS 

AutoCAD SHX Text
PROPOSED MONUMENT SIGN, SEE ARCHITECTURAL PLANS 

AutoCAD SHX Text
PROPOSED PROPERTY LINE

AutoCAD SHX Text
EXISTING PROPERTY LINE

AutoCAD SHX Text
PROPOSED PROPERTY LINE

AutoCAD SHX Text
EXISTING PROPERTY LINE

AutoCAD SHX Text
325 LF OF RETAINING WALL

AutoCAD SHX Text
60 LF OF FENCING

AutoCAD SHX Text
PROPOSED CURB, GUTTER AND SIDEWALK

AutoCAD SHX Text
EXISTING DRIVEWAY TO BE REMOVED

AutoCAD SHX Text
EXISTING WETLAND TO BE REMOVED, SEE WESTMONT PRELIMINARY GRADING PLAN FOR WETLAND ENHANCEMENT 

AutoCAD SHX Text
GRADE BREAK  TYPICAL

AutoCAD SHX Text
SD PER SEPARATE PLANS

AutoCAD SHX Text
SD PER SEPARATE PLANS

AutoCAD SHX Text
165.75 F.F.

AutoCAD SHX Text
160

AutoCAD SHX Text
INLET MH 155.82 MANIFOLD INV 155.22 24" SD INV 154.22 SDMH INV

AutoCAD SHX Text
SDMH #2 155.36 INV

AutoCAD SHX Text
24" HDPE SD @ 1.0%

AutoCAD SHX Text
18" HDPE SD @ 0.83%

AutoCAD SHX Text
OUTLET PIPE 156.64 INV

AutoCAD SHX Text
OUTLET 156.00 INV

AutoCAD SHX Text
10" HDPE SD @ 0.5%

AutoCAD SHX Text
10" HDPE SD @ 0.5%

AutoCAD SHX Text
SDMH #1 155.78 INV

AutoCAD SHX Text
24" HDPE SD  @ 0.26%

AutoCAD SHX Text
CB#5 155.52 INV

AutoCAD SHX Text
21" HDPE SD  @ 0.30%

AutoCAD SHX Text
CB#4 155.67 INV

AutoCAD SHX Text
18" HDPE SD  @ 0.30%

AutoCAD SHX Text
CB#3 156.08 INV

AutoCAD SHX Text
15" HDPE SD  @ 0.40%

AutoCAD SHX Text
CB#2 156.15 INV

AutoCAD SHX Text
12" HDPE SD  @ 0.25%

AutoCAD SHX Text
CB#1 156.46 INV

AutoCAD SHX Text
12 ROWS OF 18 CHAMBERS ADS STORMTECH DC-780 CHAMBERS

AutoCAD SHX Text
ISOLATOR ROW

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
RIDGE LINE

AutoCAD SHX Text
CURB ONLY PER DTL "B" ON SHEET 2

AutoCAD SHX Text
RIDGE LINE

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" ON SHEET 2

AutoCAD SHX Text
ASSESSOR'S PARCEL NUMBER:  EXISTING ZONING: GROSS AREA:  ZONING: 

AutoCAD SHX Text
053-421-003 & 053-421-004 BP (5.42 AC) 236,348 S.F.  C-C-SF & BP-SP

AutoCAD SHX Text
%%uPROJECT INFORMATION 

AutoCAD SHX Text
%%uBENCHMARK 

AutoCAD SHX Text
%%uBASIS OF BEARINGS 

AutoCAD SHX Text
%%uEARTHWORK QUANTITIES

AutoCAD SHX Text
RAW CUT:

AutoCAD SHX Text
RAW FILL: 

AutoCAD SHX Text
%%uBASIN INFORMATION

AutoCAD SHX Text
THIS SITE INCLUDED IN A.P.N. 053-421-003 AND 053-421-004 DEVELOPMENT DESIGN. ADS STORMTECH UNDERGROUND STORAGE CHAMBERS HAVE BEEN PROPOSED FOR THIS SITE TO HANDLE THE SITES STORM WATER, THE STORAGE CHAMBER AREA IS A TOTAL OF 8,484 S.F.

AutoCAD SHX Text
THE BENCH MARK FOR THIS PROJECT IS A FOUND CITY OF SAN LUIS OBISPO BENCH MARK NUMBER 356, BEING  LEAD AND TACK 4 FEET 3 INCHES EAST OF THE BCR AT THE CATCH BASIN AT THE SOUTHEASTERLY CURB OF TANK FARM ROAD AND BROAD STREET AS SHOWN. ELEVATION=167.38' NAVD 88

AutoCAD SHX Text
THE BASIS OF BEARINGS FOR THIS PROJECT IS BASED ON CALIFORNIA STATE PLANE ZONE 5, FROM FOUND CITY OF SAN LUIS HORIZONTAL CONTROL NETWORK MONUMENTS, NORTH AMERICAN DATUM 1983, EPOCH DATE:1991.35. BEARING N 87° 56' 14" W BASED ON CITY HORIZONTALCONTROL NETWORK MONUMENT NUMBERS 8100 AND 8101.   TO OBTAIN GROUND LEVEL DISTANCES MULTIPLY DISTANCES SHOWN BY 1.0000405 TO OBTAIN GEODETIC BEARINGS ROTATE GRID BEARING -1° 30'23".

AutoCAD SHX Text
16,702 C.Y. CUT

AutoCAD SHX Text
18,084 C.Y. FILL

AutoCAD SHX Text
 1,382 C.Y. NET FILL

AutoCAD SHX Text
(200)

AutoCAD SHX Text
G.B.

AutoCAD SHX Text
B.W.

AutoCAD SHX Text
F.G.

AutoCAD SHX Text
L.P.

AutoCAD SHX Text
H.P.

AutoCAD SHX Text
A.C.

AutoCAD SHX Text
E.P.

AutoCAD SHX Text
F.L.

AutoCAD SHX Text
T.C.

AutoCAD SHX Text
%%uABBREVIATIONS

AutoCAD SHX Text
TOP OF CURB

AutoCAD SHX Text
FLOWLINE

AutoCAD SHX Text
EDGE OF PAVEMENT

AutoCAD SHX Text
ASPHALT CONCRETE

AutoCAD SHX Text
HIGH POINT

AutoCAD SHX Text
LOW POINT

AutoCAD SHX Text
FINISHED GRADE

AutoCAD SHX Text
BACK OF WALK

AutoCAD SHX Text
GRADE BREAK

AutoCAD SHX Text
CATCH BASIN

AutoCAD SHX Text
EXIST FIRE HYDRANT

AutoCAD SHX Text
EXIST. S.D. MANHOLE

AutoCAD SHX Text
STORM DRAIN MANHOLE

AutoCAD SHX Text
EXIST. CONTOURS

AutoCAD SHX Text
4:1 SLOPE

AutoCAD SHX Text
2:1 SLOPE

AutoCAD SHX Text
MASONRY WALL

AutoCAD SHX Text
E.P./LIP OF GUTTER

AutoCAD SHX Text
EXIST STORM DRAIN

AutoCAD SHX Text
STORM DRAIN

AutoCAD SHX Text
EASEMENT LINE

AutoCAD SHX Text
CURB LINE

AutoCAD SHX Text
PROPERTY LINE

AutoCAD SHX Text
CENTERLINE

AutoCAD SHX Text
PROJECT BOUNDARY

AutoCAD SHX Text
LEGEND

AutoCAD SHX Text
EXISTING GRADE			   (XXX)   (XXX)

AutoCAD SHX Text
BUILDING SETBACKS

AutoCAD SHX Text
VICINITY MAP

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
N

AutoCAD SHX Text
BROAD ST.

AutoCAD SHX Text
INDUSTRIAL WAY

AutoCAD SHX Text
TANK FARM ROAD

AutoCAD SHX Text
FULLER RD

AutoCAD SHX Text
POINSETTA ST.

AutoCAD SHX Text
PROJECT SITE

AutoCAD SHX Text
N

AutoCAD SHX Text
1 inch =     ft.

AutoCAD SHX Text
( IN FEET )

AutoCAD SHX Text
GRAPHIC SCALE

AutoCAD SHX Text
0

AutoCAD SHX Text
30

AutoCAD SHX Text
30

AutoCAD SHX Text
60

AutoCAD SHX Text
30

AutoCAD SHX Text
120

AutoCAD SHX Text
15

AutoCAD SHX Text
SEWER CLEAN OUT

AutoCAD SHX Text
SEWER MANHOLE

AutoCAD SHX Text
FIRE HYDRANT

AutoCAD SHX Text
WATER SERVICE

AutoCAD SHX Text
SEWER LATERAL

AutoCAD SHX Text
2624 Airpark Dr. Santa Maria, California 93455 (805) 934-5767

AutoCAD SHX Text
F

AutoCAD SHX Text
SHT 2

AutoCAD SHX Text
G

AutoCAD SHX Text
SHT 2

AutoCAD SHX Text
H

AutoCAD SHX Text
SHT 2

AutoCAD SHX Text
I

AutoCAD SHX Text
SHT 2

AutoCAD SHX Text
J

AutoCAD SHX Text
SHT 2

AutoCAD SHX Text
MATCHLINE SEE WESTMONT ASSISTED LIVING  PRELIMINARY GRADING PLAN

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO REMAIN

AutoCAD SHX Text
NOTE: PARCEL LINES NOT SHOWN FOR CLARITY, SEE PRELIMINARY COMPOSITE UTILITY PLAN, SHEET 3 OR VTTM 3115

AutoCAD SHX Text
NOTE: EXISTING NON-NATIVE SPECIES AND WILLOWS ON SITE TO BE REMOVED WITH PROPOSED DEVELOPMENT

AutoCAD SHX Text
SEE SHARED ENTRANCE TO APN:053-231-049 (SESLOC) ON SHEET 3 

AutoCAD SHX Text
BROAD ST.

AutoCAD SHX Text
TANK FARM RD.

AutoCAD SHX Text
SHARED ACCESS RD.

AutoCAD SHX Text
PROPOSED 24" HDPE SD (4x) 

AutoCAD SHX Text
WESTMONT ASSISTED LIVING BUILDING PER SEPARATE PLANS

AutoCAD SHX Text
BUILDING-4

AutoCAD SHX Text
BUILDING-1

AutoCAD SHX Text
BUILDING-3

AutoCAD SHX Text
BUILDING-2


STORMTECH DC-780 STORM CHAMBERS

24" HDPE MANIFOLD

FROM MANHOLE TO

12"

HDPE INTO CHAMBERS

5.00’
WIDEN

TANK FARM

EXISTING
TANK FARM
ROAD

DTL "A” THIS SHEET

CURB AND GUTTER PER
DTL "A” THIS SHEET

SITE CROSS SECTION

©

HORIZONTAL:
VERTICAL:

2
=2

1,1 Or
1)1 Oy

- 26” ” ”
A CEGTEXTILE AL AROUND  GLEANED (85.47L x 51"W x 30°H, H20 LOAD RATED) oy - ” — 13
CRUSHED ANGULAR STONE (3"—2” DIA.) i )
BASE LAYER PLATE COMPACTED TO 95% CLASS Il A.B. COMPACTED TO 95% FROM R=3% pe R=3
TOP OF GRAVEL LAYER TO ASPHALTy 6” AC OVER "
OVER CHAMBER EXCAVATION. 6" MIN. CLASS Il A.B. /"~ R=% 4,516/?)? 33 LFL’J?A% ™~
COMPACTED TO 95%. R=f" ~~_ ) " )
/'158.72 TOP OF CHAMBERS "/ S AVEMENT
18" MIN. , 7 ‘ (
—I/ \ / 159.22 TOP OF GRAVEL LAYER g R=%" 4 §
i = = e = S : = - c ¢ . 2) — 18" LONG #4 BARS
3%156.27 BOTTOM OF CHAMBERS - GENERAL NOTES: SEE NOTE C
152.72 BOTTOM OF GRAVEL BED i
i THIS SECTION IS TO BE USED ONLY FOR b 18” MIN.
[4.25 ] [4.25] [ 4.25 ] [4.25°] [ 4.25 ] | 4.25 ] [ 4.25 ] [ 4.25 ] [4.25 ] [4.25 ] [ 4.25 ] [4.25 ] " 4" SLICK LINE WHERE PARKING LOTS OR AS APPROVED BY THE
— = |~ 3/ 3 A3~ - =~ S~ =3~ =~ 3/~ - 6 GRADE IS LESS THAN 1% CITY ENGINEER.
11 11 1’ 1! 1’ 1! 1’ 1! 1’ 1! 1’ 1!
/_/,/—{, WHEN CURB IS PLACED ADJACENT TO
UNDERGROUND STORAGE CHAMBERS SECTION 2 EXISTING OR FUTURE IRRIGATED
D i LANDSCAPE AREA, PCC SHALL EXTEND
HORIZONTAL: 1”=10’ DOWN AS SHOWN FOR MOISTURE BARRIER.
VERTICAL: 1"=10 B ANY ALTERNATE MOISTURE BARRIER
6" AC OVER CLASS 2 AGGREGATE BASE, 6 MIN. SHALL BE APPROVED BY THE CITY.
” ADS GEOSYNTHETICS 601T NON—WOVEN DEPTH UNLESS OTHERWISE NOTED
6" MIN. CLASS II A.B. GEOTEXTILE ALL AROUND CLEANED WHEN CURB IS NOT LOCATED AS IN NOTE
COMPACTED TO 95%. CRUSHED ANGULAR STONE (3'—2” DIA.) B, DEPTH MAY BE REDUCED.
159.22 TOP OF GRAVEL LAYER BASE LAYER PLATE COMPACTED TO 95% Dl
158.72 TOP OF CHAMBERS ] EXPANSION JOINTS SHALL BE PLACED AT ~— CLASS 2 AGGREGATE BASE,
[ f CORNERS, BC'S AND EC’S, AND AT 33 6" MIN. DEPTH UNLESS
I 1 FEET MAXIMUM SPACING. OTHERWISE NOTED
f
- SEE ENGINEERING STANDARD 4110 FOR
/O_ NOTES REGARDING REQUIRED PAVEMENT
: ” REMOVAL AND REPAIR.
= X 156.22 BOTTOM OF CHAMBERS /152.72 BOTTOM OF GRAVEL BED / @ 6 CURB AND GUTTER 6" CURB ONLY
N.T.S
712’ 712’ 712’ 712’ 712’ 712’ 712’ 712’ 712’ 712’ 712’ /747 712’ 712’ 712’ 7.12’ 712’ 712’ @ NTS
1 —rT
=1, - . , . )
STORMTECH DC—780 STORM CHAMBERS 1 1 —-I i 18 18 - |—— 1
(85.4"L x 51"W x 30"H, H20 LOAD RATED) 18" 18"
£ UNDERGROUND STORAGE CHAMBERS SECTION ‘ — 2% ‘
HORIZONTAL: 1”=10’ [ f
VERTICAL: 1°=10" g e #3 CONT. #3 CONT. \}) #3 CONT. \1 &
43 AT 24” 0.C.
51.0° \ CLASS 2 AGGREGATE BASE,
WETLAND TO BE REMOVED 6” MIN. DEPTH UNLESS OTHERWISE NOTED
4.0 10.00’
LANDSCAPE 10.00°
| C)_CONCRETE VALLEY GUTTER
LANDSCAPE MEDIAN L 04 30 LANDSCAPE | P.L 41.82' N.T.S
-\, BUILDING | — 20.0° 20.0’ ~— NATIVE TO — ol 31.4 NATIVE TO
60| DRIVE AISLE DRIVE AISLE REMAIN Fii DRIVECAISLE ol 166.00 Tow TEMAN
Ol 4 O _J O 1 .
r e = Pl 168.32 TOW 3|< NN 162.92 FG - 5.0 ,
S <l Yo 52 —|© 166.04 FG ©jo 2.50% ol ATCH LANDSCAPE ‘\ / SIDEWALK P.L.
S o 11z 09 €9, Qo 162.3 EG 2l — EXISTING — 185 — , AL 2500 10’
L. _ 1%, 2 « AN 30.0 NATIVE TO —=] ,
A A v ¥ EXISTING GROUND 1 ac ramme ~/ A ¢ STALL DRIVE AISLE REMAIN 250
_/ AC PAVING CLASS Il BASE RETAINING WALL WITH S 2l O 163.02 TOW
EXISTING GROUND RETAINING WALL WITH . e Fl- Pl
CLASS Il BASE FENGING. SEE DETAIL "K” CURB AND GUTTER PER FENCING. SEE DETAIL "K olo olo ol 161.77 FG
: DTL "A” THIS SHEET THIS SHEET. 38 ©|= S \_
CURB AND GUTTER PER THIS SHEET. <|< {2 I 158.0 EG FENCING
DTL "A” THIS SHEET CREEK CROSS SECT'ON Qe —|= s MATCH
I » B =l [T 2&%» EXISTING 2'-7 1,
H CREEK CROSS SECTION HORIZONTAL: 1"=20 u o ¥ Ly
VERTICAL: 1"=20
HORIZONTAL: 1"=20 EXISTING GROUND i ¥ ¥
VERTICAL: 1"=20
CT_CASF;A?rll\éSiSE RETAINING WALL WITH RETAINING WALL AS
FENCING. SEE DETAIL “K” NEEDED PER PLAN
CURB AND GUTTER PER THIS SHEET.
DTL "A” THIS SHEET RETAINING WALL
@ HORIZONTAL: 1”=20’ @ NTS
VERTICAL: 17=20’
. v ' 9.00’ ,
p/QRBK?NG SH%BRED LANDSCAPING 8.32’ , LAND%%?APING
STALL ACCESS RD. LANDSCAPING 4.89 15,63 PL
144.0° "ANDSCAP'NG" LANDSCAPING P 5.0°
P.L PARKING 30.1° 23.49' 150.0° © LANDSCAPE
STALLS ol oley  DRIVE AISLE Qv SIDEWALK . -
IO e BUILDING 2
» ol L = ©lo RIE PROPOSED BUILDING o
- e s S D olo 168.00 F.F. ©
o o o<t O ©|© —le= —
CURB ONLY PER DTL 3 [ oL e - % 3 i
B” THIS SHEET 3 g2 3o - .
= == - N CURB ONLY PER DTL PER ARCHITECT PLANS
CURB AND GUTTER PER \ AC PAVING CURB AND GUTTER PER "B” THIS SHEET
3’ CONCRETE AC PAVING DTL "A” THIS SHEET CLASS 1| BASE DTL "A" THIS SHEET CURB AND GUTTER PER
VALLEY GUTTER CLASS Il BASE CURB AND GUTTER DTL "A” THIS SHEET
PER DTL "D” THIS SHEET -
PER DTL A" THIS = SITE CROSS SECTION
HORIZONTAL: 1"=20’
VERTICAL: 17=20"
7.76’ , 15.21° 4.03
11.96" , LANDSCAPING 8.39 LANDSCAPING LANDSCAPING
LANDSCAPING oo ] 54.0 7.0’ 21.7 42.3' Ll e | 6.9 AN 4.74 30.6° | i
. SW DRIVE AISLE . : 135.0° . . :
sw?éevc/)u_x S PRIVE AISLE o o PRIVE AISLE P2 ol DRIVE AISLE 7.9° LANDSCAPING BUILDING ZJV DRIVE AISLE 10.00
60.0’ ole < o e -l Q SW PROPOSED BUILDING
PROPOSED BUILDING << : : GRADE BREAK GRADE BREAK ol ole 3 168.00 E.F.
165.00 F.F. Q|© © © 164.90 FS 164.98 FS ©|© Q|© © ] —
7 T = — = J
\ / PER ARCHITECT PLANS ¥
CURB ONLY PER DTL
CURB ONLY PER DTL AC PAVING AC PAVING CURB ONLY PER DTL CU
CURB AND GUTTER PER SoRB ONLY PER G EAsE CLASS Il BASE 5" THIS SHEET B” THIS SHEET

NWC COMMERCIAL CENTER

PROJECT TITLE:
SHEET TITLE:

PRELIMINARY GRADING PLAN/ SECTIONS AND DETAILS

DESIGNED BY:

A.G.

DRAWN BY:

A.G.

CHECKED BY:

L.S.

APPROVED BY:

SCALE:

DATE:

02/14/20

t) BETHEL

2624 Airpark Dr. Santa Maria,
California 93455 (805) 934—5767

CITY SPECIFICATION NO.

PLAN FILE NO. / LOCATION

SHEET NO.

C-2



AutoCAD SHX Text
STORMTECH DC-780 STORM CHAMBERS (85.4"L x 51"W x 30"H, H20 LOAD RATED)

AutoCAD SHX Text
CLASS II A.B. COMPACTED TO 95% FROM  TOP OF GRAVEL LAYER TO ASPHALT OVER CHAMBER EXCAVATION.

AutoCAD SHX Text
6" AC OVER  6" MIN. CLASS II A.B.  COMPACTED TO 95%.

AutoCAD SHX Text
18" MIN.

AutoCAD SHX Text
156.22 BOTTOM OF CHAMBERS

AutoCAD SHX Text
ADS GEOSYNTHETICS 601T NON-WOVEN  GEOTEXTILE ALL AROUND  CLEANED  CRUSHED ANGULAR STONE ( "-2" DIA.) 34"-2" DIA.) BASE LAYER PLATE COMPACTED TO 95%

AutoCAD SHX Text
158.72 TOP OF CHAMBERS

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
4.25'

AutoCAD SHX Text
4.25'

AutoCAD SHX Text
4.25'

AutoCAD SHX Text
4.25'

AutoCAD SHX Text
4.25'

AutoCAD SHX Text
4.25'

AutoCAD SHX Text
4.25'

AutoCAD SHX Text
4.25'

AutoCAD SHX Text
4.25'

AutoCAD SHX Text
4.25'

AutoCAD SHX Text
4.25'

AutoCAD SHX Text
4.25'

AutoCAD SHX Text
152.72 BOTTOM OF GRAVEL BED

AutoCAD SHX Text
E

AutoCAD SHX Text
UNDERGROUND STORAGE CHAMBERS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=10' VERTICAL: 1"=10'

AutoCAD SHX Text
D

AutoCAD SHX Text
UNDERGROUND STORAGE CHAMBERS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=10' VERTICAL: 1"=10'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
158.72 TOP OF CHAMBERS

AutoCAD SHX Text
159.22 TOP OF GRAVEL LAYER

AutoCAD SHX Text
6" AC OVER  6" MIN. CLASS II A.B.  COMPACTED TO 95%.

AutoCAD SHX Text
ADS GEOSYNTHETICS 601T NON-WOVEN  GEOTEXTILE ALL AROUND  CLEANED  CRUSHED ANGULAR STONE ( "-2" DIA.) 34"-2" DIA.) BASE LAYER PLATE COMPACTED TO 95%

AutoCAD SHX Text
24" HDPE MANIFOLD FROM MANHOLE TO  12" HDPE INTO CHAMBERS

AutoCAD SHX Text
STORMTECH DC-780 STORM CHAMBERS (85.4"L x 51"W x 30"H, H20 LOAD RATED)

AutoCAD SHX Text
152.72 BOTTOM OF GRAVEL BED

AutoCAD SHX Text
156.22 BOTTOM OF CHAMBERS

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
1'

AutoCAD SHX Text
159.22 TOP OF GRAVEL LAYER

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
7.12'

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
1'

AutoCAD SHX Text
F

AutoCAD SHX Text
SITE CROSS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
DRIVE AISLE

AutoCAD SHX Text
P.L

AutoCAD SHX Text
PROPOSED BUILDING  165.00 F.F.

AutoCAD SHX Text
G

AutoCAD SHX Text
SITE CROSS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
CURB ONLY PER DTL "B" THIS SHEET

AutoCAD SHX Text
BUILDING

AutoCAD SHX Text
PROPOSED BUILDING 168.00 F.F.

AutoCAD SHX Text
PER ARCHITECT PLANS

AutoCAD SHX Text
3' CONCRETE  VALLEY GUTTER PER DTL "D" THIS SHEET

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
SHARED ACCESS RD.

AutoCAD SHX Text
P.L

AutoCAD SHX Text
PARKING STALL

AutoCAD SHX Text
PARKING STALLS

AutoCAD SHX Text
P.L

AutoCAD SHX Text
CURB ONLY PER DTL "B" THIS SHEET

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
AC PAVING

AutoCAD SHX Text
CLASS II BASE

AutoCAD SHX Text
AC PAVING

AutoCAD SHX Text
CLASS II BASE

AutoCAD SHX Text
DRIVE AISLE 

AutoCAD SHX Text
168.49 FG

AutoCAD SHX Text
166.59 TC 166.09 FS

AutoCAD SHX Text
165.26 TC 164.76 FS

AutoCAD SHX Text
164.91 TC 164.41 FS

AutoCAD SHX Text
160.97 TC 160.47 FL

AutoCAD SHX Text
160.51 TC 160.01 FL

AutoCAD SHX Text
160.01 FS

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
BUILDING

AutoCAD SHX Text
PROPOSED BUILDING 168.00 F.F.

AutoCAD SHX Text
CURB ONLY PER DTL "B" THIS SHEET

AutoCAD SHX Text
CURB ONLY PER DTL "B" THIS SHEET

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
CURB ONLY PER DTL "B" THIS SHEET

AutoCAD SHX Text
164.96 TC 164.46 FS

AutoCAD SHX Text
164.34 FS

AutoCAD SHX Text
164.36 FS

AutoCAD SHX Text
DRIVE AISLE 

AutoCAD SHX Text
DRIVE AISLE 

AutoCAD SHX Text
DRIVE AISLE 

AutoCAD SHX Text
AC PAVING

AutoCAD SHX Text
CLASS II BASE

AutoCAD SHX Text
AC PAVING

AutoCAD SHX Text
CLASS II BASE

AutoCAD SHX Text
DRIVE AISLE 

AutoCAD SHX Text
DRIVE AISLE 

AutoCAD SHX Text
165.54 TC 165.04 FS

AutoCAD SHX Text
165.11 TC 164.61 FL

AutoCAD SHX Text
165.58 TC 165.08 FS

AutoCAD SHX Text
PER ARCHITECT PLANS

AutoCAD SHX Text
EXISTING TANK FARM  ROAD

AutoCAD SHX Text
A

AutoCAD SHX Text
6" CURB AND GUTTER

AutoCAD SHX Text
N.T.S

AutoCAD SHX Text
R= "34"

AutoCAD SHX Text
R= "14"

AutoCAD SHX Text
R= "34"

AutoCAD SHX Text
R= "14"

AutoCAD SHX Text
4" SLICK LINE WHERE GRADE IS LESS THAN 1%

AutoCAD SHX Text
CLASS 2 AGGREGATE BASE, 6" MIN. DEPTH UNLESS OTHERWISE NOTED

AutoCAD SHX Text
A

AutoCAD SHX Text
6" CURB AND GUTTER

AutoCAD SHX Text
N.T.S

AutoCAD SHX Text
B

AutoCAD SHX Text
6" CURB ONLY

AutoCAD SHX Text
N.T.S

AutoCAD SHX Text
PAVEMENT

AutoCAD SHX Text
R= "34"

AutoCAD SHX Text
R= "14"

AutoCAD SHX Text
CLASS 3 PCC, 4" MAX. SLUMP

AutoCAD SHX Text
(2) - 18" LONG #4 BARS AT EXPANSION JOINTS

AutoCAD SHX Text
CLASS 2 AGGREGATE BASE, 6" MIN. DEPTH UNLESS OTHERWISE NOTED

AutoCAD SHX Text
THIS SECTION IS TO BE USED ONLY FOR PARKING LOTS OR AS APPROVED BY THE CITY ENGINEER. WHEN CURB IS PLACED ADJACENT TO EXISTING OR FUTURE IRRIGATED LANDSCAPE AREA, PCC SHALL EXTEND DOWN AS SHOWN FOR MOISTURE BARRIER. ANY ALTERNATE MOISTURE BARRIER SHALL BE APPROVED BY THE CITY. WHEN CURB IS NOT LOCATED AS IN NOTE B, DEPTH MAY BE REDUCED. EXPANSION JOINTS SHALL BE PLACED AT CORNERS, BC'S AND EC'S, AND AT 33 FEET MAXIMUM SPACING. SEE ENGINEERING STANDARD 4110 FOR NOTES REGARDING REQUIRED PAVEMENT REMOVAL AND REPAIR.

AutoCAD SHX Text
GENERAL NOTES:

AutoCAD SHX Text
A.

AutoCAD SHX Text
B.

AutoCAD SHX Text
C.

AutoCAD SHX Text
D.

AutoCAD SHX Text
E.

AutoCAD SHX Text
C

AutoCAD SHX Text
CONCRETE VALLEY GUTTER

AutoCAD SHX Text
N.T.S

AutoCAD SHX Text
CLASS 2 AGGREGATE BASE, 6" MIN. DEPTH UNLESS OTHERWISE NOTED

AutoCAD SHX Text
2%

AutoCAD SHX Text
2%

AutoCAD SHX Text
#3 AT 24" O.C.

AutoCAD SHX Text
#3 CONT.

AutoCAD SHX Text
#3 CONT.

AutoCAD SHX Text
#3 CONT.

AutoCAD SHX Text
2:1

AutoCAD SHX Text
AC PAVING

AutoCAD SHX Text
CLASS II BASE

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
DRIVE AISLE

AutoCAD SHX Text
P.L.

AutoCAD SHX Text
EXISTING GROUND

AutoCAD SHX Text
2.50%

AutoCAD SHX Text
165.84 TC 165.34 FL

AutoCAD SHX Text
159.1 EG MATCH EXISTING

AutoCAD SHX Text
162.92 FG

AutoCAD SHX Text
I

AutoCAD SHX Text
CREEK CROSS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
166.00 TOW 

AutoCAD SHX Text
RETAINING WALL WITH FENCING. SEE DETAIL "K" THIS SHEET. 

AutoCAD SHX Text
166.95 TC 166.45 FS

AutoCAD SHX Text
AC PAVING

AutoCAD SHX Text
CLASS II BASE

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
DRIVE AISLE

AutoCAD SHX Text
DRIVE AISLE

AutoCAD SHX Text
2:1

AutoCAD SHX Text
P.L.

AutoCAD SHX Text
EXISTING GROUND

AutoCAD SHX Text
168.00 FF

AutoCAD SHX Text
168.65 TC 168.15 FL

AutoCAD SHX Text
168.15 TC 167.65 FL

AutoCAD SHX Text
1.11%

AutoCAD SHX Text
1.11%

AutoCAD SHX Text
168.47 TC 167.97 FL

AutoCAD SHX Text
168.40 TC 167.90 FL

AutoCAD SHX Text
162.3 EG

AutoCAD SHX Text
166.04 FG

AutoCAD SHX Text
H

AutoCAD SHX Text
CREEK CROSS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
168.32 TOW 

AutoCAD SHX Text
RETAINING WALL WITH FENCING. SEE DETAIL "K" THIS SHEET. 

AutoCAD SHX Text
SW

AutoCAD SHX Text
2:1

AutoCAD SHX Text
DRIVE AISLE

AutoCAD SHX Text
AC PAVING

AutoCAD SHX Text
CLASS II BASE

AutoCAD SHX Text
CURB AND GUTTER PER DTL "A" THIS SHEET

AutoCAD SHX Text
EXISTING GROUND

AutoCAD SHX Text
PARKING STALL

AutoCAD SHX Text
P.L.

AutoCAD SHX Text
164.50 TC 164.00 FL

AutoCAD SHX Text
163.60 TC 163.10 FL

AutoCAD SHX Text
162.85 TC 162.35 FL

AutoCAD SHX Text
158.0 EG MATCH EXISTING

AutoCAD SHX Text
161.77 FG

AutoCAD SHX Text
J

AutoCAD SHX Text
CREEK CROSS SECTION

AutoCAD SHX Text
HORIZONTAL: 1"=20' VERTICAL: 1"=20'

AutoCAD SHX Text
163.02 TOW 

AutoCAD SHX Text
RETAINING WALL WITH FENCING. SEE DETAIL "K" THIS SHEET. 

AutoCAD SHX Text
2.50%

AutoCAD SHX Text
2:1 MAX

AutoCAD SHX Text
RETAINING WALL AS NEEDED PER PLAN

AutoCAD SHX Text
P.L.

AutoCAD SHX Text
FENCING

AutoCAD SHX Text
K

AutoCAD SHX Text
RETAINING WALL WITH FENCING

AutoCAD SHX Text
NTS

AutoCAD SHX Text
2624 Airpark Dr. Santa Maria, California 93455 (805) 934-5767


gle B | oo
. . o AN |z E
‘A7LIL 133HS o ol v A g <
. o]
<| <| 4 AR |8
- A F A T 2|
AJdFLN3D TVIODOAININOD DMN 5 |5 g | 2 2|
5 Z K 0 ij ® © =
O = O x L L =z 1]
2 12 |E &8 1 |8 [E |3 |%
‘J11IL 103rodd o o (&) < 7] a o T %)
MN —— | __H_ ~ = % . _ !
—— = =
oz < Aln_ < M
Www ] _||_ = S o ! | > P ©
— n s _ - wDSS S~
e —ll— & = _ munun . . . Lg 50
SER < o (@) s i ofa o= a S |
— x <P _ o4 oRkao=xm C 24
—— _ __I'I_ ) @l N _ FLW<<T JLmo Em N
jo )]
> _ _ m ﬂ@ﬂu_ A_l _ = = H% .mmu/
< 0 gEO | = - %
= —k = S S (9] Wiy R
b < _ onon S Ll
N ~~— (o Ll Te) R399 >1 P Oo U9 2%, EQ O
< —— // '®) _ g <& rI < C x9
—~— = = 95 aopobLo=FYW o O
= //// zZ _ S SwzZS5RQ8S < g
7)) —_— T o - NI Y= N
] _ M350 HES0OZ N 5
ol —- < ocJIon=20ZIX © =
j T — D | wDSS qFLLU<<TIILmO N F
Z i iy g nouwn o
l'._ \ ...... ~—.. _ =z = P P &)
— [ O =
= —~— - N:/ ..... —_ —I __ _ _
N~ T v _
/ L O ] >
\ Q e
~ 8 0 > Lo | BRRGs -
QOJdd4Z
29232 \/ |11 N = — | - M -
= o
23503 23 1 ! @O0 R e@® X(0)(®
X ow® O¥XZ . m oORO H a — <
2220 £xIox zJY _ =
MWWT SWW -3 I m
o Xax & <% 88 —
< bl <N SLuw
a O =l < Ll
= non N ak 4 a X w — .
o o N | g s ()] =z ouw, ]
5 85D Bog|3 9 Ll E 2 2, 3 & 222 3y :
2 O dgola o1 o S o cu SuwkE ¢ ITx 90 wg a ©a
“ gy | 8 _ o Z Y 3Y_°5 523 4 2 -3I8 z2EQx0 wl¥ w 2<x =
© Tnt | & & 10 < 3.5 L3zz06e33] 2 S z3IzmZZzWE WO 2e2 | |
cos ' N T PLruvoE8020E0 C op oy B E4w2335433° TF T2 SEZ
5255 N @0 @ DEEogEohaigZ. & § § S cuRE Sl 9 of of 235 9
. = - ] ]
Z[=50 /ZM\W R EE%BWWWT%T%TA & ® 0 WT.TWEEEWE_H ch Ew 0
Zhors SegBaBBLoboby § o o B ELERSEpEED bSO BJ
m%“..l._MP focomubbodaodu = & < O hudoon =od wr Gr K
< »nZ = =
Suns
"<l
2 0
m 7))
Vi) Il
=
/
—] O /
\ w0
4 _ wn
Ly
o
P o as —
) S = _—
e — ® ANI 86°GSL wZz .
o2 = o —f [o#g0 oS T as|—
e —w —® o ANI 00°9G1 &
—sp ——SD — SD, b \ 7))
v % 7
7V,
B —
=
(%))
wn
.............. 1) A#
=
_
w0
wn
=
\ [ [ | [ [ | ”
) = [ ] [ [ | A
| ] | [ [ | [ [ 1
-~ ;A@\ SN L] [T ] .
—F ’ © /1 1 [ 1 1 [ [ |
N N (T 1 [ 1]
) o e
R s |l]g L L 1 []] 1] RN Mo ot Z
o || /]2 C I TL] ot ot NN e
1 .QQ! 1 S | | [ S N SN S [ S S R S RN B
NN \ 7] 1y [/ I T[ 1z L [[[// ) 5 R SRR | 0 MAIIts DO !
o M m A NI 1] | IHENAY )] SRS 1\/5 RN BRI
B 2 |l 1 11 I P ST N B 13
/ o it - E A1 ANAPC TR NANAN VN DKW /.\ =~ e o = 74
&} ] N = o _I ‘‘‘‘‘‘‘‘‘ ool
- o> wO. JEPEEICIEIEEIEDE DS
,/ H _. z I==3 SYIGWVHO 08£—0Q HOILMMOLS Sav > |0 O ‘‘‘‘‘‘‘‘‘ -l
Il Iz o SYIAWVHO 8l 40 SM m [©
| ©
L —— | &3 43 sm MOY ¥OLV10SI \, 1 gt o
. 0 2. o0 ) T T T T S T e T
- o /) e — e e = 0
Z N g A
<““~ /T Nt T TR T T Tttt T %]
=N 70 0 ARl . ‘.1
N v .
W\ETM \ X2 N 1 BRI Tl
-~ o IR Y e e e e e e e
5" 2 _e ¥z bR e
B o g, S< .17
< =< K
a0 0000000 202 ARRRRRRRRRRR0000aOONNOnOnOnan0ONE c wE g5 g
................................................. © = T IEEIEIEIRE I = 7))
- 2 << . w
/ \ ~3 we
........ \ \ |
.................................................................................................... \ !
% RN N
............................... S _ o .
i & 93
: o L e
Y =z |- oSS nxZ
oo = Dl <t
\ ~ - o oo
+© L) a, o
s 7o) [ %T S_A.IU
/%5 - AWn _quWG
N B & = 230
| H Ey =38 ®
\ b =z =x0
S m = ~= MMW
= = o
o V% % S &
oot / / HW|A||||
m”m_ l wee
— - — B N 7 N T R e = U N W (|| I N R LSRN { e apeoe o Zsl |
m 7T T T Oy L Wl ek i @
: = s e N 5
> N Samengt, SULIEN =l =
— N7 NI N = R -
T
Ll = E
. z A ~E
- ==
M H _nlu =~ N (] H =N $
T S 0y ~O<+ ¢ R
-l A A % % j s | S ol 5 ek =
ﬂ B LN ) & Zlo — m 1 [
= o - ~ Z | B | e e e e e
e / . — , \,, Wm () N~ o z O SRIRIEIEN o W
P > _ — . 8 o e e
\AU = sw|lO £ & iy 5 ”
TN 0 e = ] VI Rietens oF @
[ / / 3 L LT =&
z | I S W - S NS o8 =
= o Y el Yo
8_ - el 1 HW
3 v ‘ ]
cw._ A N N e 4] 0
)
s - - - - - — - — - - N—
o e S\ — o
Ass e f L + & -
I o —~ N 8 |
2 LA a.w“.wu.um.vwv“AA‘H-H-H.H.vH.vHm.w“mmmma‘v“.VH.Hm.VH‘H‘NHAVH.H.H.%W.‘/xw“.w“mx\.mx‘r\w\ﬁvm.vu.Hm.wwvwv”.u-wv”.vH_T 2 o
X ~— |
AT /7 2) e [T .
VS R R E G v ¢ % 7 ¢ ¢ ¢ ¢ © ¢ ¢ ¢ ¢ v v oimma NN Y v oy v ., X
~ = S BOS/E % Ak 3
. 7 ............................ _\W//J / = N | b < fl o =
%] 4 v © b e o o i~
4 9 — I|\|/ PR 1 v g Um agia
g a A ) g W ] 2 ® -H &L
T o8 ° ev VI Be ] R 1] €8
: z .7 .o -
VAR 3 @ NSAN . L5 ] Bg o) | &8 3
W Te dzz N 8 ol S ||~
b @ P xi8 [ Q| =
wo = < =2
Hown s\lmo ss ss - aiite)
©®n | Q|0
AN | =l
2l (7))
m wn
SsS ) _ ~
\_/
=
/J\
o ] - . 7]
S o F) / _ 7
/N{\\\M\/ [ E=> =
e E mm gE= ~ i e A] P = _
o whk me zQ¥ <[ . 2 5 o
5 i onz g2 L= S g 2 E . - |
m // ot mm Oy O+~ o[ . | 0o =xd T SD SD —T1— !
< nn = ] = = X = (o=
i e < & Z o _I Z n owg 9)
E | > 59 3¢ 3|3 o z 4 2.8 &
x L < o =5 O n 7 ' 5 gHE
sy /(\ ] 7o) 5 Ly R =
_\\ﬂ N AWnA%
=] — ® N Z=z
2 s ("))
— N A
<< 8 b= /
O ~ 3 3 =
” =8 —
O B W
— | " S e | e N T T T T T T e T e e e T e e
a = | 7 7
= ~ £ \
] . =
o - p— Z2
) =SS gz %5 SS SS D
. 2, &2 _
T
Lo S N 6l
— ¢ WO =22 £ ——1 G — G G A
o g .Uu _
x — =F -+ | = > 0
° > oI b n /
c 5 Z Lo | | | |
0nx — — Ly
H O <
2 Sy
T b Fo
HpEe
) S)
2 X A qm - 0
o —9Oa Ll o °
i EWNM W 2 S,ﬂ ° oo
WWWGN w W w — W W Ay W w w W
Inozg J— l 0Z¥9 ANV 0l£9 SALS ALID <
EWEWP l// 01S ¥3d SIATVA MOTHO =E
g 0z / — 31900 HLIM TM 34 NS
SWn=s -
HaS
S%E
4
o



AutoCAD SHX Text
SIG

AutoCAD SHX Text
PGE

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
SIG

AutoCAD SHX Text
PGE

AutoCAD SHX Text
PGE

AutoCAD SHX Text
TEL

AutoCAD SHX Text
SIG

AutoCAD SHX Text
CO

AutoCAD SHX Text
S

AutoCAD SHX Text
PGE

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
PGE

AutoCAD SHX Text
PGE

AutoCAD SHX Text
TEL

AutoCAD SHX Text
GV

AutoCAD SHX Text
PROPOSED PROPERTY LINE

AutoCAD SHX Text
SD PER SEPARATE PLANS

AutoCAD SHX Text
165.00 F.F.

AutoCAD SHX Text
165.50 F.F.

AutoCAD SHX Text
168.00 F.F.

AutoCAD SHX Text
PROPOSED MONUMENT SIGN, SEE ARCHITECTURAL PLANS 

AutoCAD SHX Text
PROPOSED PROPERTY LINE

AutoCAD SHX Text
EXISTING PROPERTY LINE

AutoCAD SHX Text
PROPOSED PROPERTY LINE

AutoCAD SHX Text
EXISTING PROPERTY LINE

AutoCAD SHX Text
325 LF OF RETAINING WALL

AutoCAD SHX Text
60 LF OF FENCING

AutoCAD SHX Text
PROPOSED CURB, GUTTER AND SIDEWALK

AutoCAD SHX Text
FIRE WL WITH DOUBLE CHECK VALVES PER SLO CITY STDS 6310 AND 6420

AutoCAD SHX Text
FIRE HYDRANT

AutoCAD SHX Text
FH

AutoCAD SHX Text
2" WATER SERVICE WITH 2" WATER METER

AutoCAD SHX Text
8" FIRE LINE TO HYDRANT

AutoCAD SHX Text
SEWER CLEAN OUT 163.55 RIM 154.38 INV

AutoCAD SHX Text
4" SEWER LATERAL @ 2%

AutoCAD SHX Text
6" SEWER LATERAL @ 2%

AutoCAD SHX Text
2" WATER SERVICES WITH 1-1/2" WATER METERS 

AutoCAD SHX Text
2" DOMESTIC WL

AutoCAD SHX Text
2" DOMESTIC WL

AutoCAD SHX Text
FIRE SPRINKLER LINE

AutoCAD SHX Text
2" WATER SERVICE WITH 1" WATER METER FOR LANDSCAPE IRRIGATION

AutoCAD SHX Text
FIRE WL WITH DOUBLE CHECK VALVES PER SLO CITY STDS 6310 AND 6420

AutoCAD SHX Text
4" SEWER LATERAL @2%

AutoCAD SHX Text
SD PER SEPARATE PLANS

AutoCAD SHX Text
SD PER SEPARATE PLANS

AutoCAD SHX Text
165.75 F.F.

AutoCAD SHX Text
INLET MH 155.82 MANIFOLD INV 155.22 24" SD INV 154.22 SDMH INV

AutoCAD SHX Text
SDMH #2 155.36 INV

AutoCAD SHX Text
24" HDPE SD @ 1.0%

AutoCAD SHX Text
18" HDPE SD @ 0.83%

AutoCAD SHX Text
OUTLET PIPE 156.64 INV

AutoCAD SHX Text
OUTLET 156.00 INV

AutoCAD SHX Text
10" HDPE SD @ 0.5%

AutoCAD SHX Text
10" HDPE SD @ 0.5%

AutoCAD SHX Text
SDMH #1 155.78 INV

AutoCAD SHX Text
24" HDPE SD  @ 0.26%

AutoCAD SHX Text
CB#5 155.52 INV

AutoCAD SHX Text
21" HDPE SD  @ 0.30%

AutoCAD SHX Text
CB#4 155.67 INV

AutoCAD SHX Text
18" HDPE SD  @ 0.30%

AutoCAD SHX Text
CB#3 156.08 INV

AutoCAD SHX Text
15" HDPE SD  @ 0.40%

AutoCAD SHX Text
CB#2 156.15 INV

AutoCAD SHX Text
12" HDPE SD  @ 0.25%

AutoCAD SHX Text
CB#1 156.46 INV

AutoCAD SHX Text
12 ROWS OF 18 CHAMBERS ADS STORMTECH DC-780 CHAMBERS

AutoCAD SHX Text
ISOLATOR ROW

AutoCAD SHX Text
151.9± INV

AutoCAD SHX Text
6" SEWER LATERAL @ 2%

AutoCAD SHX Text
SEWER CLEAN OUT 164.29 RIM 155.74 INV

AutoCAD SHX Text
4" SEWER LATERAL @ 2%

AutoCAD SHX Text
160.70 INV

AutoCAD SHX Text
2" WATER SERVICE WITH 1-1/2" WATER METER

AutoCAD SHX Text
FIRE SPRINKLER LINE

AutoCAD SHX Text
FIRE SPRINKLER LINE

AutoCAD SHX Text
2" DOMESTIC WL

AutoCAD SHX Text
2" DOMESTIC WL

AutoCAD SHX Text
4" SEWER LATERAL @2%

AutoCAD SHX Text
4" SEWER LATERAL @2%

AutoCAD SHX Text
SIG

AutoCAD SHX Text
160

AutoCAD SHX Text
SIG

AutoCAD SHX Text
ELEC

AutoCAD SHX Text
IRR

AutoCAD SHX Text
160

AutoCAD SHX Text
EXIST SEWER

AutoCAD SHX Text
PROPOSED SEWER

AutoCAD SHX Text
EXIST WATERLINE

AutoCAD SHX Text
PROPOSED WATERLINE

AutoCAD SHX Text
(200)

AutoCAD SHX Text
G.B.

AutoCAD SHX Text
B.W.

AutoCAD SHX Text
F.G.

AutoCAD SHX Text
L.P.

AutoCAD SHX Text
H.P.

AutoCAD SHX Text
A.C.

AutoCAD SHX Text
E.P.

AutoCAD SHX Text
F.L.

AutoCAD SHX Text
T.C.

AutoCAD SHX Text
%%uABBREVIATIONS

AutoCAD SHX Text
TOP OF CURB

AutoCAD SHX Text
FLOWLINE

AutoCAD SHX Text
EDGE OF PAVEMENT

AutoCAD SHX Text
ASPHALT CONCRETE

AutoCAD SHX Text
HIGH POINT

AutoCAD SHX Text
LOW POINT

AutoCAD SHX Text
FINISHED GRADE

AutoCAD SHX Text
BACK OF WALK

AutoCAD SHX Text
GRADE BREAK

AutoCAD SHX Text
CATCH BASIN

AutoCAD SHX Text
EXIST FIRE HYDRANT

AutoCAD SHX Text
EXIST. S.D. MANHOLE

AutoCAD SHX Text
STORM DRAIN MANHOLE

AutoCAD SHX Text
EXIST. CONTOURS

AutoCAD SHX Text
4:1 SLOPE

AutoCAD SHX Text
2:1 SLOPE

AutoCAD SHX Text
MASONRY WALL

AutoCAD SHX Text
E.P./LIP OF GUTTER

AutoCAD SHX Text
EXIST STORM DRAIN

AutoCAD SHX Text
STORM DRAIN

AutoCAD SHX Text
EASEMENT LINE

AutoCAD SHX Text
CURB LINE

AutoCAD SHX Text
PROPERTY LINE

AutoCAD SHX Text
CENTERLINE

AutoCAD SHX Text
PROJECT BOUNDARY

AutoCAD SHX Text
LEGEND

AutoCAD SHX Text
EXISTING GRADE			   (XXX)   (XXX)

AutoCAD SHX Text
BUILDING SETBACKS

AutoCAD SHX Text
N

AutoCAD SHX Text
1 inch =     ft.

AutoCAD SHX Text
( IN FEET )

AutoCAD SHX Text
GRAPHIC SCALE

AutoCAD SHX Text
0

AutoCAD SHX Text
30

AutoCAD SHX Text
30

AutoCAD SHX Text
60

AutoCAD SHX Text
30

AutoCAD SHX Text
120

AutoCAD SHX Text
15

AutoCAD SHX Text
SEWER CLEAN OUT

AutoCAD SHX Text
SEWER MANHOLE

AutoCAD SHX Text
FIRE HYDRANT

AutoCAD SHX Text
WATER SERVICE

AutoCAD SHX Text
SEWER LATERAL

AutoCAD SHX Text
2624 Airpark Dr. Santa Maria, California 93455 (805) 934-5767

AutoCAD SHX Text
J

AutoCAD SHX Text
SHT 2

AutoCAD SHX Text
MATCHLINE SEE WESTMONT ASSISTED LIVING  PRELIMINARY GRADING PLAN

AutoCAD SHX Text
MATCHLINE SEE WESTMONT ASSISTED LIVING  PRELIMINARY GRADING PLAN

AutoCAD SHX Text
EXISTING TREE TO BE REMOVED

AutoCAD SHX Text
EXISTING TREE TO REMAIN

AutoCAD SHX Text
INDUSTRIAL WAY

AutoCAD SHX Text
EXISTING RAMP  TO BE REMOVED

AutoCAD SHX Text
EXISTING CROSSWALK TO REMAIN

AutoCAD SHX Text
EXISTING  CURB/ASPHALT TO BE REMOVED

AutoCAD SHX Text
 START OF PROPOSED CURB

AutoCAD SHX Text
PROPOSED SIDEWALK

AutoCAD SHX Text
PROPOSED  CURB

AutoCAD SHX Text
PROPOSED CURB

AutoCAD SHX Text
PROPOSED CROSSWALK

AutoCAD SHX Text
PROPOSED RAMP

AutoCAD SHX Text
EXISTING  SIDEWALK TO REMAIN

AutoCAD SHX Text
EXISTING  PARKING ALONG INDUSTRIAL DRIVE STALL  TO REMAIN

AutoCAD SHX Text
EXISTING CROSSWALK TO REMAIN

AutoCAD SHX Text
WESTMONT ACCESS RD.

AutoCAD SHX Text
SHARED ENTRANCE TO APN:053-420-023

AutoCAD SHX Text
1"=30'

AutoCAD SHX Text
SESLOC PARKING LOT 

AutoCAD SHX Text
APN: 053-420-023

AutoCAD SHX Text
BUILDING-4

AutoCAD SHX Text
BUILDING-1

AutoCAD SHX Text
BUILDING-3

AutoCAD SHX Text
LOT 2

AutoCAD SHX Text
LOT 4

AutoCAD SHX Text
LOT 5

AutoCAD SHX Text
LOT LINE (TYP.)

AutoCAD SHX Text
LOT LINE (TYP.)

AutoCAD SHX Text
LOT LINE (TYP.)

AutoCAD SHX Text
SS PER SEPARATE PLANS

AutoCAD SHX Text
BUILDING-2

AutoCAD SHX Text
LOT 3

AutoCAD SHX Text
PROPOSED STORMDRAIN HEADWALL

AutoCAD SHX Text
PROPOSED STORMDRAIN HEADWALL

AutoCAD SHX Text
PROPOSED  RAMP


Westmont Assisted Living Facility Plans



\
J

save:11/28/2018 6:25 PM melanie plot:11/29/2018 11:13 AM melanie ryan file:\\lenitynas\projects\westmont living\ca-san luis obispo\prelim\a0.0 cover sheet.dwg A0.0

\ J
4 £ )
8
@
3
54
>N i
NN NN - : NNARN 9 . 2§
O ==
£ §
— 3
e WO
L1 L1 E mm
[T [MEI [MEAT O 59
| qJ Sm
e g
| ¢
e U o2
==
[2]
=—= l =
S
Vo)
_ e /
4 N\
Z 2
£
S 2
€
]
= e
PROJECT DATA A =g
DRAWING INDEX CONTINUED =
Oo%
)
>
o
SITE ADDRESS: 660 & 670 TANK FARM ROAD — o
SAN LUIS OBISPO, CA 93401 w5
TAX LOT# 053-421-004 Ll »
c
PROPOSED USE: RESIDENTIAL CARE FACILITY ;
TYPE CONSTRUCTION: 5A e
OCCUPANCY: R2.1 ARCHITECTURAL
A0.0 COVER SHEET \_ )
APPLICANT: WESTMONT DEVELOPMENT, LP A11 SITE PLAN
7660 FAY AVENUE, SUITE N A1.7  SITE DETAILS 4 A
LA JOLLA, CA 92037 A31  1ST FLOOR PLAN
PHONE: (415) 317-9969 A32  2ND FLOOR PLAN
Contact: Michael O'Rourke A5.1 COLOR BOARD
Andy Plant A52  IMAGE REFERENCE
OWNER: NKT DEVELOPMENT, LLC. AB6.0 __ BUILDING SECTIONS O <
684 HIGUERA ST., SUITE B A6.3  BUILDING ELEVATIONS <
SAN LUIS OBISPO, CA 93401 LL al %
PHONE: (805) 541-9004 LANDSCAPE O N 6
FAX: (805) 544-0394 L1 LANDSCAPE DEVELOPMENT PLAN el
L2 COURTYARD LANDSCAPE DEVELOPMENT PLAN — m 2
ARGHITECT. | ORS! 5150 KETTLE O SE - ELECTRICAL Z O°
' SALEM, OR 97301 E1.1  SITE LIGHTING PLAN O 8
PHONE: (503) 399-1090 (0))
FAX: (503) 399-0565 RENDERINGS = = %
Contact: Aaron Clark 10F 9 RENDERING 1 — D) o
2 0OF9 RENDERING 2 ]
LANDSCAPE ARCHITECT: BRIAN LIND, LANDSCAPE ARCHITECT / 30F9 RENDERING 3 (@p) 2
LENITY ARCHITECTURE 4OF9 RENDERING 4 D
3150 KETTLE CT. SE L Z o
50F9 RENDERING 5
SALEM, OR 97301 6 OF 9 RENDERING 6 <E <
PHONE: (503) 399-1090 ) (<,()
= = - = | NIRRT FAX: (503) 399-0563 £OFS RENDERING 5
S m = : : U TR A ey Contact: Brian Lind
1":.1::'-'-{’1‘ e o 9 N 9 OF 9 RENDERING 9
. T — el e "N i, o CIVIL ENGINEER: BETHEL ENGINEERING
2624 AIRPORT DRIVE
SANTA MARIA, CA 93455
PHONE: (805) 934-5767 \_ )
Contact: Russ Garrison
4 I
GEOTECHNICAL ENGINEER: BEACON GEOTECHNICAL, INC
P.O. BOX 4814
PASO ROBLES, CA 93447
PHONE: (805) 239-9457
Contact: Greg McKay I
VIEW / \I EN I I {Y PROJECT m
LOCATION I I I
e
@
S
O
\_ J
(DATE R
11/29/18
4 )
REVISED DATE
E j

A0.0



samt
Rectangle

samt
Sticky Note
Unma