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Introduction

1.1 Scope and Legal Authority for the Specific Plan

1.2

Under California Law (Governmental Code Section 65450-65457) a specific plan is a planning tool
that allows a county/community to articulate a vision for a defined area and apply guidelines and
regulations to implement that vision.

The Dana Reserve Specific Plan (DRSP) provides a vision and guides development of “The Dana
Reserve” (project) by defining land uses and development standards, circulation, parks and trails,
and infrastructure for the future residential, commercial, and open space uses. The DRSP also
provides a phasing/implementation plan and public facility financing options to accommodate this
future development.

Location and Setting

The DRSP is located in the southern portion of San Luis Obispo County, California (see Exhibit 1-1).
This property is immediately north of the Urban Reserve Line of the Nipomo community. It is
bounded by Willow Road and Cherokee Place to the north, existing residential ranchettes to the
south and west, and U.S. Highway 101 to the east (see Exhibit 1-2). The property is less than a mile
north of the Tefft Street corridor, a primary commercial corridor servicing the community, and is
within 1,500 feet of the prominent Nipomo Regional Park from the property’s southwest corner.

Exhibit 1-1: Regional Location

LEGEND

County of
SLO Boundary
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Exhibit 1-2: Community Location

The Dana Reserve

Nipomo Urban Reserve Line
[ ] NCSD Service Area
| [__] NCSD Sphere of Influence

The DRSP consists of three parcels totaling approximately 288 acres and is undeveloped. It includes
the 275-acre western portion of the property formerly referred to as Cafiada Ranch (APN 091-301-
073) as well as two additional 6.5-acre properties to the north that will provide access to Willow
Road (APN 091-301-030 and 091-301-031).

The DRSP is located directly adjacent to the Nipomo Urban Reserve Line (URL) and is identified in
the Nipomo Community Services District (NCSD) Sphere of Influence, which identifies areas where
water and wastewater services are planned to be extended in the future. As part of the DRSP, these
properties will be brought into the URL and the NCSD service area through the Local Agency
Formation Commission (LAFCO) processes.

1.3 Planning Area Character

1.3.1 Historic Setting
The community of Nipomo has a rich history in agriculture and a strong connection to the Dana
Family and Dana Adobe. The Dana Reserve property was once part of the Dana Rancho Nipomo and
was owned by the Cafada family beginningin 1912. The property has mainly been used for seasonal
grazing for the last 100 years. There are no structures or other improvements on the site. No formal
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roads exist on the property, although informal unpaved ranch roads traverse portions of the
property.

1.3.2 Cultural Setting
The project has been designed to protect and avoid identified cultural resources, as further
discussed in Chapter 3.

1.3.3 Natural Setting
The property has three primary natural features. These include open grasslands in level areas, oak
savannahs on gently rolling hills and oak woodlands along several steeper slopes, and small clusters
of native plants. Each of these features will be incorporated into the design of the project or
mitigated off-site. There are no creeks, wetlands, or riparian habitats present on the property. The
soil types are Class lll and IV non-prime.

Exhibit 1-3: Aerial Photograph of the Dana Reserve Property (as of 2018)
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1.3.4 Existing Setting
Portions of the DRSP property can be viewed from U.S. Highway 101, as shown below. The property
also borders Pomeroy Road at the southwest, Hetrick Avenue to the west, and Cherokee Place to
the north.

Exhibit 1-4: View from U.S. Highway 101 Looking Southwest (Source: Google Earth 2018)

1.4 Specific Plan Vision and Goals

1.4.1 Vision
The DRSP is a master-planned neighborhood that is envisioned to capture the essence of the central
coast lifestyle — where living and working locally, celebrating family, and recreating are combined..

The DRSP will provide extensions of existing public roadway networks through the property in order
to enhance access to Willow Road and the broader community roadway network.

Overall design and building architecture of the DRSP is intended to reflect the rural history of the
property, while a diversity of housing types have been included to create new opportunities for
home ownership or apartments.

To generate new employment opportunities and provide access to day-to-day goods and services,
a village commercial center and flex commercial area have been included. These provide
opportunities for businesses, a hotel, small daycare center, and an educational campus for life-long
learning and job training.

By integrating a network of walking, bicycling, and equestrian facilities within the DRSP area, both
the existing community as well as future residents will find new avenues for embracing a healthy
lifestyle.
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1.4.2 Specific Plan Goals and Objectives
The following goals and objectives have guided the design, layout, and configuration of the DRSP:

Goal 1: Provide a mix of land uses that provides a range of amenities accessible to residents and
community members. To respect Old Town Nipomo, the small, neighborhood-oriented village
commercial area has been designed to complement, rather than compete with this area.

Goal 2: Provide public neighborhood park and pocket parks and open space areas within each
residential neighborhood, linking the neighborhoods together through a network of trails and
open spaces.

Goal 3: Incorporate the rural history of the community through architectural design, as guided
by Appendix A — Design Guidelines.

Goal 4: Provide a diversity of housing types and opportunities for home ownership and
apartments, including affordable homes consistent with the goals and polices of the Housing
Element of the General Plan, the County’s Inclusionary Housing Ordinance, and regional housing
needs.

Goal 5: Create new employment and job training opportunities for the community and the
broader South San Luis Obispo County area.

Goal 6: Enhance circulation for the DRSP and existing community by continuing the existing
public roadway network through the property to connect to Willow Road, providing a new park
and ride lot to encourage carpooling, and creating new public transportation points of
connection to facilitate public transit use and reduce single-occupant automobile use.

Goal 7: Integrate a network of walking, bicycling, and equestrian facilities to connect on-site
residential neighborhoods and the broader community.

Goal 8: Maintain the large, centrally located oak woodland area as a site feature. Minimize
impacts to special status plants and animals on-site.

Goal 9: Meet the Building Code requirements for energy efficiencies and water savings.

Goal 10: To reduce uncertainty in planning for and securing the orderly development of the
Specific Plan area.

Goal 11: To provide effective and efficient development of public facilities, infrastructure, and
services appropriate for the Specific Plan area.

Goal 12: To meet the requirements of the NCSD District Code to ensure that the DRSP
constructs the water and wastewater infrastructure necessary to serve the project without
adverse impacts on the NCSD’s ability to serve existing and future users.
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1.5 Specific Plan Format

The DRSP is under the County of San Luis Obispo (County) jurisdiction. The property is designated
as an expansion area under the South County Area Plan (SCAP) Section 4.5 and 4.8 as well as the
San Luis Obispo County Code — Title 22, Land Use Ordinance (LUO) Section 22.98.072. The General
Plan requires that a specific plan for this site be adopted prior to adjusting the URL of the
Community of Nipomo. This process will also include the request for annexation to the NCSD.

The DRSP provides a guide for future private and public development in conformance with the
requirements set forth in California Government Code §65450 through §65457. The DRSP provides
a bridge between the County’s General Plan and detailed plans such as development plans and
subdivisions. It directs all facets of future development within the DRSP area and includes the
following chapters and appendices:

o Chapter 1 — Project introduction and background;

o Chapter 2 — Designation of land uses and development standards;

o Chapter 3 — Overview of open space, recreation, and conservation;

o Chapter 4 — Designation of circulation elements;

o Chapter 5 — Location and sizing of infrastructure;

o Chapter 6 — Ensuring adequate public facilities;

o Chapter 7 — Options for development and financing methods for public improvements;
o Chapter 8 — Financing Public Infrastructure;

o Appendix A — Design Guidelines;

o Appendix B— Phasing and Public Improvements Implementation Matrix;
o Appendix C - Relevant General Plan text; and

o Appendix D — Policy consistency analysis.

1.6 General Plan and Land Use Ordinance Guidance for Cafiada Ranch

The SCAP description and policies applicable to the Cafiada Ranch (now known as Dana Reserve)
were adopted in 1994, almost 25 years ago. At the time, the objectives of the SCAP were aimed at
job creation opportunities as well as addressing the jobs housing balance in Nipomo. Although the
SCAP described the broad objective for job creation, it did not identify specific requirements for the
type, size, or scale of these expected uses. The SCAP also indicates that housing should be provided
on the Caflada Ranch site, again without identifying the type, size, or scale of the residential
development. Appendix A of this document provides a summary of existing SCAP policies applicable
to the Cafiada Ranch.

Since the adoption of the SCAP, much has changed in the State and in the County. A period of
significant economic expansion (housing bubble) and the “great recession” (the housing crash)
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occurred. As of the writing of this document and into the foreseeable future, California faces
significant challenges in providing housing for the States’ growing population. Prices and rents for
existing housing have increased dramatically and are continuing to increase. For the first time in
many years, the State has begun to intervene in local housing policies. During 2018-2020, over 15
housing bills were passed by the State that set standards, incentives, and enforceable requirements
for local agencies to meet their housing goals. More recently, at the time of preparation and review
of the DRSP, California, the nation, and the world experienced a pandemic caused by the COVID-19
virus that has further exacerbated housing challenges.

1.7 Goals and Consistency with the General Plan

The DRSP is located in the County of San Luis Obispo’s jurisdiction and is therefore under the
jurisdiction and governance of the County’s General Plan. The General Plan sets policy direction for
allowable land uses for both public and private lands and acts to provide applicable review bodies
appropriate guidance and direction for making future land use decisions. There are seven required
general plan elements, which include: Land Use, Circulation, Open Space, Conservation, Noise,
Housing, and Safety. In addition to these required elements, the County of San Luis Obispo has also
adopted five optional elements, which include Agriculture, Offshore Energy, Economic, Master
Water and Sewer Plan, and Parks and Recreation. These elements are implemented through County
of San Luis Obispo adopted area plans, community plans, and specific plans as well as other codified
ordinances.

The DRSP has been designed to meet the goals and objectives established in the County’s General
Plan by providing a framework for future development of the property. The DRSP is consistent with,
and serves as an extension of, the County’s General Plan. The policies and standards in the DRSP
will take precedence over more general policies and standards during the review of private and
public development projects within the DRSP area. In situations where policies or standards relating
to an aspect of development have not been provided in the DRSP, the existing policies and
standards of the County’s General Plan and LUO will apply.

1.8 Land Use and Circulation Elements

The Land Use and Circulation Elements (LUCE) is the over-arching guidance document for the
County and addresses the County’s land use pattern and circulation system. The LUCE consists of
1) Framework for Planning, 2) South County Area Plan, 3) Community Plan, and 4) Official Maps. It
identifies the layout and intensity of land uses, including housing, commercial, industrial, open
space, education, public facilities, and other categories of both public and private uses. The LUCE
also establishes a balanced circulation network that includes both existing and proposed road
network system improvements.

1.8.1.a. Framework for Planning (Inland)

The Framework for Planning (Inland) contains polices and procedures that apply to the
unincorporated area outside of the coastal zone, defining how the LUCE is used together with the
Land Use Ordinance and other adopted plans. It also explains the criteria used in applying land use
categories and combining designations to the land, and the operation of the Resource Management
System.
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1.8.1.b. South County Area Plan (SCAP)

The South County Area Plan is encompassed within the Land Use and Circulation Elements (LUCE)
of the County General Plan. This plan sets land use strategies to balance housing types, economic
growth, conserve resources, and integrate a well-balanced land use pattern throughout South
County area, including the Nipomo Mesa.

1.8.1.c. Nipomo Community Plan

The Nipomo Community Plan (Community Plan) sets a vision for the future of the community and
the proposed land uses and circulation/infrastructure improvements at the community level. The
Community Plan is also part of the LUCE of the County General Plan and is intended to be consistent
with and implemented by other County plans, policies, and programs.

Exhibit 1-5: Relationship of DRSP to Other Adopted County Documents

County General Plan

Other Land Use and Circulation Element
Elements of the
General Plan

Framework for Planning

Area Plans

Inland Community/Village Plans

Official Maps

Implementing Ordinances/Plans

Dana Reserve Land Use Ordinance

Specific Plan Real Property Division Ordinance
Growth Management Ordinance
Address and Road Name Ordinance
Building and Construction Ordinance
Public Facilities Fee Ordinance
Specific Plans

Design Plans

Capital Improvement Plan
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1.9

Implementing Ordinances/Plans

Existing implementing ordinances and plans of the County include the Land Use Ordinance, Real
Property Division Ordinance, Growth Management Ordinance, Address and Road Name Ordinance,
Building and Construction Ordinance, Public Facilities Fee Ordinance, Specific Plans, Design Plans,
and Capital Improvement Plans.

The DRSP is the implementing plan for the Dana Reserve property. While there may be instances
where a portion(s) of the County’s existing ordinances and plans apply to future development in
the DRSP, the DRSP will take precedence. Where the DRSP is silent on a topic or matter, the relevant
County ordinance or plan will prevail.

1.9.1.a Land Use Ordinance — Inland (Title 22)

The Land Use Ordinance — Inland (Title 22) provides standards for land use regulations and site-
specific development that guide and regulate the size, shape, and type of use for development
within the non-coastal areas of the County. The DRSP customizes some of the standards and
regulations found within Title 22 to implement the DRSP vision. The DRSP document will take
precedence and where the DRSP is silent on a topic or matter, the Land Use Ordinance — Inland
requirements will prevail.

1.9.1.b  Real Property Division Ordinance (Title 21)

The Real Property Division Ordinance (RPDO) regulates division of land in the County to promote
the orderly development of real property. Applicant requirements pursuant to the Subdivision Map
Act are enacted in this title. Subdivision activity within the DRSP area must be consistent with the
RPDO.

1.9.1.c San Luis Obispo County Design Guidelines

The San Luis Obispo County Design Guidelines document consists of design objectives, guidelines,
and examples that are intended to help retain and enhance the unique character of the
unincorporated communities and rural areas of San Luis Obispo County. Since the DRSP will provide
its own design direction to inform the design and planning of future development, the County’s
Design Guidelines document will not be applied in the review of development projects within the
DRSP area. Applicants should refer to Appendix A — Design Guidelines for DRSP specific design
direction.

1.9.1.d San Luis Obispo County Bikeways Plan

The San Luis Obispo County Bikeways Plan (Bikeways Plan) prioritizes bikeway facilities in the
unincorporated areas of the County. It recognizes a variety of facilities, including bicycle lanes,
routes, parking, connections with public transportation, educational programs, and funding. The
DRSP has taken guidance found in the Bikeways Plan and expanded it to provide an interconnected
bikeway system within the DRSP that connects to existing bicycle facilities adjacent to the project
area. Since the DRSP provides its own standards to implement and enhance the Bikeways Plan, the
Bikeways Plan will not be applied in the review of development projects within the DRSP area.
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2 Land Use and Development Standards

2.1

2.2

Introduction

This Chapter contains the land use goals, policies, development standards, and allowable uses
applicable to the DRSP. In general, the DRSP consists of both single-family and multi-family
residential land uses as well as commercial land uses planned near the project’s frontage adjacent
to U.S. Highway 101. More specifically, individual commercial land uses include a village center, flex
commercial, neighborhood barn, hotel, daycare center, as well as an educational/training campus.
A component of the DRSP includes areas reserved for public recreation, pocket parks, trails, and
open space.

Public Benefits Associated with Adoption of the Specific Plan

As part of the DRSP, a variety of public benefits will be included. A few highlights of the public
benefits proposed include a day care center, satellite junior college campus for Cuesta College, and
affordable housing in excess of the County’s Inclusionary Housing Ordinance requirements, as
described further within this Chapter.

Land Use Designations

Land uses determine the intended future use of each parcel of land within the DRSP. They describe
uses and development standards. The proposed land uses are separated into three primary
categories, which include Residential, Commercial, and Recreation and Open Space.

The DRSP includes the following land use designations:

Residential Land Uses
e Residential Single-Family-1 (DR-SF1)
e Residential Single-Family-2 (DR-SF2)
e Residential Multi-Family (DR-MF)

Commercial Land Uses
e Village Commercial (DR-VC)
e flex Commercial (DR-FC)

Recreation and Open Space Land Uses
e Recreation (DR-REC)
e Open Space (DR-0S)

As part of the DRSP, no change of the existing Residential Rural land use designations are proposed
for APN’s 091-301-031 and 091-301-030 and they are included within the DRSP only for the
purposes of providing access and infrastructure as described herein.

Table 2.1 includes an overview of all proposed land uses and the associated numeric information
within the DRSP area. This table lists the proposed land uses and is correlated with the Land Use
Map (Exhibit 2-1a/b) and Concept Master Plan Map (Exhibit 2-2a/b).
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Table 2.1: Land Use Summary

. . Potential
Density Potential
Land Use Acres Ranae Units Square
9 Feet?
RESIDENTIAL
Residential Single-Family-1 (DR-SF1) 132.67 4 -7 du/ac 707
Residential Single-Family-2 (DR-SF2) 16.91 7.5 -8.5du/ac 124
Residential Multi-Family (DR-MF) 23.5¢ 18-24 du/ac 458
Recreation (DR-REC)
e Public Park (10 ac) 11°
e Equestrian Staging (1 ac)
Pocket Parks? -
Primary Roads 21.9
Residential Rural (RR) — Existing 10
SUBTOTAL 215.9 1,289
COMMERCIAL AND NON-RESIDENTIAL
Village and Flex Commercial 113k sf
Visitor Serving / Hotel 59 3t 60k sf
Education ) 30k sf
Internal Neighborhood Roads? -
Park and Ride* -
SUBTOTAL 22.3 203k sf
OPEN SPACE/RECREATION
Open Space (DR-0S)
o) Opt?n Space 49 85
o Trails
o Basins
SUBTOTAL 49.8
TOTAL 288.0 1,289 110-203k sf
Notes:
1 All acreage and potential units can be adjusted up to 10% to address site specific constraints and
more suitable site design, subject to County review.
2 k indicates thousand.
3 Internal Neighborhood Roads and Pocket Park acreage located within Residential Single-Family land
use acreage calculation.
4 Park and Ride acreage located within Public Collector Roads.
> Minimum Requirement.
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Exhibit 2-1a: Land Use Map
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Exhibit 2-1b: Land Use Map Legend

COLOR LAND USE ACRES %
RESIDENTIAL MULTI-FAMILY (DR-MF) 235 B.2%
RESIDENTIAL SINGLE FAMILY- TRADITIONAL (DR-SFI) 1325 46.0%
RESIDENTIAL SINGLE FAMILY (DR-SF2) IB.S 5.8%
RECREATION (DR-REC) ILD 38%
fihie PRIMARY ROADS 29 76%
RURAL RESIDENTIAL (RR) - EXISTING I0 3.5%
RESIDENTIAL SUBTOTAL:[ 2153 5%
_ FLEX COMMERCIAL (DR-FC) IE 6.2%
VILLAGE COMMERCIAL (DR-VE) 4 5%
COMMERCIAL SUBTOTAL:[ 223 7.7%
OPEN SPACE (DR-0S) 498 17.3%
TOTAL:[ 288 00%

GROSS TOTAL ACREAGE OF SITE = 288 ACRES
* ALL STATISTICS ARE APPROXIMATE
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Exhibit 2-2a: Concept Master Plan
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Exhibit 2-2b: Concept Master Plan Legends

GROSS ACREAGE SUMMARY:
UNDEVELOPED SITEACRES'=  59.8 ACRES= 20.8%
DEVELOPED SITE ACRES= 228.2 ACRES=78.2%
GROSS ACREAGE OF SITE= 288 ACRES

* UNDEVELOPED SITE COMPRISE DF 43.8 AC OF OPEN SPACE (DS) 610 AC OF RESIDENTIAL RURAL (RR)
MAP FEATLRES
j j Primary Entry Feature

‘s

“}  Secondary Entry Feature

4_.‘

0\
1::} 8 deep Storm water Basin

’% Shallow 2 foot deep Storm Water Basin
{i‘,f. Bus Pullout / Transit Stop Locations
;’:g- Equestrian Trail Head

® o o [questrian Trail iniks)

@ e o Pedestrian Trail 38 miles)
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NET DEVELOPED AREAS B
HOUSING DEVELOPMENT= 173 ACRES = | 75.8%
PUBLIC PARKS= ILOACRES = | 48%
PUBLIC COLLECTORS= 219 ACRES = | 9.6%
COMMERCIAL= 223 ACRES =| 9.8%

DEVELOPED ACREAGE OF SITE = 228.2 ACRES
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HOUSING DEVELOPMENT NEIGHBORHOOD TOTALS ON GROSS SITE

LAND USE TOTALS
NED PRODUCT TYPE LAND | LANDUSE | 'OF GROSSSITE | UNIT COUNT
USE |  ACRES

| MULTI-FAMILY IRMF | &7 3.0% 73

? MULTI-FAMILY DR-MF | 105 3.6% 210
3 CLUSTER 0R-5FZ] 169 5.9% 124
i 4,000.5000 SF LOT DR-SFI| 14 5 0% 7

5 5.000-5,000 3F LOT DRSFI| 12 5.0% 104
b 4.000-5.000 ¢ LOT DR-SF| 186 6 5% I
7 4.500-8.700 SF 10T DR-SFI| 789 10.0% 157
g 5.000-5 600 SF LOT DR-SFI| 168 5.0% B2

- 4,500 SF - 10.000 SF LOT DR-SFI| 397 13.8% 198

R - 1687 58.6% 1,214
10 LFFORDABLE URHF| 43 1.4% 75 MIN

L A 2By 20D

N/a | INTERKAL KEIGHSORHODD ROADS' | - : z

NiR POCKET PARKS (PARK) : : :

N/ PUBLIC RECREATION OR-REC] i 3.85%

NiR PRINARY R0ADS - 718 TE%

N/ BARK AND RIDE? z - .

N/ RESIDERTIAL RURAL R il T5% .

TOTAL: 215.9 75% 288

* All land use, % of gross site, and unit counts shown above are approximate.

1 Internal Neighborhood Roads and Pocket Park acreage accounted for under Residential Neighborhood totals.
2 Park and Ride acreage accounted for under Public Collector Roads.

3 Residential Rural an existing land use and only included for the purposes of access and infrastructure.

COMMERCIAL TOTALS ON GROSS SITE

LAND USE TOTALS
LAND | LANDUSE | % OF GROSS SITE
USE |  ACRES
FLEX COMMERCIAL DR-FC 17.9 5.2%
VILLAGE COMMERCIAL DR-VC 44 1.5%
TOTAL: 22.3 1.7%
OPEN SPACE ON GROSS SITE
[AND USE TOTALS
LAND | LANDUSE [ % OF GROSSSITE
USE | ACRES
OPEN SPACE DR-08 |  49.8 17.3%
TOTAL: 49.8 17.3%

* All land use, % of gross site, and unit counts shown above are approximate.
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2.3 Residential Land Uses

2.3.1.

Residential Land Use Descriptions

The DRSP contains a variety of residential land uses with varying density ranges. These include
Residential Single-Family 1, Residential Single-Family 2, and Residential Multi-Family, as further
described below.

Residential Single-Family 1 (DR-SF1)
Purpose

a. To provide for single-family homes on lots ranging from 4,000 sf to 10,000 sf that may
be detached or attached and one- or two-stories.

b. To allow accessory uses that complement single-family neighborhoods.
c. Todiscourage incompatible non-residential uses in single-family neighborhoods.
Character

a. Areas with single-family dwellings at gross densities from four to seven dwelling units
per acre.

b. Areas having appropriate level of services and located within an urban reserve line.

Residential Single-Family 2 (DR-SF2)
Purpose

a. To provide for single-family homes on lots ranging from 3,300 sf to 3,999 sf that may
be detached or attached and one- or two-stories.

b. To allow accessory uses that complement single-family neighborhoods.
c. Todiscourage incompatible non-residential uses in single-family neighborhoods.
Character

a. Areas with single-family dwellings at gross densities from seven and a half to eight and
a half dwelling units per acre.

b. Areas having appropriate level of services and located within an urban reserve line.

Residential Multi-Family (DR-MF)
Purpose

a. To provide areas for residential development multi-family development with a wide
range of housing types that may be detached or attached and one-, two-, or three-
stories.

b. To locate higher residential densities in close proximity to commercial areas and
community services and facilities.
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c. To relate allowed densities to adequate outdoor space supportive of private
recreational activity.

Character

a. Areas with multiple-family dwellings at gross densities from eighteen to twenty-four
dwelling units per acre.

b. Areas having appropriate level of services and located within an urban reserve line.

c. Areas close to neighborhood commercial, where infrastructure, circulation, and
neighborhood facilities can accommodate multi-family residential development.

Exhibit 2-3: Residential Single-Family Concept

Residential Land Use Goals, Objectives, and Policies

The following overarching DRSP goals and objectives are brought forward from Chapter 1 of this
document and associated policies are provided to guide the range and density of residential
development envisioned within the DRSP area.

Goal 1

Provide a mix of land uses that recognizes the existing neighborhoods while providing a range
of amenities accessible to residents and community members. To respect Old Town Nipomo,
the small, neighborhood-oriented village commercial area has been designed to complement,
rather than compete with this area.

Residential Policy 1.a
A variety of single-family and multi-family residential land uses shall be provided in varying
configurations and densities.
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2.3.3.

Residential Policy 1.b
Single-family land uses shall be located within the DRSP area to transition from existing,
surrounding Residential Suburban land uses.

Goal 3
Incorporate the rural history of the community through architectural design, as guided by
Appendix A — Design Guidelines.

Residential Policy 3.a
Each residential neighborhood within the DRSP area should provide a unique aesthetic and design
—including signage, consistent with the overarching vision for the DRSP area.

Residential Policy 3.b
While no specific architectural style is dictated herein, residential architecture character should
be reflective of the rural history of the community, as outlined in Appendix A — Design Guidelines.

Goal 4

Provide a diversity of housing types and opportunities for home ownership and apartments,
including affordable homes consistent with goals and policies of the Housing Element of the
General Plan, the County’s Inclusionary Housing Ordinance, and regional housing needs.

Residential Policy 4.a
A variety of for sale single-family and for sale/rental multi-family housing types shall be provided
within the DRSP area to appeal to a broad range of customers.

Residential Policy 4.b

Affordable housing shall be constructed within the DRSP area consistent with the County Housing
Element, Inclusionary Housing Ordinance, and requirements of the South County Area Plan to
provide housing to meet the needs of area employees.

Residential Policy 4.c
Multi-family homes should have private open space features, such as balconies or patios, and have
access to common outdoor areas on-site.

Residential Policy 4.d
All common outdoor areas (pocket parks, trails, and open space) within individual residential
neighborhoods shall be privately maintained.

Goal 9
Meet the Building Code requirements for energy efficiencies and water savings.

Residential Policy 9.a
All residential development within the DRSP area shall meet the Building Code requirements for
energy efficiencies and water savings at the time of development.

Residential Development Standards
Residential development standards ensure consistency with the overarching DRSP vision while
guiding the implementation and review of housing development project proposals by the County.
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Customized land use designations are provided to implement the land uses identified in Chapter
2. Land use designations included herein supersede the County’s land use ordinance (Title 22)
except where the DRSP is silent. In such cases, existing County land use category standards shall

apply.

The development standards for Residential Single-Family and Residential Multi-Family are
provided in Table 2.2 and Table 2.3 and are categorized based on land use type and density. It is
assumed that these standards will be supplemented by additional covenants, conditions, and
restrictions (CC&Rs), which will also be consistent with the DRSP. To guide potential development
of Accessory Dwelling Units within the DRSP, Table 2.4 has been provided to outline relevant
development standards.

Applicants should refer to Appendix A for applicable design direction for residential site planning,
architecture, and landscaping.

Table 2.2: Residential Single-Family Development Standards

DR-SF1 DR-SF2
Minimum Setbacks
Front 16 ft 10 ft
Side 5 ft 0-5ft
Street 10 ft 10 ft
Rear 12 ft 5 ft
Garage 20 ft from back of 5 ft from
sidewalk motorcourt
Maximum Porch Encroachment
6 ft N/A
Maximum Lot Coverage®
NBD 4-7 =55% 65%

NBD 8-9 = 60%

Maximum Height?

30 ft, 2-stories; refer to
Special Height
Restrictions for NBDs 7,
8, and 9 below

35 ft, 2- stories

Special Height Restrictions

Lots directly adjacent to
Hetrick Ave. and
Sandydale Dr. are -

limited to 22 ft, 1-story

Neighborhoods 7, 8, and 9

in height.

Typical Lot Size
4,000 sf - 3,300 sf -
10,000 sf 3,999 sf

Draft December 2021
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DR-SF1 DR-SF2
Pocket Park Space®
NBD 3 15-2.0ac
NBD 4 0.7-0.9ac
NBD 5 1.1-15ac
NBD 6 0.7-1.0ac
NBD 7 2.1-3.0ac
NBD 8 0.6-1.1ac
NBD 9 1.8—-25ac
Pocket Park Total 8.5-12
Minimum Private Open Space
300 sf rear yard w/ 300 sf side or rear yard w/
12 ft min. depth 10 ft min. depth
Parking
5 enclosed off-street 2 enclosed off-street parking
parking spaces per home spaces per home; plus 1
guest space per 5 homes
Notes:

! Accessory Dwelling Units are allowable and do not count towards lot coverage.

2 A building may exceed the height indicated if it has a pitched roof with a slope greater than
2.5/ 12, and the additional height above the maximum allowed is used to achieve this
pitched roof.

3 Sizes shown are approximate and may vary.

PER STATE
LAW
e~ | s
12 PER STATE
I MIN |" LAW
OPTIONAL el e
ADU
i I
I I 5
! I
I BUILDABLE |
AREA

MIN

MIN BUILDABLE
AREA

Exhibit 2-4: DR-SF1 Standards Exhibit 2-5: DR-SF2 Standards
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Table 2.3: Residential Multi-Family Development Standards

DR-MF
Minimum Setbacks
Front 10 ft
Side 5 ft
Street 10 ft
Rear 10 ft
Garage/Carport 20 ft from back of sidewalk
Minimum Building Separation
Principal Building 10 ft
Between Facing Garages 28 ft
Porch Encroachment
\ 3 ft

Allowable Density

‘ 18-24 du/ac'?

Maximum Lot Coverage®

| 70% (net)

Maximum Height®

| 45 ft, 4-stories*

| N/A

| 30% net site area

Minimum Lot Size

Minimum Common Open Space

Minimum Private Open Space

80 sf per home (may include patios,
decks, balconies, or porches)

Parking

1 sp./studio or 1 bdrm.;
1.5 sp./2-bdrm.;
2.0 sp./3+ bdrm.
1 guest sp. per 5 homes.

Notes:

! Allowable dwellings for DR-MF land use based on units per gross acre.

2 Excludes density bonuses

3 A building may exceed the height indicated if it has a pitched roof with a slope
greater than 2.5/12, and the additional height above the maximum allowed is
used to achieve this pitched roof.

433-ft to the top of plate, 45-ft to the roof.

> Accessory Dwelling Units are allowable and do not count towards lot
coverage.
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2.3.4.

Table 2.4: Accessory Dwelling Unit Development Standards

Attached Detached

Minimum Setbacks

Shall comply with the

Front requirements applicable to the n/a
attached single-family dwelling.
Side Per state law.
Rear Per state law.

Per state law.
Per state law.

Maximum Size
Maximum Height
Parking

Per state law.

Residential Allowable Uses

Table 2.5 below outlines the allowable land uses for the Residential Single-Family and Multi-
Family land uses within the DRSP area. As indicated in the table, primary uses are those that are
a primary use within the residential land uses, while secondary uses are those that are
subordinate to or in support of a primary use.

To review applicable permit types and processes referenced in Table 2.5, refer to Chapter 7 —

Implementation and Administration.

Table 2.5: Residential Use Table

DR-SF1 DR-SF2 DR-MF
Primary Uses
Single-Family Dwellings ZC ZC N
Multi-Family Dwellings N N ZC
Secondary Uses
Accessory Dwelling Unit (Secondary Dwelling) ! ZC ZC ZC
Child Day Care — Family Day Care Homes P P P
Community Center/Clubhouse/Pool ZC ZC ZC
Community Garden ZC ZC ZC
Detached Garage ZC N N
Home Occupation ZC ZC ZC
Pocket Park ZC ZC ZC
Residential Accessory Uses ZC ZC ZC
Residential Care Home, 6 or fewer boarders ZC ZC ZC
Residential Care Home, 7 or more boarders N N MUP
Notes:
ZC: Zoning Clearance  SP:Site Plan  MUP: Minor Use Permit  N: Not Permitted
Uses listed above consistent with County use definitions, where applicable.
1 Governed by applicable State law.
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2.3.5. Edge Condition Development Standards
With the property being located in between existing residential development to the north, south,
and west, layout of the DRSP has been conducted to allow for additional buffering of these
existing residential areas, as described further below. It should be noted that the referenced
building to building setbacks shown below are minimums when considering existing building
locations on properties adjacent to the DRSP.

Northern DRSP Property Line

For Neighborhood’s 5, 6, and 9, edge conditions along the northern property line will result in a
minimum separation between buildings of 97 feet (Exhibit 2-6). Beginning in Neighborhood 5 and
6 on the DRSP property, this includes a minimum 12-foot rear yard setback, 30-foot equestrian
trail, 25-foot Cherokee Place, and a minimum 30-foot rear yard setback for the existing
Residential Rural lots north of Cherokee Place.

Exhibit 2-6: Northern DRSP Property Line Edge Condition at Neighborhoods 5, 6, and 9

DANA v, Lo RESIDENCE PER
RESERVE 7 COUNTY
NBD 5,6, & 9| #3 STANDARDS

ma CHEROKEE REAR
SFRYARD L"i‘f‘l‘:,:, ROW. Vakor SR |
R E 110- 0 5 2
1 1
12'- 0 W0 2510 30- 0"

Southern DRSP Property Line

For Neighborhood 3, edge conditions along the southern property line will result in a minimum
separation between buildings of 65 feet (Exhibit 2-7). Beginning in Neighborhood 3 on the DRSP
property, this includes a minimum 5-foot rear yard setback, 30-foot equestrian trail, and a

minimum 30-foot rear yard setback for the existing Residential Suburban lots fronting onto
Sandydale Drive.

Exhibit 2-7: Southern DRSP Property Line Edge Condition at Neighborhood 3

PIL. i
L] g W N
DANA s BV RESIDENCE PER
RESERVE g COUNTY
NED 3 Il STANDARDS
RE &R e
srr \arol  |TRAIL Ry SR
5 " 30~ O a0t o

For Neighborhood 7, edge conditions along the southern property line will result in a minimum
separation between buildings of 72 feet (Exhibit 2-8). Beginning in Neighborhood 7 on the DRSP
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property, this includes a minimum 12-foot rear yard setback, 30-foot equestrian trail, and a
minimum 30-foot rear yard setback for the existing Residential Suburban lots fronting onto
Sandydale Drive. Homes in Neighborhood 7 immediately adjacent to the southern DRSP property
line will be one-story.

Exhibit 2-8: Southern DRSP Property Line Edge Condition at Neighborhood 7

DANA RESIDENCE PER
RESERVE COUNTY
NBD 7 STANDARDS
REAR
SFR YARD* .j SFR
120 0" 30-o a0 - o

Western DRSP Property Line

For Neighborhood 8, edge conditions along the western property line will result in a minimum
separation between buildings of 102 feet (Exhibit 2-9). Beginning in Neighborhood 8 on the DRSP
property, this includes a minimum 12-foot rear yard setback, 60-foot Hetrick Avenue right-of-
way, and a minimum 30-foot side/rear yard setback for the existing Residential Suburban lots
fronting onto Pomeroy Road or Calimex Place. Homes in Neighborhood 8 immediately adjacent
to the western DRSP property line will be one-story.

Exhibit 2-9: Western DRSP Property Line Edge Condition at Neighborhood 8

PJL.
Pt v
Ay’ _'fv__
DANA : g RESIDENCE PER
RESERY IDENCE
NBD 8 STANDARDS
REAR |
SFR | YARD HETRICK R.O.. | &R
12'-0 60'-0 30 [
! E

For Neighborhood 9, edge conditions along the western property line will result in a minimum
separation between buildings of 132 feet (Exhibit 2-10). Beginning in Neighborhood 9 on the DRSP
property, this includes a minimum 12-foot rear yard setback, 30-foot equestrian trail, 60-foot
Hetrick Avenue right-of-way, and a minimum 30-foot side yard setback for the existing Residential
Suburban lots siding onto Hetrick Avenue. Homes in Neighborhood 9 immediately adjacent to the
western DRSP property line will be one-story.
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2.3.6.

2.3.7.

Exhibit 2-10: Western DRSP Property Line Edge Condition at Neighborhood 9

RESIDENCE PER
COUNTY
STANDARDS

HETRICK R.O M. 5;?35* L SFR
A
60°- 30- 0

Architectural Design Guidance
As noted above, no specific architectural style is required for the DRSP. However, in order to
implement the vision and character of the DRSP outlined in Chapter 1, design guidelines have
been provided in Appendix A that will guide the design of future projects as they are submitted.
Applicants should refer to Appendix A for applicable design direction for residential site planning,
architecture, and landscaping.

Residential Fencing Standards

Table 2.6: Residential Fencing Standards below outline fencing standards which apply to all
residentially designated land uses within the DRSP. This includes fencing standards related to
location, height, type and materials, as well as prohibited styles. In general, the intent of the
residential fencing standards is to allow for individual properties to take advantage of adjacencies
to park and open spaces on-site while providing privacy for future homeowners. All fences to be
provided by the developer and maintained by the Homeowners Association. Refer to Appendix A
— Design Guidelines for recommended locations for residential fencing.

Table 2.6: Residential Fencing Standards

Location

A. Fencing is permitted along the front, side, and rear property lines. Fencing within the
required street setback area is prohibited.

B. Property line fencing at the side or street yards connecting to the primary residence
shall be setback a minimum of 5-feet from the primary street facing facade.

C. Where a Residential Multi-Family designated property is located adjacent to a Flex
Commercial designated property, fencing is required on the Residential Multi-Family
property only.

Height
A. Front - Forty-Two (42) inches maximum.
B. Side and Rear Yard — Six (6) feet minimum/maximum.
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2.3.8.

Affordable Housing

As discussed below, the County’s Housing Element (2020-2028) and Inclusionary Housing
Ordinance (Section 22.12.080) outline the goals, objectives, policies, and implementation
programs to provide for a variety of housing types at various affordability levels across the
County. It is the goal of the DRSP to provide for a diversity of housing types and opportunities for
home ownership and apartments, with priority given to those who live and work in southern San
Luis Obispo County. For more specific housing related policies, refer to Section 2.3.2 above.

General Plan Housing Element

The County’s current Housing Element (2020-2028) is intended to facilitate the provision of
needed housing in the context of the General Plan Land Use Element and related ordinance. It is
also intended to meet the requirements of State law. It contains a number of relevant goals,
objectives, policies, and implementation programs to ensure the County meets its goals of
meeting the housing needs while remaining consistent with State law.

The overall goal of the County Housing Element is to:

“Achieve an adequate supply of safe and decent housing that is affordable to all residents of the
unincorporated county.”

Relevant primary objectives and associated policies include:

“Objective HE 1.00 — Facilitate the development and preservation of housing units that are diverse
in type, size, and ownership level to meet the needs of residents of varying lifestyles and income
levels.”

Policy HE 1.01 - Support and prioritize new residential development in areas identified for
strategic regional residential development and other areas that are (a) located along priority
transportation corridors (i.e. highways identified by San Luis Obispo Council of Governments
as priorities for regional infrastructure investments), (b) located in or between areas with
higher concentration of jobs and services, and (c) located within or in close proximity to
existing urbanized areas or communities. This includes, but is not limited to, supporting and
prioritizing the following in such areas:

e improvements to infrastructure and facilities;

e reductions in infrastructure constraints for the development of housing to the extent
possible; and

e ncreases in the supply of land for residential uses.

Policy HE 1.02 - Prioritize proximity to jobs, services, schools, parks, and transportation
systems when designating land for housing.

Policy HE 1.04 - Encourage proposed residential developments to provide safe and
attractive living environments through incorporation of high-quality architectural design,
materials, site planning, and site amenities.
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To ensure the County meets this objective and associated policies during the current Housing
Element term and to position the County to meet future, longer-term housing needs, the
following implementation program is identified:

“Program C: Designation of additional land for residential uses.”

Land Use Ordinance Inclusionary Housing

Section 22.12.080 of the County LUO contains policies and procedures related to inclusionary
housing that is a requirement as part of development projects. Development containing two or
more residential dwelling units, commercial/industrial uses with a cumulative floor area of 5,000
square feet or more, mixed-use development, and subdivision of land are subject to these
requirements.

As of 2021, Land Use Ordinance Section 22.12.040.C. - Inclusionary housing requirements for new
development — development projects are required to designate a minimum of 8% of the base
density as inclusionary housing. This 8% inclusionary housing mix is broken down by 2%
increments between Workforce, Moderate income, Low income, and Very Low-income
households. As noted in Section 22.12.080.G.2, the County provides for a reduction in required
inclusionary housing by 25% for those units constructed on-site.

Requirements for inclusionary housing for residential dwelling units are based upon the base
density of a project. Base density is the maximum number of residential units that may be
allowed, not including any density bonuses. Commercial and industrial development of 5,000
square feet or more of floor area for commercial or industrial use also requires the payment of a
housing impact fee or construction of inclusionary housing units.

Specific Plan Application

The DRSP will implement the goals and polices of the County Housing Element and Inclusionary
Housing Ordinance by donating land to a local non-profit(s) to allow for construction of these
affordable homes on-site to meet or exceed the County’s Inclusionary Housing requirements. As
shown on Exhibit 2-2a, Neighborhood 10 has been appropriately sized and located to
accommodate these affordable homes on-site and will provide for a minimum of 75 units.

In addition to Neighborhood 10, land will also be donated to a local non-profit at APN 091-301-
030 to allow for a self-help ownership program. APN 091-301-030 is not a part of the DRSP
proposal but will provide for a minimum of ten (10) units, which will be required to be completed
under a separate application process from the DRSP effort.

Local Preference Program

As part of the DRSP, a local preference program for housing will be included. The local preference
program will give first priority to individuals who live or work in the southern portion of San Luis
Obispo County.
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2.4 Commercial Land Uses

2.4.1 Commercial Land Uses
The DRSP contains a variety of commercial land uses with varying density ranges. These include
Village Commercial and Flex Commercial, as further described below.

Village Commercial (DR-VC)
Purpose

a. To provide convenient locations for retail commercial and service establishments to
meet daily shopping needs of residents and visitors.

b. To provide opportunities for community gathering and meeting spaces.
Character

a. Focused areas where small-scale neighborhood commercial, services, and community
uses can be allowed to provide day-to-day shopping needs for adjacent residential
neighborhoods.

b. Locations adjacent to residential areas along collector or arterial streets which will
reduce the number of shipping trips for daily needs and to encourage walking or
bicycling.

c. Areas having appropriate level of services and located within an urban reserve line.

Flex Commercial (DR-FC)
Purpose

a. To provide areas for commercial, office, and light manufacturing to support local job
generating businesses.

b. To provide limited areas for highway traveler services and uses associated with tourists
and vacationers within urban areas on collectors.

c. To provide areas for development of public facilities and/or educational facilities to
meet the public needs.

Character
a. Areas characterized by commercial, service, and small-scale industrial uses.
b. Areas where uses serve both occasional needs and day-to-day needs.
c. Areas that serve resident, transient, and tourist needs.

d. Areas that satisfy the specialized site location requirements of public agencies and/or
educational facilities, where facilities will be visible and accessible to their users.

e. Areas having appropriate level of services and located within an urban reserve line.
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Exhibit 2-11: Village Commercial Neighborhood Barn Concept
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2.4.2

Commercial Land Use Goals, Objectives, and Policies

The following overarching DRSP goals and objectives brought forward from Chapter 1 of this
document and associated policies are provided to guide the range of commercial development
envisioned within the DRSP area.

Goal 1

Provide a mix of land uses that provides a range of amenities accessible to residents and
community members. To respect Old Town Nipomo, the small, neighborhood-oriented village
commercial area has been designed to be limited in size, rather than compete with this area.

Commercial Policy 1.a
A range of commercial, office, hospitality, and education space shall be provided within the
commercial areas of the DRSP to provide flexibility of future uses.

Commercial Policy 1.b

The Village Commercial Center shall include a variety of neighborhood serving uses that
accommodate the day-to-day needs of the neighborhood. This may include a neighborhood barn,
an event venue to accommodate neighborhood or community events.

Commercial Policy 1.c
Outdoor seating and pedestrian amenities should be provided in conjunction with commercial
land uses for residents, visitors, and employees.

Goal 3
Incorporate the rural history of the community through architectural design, as guided by
Appendix A — Design Guidelines.

Commercial Policy 3.a
While no specific architectural style is dictated, commercial architecture character should be
reflective of the rural history of the community, as outlined in Appendix A — Design Guidelines

Goal 5
Create new employment and job training opportunities for the community and the broader
South San Luis Obispo County area.

Commercial Policy 5.a

The Flex and Village Commercial land use designation shall provide a variety of tenant space
configurations to accommodate a range of business types and sizes for new employment
opportunities and may also include an educational campus to provide ongoing job training and
life-long learning opportunities.

Goal 9
Meet the Building Code requirements for energy efficiencies and water savings.

Commercial Policy 9.a
All commercial development within the DRSP shall meet the minimum County Building Code
requirements for energy efficiencies and water savings.
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2.4.3

Commercial Development Standards

Commercial development standards apply to the Village Commercial (DR-VC) and Flex
Commercial (DR-FC) land uses within the DRSP and are intended to ensure consistency with the
DRSP vision while guiding the implementation and review of individual development proposals
by the County.

Customized land use designations are provided to implement the land uses identified in Chapter
2. Land use designations included herein supersede the County’s land use ordinance (Title 22)
except where the DRSP is silent. In such cases, the existing County land use category standards
shall apply.

The commercial development standards for Village Commercial and Flex Commercial land uses
are provided in Table 2.7 below.

Applicants should refer to Appendix A for applicable design direction for commercial site
planning, architecture, and landscaping.

Table 2.7: Commercial Development Standards

DR-VC DR-FC
Minimum Building Setbacks
Front 0-ft 10-ft
Interior Side 0-ft 0-ft
Street 0-ft 10-ft
Per Building Code
Rear Requirements, except: 20-ft
15’ — adj. to RES. use.
Minimum Lot Size
| No minimum | 0.5 ac
Maximum Lot Coverage
| 100% | 70%
Maximum Floor Area Ratio
1.5; 1.5;

2.5 for lodging or school uses

2.5 for lodging or school uses

Maximum Height

35-ft, 2-stories;
50-ft, 4-stories for
lodging or schools uses

35-ft, 2-stories;
50-ft, 4-stories for
lodging or school uses

Minimum Private/Common Area Landscaping

5% of parking area

10%

Landscape Buffer

10-ft along Highway 101

Minimum Parking Requirements %2

Restaurants & Bars —
1/200 sf
Commercial/Retail -
1 sp/250 sf

Restaurant & Bars —
1/200 sf
Commercial/Retail -
1 sp/250 sf

Draft December 2021

Land Use and Development Standards | 2-23




DR-VC

DR-FC

Lodging -

1 sp/room + 5% of total
Schools (Colleges/University)
- 1sp/3.4 students

Daycare -

1 sp/1 staff member plus 1
sp for each 5 children

Office —

1/300 sf

Commercial Service —

1 sp/250 sf

Schools (Pre-Schools to
Secondary) - 1 sp/staff
member plus 1 space per 5
children

Schools (Colleges/University)
—1sp/3.4 students

Lodging -

1 sp/room + 5% of total
Small Scale Manufacturing —
1 sp/500

Office —

1/300 sf

Medical Office -

1/200 sf

Notes:

of 20%.

! Where two or more nonresidential uses are located on a single property, the number of
parking spaces may be reduced at a rate of 5% for each nonresidential use, up to a maximum

2 Minimum parking requirements shall be calculated based on the net floor area in both Village
and Flex Commercial areas of useable space within a building. However, parking requirement
calculations shall not include storage areas or mechanical space.

2.4.4  Commercial Allowable Uses

Table 2.8 below outlines the allowable land uses for the Village Commercial and Flex

Commercial/Light Industrial land uses within the DRSP area.

To review applicable permit types and processes referenced in Table 2.8, refer to Chapter 7 —
Implementation and Administration. Other uses not listed below may be approved by the
Director of Planning and Building that are consistent with the intent of the DRSP and will not
result in increased impacts through a minor use permit.

Table 2.8: Commercial Use Table

DR-VC DR-FC
Animal Hospitals and Veterinary Medical Facilities N ZC
Automobile, Mobile Home & Vehicular Dealers N N
Automobile Service Stations/Gas Stations N N
Building Materials and Hardware N ZC
Child Day Care Centers ZC ZC
Drive-In and Drive-Thru Services N SP
Food and Beverage Products N ZC
Furniture & Fixture Products, Cabinet Shops N ZC
General Retail ZC ZC
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2.4.5

2.4.6

DR-VC DR-FC

Health Care Services N ZC
Health/Fitness Club SP SP
Heavy Manufacturing N N
Lodging — Hotels & Motels, 40 or more units SP SP
Neighborhood Market (<10,000 sf) ZC ZC
Neighborhood Market (<50,000 sf) N SP
Personal Services ZC ZC
Public Assembly and Entertainment Facilities SP SP
Offices ZC ZC
Residential® MUP MUP
Rgstaurant and Ba.ws . . o p MUP
(including breweries, wine tasting, and distilleries)

Schools — College and University SP SP
Schools — Preschool to Secondary SP SP
Small Scale Manufacturing N SP
Warehousing N N

Notes:

ZC: Zoning Clearance  SP: Site Plan ~ MUP: Minor Use Permit  N: Not Permitted
Per County use definitions, where applicable.

! Governed by applicable State law.

Architectural Design Guidance

As noted above, no specific architectural style is required for the DRSP. However, in order to
implement the vision and character of the DRSP outlined in Chapter 1, design guidelines have
been provided in Appendix A that will guide the design of future projects as they are submitted.
Applicants should refer to Appendix A for applicable design direction for commercial site
planning, architecture, and landscaping.

Commercial Fencing Standards

Table 2.9: Commercial Fencing Standards below outlines the fencing standards which apply to all
commercially designated land uses within the DRSP. This includes fencing standards related to
location, height, type and materials, as well as prohibited styles. Refer to Appendix A — Design
Guidelines for recommended locations for commercial fencing.

Table 2.9: Commercial Fencing Standards

Location
A. Fencingis permitted along the side and rear yard property lines. Fencing within the
front setback areas is prohibited.
No fencing is required adjacent to U.S. Highway 101, other than required by Caltrans.
C. Where a Residential Multi-Family designated property is located adjacent to a Flex
Commercial designated property, fencing is only required on the Flex Commercial
property.
Height
A. Side and Rear Yard — Six (6) feet minimum/maximum.
B. Recreation or Open Space — No fencing required.

@
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2.5 Recreation and Open Space Land Uses

2.5.1 Recreation and Open Space Land Use Descriptions

The DRSP contains a variety of recreation and open space land uses. These include Recreation
(DR-REC) and Open Space (DR-0S), as further described below.

Recreation (DR-REC)
Purpose

a. Toidentify areas having recreational potential where private or public development of
recreational uses can be encouraged.

b. To provide for public park and recreation areas to serve neighborhood and community
residents and visitors.

Character

a. Areas of existing or proposed recreational uses that emphasize and retain a
recreational resource on a portion of a property.

b. Areas with natural or man-made recreational resource that will serve particular public
recreational needs.

Open Space (DR-0S)
Purpose

a. Toidentify lands having value as natural areas.

b. To identify lands that are capable of supporting passive recreational activities.

Character

a. Portions of a site with natural features such as unique topography or vegetation.

b. Areas for passive, non-intensive recreational sues such as picnic areas and hiking trails.

2-26 | Land Use and Development Standards Draft December 2021



DANA
RESERVE

Exhibit 2-13: Public Neighborhood Park Concept

2.5.2

Recreation and Open Space Land Use Goals, Objectives, and Policies

The following DRSP goals and objectives brought forward from Chapter 1 of this document and
associated policies are provided to guide the recreation and open space land use categories
envisioned within the DRSP area. For additional goals and policies related to Recreation and Open
Space, refer to Chapter 3.

Goal 1

Provide a mix of land uses that recognizes the existing neighborhoods while providing a range
of amenities accessible to residents and community members. To respect Old Town Nipomo,
the small, neighborhood-oriented village commercial area has been designed to complement,
rather than compete with this area.

Recreation and Open Space Policy 1.a
Recreation and Open Space land uses shall be distributed throughout the DRSP area to provide
access to both residents and the community.

Recreation and Open Space Policy 1.b
Recreation and Open Space land uses should be utilized to provide a buffer between the DRSP area
and the surrounding neighborhoods to the extent practical.

Recreation and Open Space Policy 1.c
Open space land uses shall serve a variety of functions including but not limited to recreation,
trails, stormwater management, and habitat conservation.
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2.5.3

2.54
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Recreation and Open Space Standards

Recreation and open space standards apply to the Recreation (REC) and Open Space (OS) land
uses within DRSP. They are intended to ensure consistency with the DRSP vision while guiding the
long-term implementation and review of individual proposals by the County.

Customized land use designations are provided to implement the land uses identified in Chapter
2. Land use designations included herein supersede the County’s land use ordinance (Title 22)
except where the DRSP is silent. In such cases, the existing County land use category standards
shall apply.

For additional standards related to Recreation and Open Space land uses, refer to Chapter 3.

Table 2.10: Recreation and Open Space Development Standards

| DR-REC! | DR-0S
Minimum Parking Requirements *
Daycare -
1 sp/1 staff member plus 1 sp -
for each 5 children
! Minimum parking requirements shall be calculated based on the net floor area in Recreation area of
useable space within a building. However, parking requirement calculations shall not include storage
areas or mechanical space.

Recreation and Open Space Allowable Uses
Table 2.11 below outlines the allowable land uses for the Recreation and Open Space land uses
within the DRSP area.

Table 2.11: Recreation and Open Space Use Table

DR-REC DR-0S
Primary Uses
Equestrian Facilities (trails and trailhead) ZC ZC
Public Neighborhood Park ZC N
Outdoor Athletic Facilities ZC N
Pedestrian Trails ZC zct
Public Parks and Playgrounds ZC N
Child Day Care Centers ZC N
Secondary Uses
Mobile Homes N N
Public Utility Facilities (Basins, Pumphouses) SP SP
Outdoor Sports and Recreational Facilities - Private SP N
Outdoor Sports and Recreational Facilities - Public SP N
Storage — Accessory MUP MUP
Temporary Events?
e Farmer’s Market e Private Parties SP SP
e Non-Profit Events e Movie Nights
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DR-REC DR-0OS

Notes:

ZC: Zoning Clearance  SP:Site Plan  MUP: Minor Use Permit  N: Not Permitted
Per County use definitions, where applicable.

pedestrian trails in the Open Space Land Uses shall be unpaved.

2Temporary Events are subject to the Site Design Standard requirements outlined in Title 22, Section
22.30.610 of the County LUO.

2.5.5 Recreation and Open Space Fencing Standards
Table 2.12: Recreation and Open Space Fencing Standards below outlines the fencing standards
which apply to all recreation and open space designated land uses within the DRSP. This includes
fencing standards related to location, height, type and materials, as well as prohibited styles.

Refer to Appendix A — Design Guidelines for recommended locations for recreation and open
space fencing.

Table 2.12: Recreation and Open Space Fencing Standards

Location

A. Not required along streets or trails, unless an equestrian trail is located adjacent to a
street, in which case a 4-foot high, split rail fence is required.

Height

A. Adjacent to Streets, Parks, and Open Space - Four (4) feet maximum.
B. Adjacent to Detention Basin - Per County requirements.
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Conservation, Open Space, and Recreation
3.1 Introduction

This Chapter discusses the extent and location of open space, cultural resources, and recreational
spaces within the Dana Reserve (DRSP) area. It also includes goals and policies for ensuring the long-
term success and management of these resources and assets. The open space, trail network, and
recreational amenities are envisioned as a cornerstone for the DRSP. These open space areas will
provide moments to embrace tranquility and peacefulness, while recreation spaces will encourage
exercise, exploration, play, and community engagement — part of the larger healthy community
vision for the DRSP. Refer to Table 3.1 below for a summary of land use acreages of these areas
within the DRSP and Exhibit 3-1 for their locations.

Table 3.1: Recreation and Open Space Land Use Summary

Land Use Acreage (ac) % of Site (%)
Open Space
2 (T)rZ?I: Space 49.81 17.3
o Basins
Recreation 11! 3.8
Pocket Parks 8.5-12 3.0-4.2
Totals 67.3-72.8 23.4-25.3
I Minimum Requirement.
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Exhibit 3-1: Open Space and Recreation Map
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3.2 Conservation and Open Space

The proposed DRSP Open Space includes a total of 49.8 acres (17.3%) of the total site. This
designation includes areas that remain undeveloped long-term, as well as areas that provide
opportunities for passive uses. Examples of areas intended to remain undisturbed long-term
include the central oak woodland area, while passive open space areas will include pedestrian and
equestrian trails as well as seating areas. County trail standards for pedestrian and equestrian trails
are specified in Chapter 4: Circulation.

A Biological Report was conducted for the DRSP in 2020, with updates completed in 2021 related
to oak trees and Burton Mesa Chaparral. The report identified eight special status plant species
located within the DRSP area. Additional special plant and habitat surveys were also conducted in
2018 and 2019. The data collected from these biological studies served as a general guide to the
siting of land uses within the DRSP area in order to avoid or minimize impacts to these species.

Open space area concepts.

3.2.1 Biological

Coast Live Oaks

The DRSP contains coast live oak trees dispersed in different locations across the site. With the
exception of three non-native trees, no other tree species are located on the property. While many
of the coast live oaks are scattered in various configurations, most intact oak woodland (oak forest)
is located centrally on the property with a denser tree coverage, canopy structure, and understory
shrub cover than other areas of the site. Most of the oaks in savannah, chaparral, and managed oak
woodland on the Dana Reserve resprouted from oaks harvested in the late 1800’s to increase
grazing area. The Dana family had 18,000 head of sheep in the area in the 1890’s. The understory
of multi-stemmed trees continues to be managed for grazing. The managed woodland has been
grazed by horses and cattle in recent decades. Low tree branches and dead wood are removed to
increase grass cover and reduce fire fuel.

The majority of the centrally located oak woodland, not historically managed, is to be maintained
as part of the DRSP. To maintain the integrity of this centrally located oak woodland, development
and the circulation network has been located to minimize impacts. Where development is to occur
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adjacent to areas where coast live oaks are to be maintained, County oak tree protection
construction best practices will be implemented.

An Oak Woodland Management Plan, Tree Protection Plan, Off-Site Habitat Acquisition and
Preservation Plan, and On- and Off-Site Habitat Mitigation and Monitoring Plan will be prepared. A
combination of on-site mitigation plus off-site conservation will be used to offset the loss of coast
live oaks. On-site mitigation will be implemented for the 30 individual oaks removed from grassland
habitats at a 4:1 ratio to mitigate for temporal loss. Planting locations will be selected adjacent to
existing coast live oak areas to be maintained, within open spaces, recreation and park areas, or
street trees within select areas. To the extent practical, on-site mitigation of coast live oak trees will
be propagated from on-site acorns. Plantings shall not fulfill more than one-half of the mitigation
requirements. Off-site mitigation for loss of oak woodland habitat will be provided by oak woodland
habitat acquisition and conservation at a 2:1 ratio (two acres conserved for every acre of oak
woodland habitat impacted).

Special Status Plant Species

As part of the 2020 Biological Report and subsequent 2021 updates related to oaks and Burton Mesa
Chaparral conducted for the DRSP effort, eight special status plant species were identified within
the DRSP area. These include Sand mesa manzanita (Arctostaphylos rudis), Sand buck brush
(Ceanothus cuneatus var. fascicularis), Michael’s rein orchid (Piperia michaelii), Mesa horkelia
(Horkelia cuneata), California spineflower (Mucronea californica), Nipomo mesa ceanothus
(Ceanothus impressus var. nipomoensis), and Sand almond (Prunus fasciculata var. punctata). Based
on the extent of the DRSP development area, the 2020 Biological Report and subsequent 2021
updates found potential for adverse effects, however it noted that effects to all special status plan
species can be mitigated.

The DRSP will avoid impacts to special status plant species to the extent practical. For those special
status species that cannot be avoided, appropriate mitigation ratios will be required.

Listed Plant Species

During surveys and field observations on the property for the 2020 Biological Report, small patches
of a state listed plant species, Pismo clarkia (Clarkia speciosa ssp. Immaculata) were identified in
portions of the centrally located oak woodland area. Development, including roadways, have been
situated on-site to avoid impacts to these areas, however a small impact to state-listed species may
occur. Relevant state permits will be obtained and mitigation implemented for impacts to this rare
plant.

Biological Mitigation Area(s)

The DRSP proposes to preserve an off-site oak and Burton Mesa Chaparral habitat mitigation site
within the Nipomo area. Located along the Temettate Ridge, the Dana Ridge site, will be placed into
a conservation easement with a local non-profit to provide for the long-term management and
maintenance of the site. Refer to Exhibit 3-2 for the location of the Dana Ridge Ranch site.

On-site habitat on DRSP occupied by sensitive species will be placed in protected easements.
Appropriate off-site habitat will be preserved and/or restored to mitigate for impacts to rare
species.
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Exhibit 3-2: Biological Mitigation Site
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3.2.2 Cultural
Cultural resources include historical, archaeological, and/or paleontological resources. An
archaeological cultural resource site has been identified within the DRSP area. Site design and layout
of the property has been designed to avoid impacting this location by integrating it within open
space and avoiding excavation of the resource site.

Known archaeological resources shall be protected to the greatest extent practical. If additional
archaeological resources are discovered during grading and construction activities the County’s
Inland Land Use Ordinance shall be applied, which may include, but is not limited to fencing or other
protective measures around identified cultural resources.

3.2.3 Conservation and Open Space Goals, Objectives, and Policies
The following DRSP goals and objectives brought forward from Chapter 1 of this document and
associated policies are provided to guide the recreation and open space uses envisioned within the
DRSP area.

Goal 8
Maintain the large, centrally located oak woodland area as a site feature. Minimize impacts to
special status plants and animals on-site.

Open Space Policy 8.a
Prepare a Oak Woodland Management Plan, Tree Protection Plan, Off-Site Habitat Acquisition and
Preservation Plan, and On- and Off-Site Habitat Mitigation and Monitoring Plan to mitigate loss of
coast live oaks on-site.

Open Space Policy 8.b

For unmitigable impacts to special status plant species, the mitigation ratios identified in the
Environmental Impact Report shall be followed. Where feasible, plant salvage and seed collection
shall be conducted prior to habitat disturbance.

Open Space Policy 8.c
The open space areas shall be a separate lot or lots under the ownership of the Homeowners
Association. Open Space Policy 8.b

Open Space Policy 8.d
Ongoing maintenance of the oak woodland shall be conducted consistent with the approved Coast
Live Oak Woodland Habitat Preservation Plan.

Open Space Policy 8.e

Interpretive signage may be installed at designated locations along the trail network and other open
space areas to promote public awareness and education about oak woodlands and other special
plant species within the DRSP area.
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3.3 Recreation
A variety of recreational amenities are proposed within the DRSP area, including a public
neighborhood park, pocket parks, pedestrian trails, and equestrian trails. The County of San Luis
Obispo requires the provision of a minimum of 3 acres of parkland per 1,000 residents for the
County’s unincorporated communities. See Table 3.2 below for detailed County Parkland
requirement calculations.
Table 3.2: Required Public Parkland
Single-Family (RSF) Multi-Family (RMF)

Total Homes 831 458

County Multiplier 0.00741 0.00564

Acres Required 6.16 2.58

Total Public Parkland

. 8.74

Required (acres)

Note: Non-residential uses are not required to provide public parkland per Chapter 21.09 of the County LUO.
To address County parkland requirements, the DRSP includes a 10-acre, centrally located public
neighborhood park adjacent to the oak woodland area. An additional 8.5 - 12 acres of publicly
accessible but privately maintained pocket parks are to be provided within the residential
neighborhoods, for a total of 18.5 - 22 acres of parkland within the DRSP.

3.3.1 Recreation Amenities

Draft December 2021

Public Park

The County’s Parks and Recreation Element states that parks and trails contribute to a high quality
of life and make our communities more livable. The proposed 10-acre public neighborhood park will
be an amenity not only to the residents of the DRSP area, but also visitors and the community.
Exhibits 3-3 and 3-4 demonstrates the conceptual character of the public park in the DRSP area.
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Exhibit 3-3: Public Neighborhood Park Site Plan Concept
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The following amenities are examples of what should be considered when developing the public
park. This is not an exhaustive list and other complementary and/or similar amenities may also be

included.
e Bicycle racks e Restroom facilities
e Drinking fountains e Shade canopy
e Entry signage and landscaping e Sports courts
e Group and individual picnic areas e Trail connections
e Interpretive and educational panels e Trash and recycle bins
e Parking areas e Wayfinding signage and/or kiosks

e Playground or play features

Shade structures and play equipment complement public recreation uses.

Pocket Park Areas

As a complement to recreation in the public park and trail system, pocket parks support and
promote passive play, exercise, social gatherings, and family get-togethers for people of all ages and
abilities. Pocket parks are accessible to residents and the public via the trails system.

These pocket park areas are specific to each neighborhood within the DRSP area and are integrated
into the larger open space network. Positioning pocket parks along a system of connection trails
enables users to enter the trail system and safely walk to each park within the DRSP.

The DRSP pocket parks will be designed with multigenerational activities and needs as well as
emphasize the physical and social inclusion of all ages and abilities. Playground equipment and
other hardscape features may be designed to complement the character and landscape of the DRSP
property. Exhibit 3-5 illustrates the pocket park character and scale.
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Exhibit 3-5: Pocket Park Concept

Pocket Park areas features may include but are not limited to the following:

e Bicycle racks o Neighborhood mailbox facilities

e Children’s play area e Parking areas

e Picnic areas e Trail connections

e Interpretive and educational panels e Trash and recycle bins

e Natural play areas e Wayfinding signage and/or kiosks

Examples of pocket park features;
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Equestrian Trailhead and Trails

The DRSP area will provide equestrian trailhead access at the property’s perimeter, as well as
through open space areas to create a trail network on the property. Approximately 3.1 miles of
equestrian trails will be accessible to residents and the community. The Equestrian Trail Head will
be integrated at the southeastern corner of the property, providing a staging area for a limited
number of trailers to load/off-load horses for trail access. The equestrian trail network will be
available to residents of the DRSP area as well as to visitors and the community. The equestrian
trails will be owned by a Homeowners Association, with a local non-profit(s) assisting in the ongoing
operations and maintenance of the trail system. For specific equestrian trail standards and trail head
features, refer to Chapter 4. Exhibit 3-6 illustrates an equestrian trail concept.

Exhibit 3-6: Equestrian Trail Concept

Pedestrian Trail System

Trails are an integral component of the DRSP’s open space and recreational infrastructure.
Connecting residential areas with shopping, dining, recreation, and jobs is accomplished through a
series of connecting pedestrian trails.

Consistent with the goals, objectives, and policies of the DRSP, the pedestrian trails are an
alternative mode of transportation encouraging residents to access nearby services without using
their automobile. Approximately 3.8 miles of pedestrian trails will be accessible to residents and
the community. Pedestrian trails provided in the DRSP area will be maintained by a Homeowners
Association to ensure ongoing maintenance of the trail system. For specific pedestrian trail
standards, refer to Chapter 4. The proposed pedestrian trail system configuration may change
based on the ultimate configuration of each individual residential neighborhood. However, a
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point(s) of access from the overall pedestrian trail system into/from each residential neighborhood
shall be maintained, as shown by neighborhood on Exhibit 2-2a.

Example of pedestrian trail.

3.3.2 Recreation Goals, Objectives, and Policies
The following goals and objectives brought forward from Chapter 1 of this document and associated
policies are provided to guide the recreation and open space uses envisioned within the DRSP.

Goal 2

Provide public neighborhood park and pocket parks and open space areas within each
residential neighborhood, linking the neighborhoods together through a network of trails and
open spaces.

Recreation Policy 2.a
Provide a pocket park or common open space area within each residential neighborhood.

Recreation Policy 2.b
Connect parks and recreation spaces within the DRSP through a network of pedestrian trails and
sidewalks, thereby encouraging non-motorized transit.

Goal 7
Integrate a network of walking, bicycling, and equestrian facilities to connect on-site residential
neighborhoods and the broader community.

Recreation Policy 7.a
Ensure walking and bicycling facilities are included to provide connections from residential
neighborhoods to on-site open space, parks, and commercial areas.

Recreation Policy 7.b
Provide sidewalk, pedestrian trails, and bicycle access points to public park and open space
amenities within the DRSP area for the community.

3-12 | Conservation, Open Space, and Recreation Submittal Document April 2021



34
34.1

3.4.2

3.4.3

Recreation Policy 7.c
Create an equestrian trailhead and trail system.

Recreation Policy 7.d
Integrate informational and directional signage within open space, trails, and pocket park, reflecting
a cohesive theming and branding of DRSP.

Recreation Policy 7.e

Public parkland will be owned and maintained by the County of San Luis Obispo. Pedestrian and
equestrian trail systems will be owned and maintained by a Homeowners Association. Pocket parks
will be owned and maintained by a Homeowners Association.

Recreation

Public Agency Maintained
The 10-acre public neighborhood park, identified in Chapter 2, shall be owned and maintained by
the County of San Luis Obispo.

Homeowners Association
There will be a Homeowners Association(s) within the DRSP area. Refer to Chapter 8 for more
information regarding Homeowners Association(s) within the DRSP.

Fire Protection/Vegetation Management

Within the overall DRSP site plan, best practices in fire protection and vegetation management will
be implemented to ensure the safety of future residents. Fire protection and vegetation
management within the DRSP will be consistent with CalFire/San Luis Obispo County requirements.
Ongoing management will provide preemptive and preventative measures in preparing and
planning for fire protection. Neighborhoods adjacent to the central oak woodland area and
anticipated to be subject to the fire protection and vegetation management requirements of
CalFire/San Luis Obispo County include Neighborhoods 3, 7, 8, and 9.

Proposed irrigated landscaping on public and private properties adjacent to the central oak
woodland area will help buffer residences. The establishment and maintenance of additional
emergency vehicle access points, street names, directional signage, building identification, and fuel
modification measures also establish and add to fire protection within the DRSP area. These
measures and programs incorporated at the time of site design and implemented at time of
construction and prior to occupation will positively influence the responsiveness and preparedness
during emergencies. Updates to strategies, best practices, and/or County requirements will be
conveyed to residents through the Homeowners Association.

Site-specific requirements for identified neighborhoods include but are not limited to the following:

e A minimum defensible space shall be maintained around all buildings on the site per Cal
Fire/San Luis Obispo County Requirements.

e Defensible space areas containing brush shall be thinned and/or masticated in accordance
with recognized methods to minimize ground level fuel loads and lessen the potential impact
of fire.
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e In accordance with current Cal Fire/San Luis Obispo County Requirements, within 30-feet of
permanent structures, trim trees, including oaks, to a minimum clear height of 6 to 8 feet
above the ground to avoid continuous ladder fuels.

e Grasses that are dead, dormant, or directed to be trimmed by County Fire Official, shall be
maintained at a maximum of 4 inches to minimize light flash fuels with the intent of
mitigating continuous fire spread.

e landscaping shall be fire resistant and meet County standards for fire resistant planting.
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Defensible space areas around structure requirements (Source: CDF).
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4 Circulation

4.1

4.2

Introduction

This chapter focuses on the street and other circulation systems within the Dana Reserve Specific
Plan (DRSP). The goal is to provide an efficient and highly functional circulation network for
pedestrians, bicycles, equestrians, automobiles, and public transit, consistent with the South
County Inland Area Plan (SCAP) and Nipomo Community Plan policy direction. The overall
framework for the street system design has been guided by the requirements of the County of San
Luis Obispo Public Improvement Standards.

Street Network

The primary organizational element of the public street system within the DRSP area is focused on
the primary roadways, or “backbone” roads, that connect to off-site roads within the vicinity or
that act as a continuation of existing County maintained roads. These primary public roadways are
identified as Collector ‘A,” Collector ‘B,” and Collector ‘C’ as described further below. In addition,
other roadways within the DRSP area include those that are private and designated as Local Roads
and Motorcourts, as described below. Regardless of which entity maintains the streets, a private
Property/Homeowners Association will maintain all non-standard roadway features and
landscaping amenities on collectors, local roads, and motorcourts. See Exhibits 4-1 and 4-2 for an
overview of the circulation plan, including individual proposed roadway types and their location
within the DRSP.

Collector ‘A’— North Frontage Road

Collector ‘A’ is designed as a County maintained public collector road that is located on the east
side of the DRSP area. It is an extension of the existing North Frontage Road that currently
terminates at the southeast corner of the DRSP area. This new road will complete a through
connection from Tefft Street to Willow Road.

Collector ‘B’- Pomeroy to Willow Road

Collector ‘B’ is designed as a County maintained public collector road that is located on the west
side of the DRSP area. It provides a direct connection through the DRSP area from Pomeroy Road
to Willow Road. At the Pomeroy connection with this new road, there will be a one-way stop
intersection.

Collector ‘C’

Collector ‘C’ is designed as a County maintained public collector road that is located centrally within
the DRSP area. It provides a direct east-west connection between the planned Collector ‘A’ and
Collector ‘B.” At the intersections with Collector ‘A’ and Collector ‘B,’ there will be roundabouts.

Local Roads - Residential

Local Roads - Residential include those located within or serve the individual residential
neighborhoods of the DRSP area. These roadways vary in orientation and design and are intended
to provide the connection from the residential neighborhood to the collectors within the DRSP area.
The County will not accept Local Roads into the County-maintained system. Therefore, a private
mechanism for maintenance shall be established.
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Private Motorcourts

Private Motorcourts are located within Neighborhood 3. These private motorcourts vary in
orientation and are intended to provide access to adjacent Local Roads within the DRSP area. The
County will not accept Private Motorcourts into the County-maintained system. Therefore, a
private mechanism for maintenance shall be established.

Private Access Drive

A Private Access Drive is located to the west side of Collector B, near the intersection with Pomeroy
Road. This access drive is intended to maintain access for the adjacent property owners located
west of the Hetrick Avenue right-of-way to Collector B while also providing access to the storm
water basin for maintenance. The Private Access Drive will be privately maintained.
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Exhibit 4-1: Primary Public Roadways
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Exhibit 4-2: Local Roadways
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4.2.1 Circulation Goals and Policies
The following overarching DRSP goals brought forward from Chapter 1 of this document and
associated policies are provided to guide the circulation pattern and development envisioned
within the DRSP area.

Goal 6

Enhance the circulation for the DRSP and existing community by continuing the existing public
roadway network through the property to connect to Willow Road, providing a new park and ride
lot to encourage carpooling, and creating new public transportation points of connection to
facilitate public transit use and reduce single-occupant automobile use.

Circulation Policy 6.a
Extend North Frontage Road collector through the property to connect to Willow Road.

Circulation Policy 6.b
Provide a north-south collector roadway connection from Pomeroy Road to Willow Road through
the property rather than along Hetrick Avenue right-of-way.

Circulation Policy 6.c
Interlink the north-south collector roads with an east-west collector road.

Circulation Policy 6.d
Introduce a new park and ride lot along North Frontage Road to encourage Countywide carpooling
and reduce single-occupant automobile use.

Circulation Policy 6.e
Provide locations for new public transportation stops within the commercial land uses and park and
ride locations.

Circulation Policy 6.f
Create emergency access points at the neighborhood edge to allow for additional fire/safety
personnel access in Neighborhoods 7 and 9.

Goal 7
Integrate a network of walking, bicycling, and equestrian facilities to connect on-site residential
neighborhoods and the broader community.

Circulation Policy 7.a
Provide Class IV bike lanes along Collectors ‘A’, ‘B,” and ‘C’ to encourage bicycle use within and
through the DRSP area.

Circulation Policy 7.b
Provide sidewalks along all road types to encourage walking and other non-motorized
transportation within and through the DRSP.
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4.3

4.3.1

Street Cross Sections (New Roads)

The following sections provide descriptions of the design of individual roadways within the DRSP
by use of individual street cross-section exhibits. The design of the individual street cross-sections
includes opportunities for decentralized stormwater treatment LID features within roadway right-
of-way areas. For landscaping, lighting, and other features, refer to Appendix A — Design Guidelines.

Collector ‘A’ and ‘B’ Typical

Collector ‘A’ and ‘B’ Typical street section is designed as a 70-foot public right-of-way. From each
side of the centerline, there will be a 12-foot travel lane, 8-foot Class IV bicycle lane, 9- or 10-foot
parkway/LID feature, and 5- or 6-foot sidewalk. No on-street parking is provided. Flush curbs, also
known as mow curbs, with a 2-foot shoulder are provided at the parkway/LID feature on both sides
of the street, unless otherwise specified by the County. Ten-foot PUE’s are incorporated outside
the right-of-way on both sides of the street to accommodate necessary utilities to serve the
adjacent land uses. See Exhibit 4-3 for Collector ‘A’ and ‘B’ Typical cross section details.

Exhibit 4-3: Collector ‘A’ and ‘B’ Typical
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4.3.2  Collector ‘A’ at Village Commercial Land Use

Collector ‘A’ at Village Commercial Land Use street section is designed as a 70-foot public right-
of-way. From each side of the centerline, there will be a 12-foot travel lane, 8-foot Class IV bicycle
lane, 9- or 10-foot parkway/LID feature, and 5- or 6-foot sidewalk. No on-street parking is
provided. Traditional curbs with gutters and curb cuts are provided at the parkway/LID features
on both sides of the street. Ten-foot PUE’s are incorporated outside the right-of-way on both sides

of the street to accommodate necessary utilities to serve the adjacent land uses.

for Collector ‘A’ at Village Commercial cross section details.

Exhibit 4-4: Collector ‘A’ Adjacent to Village Commercial
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4.3.3

Collector ‘A’ and ‘B’ at Left Turn Lane

Collector ‘A’ and ‘B’ at Left Turn Lane street section is an 80-foot public right-of-way. From each
side of the centerline, there will be a 12-foot left-turn lane and 4-foot median separating an 12-
foot travel lane, 8-foot Class IV bicycle lane, 6- or 7-foot parkway/LID feature, and 5- or 6-foot
sidewalk on one side of the street and a 12-foot travel lane, 8-foot bicycle lane, 6- or 7-foot
parkway/LID feature, and 5- or 6-foot sidewalk on the other side of the street. No on-street
parking is provided. Flush curbs with a 2-foot shoulder are provided at the parkway/LID feature
on both sides of the street, unless otherwise specified by the County. Ten-foot PUE’s are
incorporated outside the right-of-way on both sides of the street to accommodate necessary
utilities to serve the adjacent land uses. See Exhibit 4-5 for Collector ‘A’ and ‘B’ at Left Turn Lane
cross section details.

Exhibit 4-5: Collector ‘A’ and ‘B’ at Left Turn Lane
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4.3.4  Entries and Roundabouts, Collector ‘A" and ‘B’
Entries and Roundabouts, Collector ‘A’ and ‘B’ street section is an 80-foot public right-of-way.
From each side of the centerline, there will be a 10-foot median separating a 12-foot travel lane,
8-foot Class IV bicycle lane, 9- or 10-foot parkway/LID feature, and 5- or 6-foot sidewalk. No on-
street parking is provided. Flush curbs with a 2-foot shoulder are provided at the parkway/LID
feature on both sides of the street, unless otherwise specified by the County. Ten-foot PUE’s are
incorporated outside the right-of-way on both sides of the street to accommodate necessary
utilities to serve the adjacent land uses. See Exhibit 4-6 for Entries and Roundabouts cross section

details.
Exhibit 4-6: Entries and Roundabouts
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4.3.5

Park and Ride: Collector ‘A’

Park and Ride: Collector ‘A’ street section is designed to accommodate future northbound and
southbound vehicular movement adjacent to park-and-ride lot. It is comprised of a minimum 156-
foot public right-of-way with two separate areas — one area for Collector ‘A’ roadway and one for
the Park and Ride lot.

From each side of the centerline, Park and Ride: Collector ‘A’ roadway area includes a 12-foot
travel lane, 8-foot bicycle lane, 9- or 10-foot parkway/LID feature, and 5- or 6-foot sidewalk. No
on-street parking is provided. A flush curb with a 2-foot shoulder is provided at the parkway/LID
feature on both sides of the street, unless otherwise specified by the County. Ten-foot PUE’s are
incorporated outside the right-of-way on both sides of the street to accommodate necessary
utilities. The SCAP designates improvements along North Frontage Road as eligible for
reimbursement by the County.

The Park and Ride area is comprised of a 24-foot travel lane and 18-foot parking stalls on both
sides of the street centerline and will contain approximately 80 parking spaces. Flush curbs with
a 2-foot shoulder are provided at the parkway/LID feature on both sides of the Park and Ride area,
unless otherwise specified by the County. See Exhibit 4-7 for Park and Ride Concept and Exhibit 4-
8 for Park and Ride, Collector ‘A’ cross section details.

PUBLIC COLLECTOR “A"
CONNECTION TO WILLOW ROAD

Exhibit 4-7: Park and Ride Concept
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Exhibit 4-8: Park and Ride: Collector ‘A’
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4.3.6  Collector C’

Collector ‘C’ street section is designed as a 70-foot public right-of-way. From each side of the
centerline, there will be a 12-foot travel lane, 8-foot Class IV bicycle lane, 9- or 10-foot
parkway/LID feature, and 5- or 6-foot sidewalk. No on-street parking is provided. A flush curb with
a 2-foot shoulder is provided at the parkway/LID feature on the south side of the street, with
traditional curbs with gutters and curb cuts to allow water flow provided at the parkway/LID
feature on the north side of the street and on the southern portion of the street adjacent to multi-
family and commercial land uses, unless otherwise specified by the County. A 10-foot PUE is
incorporated outside the right-of-way on the north side of the street to serve the adjacent, various
land uses. A 5-foot PUE is incorporated outside the right-of-way on the south side of the street to
provide utility access to serve the adjacent uses. See Exhibit 4-9 for Collector ‘C’ cross section
details.

Exhibit 4-9: Collector ‘C’
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4.3.7 Transit Stop at Collector

Transit Stop at Collector street section is designed to accommodate a future transit stop along
Collector ‘A’ and ‘C’. It is comprised of an 84-foot public right-of-way and from each side of the
centerline includes a 12-foot travel lane, 8-foot Class IV bicycle lane, 12-foot transit pullout lane,
and a 10-foot sidewalk. No on-street parking is provided. Traditional curbs with gutters with
pedestrian landings are provided at the sidewalks on both sides of the street. A pedestrian shelter
will be provided based on County standards, as necessary. Ten-foot PUE’s are incorporated
outside the right-of-way on both sides of the street to accommodate necessary utilities to serve
the adjacent uses. See Exhibit 4-10 for Transit Stop at Collector cross section details.
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4.3.8 Local Road ‘D’

Local Road ‘D’ street section is designed as a 60-foot right-of-way. From each side of the centerline, there
will be a 12-foot travel lane, 8-foot parking lane, 7-foot parkway/LID feature, and a 5-foot sidewalk. On-
street parking is provided. Flush curbs will separate the parking lanes from the parkway/LID feature. Ten-
foot PUE’s are incorporated outside the right-of-way on both sides of the street to accommodate
necessary utilities to serve the adjacent uses. Class lll bikeways are integrated and intended to be shared
with the on-street vehicle traffic. See Exhibit 4-11 for Local Road ‘D’ cross section details.

Exhibit 4-11: Local Road ‘D’
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4.3.9 Single-Family Street, Typical — Local Road

The Single-Family Street, Typical local road, street section is designed as a 60-foot right-of-way.
From each side of the centerline, there will be a 10-foot travel lane, 8-foot parking lane, 7-foot
parkway/LID feature, and 5-foot sidewalk. On-street parking is provided. Rolled curbs are
proposed to separate the parking lane from the parkway/LID feature and will include associated
spillways and depressions to allow water flow into the parkway/LID area. Ten-foot PUE’s are
incorporated outside the right-of-way on both sides of the street to accommodate necessary
utilities to serve the adjacent land uses. This street cross-section is found within the single-family
neighborhoods including portions of Neighborhoods 3, 4, 5, 6, 7, 8, and 9. Class Il bikeways are
integrated and intended to be shared with the on-street vehicle traffic. See Exhibit 4-12 for Single-
Family Street, Typical cross section details.

Exhibit 4-12: Single-Family Street, Typical
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4.3.10 Single-Family Street, Alternative — Local Road

The Single-Family Street, Alternative local road, street section is designed as a 60-foot wide right-
of-way. From each side of the centerline, there will be a 10-foot travel lane, an 8-foot parking
lane, and a 5-foot sidewalk. The right-of-way also includes a 13-foot parkway/LID feature on one
side of the street only in between the sidewalk and parking lane. On-street parking is provided. A
rolled curb is provided at the parkway/LID side of the street that will include associated spillways
and depressions to allow flow into the parkway/LID area, while a traditional curb with no gutter
is provided on the alternative side of the street. Ten-foot PUE’s are incorporated outside the right-
of-way on both sides of the street to accommodate necessary utilities to serve the adjacent land
uses. This street cross-section is found within the single-family neighborhoods including portions
of Neighborhoods 3-9. See Exhibit 4-13 for Single Family Street, Alternative cross section details.

Exhibit 4-13: Single-Family Street, Alternative

P.L. PL
1 [
. e G )L
x15 O O I|x ¥
SO = ] = > S~ O
¢ ugHSl 5S4 | £ (LY DTy < £3u0s @
¢ o308l B3 | £ |85 |83| % Bgoat ¢
- g\ T | F = o= P
10 |81 13 181 1001 101 8 Tg7] 10
(20' @ GARAGE) (20' @ GARAGE)
60' RIGHT OF WAY
u - epE—
Lo |
s
.is?
= " E—

20 MIN @ 7|

-
51T 13 T8 71T 10 T 10 T 8 767 ‘GARAGE

60' RIGHT OF WAY

4-16 | Circulation Draft December 2021



DAN A
7N M

) o =k v Ay A m
RESERVE

) L A Y L

4.3.11 Motorcourt — Private

The Motorcourt section is designed as a 20-foot private access easement. From each side of the
centerline, there will be a 10-foot travel lane providing access to residential homes with a ribbon
gutter for drainage located at the centerline. No parking on the private motorcourt is allowed,
except in designated guest spaces. Traditional curbs and gutters are provided on either side, with
the individual home setback 5-feet from the private access easement. Property lines of adjacent
residential homes continue to the centerline of the private access easement and a 10-foot wide
PUE is provided at the centerline. See Exhibit 4-14 for Motorcourt - Private cross section details.

Exhibit 4-14: Motorcourt - Private
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4.3.12 Access Drive — Private
The Access Drive is designed as a 20-foot private shared driveway. The shared access drive will be
gated and provide access to the existing residences located to the west of the Hetrick Avenue
right-of-way. A 12-foot access drive branching off the main access drive will also be provided to
service the adjacent storm water basin.
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4.4 Street Cross Sections (Existing Off-Site Roads)

441

4.4.2

4.4.3

4.4.4

North Frontage Road

North Frontage Road is an existing off-site public collector road that runs parallel to U.S. Highway
101 just south of the DRSP area. It currently dead-ends at the adjacent property at the southeast
corner of the DRSP area. The South County Circulation Study identifies the extension of this
existing road to Willow Road. As part of the DRSP, North Frontage Road will be extended through
the project to Willow Road. Refer to Section 4.3 for additional information regarding the North
Frontage Road (Collector A) extension.

Pomeroy Road

Pomeroy Road is an existing off-site public arterial road that generally runs north to south and is
located in the southwest corner of the DRSP area. It is currently designed with a 12-foot lane and
a Class Il bicycle lane of varying 5- to 7-foot width on both sides of the street centerline. To provide
a better north-south road connection to Willow Road, Collector ‘B’ is proposed to run through the
DRSP area beginning at Pomeroy Road. To enhance safety and minimize vehicle conflicts, a one-
way stop is proposed at the Pomeroy Road and Collector Road B intersection. This would reroute
a small portion of Pomeroy Road into The Dana Reserve property to accommodate the necessary
road geometry.

Hetrick Avenue

Hetrick Avenue is an existing off-site public local road that runs along a portion of the western
boundary of the DRSP area. Under existing conditions, Hetrick Avenue turns sharply to the west
along the western boundary and turns into Glenhaven Place, another local public road. The
Nipomo Community Plan Circulation Element and South County Circulation Study identify a
Hetrick Avenue extension that is currently unbuilt. It would turn sharply to the east at the current
intersection with Glenhaven Place and travel through a dense oak woodland area before turning
south along the rear yards of existing residential properties to the west. The DRSP does not
propose to construct the Hetrick Avenue extension, in favor of introducing a functionally superior
Collector ‘B,” which travels from Pomeroy Road through the DRSP and connects with Willow Road.
Currently, Hetrick Avenue right-of-way at the southwest corner of the property near Pomeroy
Road would be abandoned, re-routed, or deeded to the adjacent existing residential property
owners to the west. Access for the three (3) existing residential properties to the west of Hetrick
Avenue, most immediate to Pomeroy Road, would be maintained via an access drive to Collector
B (see Section 4.3.12). The proposed Collector B would have the necessary right-of-way width and
reduce impacts to the existing neighborhoods on Hetrick Avenue. The portion of Hetrick Avenue
to be used for emergency access to the DRSP area will be improved to County Public Improvement
Standards.

Cherokee Place

Cherokee Place runs along the northern property line of the DRSP area, beginning at Hetrick
Avenue in the west and terminating approximately +/- 575 feet from the U.S. Highway 101 right-
of-way. It is currently an unpaved road that is approximately +/- 20 feet in width. Improvements
along Cherokee Place are anticipated adjacent to APN’s 091-301-031 and 091-301-030 along with
right-of-way dedication, to be reviewed and approved by Public Works. Along the frontage of
APN’s 091-301-031 and 091-301-030, there will be a 20-foot-wide paved section aligned with the
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existing unpaved road that lies within the northern 25-foot offer of dedication on Cherokee Place.
Improvements elsewhere along Cherokee Place are not anticipated as part of this DRSP effort.

Cory Way

Cory Way is an existing off-site public local road that terminates at the southern property line of
the DRSP area. As discussed under Section 4.6 below, emergency access only is planned for where
Cory Way terminates at the property, but pedestrian, bicycle, and equestrian connections will also
be provided at this existing off-site road. No routine vehicle access is planned for this existing off-
site public local road into the DRSP area.

Intersections and Roundabouts

Intersections

Five intersections connect the surrounding community to the DRSP area. These include Collector
‘A’ and Collector ‘B’ at Willow Road, Collector ‘A’ and Collector ‘B’ at Cherokee Place, and Collector
‘B’ at Pomeroy Road. Collector ‘A’ at Willow Road is envisioned as a new signalized three-way
intersection, which is located approximately +/- 1,000 feet from the U.S. Highway 101 on-ramps.
Collector ‘B’ at Willow Road will be a one-way stop where Collector ‘B’ meets Willow Road,
allowing for unimpeded traffic flow along Willow Road. Both Collector ‘A’ and Collector ‘B’ at
Cherokee Place are envisioned as two-way stops along Cherokee Place, allowing for unimpeded
traffic flow along with the DRSP collectors. Lastly, Collector ‘B’ at Pomeroy Road is a one way stop
intersection. As noted above in Section 4.4, a small portion of Pomeroy Road will be rerouted into
The Dana Reserve property to accommodate the necessary geometry for the new road
connection. Ultimately, intersection control type will be reviewed and approved by Public Works.

Roundabouts within DRSP

There are two roundabouts located within the DRSP area. These are intended to enhance safety
and reduce overall vehicle speeds. These roundabouts are located entirely within the DRSP and
include Collector ‘A’ at the Village Commercial area, where this roadway intersects with Collector
‘C.” Another is located along Collector ‘B’ adjacent to Neighborhoods 6 and 9, where this roadway
intersects with Collector ‘C’ (refer to Exhibit 2-1 in Chapter 2 for locations).

Roundabouts calm
traffic and slow
speeds in residential
and commercial
neighborhoods.
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The integration of roundabouts within the DRSP provides organizing features for the overall
circulation network. These features within the roundabouts enhance the overall aesthetic of the
community and may include features such as specimen trees, accent landscaping, unique paving,
lighting and/or project signage.

4.6 Emergency Access
Two emergency access points are located in the DRSP. These will ensure adequate service by fire
and safety personnel in the future. Emergency access points are proposed within Neighborhood 9,
adjacent to Hetrick Road, and within Neighborhood 7, as a continuation of Cory Way.

The emergency access points will be constructed with adequate width to accommodate fire/safety
vehicles and be gated per CalFire/County Public Improvement Standards.

The DRSP also envisions these emergency access points be designed to include pedestrian, bicycle,
and equestrian access as further discussed in Section 4.9 below, providing access to the existing
community.

4.7 Bicycle Network
To close existing gaps within the County’s bicycle network and to promote non-motorized transit
use within the DRSP area, an extensive bicycle network has been proposed in conjunction with the
property’s primary collector roadway design (see Exhibit 4-15). As noted in the 2016 San Luis Obispo
County Bikeways Plan, Class Il bikeways exist on Pomeroy Road to the south and Willow Road to
the north, with plans for expansion of Class Il bikeway facilities along the North Frontage Road to
the south.

Collector roads ‘A’, ‘B,” and ‘C’ will have Class IV separated bikeway with an 8-foot right of way. The
design of these separated bikeways will include a 5-foot travel lane and 3-foot pavement markings
(e.g., striping) to separate bicycle riders from automobile travel lanes. Additional pavement
marking within bicycle-automobile conflict zones, such as at intersections or driveway entry points,
will be painted green per County standards to bring greater attention to these conflict points. To
ensure adequate storage of bicycles within the DRSP, bicycle racks will be incorporated as part of
commercial developments as well as within the public park area per County Standards.
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Exhibit 4-15: Bicycle Network
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4.8 Equestrian Network
To continue the long tradition and presence of equestrians within Nipomo, an equestrian trail
network has been integrated as an amenity for use by future residents in the DRSP, as well as by
community members. Two primary equestrian trail loops are proposed, one in the northern half of
the property and the other in the southern half, both of which meet in the middle of the property,
as outlined in Exhibit 4-16: Trails Map.

481 Trails
The equestrian trails are proposed to be built to the County of San Luis Obispo’s Horse Trail
Standards, identified in Appendix B of the Parks and Recreation Element (see Exhibit 4-17:
Equestrian Trail Standards below). A minimum of 15-feet of right-of-way will be included to allow
the trails to meander and provide for adequate landscaping and buffering/screening from adjacent
properties. Where the equestrian trails travel through oak open space areas at the center of the
property, the trail easement will be limited to 10-feet.
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Exhibit 4-17: Equestrian Trail Standards (County of San Luis Obispo - Parks and Recreation
Element, Appendix B)

R

Vertical
clearance 12'

Trail tread
width:
One-way 6’
Two-way 10’

4,82  Trailhead

A trailhead facility is also proposed as part of the DRSP. It is intended to accommodate equestrian
users. The trailhead facility is located at the southeast corner of the DRSP area. It will be accessed
from Collector A (North Frontage Road). Trailhead facilities will include parking to allow for eight
(8) vehicles with trailers to pull through and park, hitching posts, information, and signage.
Maintenance of equestrian trails and associated facilities are anticipated to be maintained by the
Homeowners Association in cooperation with local equestrian organizations, as discussed in
Chapter 3. Restroom facilities at the trailhead are anticipated as being provided as temporary rental
or leased facilities provided by local equestrian organizations. Refer to Exhibit 4-18: Equestrian
Trailhead Concept.
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Exhibit 4-18: Equestrian Trailhead Concept

NEIGHBORHOOD 1
MULTI-FAMILY

4.8.3 Crossings
Equestrian trail crossings occur at both Collectors ‘B’ and ‘C’ within the DRSP. Crossings will be
constructed to meet the standards identified in Figure 5-3 of the U.S. Department of Agriculture —
Equestrian Design Handbook, as shown in Exhibit 4-19: Equestrian Trail Crossing.

Exhibit 4-19: Equestrian Trail Crossing

markngs
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o o Optional ralignt
Crosswalk lihes, dngs. raflc control devioes, and skys must 998 back from sigrel
meat the MUTCD and other applicatie requinments. Trafme ight
® ity mguatony slgn

Figure 5-3—An at-grade trail crossing (with signals) for eq
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4.9 Pedestrian Network

491 Sidewalks
As illustrated in the Street Cross Section exhibits in Section 4.3, most of the streets within the
DRSP area contain sidewalks on both sides of the street, except for the Private Motorcourts.
Depending on their location within the DRSP area, sidewalk widths vary from 5-feet to 6-feet. In
general, those sidewalks located within the commercial areas have been designed to be wider
than those within the residential neighborhoods.

4.9.2  Pedestrian Trails
As an amenity to the future residents of the DRSP neighborhood and the existing community, an
extensive pedestrian trail network has been proposed. See Exhibit 4-19 for pedestrian trail
locations. The pedestrian trails have been integrated in a manner to provide both recreational
opportunities as well as connect the individual neighborhoods to the commercial and job areas
of the site without the need to use an automobile.

Pedestrian trails will be built to the County of San Luis Obispo’s Pedestrian Trail Standards,
identified in Appendix B of the Parks and Recreation Element (see Exhibit 4-20: Pedestrian Trail
Standards). A minimum of 10-feet of right-of-way will be provided to allow the trail to meander
and provide for adequate landscaping and buffering/screening from adjacent properties.
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Exhibit 4-20: Pedestrian Trail Standards (County of San Luis Obispo - Parks and Recreation
Element, Appendix B)

8’ vertical
clearance /

Day use trail: 4'-8" width —~]
Backpacking trail: 2'-6’ width

\— 10’ trail easement

4.10 Public Transit

To encourage the use of public transit to and from the DRSP area by residents, employees, and
visitors, public transit hubs are proposed. These include a transit hub within the Village Commercial
area, just west of the roundabout, as well as the park-and-ride lot located along Collector A (North
Frontage Road) just south of Willow Road. Transit hubs are located within the road right-of-way
and the San Luis Obispo County Regional Transit Authority (RTA) is expected to provide service to
and stops within these designated transit hub locations. See Exhibits 4-6 and 4-8 for conceptual
transit stop locations and right-of-way interface.

4.11 Streetscape

4.11.1 Entry Feature Design
To bring attention to and highlight entry into the DRSP area for both residents and visitors,
primary and secondary entry features are proposed in various locations within the neighborhood.
Primary entries will be located at the intersection of Collector ‘A’ and Collector ‘B’ at Willow Road
as well as Collector ‘A’ at the southern end of the Village Commercial land use area. Secondary
entry features are located at the one way stop intersection where Collector ‘B’ and Pomeroy Road
intersect, at Collector ‘B’ and Cherokee Place, and Collector ‘A’ and Cherokee Place. Refer to
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Exhibit 2-2a in Chapter 2 for the specific locations of both the primary and secondary entry
features within the DRSP area.

Future design of the primary and secondary entry features should include:

e High-quality materials that reflect the DRSP area character; and
e A combination of the following elements:

o Primary Entry Signage o Accent Landscaping
o Secondary Entry Signage o Enhanced Paving (colored
o Decorative Walls and/or textured)

o Specimen Trees

/

Example of wayfinding/trail signage identification. A

4,11.2 Streetscape Accent Paving Design

Enhanced accent paving is envisioned within the DRSP area at pedestrian crossings and
roundabouts along Collectors ‘A’, ‘B,” and ‘C.” Utilizing accent paving at pedestrian crossings and
roundabouts will provide contrasting color from the adjacent roadway and enhance visibility and
safety for pedestrians and vehicles. Paving design along these collectors should consist of material
and color that is complementary to the overall design aesthetic of these primary roadways. All
accent paving selected should be compliant with applicable American Disabilities Act (ADA)
requirements.
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Example of accent paving treatment Example of accent paving enhances parking
Applied at the intersection. design.

4.11.3 Landscape Design

Landscape design throughout the DRSP area will reflect local climatic and soil conditions while
reflecting the bucolic character of the community. While individual landscape palettes will vary
along the streets within residential neighborhoods and within the commercial areas, common
landscape areas along Collectors ‘A’, ‘B,” and ‘C,” and Local Road ‘D’ will have a consistent
aesthetic to establish a baseline for the overall neighborhood character. Landscape design within
parkways and medians along Collectors ‘A’, ‘B,” and ‘C,” and Local Road ‘D’ should integrate the
following:

e A unified design that reflects the bucolic character and local climatic and soil conditions
of the neighborhood;

e Include a variety of trees, shrubs, and groundcover;

e Ensure landscaping is drought tolerant and water-wise;

e Integrate street and parkway trees to create a street tree canopy, provide shade, and
define the street edge;

e Use flowering or accent trees in key locations such as project entries, roundabouts,
intersections, pedestrian crossings, and other focal points for visual emphasis.

e Utilize low maintenance, long-lived, and durable plantings and minimize the use of
perennials;

e Integrate accent cobbles, boulders, and/or rock mulch; and

e Locate and place plantings to accommodate roadway safety.

Unified landscape design concept
with drought-tolerant landscaping
incorporated.
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4.11.4

All landscaping within parkways and medians along collector roads within the DRSP area will
comply with applicable federal, state, and local building, public health, safety and accessibility
codes, and the California Model Water Efficient Landscape Ordinance (MWELO - AB 1881).

Parkway/Low-Impact Development Design

Biofiltration and bioretention features reflect best management practices in stormwater
management by slowing and filtering stormwater runoff. These systems are often utilized to
manage runoff associated with streets, parking areas, and other hardscaped areas. These can be
integrated into parkway design along streets and/or in other landscaped areas. Typically, these
systems are planted with vegetation that is tolerant of heavy watering and alternatively, drought
conditions.

The DRSP has incorporated an extensive network of bioretention features to further sustainable
stormwater practices and maximize retention/recharge opportunities on-site. Within the DRSP
area, except for the Private Motorcourts and Collector ‘C’ — Bus Pullout, all streets are proposed
to contain parkway low-impact development (LID) areas within the street right-of-way to capture
and treat runoff from impervious roadway areas.

To enhance the character of the overall DRSP area, parkway/LID features should consist of a
landscape palette tolerant of heavy watering winter conditions as well as drier, drought-like
conditions. The landscape palette should consist of a blend of trees, shrubs, and groundcover, as
well as decorative rocks and boulders placed intermittently for both aesthetic and functional
qualities within the parkway area. Where standard curbs are proposed adjacent to parkway/LID
features, curb cuts should be provided intermittently to allow for sheet flow of water off the
roadways and into the parkway/LID areas.

e opportunities for decentralized biofiltration and retention.

) < 8 P

Pafkway medians provid
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Introduction

This Chapter describes the major backbone infrastructure and utilities required to support
development of the Dana Reserve Specific Plan (DRSP) area. Public utilities include potable water
system, wastewater system, stormwater facilities and other utilities such as natural gas, electrical,
telephone, and cable/data service. Additionally, future developers in the DRSP area will pay NCSD
water and wastewater development impact fees.

Water

Potable water for the DRSP area will be supplied by NCSD. Table 5.1 on the following page
summarizes the water use factors and demand calculations for the anticipated land uses in the
DRSP. The total demand is estimated at 351.83 acre-feet per year (AFY), with the total demand plus
a 10% contingency estimated at 387.01 AFY. An estimated 82.52 acre-feet of the total 351.83 acre-
feet would be used for commercial development, daycare, and landscaped common areas. The
NCSD has reviewed water demands for the DRSP area and are conducting an in-depth study to
validate their determination that there is an adequate and reliable water supply for buildout of the
DRSP area.

As shown in Exhibit 5-1, the water system for the DRSP area is proposed to be comprised of a 12”
main line extension from the stub in North Frontage Road, at the southeast corner of the property,
to Willow Road and will also include an internally looped system of 8” public water main line, which
will provide fire suppression to the development areas. These will be routed within the public roads.
The main trunk lines will be owned and operated by NCSD. The private main line system for the
commercial areas will be protected at each connection point to the public system with a double
detector check assembly.

Domestic water services for each development area are proposed to utilize County and NCSD
standard water services and meters. Service connections will connect to the above referenced 8”
domestic main lines. Waterlines are proposed to be routed within streets or easements. Fire
hydrants will be located adjacent to roadways and spacing will be no greater than 500 feet, except
on dead end streets it shall be no more than 400 feet. The maximum distance from any point on the
street frontage to a hydrant shall be 250 feet. For commercial or light industrial areas, the maximum
spacing will be no greater than 250 feet or less, as required by the Fire Official. Hydrants or tie-ins
for future hydrants may be required by the fire official and shall typically limit the distance from any
point on the exterior of any building to 150 feet.

As shown in Exhibit 5-2 below, the DRSP may install recycled water lines to make the project
“recycled water” ready. If NCSD is able to provide recycled water to the DRSP, recycled water will
be utilized for landscaping within the village and commercial area, public recreation, neighborhood
parks, and streetscape and parkway areas. Irrigation for these identified areas will be converted
from potable water to recycled water at that time.

Operations and Maintenance
The ongoing operation of water mains, infrastructure and associated appurtenances serving the
DRSP area will be owned and maintained by NCSD.
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Table 5.1: DRSP Water Use Factor and Demand

Number Potable Water | Daily Demand?
; Water Use Factor®
Land Use Category of Units (af/yr) Demand (gpd)
or Acres (af/yr)
Residential
éﬁ:;t;”r:ir:iz/m . 173 units |  0.13 af/yr/unit 22.14
Townhomes 210 units 0.14 af/yr/unit 30.24
Cluster 124 units 0.21 af/yr/unit 25.79
4,000-5,999 SF 447 units 0.21 af/yr/unit 92.98
6,000-10,000+ SF 260 units 0.34 af/yr/unit 87.36
Affordable 75 units 0.14 af/yr/unit 10.80
Subtotal: 269.31 240,424
Commercial®
Village Commerecial 4.4 ac 0.17 af/yr/1,000 sf 8.69
Flex Commercial 17.9 ac 0.17 af/yr/1,000 sf 35.35
Subtotal: 44.04 39,316
Recreation - Daycare!
Recreation = 0.67ac | 0.13 af/yr/1,000 sf 1.32 1,178
Daycare Facility
Subtotal: 1.32 1,178
Landscape
Village and Flex
Commercial Area and
Recreation — Daycare 7.7 ac 1.0 af/yr/ac 7.66
Facility*
Recreation 11.0 ac 1.0 af/yr/ac 11.0
Pocket Parks 12.0 ac 1.0 af/yr/ac 12.0
Streetscape/Parkways 6.5 ac 1.0 af/yr/ac 6.50
Subtotal: 37.16 33,174
Project Total: | 351.83 af/yr 314,092 gpd
Project Total (with 10% contingency): | 387.01 af/yr 345,500 gpd
Notes:
1 Assumes 0.15 gpd/sf and 33% useable site area for buildings.
2 Conversion factor: 1 af/yr equals 892.742 gpd.
3 Water usage factors used in the table above are derived from the following sources: 2016 NCSD Urban Water
Management Plan (UWMP), The City of Santa Barbara and the County of SLO were used if there wasn't a direct water
usage factor listed in the 2016 UWMP for each land use designation. The water demand usage factors have been
reduced by the mandated 20% as described in the 2016 UWMP.
4 Assumes 33% of total commercial and daycare acreage is available for landscape.
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Exhibit 5-1: Proposed Water Backbone Infrastructure
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Exhibit 5-2: Recycled Water Infrastructure
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Wastewater

Wastewater generated within the DRSP area will be conveyed to the existing NCSD infrastructure
within North Frontage Road. The project will require an extension of the existing 12” gravity line
within North Frontage road to provide sewer to the proposed development areas. The wastewater
collected from this development will be conveyed to the Southland Wastewater Treatment plant
located south of the project site along U.S. Highway 101 on Old Windmill Place. See Exhibit 5-3 for
proposed sewer service lines in the DRSP area. The main trunk lines will be owned and operated by
NCSD. Buildout of the development would generate an estimated 240.50 acre-feet of wastewater
per year based on average flow rates (see Table 5.2). For potential peak water flows, a calculation
of 601.25 acre-feet is projected, based on a County peaking factor of 2.5.

Two proposed sewer lift stations will be located on two separate dedicated lots on the west side
towards Hetrick Avenue and Pomeroy Road within the DRSP area that will be owned/operated by
NCSD. The force main lines and connections back to the gravity sewer backbone will coincide with
the neighborhood developments.

Phasing

The anticipated phasing for the proposed improvements would consist of connecting to the sewer
mainline that is currently approved by the County to be installed with the widening of the Frontage
Road. Phasing of the wastewater backbone infrastructure should generally follow the phasing
demonstrated in Exhibit 5-6.

Operation and Maintenance
The ongoing operation of gravity sewer mains, manholes, lift stations, force mains, infrastructure
and associated appurtenances serving the DRSP area will be maintained by NCSD.
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Table 5.2: DRSP Wastewater Generation

Number of Wastewater Annual . 2
Land Use Category Units or Generation Demand Daily Demand
Acres Factor** (GPD) (af/yr) (gpd)
Residential
Apartments/ 173 units 103/unit 19.93
Condominiums
Townhomes 210 units 116/unit 27.21
Cluster 124 units 167/unit 23.21
4,000-5,999 SF 447 units 130/unit 65.08
6,000-10,000+ SF 260 units 180/unit 52.41
Affordable 75 units 116/unit 9.72
Subtotal: 197.56 176,736
Commercial*
Village Commercial 4.4 ac 100/k-sf 7.16
Flex Commercial 17.9 ac 100/k-sf 29.11
Subtotal: 36.27 32,380
Recreation - Daycare?
Recreation —
Daycare Facility 0.67 ac 100/k-sf 1.09
Subtotal: 1.09 973
Landscape
Recreation 11.0 ac 0.50 af-ft/yr-acre 5.5
Pocket Parks 12.0 ac - -
Streetscape/Parkways 6.5 ac - -
Subtotal: 55 4,910
Project Total Average Flow: | 240.50 af/yr 214,999 gpd
Project Peak Flow (assumes 2.5 Peaking Factor): | 601.25 af/yr 536,761 gpd
Notes:

1 Assumes 33% useable site area for buildings.
2 Conversion factor: 1 af/yr equals 892.742 gpd.
3 Wastewater flow generation factors for single family are a percentage of average water demand: 60% for 6,000+, 70% for

4,000-6,000, 90% for all others.

4Wastewater flow generation factors for commercial: City of San Luis Obispo, Infrastructure Renewal Strategy (Dec. 2015)
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Exhibit 5-3: Proposed Sewer Backbone Infrastructure
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5.4 Drainage and Storm Water Facilities

5.4.1 Existing Conditions
Per the USDA NRCS Web Soil Survey, the hydrologic soil group for the development area is listed as
Type A Soils, Oceano Sand. Per the geotechnical feasibility report prepared by Earth Systems Pacific
dated September 2017, the site is well drained and there are high infiltration rates across the site.

Most of the existing terrain across the property is gradually sloped between 2% - 10% with localized
mounds and some rolling hills. The average existing slope for the entire property is 5%. Localized
low spots and depressions occur throughout the site. An existing hillside, or ridge, that runs from
the Hetrick Avenue and the Glenhaven Place intersection to the southeast varies between 10% -
25% slope. Another localized ridge runs north-south from Willow Road to the north and Sandydale
Drive to the south.

These localized ridges divide the project into (3) general watershed areas, see in Exhibit 5-4:

o Watershed Area A: the northwest portion of the project drains to the west towards the Hetrick
Avenue and Glenhaven Place intersection.

e Watershed Area B: the southwest portion of the project drains to the southwest towards the
Hetrick Avenue and Pomeroy Road intersection.

e Watershed Area C: the east portion of the project drains towards the east/southeast towards
U.S. Highway 101.

Some existing off-site areas drain towards and onto the DRSP property as run-on. The associated
flows from these areas will be collected in swales and/or storm drain culverts along the perimeter
of the DRSP area, conveyed around the proposed neighborhoods and considered as bypass during
the development of the project improvements. Drainage should be conveyed in a non-erosive
manner so as not to cause damage to downstream properties.

The existing drainage along the east side of U.S. Highway 101 and Nipomo Creek is intended to
remain in its current condition with no upgrades, since the County requires all post developed flows
to be equal to or less than pre-developed peak flows. This will reduce the amount of anticipated
flows that the existing channel will receive during the larger storm events, therefore the channel
should not need to be improved form its current state.

See Exhibit 5-4 for the existing topography, localized low spots and depressions, drainage
management area (DMA) watersheds and existing storm drain culverts.
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Exhibit 5-4: Existing Drainage Watershed Areas
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5.4.2 Proposed Construction and Post-Construction Conditions
The DRSP area post-developed conditions will mimic pre-developed conditions to the greatest
extent practicable. Runoff from the identified watershed areas, or drainage management area
(DMA), will be directed in the same general direction as the existing site conditions. Proposed storm
drain facilities will be designed to meet both the County of San Luis Obispo traditional flooding
requirements as well as the Central Coast Regional Water Quality Control Board post-construction
stormwater requirements.

Proposed backbone road sections, identified as Collectors A, B, and C, include roadside low-impact
development (LID) areas to treat and mitigate runoff from roadway impervious areas. Two curb
types have been proposed along these backbone collector roads to allow for runoff to sheet flow
into roadside LID areas. Curb types will either be flush curbs, or mow curbs, that allow runoff to
sheet flow into the LID areas or traditional concrete curb and gutters that will collect and convey
runoff to curb cuts to the LID areas. Perforated storm drain culverts may be added as underdrains
as necessary. Inlets and/or catch basins will be integrated for larger storm event overflow. Storm
drain inlets/culverts will be added and spaced appropriately to collect and convey large storm event
overflow runoff towards proposed, downstream basins.

Each development area will also design and incorporate its own stormwater mitigation measures
within the individual the DRSP neighborhoods and commercial areas. Stormwater mitigation
measures examples are found in Appendix A — Design Guidelines. Neighborhood and internal road
sections have been designed to also include roadside LID areas to treat and mitigate runoff. Inlets
and/or catch basins will also be integrated within these areas for larger storm event overflow. Storm
draininlets/ culverts will be added and spaced appropriately to collect and convey large storm event
overflow runoff towards proposed, downstream basins.

As shown in Exhibit 5-5, four (4) decentralized, eight-foot maximum ponded depth stormwater
basins are proposed at the northeast, southwest, and west/northwest corners of the DRSP area. In
addition, multiple, shallow, 2-foot maximum ponded depth (includes freeboard as shown on County
of San Luis Obispo Detail D-1A) stormwater basins are proposed throughout the eastern half of the
project. All stormwater basins will be designed to meet the County of San Luis Obispo Public
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5.4.3

5.4.4

Example of stormwater basin.

DANA
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Improvement standards. Each sub-system of basins will be sized to accommodate the remaining
runoff produced by the additional impervious areas within each respective DMA and neighborhood
development. Storm drain inlets/culverts will also be added to connect sub-systems of basins where
appropriate. Overflow structures, culverts, weirs, or other devices will be added and sized to meet
discharge flows for both the County of San Luis Obispo requirements as well as the Central Coast
Regional Water Quality Control Board post-construction stormwater requirements.

Stormwater Mitigation

Proposed stormwater mitigation will be designed so post-developed peak run-off flows are equal
to or less than pre-development peak flows. The design intent is to not increase peak flows that
ultimately goes to the three (3) existing 24-inch reinforced concrete storm drain culverts that travel
underneath U.S. Highway 101.

Storm water runoff quality will be addressed for both construction and post-construction phases of
the DRSP. Temporary sediment control during construction will be implemented during
construction and a Stormwater Pollution Prevention Plan (SWPPP) will be prepared for each grading
project over one (1) acre in area of ground disturbance in accordance the State Water Resources
Control Board (SWRCB) requirements. Construction phase impacts will be addressed by the
implementation of Best Management Practices (BMPs). Operations and maintenance will be carried
out by the developer’s contractor during construction and will be responsible for implementing
BMPs established in the County Code.

See Exhibit 5-5 for the master site plan overlaid with backbone storm drain trunk lines and proposed
deep and shallow basin locations.

Operations and Maintenance

The operations and maintenance for all drainage and stormwater facilities outside County
maintained roadways beyond curb face will be conducted by the Homeowners Association or
special district and the agreement will follow the county’s private stormwater system operation
and maintenance template SWP- 2002c.

SR e .
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Exhibit 5-5: Proposed Drainage Conditions
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Grading

The Grading of the DRSP area is anticipated to occur in several phases, with grading occurring in
sequential construction. The timing, approval, and process of rough grading will comply with Section
2.1.3 of the County’s 2019 Public Improvement Standards. The property will first be graded to
support the installation of backbone road and utility infrastructure. The backbone roads subgrade
will be prepared to allow circulation and construction access to the DRSP area. The adjacent
commercial and multi-family designated land use areas as well as the residential neighborhood
areas will be graded as necessary with the backbone roads effort in order to balance earthwork
operations on-site to the greatest extent practicable. Prior to the commencement of grading
operations, areas on-site that contain existing vegetation, oak trees, and/or other sensitive areas
that are to remain as part of the development will be delineated with flags and/or protection
fencing to ensure they are clearly identifiable.

Proposed stormwater basins in their respective areas of the property will be rough graded to create
the basin shape, bottom, and top bench. Relatively flat sloped areas will be created for each
adjacent commercial and multi-family areas as well as in the residential neighborhoods in order to
direct storm water runoff to these proposed basins. As part of the subdivision plans, a
comprehensive drainage plan should be prepared to demonstrate storm water runoff is conveyed
in a non-erosive manner in accordance with County Public Improvement standards.

The owner, project team, contractors, and Qualified SWPPP Practitioner (QSP) for the property will
determine the frequency and location of temporary measures. Grading-associated components will
be temporary in nature and would be maintained until the permanent improvements are
constructed.

Maintenance

Maintenance measures during grading activities will be subject to County standards and established
Best Management Practices per County Code. Additionally, stockpile maintenance and storage will
adhere to the County Code.

Retaining Walls

As determined by the County Code, retaining walls are exempt from a grading permit if deemed
applicable to qualify for an exemption. Otherwise, retaining wall heights and setbacks will be subject
to the standards set forth in the County Building Code.
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5.6.1

5.6.2

56.3

5.6.4

5.7
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Dry Utilities

The applicant or their appropriate representative shall provide a will-serve letter from the power
and telephone providers for the DRSP area, including the following dry utilities:
telecommunications, cable/data service, electric, and natural gas, as further described below. All
dry utilities will be undergrounded.

Telecommunications

The American Telephone and Telegraph Company (AT&T), Pac-West Telecomm Inc., and Satin
Satellite are the primary telecommunications service providers to the community of Nipomo and
will provide service to the DRSP area. These private companies will extend their facilities into the
DRSP area within the designated public utility easements (PUE), as identified on the street sections
within Chapter 4, as it develops. All new telecommunications lines within the DRSP area will be
placed underground.

High speed fiber infrastructure within the vicinity of the DRSP area is limited to non-existent.
However, due to current market demands, high speed fiber infrastructure may be provided within
the DRSP area to allow the community to hook into future high-speed fiber infrastructure should it
be extended to the property.

Cable Service

Cable television for the Nipomo area is provided by Charter Communications. The expanding range
of broadcast services, including satellite, may be available for the DRSP area to the extent they are
available throughout San Luis Obispo County.

Electric

Pacific Gas & Electric (PG&E) will provide electricity distribution to the DRSP area. Existing overhead
service lines run along Cherokee Place, Pomeroy Road, and the eastern edge of the property. New
service lines will be placed in or adjacent to the right-of way of the proposed commercial and
residential roadways. All new electric lines will be placed underground.

Residential neighborhoods within the DRSP area will be designed to accommodate installation of
solar panels on rooftops per the County’s Building Code. Installation of solar on all residential homes
will aide in generating needed electricity on-site and minimize the overall environmental impact by
the community.

Natural Gas

SoCalGas will provide natural gas distribution to the DRSP area. There are no existing gas mains
located within the DRSP area. To support the proposed commercial and residential areas, new gas
mains may be constructed as part of the primary backbone roadways to serve new development
areas.

Infrastructure Easements

North Frontage Road
Based on the conditions of the property located at the southeast corner of the DRSP area, an
easement may be needed to accommodate the extension of infrastructure along North Frontage
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5.7.2

5.7.3

5.7.4

5.7.5

5.8

Road to the DRSP property. As part of the DRSP, North Frontage Road will be extended through the
project to Willow Road. Refer to Section 4.3 for additional information regarding the North Frontage
Road (Collector A) extension.

Hetrick Avenue

Hetrick Avenue traverses the western boundary of the DRSP property. The Nipomo Community
Plan, the South County Circulation Study, and the South County Area Inland Plan identify
improvements to Hetrick Avenue, designating the roadway a two-lane rural road classification with
Class Il bike lanes, ultimately extending from Pomeroy Road north to Aden Way. The extension of
Hetrick Avenue from Glenhaven Place to Pomeroy Road in the south is currently unimproved. The
improvements within the DRSP do not include the construction of the Hetrick Avenue extension.
The DRSP will construct Collector ‘B’ which travels from Pomeroy Road through the property and
connects with Willow Road to the north, as a more functional alternative which avoids traffic safety
concerns at the intersection with Pomeroy Road. Currently at the southwest corner of the DRSP,
Hetrick Avenue is an existing driveway, with a 30-ft right-of-way, which would be abandoned,
rerouted to Collector ‘B’ or deeded to the adjacent existing residential property owners to the west.

In order to allow for emergency access, an easement will be provided from the existing portion of
Hetrick Avenue at the northwest corner of the DRSP, connecting to Neighborhood 9. This
emergency access point is intended to be used only by fire and safety vehicles, pedestrians, bicycles,
and equestrians.

Cory Way

Cory Way currently dead ends into the southern property line of the DRSP. In order to allow for
emergency access to the community, an easement will be provided at this location connecting to
Cory Way. This emergency access point is intended to be used only by fire and safety vehicles,
pedestrians, bicycles, and equestrians. An easement may be needed to accommodate access.

Southern California Gas

An existing 20-ft Southern California Gas (SoCalGas) easement is located directly adjacent to the
U.S. Highway 101 right-of-way on the DRSP property. This easement will include mutually agreed
upon landscaping and will remain clear of obstructions to allow for any necessary or ongoing
maintenance by SoCalGas.

Pomeroy Road
Based on the final alighnment of the Pomeroy Road realignment into the DRSP, an easement(s) may
be needed to accommodate proposed roadway and circulation improvements.

Phasing

Exhibit 5-6 identifies the areas anticipated in the conceptual phasing to make up the DRSP
development phases. These phases address goals to accommodate orderly development and
provision of services. They represent a reasonable approach to extending services and
infrastructure throughout the DRSP. In some cases, property owners may wish to develop in phases
concurrently or in a different order than anticipated in Exhibit 5-6. This will be permitted provided
all public improvements needed to support proposed development are completed, and that
circulation is provided for secondary access. For a more detailed breakdown of proposed phasing
for the DRSP, refer to Appendix B — Phasing Matrix.
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Exhibit 5-6: Proposed Conceptual Phasing
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6 Public Services
6.1 Introduction

The DRSP is served by several public services including schools, police and fire/emergency/
ambulance service protection, solid waste disposal, recycling, green waste, postal service, and
library services as discussed in more detail below.

6.2 Schools

Public education for the DRSP will be provided by Lucia Mar Unified School District (LMUSD),
which includes elementary, middle, comprehensive high school, continuation high school, and
adult education. The DRSP falls in the boundary area for the Lange Elementary School, Mesa

Middle School, Central Coast New Tech High School, and Nipomo High School.

| ol

W

Nipomo High School outdoor common green and courtyard.

It is anticipated that the DRSP would increase demand for public school services at existing
LMUSD facilities. Published LMUSD enrollment rates for 2017-18 combined with the District’s
Facilities Master Plan (2014) portrays existing capacity for Lange Elementary at 85%, Mesa Middle

School at 88%, and Nipomo High School at 91%, as shown in Table 6.1 below.

Table 6.1: Existing LMUSD School Capacity

2017/18 2021/22 Planned Current Available
School Student Student Capacity’ Capacit
Enrollments? Projections? P pacity
Lange Elementary 585 608 687 102
Mesa Middle 545 535 618 73
Nipomo High 970 1,172 1,071 101

Sources:
12018 School Plans for Student Achievement
22015/2016 LMUSD FM
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Table 6.2 below identifies the anticipated number of school-age children generated by the DRSP
and is based on the California Statewide Average Student Generation Rates.

Table 6.2: Student Generation

Grade Level Generation Rates Homes Additional Students
Elementary (K-6) 0.5t 1,289 645
Middle (7-8) 0.2t 1,289 258
High (9-12) 0.2¢ 1,289 258
Total (K-12): 1,161
Sources:

1 Statewide Average Generation Rate

New students will be added to the existing LMUSD system over the build-out of the DRSP, which
will occur over several phases for a period of several years. These phases are shown in sequence
below; however, are not intended to occur in any particular sequence, with the exception of
Phase 1, which will be the first phase of development. Table 6.3 below portrays the anticipated
number of new students generated by phases of development, as noted in Chapter 5, Figure 5-6:
Proposed Conceptual Phasing.

Table 6.3: Anticipated Student Generation Rate by DRSP Phasing

Phase Elementary Middle High Total Student
(K-6) (7-8) (9-12) Generation
Phase 1 343 137 137 617
Phase 2 209 84 84 377
Phase 3 93 37 37 167
Total: 1,161

Note: This sequence is for illustrative purposes only. Implementation may not occur in this sequence.

As mandated by State law, developer impact fees will be paid to LMUSD as the DRSP area is built
out over time to accommodate the anticipated increase in demand for public school facilities.

6.3 Police

Police services for the DRSP will be provided by the County of San Luis Obispo and will be based
out of the San Luis Obispo County Sheriff Department offices located at 1681 Front Street in
Oceano; the California Highway Patrol also assists in area calls for service. The Sheriff’s
Department divides the County into three areas — North Station, Coast Station, and South Station.
Each of these is large in geographic area and may lead to delays in response times. Under the
County’s FY 2017-18 to 2021-2022 Infrastructure and Facilities Capital Improvement Plan, a new
6,000 square foot South County Substation is to be constructed in the Nipomo area to provide
more timely service to the community. It is anticipated that this new substation facility will also
enable more prompt service to the DRSP area.

Developer impact fees will be paid to the County Sheriff's Department to accommodate new
demand for police services as the DRSP area is built out over time.
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Public services, including police and fire stations.

Fire and Emergency Services

The San Luis Obispo County Fire Department and the California Department of Forestry and Fire
Protection (CDF) will provide fire protection services to the DRSP area. Development will be
primarily served by Fire Station No. 20, located off of North Oakglen Avenue at 450 Pioneer
Avenue in Nipomo, approximately one-half mile away from the southern edge of the DRSP area.
The Department also deploys resources from other nearby stations and personnel, such as Fire
Station No. 22 located at 2391 Willow Road in Arroyo Grande, to maintain adequate response
times. The County’s FY 2017-18 to 2021-2022 Infrastructure and Facilities Capital Improvement
Plan identifies that a new property in the West Nipomo area will be acquired to develop a new
fire station to serve the community. It is anticipated that the County’s current levels of fire
services are sufficient to serve the DRSP area.

Fire truck and engines.

The San Luis Obispo County Fire Department and the CDF provide emergency paramedic services
from both Fire Station No. 20 and No. 22. These stations have designated Medic Engines, which
are staffed by a Fire Captain and a Fire Apparatus Engineer, which maintains a licensed paramedic
on staff. However, the County also contracts with San Luis Ambulance to provide paramedic
services throughout the County. Ambulances are dispatched via radio through the San Luis Obispo
County’s Sheriff Dispatch Center and respond to emergency, non-emergency, and Critical Care
Transport calls. San Luis Ambulance maintains a location in Nipomo, located at 720 South
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Frontage Road, with response times to the project site generally just over 5 minutes. Each
ambulance is staffed with a minimum of one Paramedic and one Emergency Medical Technician.

County Fire and CDF designate the existing DRSP area within the High Hazard Fire Severity Zone.
As the DRSP is built-out over time, the level of fire severity is expected to be reduced and
transition to one focused on structural defense. However, the DRSP plans to maintain the existing
oak woodland “spine” as a central community feature. To ensure adequate defensible space
around planned structures abutting or adjacent to this oak woodland “spine”, a vegetation
management plan and/or fire safety plan(s) will be prepared to ensure structures are adequately
protected while also providing County Fire and CDF with enough room to maneuver and defend
structures, as needed. Additional measures to ensure adequate vegetation management and thus
fire protection within the DRSP are discussed in Chapter 3.

Developer impact fees will be paid to the County Fire Department and CDF to accommodate new
demand for fire as the DRSP area is built out over time.

6.5 Solid Waste, Recycling, and Green Waste
Solid waste, recycling, and green waste generated by the new development will be serviced by
the South County Sanitary Services. The solid waste, recycling, and green waste will be disposed
of at the Cold Canyon Landfill. Based on current disposal rates, this facility has a capacity to accept
solid waste until at least the year 2040. South County Sanitary Services has reviewed the
conceptual plans and will provide solid waste, recycling, and green waste pick-up service to the
DRSP area.

6.6 Postal Service
Postal Service for the DRSP area will be provided by the United States Postal Service (USPS) from
their location at 706 West Tefft Street. The location of and type of mailbox required for each land
use within the DRSP will be based upon and adhere to requirements outlined in the USPS National
Delivery Planning Standards: A Guide for Builders and Developers and the Delivery Growth
Management Program. Below is a discussion of the mailbox locations envisioned for each area
within the DRSP, each of which will be ultimately approved by the USPS prior to construction.

For each single-family residential neighborhood and commercial within the DRSP area, a
centralized delivery location will be provided. The specific location and equipment type will
adhere to the USPS requirements for both USPS and customers related to access, locks, safety,
accessibility, placement, and specific Americans with Disabilities Act (ADA) requirements. In
specifically considering the single-family residential neighborhoods, the centralized delivery
locations will be within the individual neighborhood parks.
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Examples of mailbox enclosures for individual residences and multifamily
neighborhoods.

For each multi-family residential community within the DRSP area, a centralized mailbox location,
whether internal or external, will be provided for each of the multi-family residential
communities. The centralized mailbox equipment will be approved by USPS and will meet the
minimum 1:10 parcel locker/mailbox requirement. If located exterior to a building, a canopy will
be provided to provide protection from weather and provide adequate nighttime lighting, per
USPS requirements.

6.7 Library
Library services for the DRSP area will be provided by the existing Nipomo Library, located at 918
West Tefft Street in Nipomo. The library features a wide variety of book titles such as children,
adult fiction and non-fiction, teen collection, and audiobooks as well as DVD’s and music. Twelve
computers, free public WIFI internet access, and a public meeting room are also provided for use
by the public.

Developer impact fees will be paid to the County Public Library to accommodate new demand for
library facilities as the DRSP area is built out over time.
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Example of library computer desk stations.

6.8 General Government Services
Since the property lies within the unincorporated area of the County of San Luis Obispo, the DRSP
area will be serviced by the County’s government services, which includes, but is not limited to:
administration, planning, voting, courts, environmental/public health, public works, etc.
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7.1

7.2

7.3

Implementation and Administration

This Chapter describes the DRSP authority, development review process, and administrative
procedures controlling the DRSP adjustments and amendments, as well as outlines the intended
phasing plan and the proposed construction/maintenance of improvements.

The DRSP provides County review authorities the tools and guidelines to review and approve the
DRSP area development proposals. Implementation shall be administered by County review
authorities and ensure consistency with the DRSP document.

Specific Plan Authority and Adoption

Specific plans must comply with California Government Code Sections 65450 through 65457. These
provisions require that a specific plan be consistent with the adopted General Plan for the
jurisdiction in which the specific plan area is located. In turn, all subsequent development proposals,
such as tentative subdivision maps, site plans, improvement plans, and all public works projects,
must be consistent with the adopted specific plan.

Pursuant to California Government Code Section 65453, a specific plan may be adopted by
resolution or by ordinance. Past County practice has been to adopt a specific plan and certify the
Final Environmental Impact Report (FEIR) concurrently through resolution. Customized land use
designations are provided to implement the land uses identified in Chapter 2. Land use designations
included herein supersede the County’s land use ordinance (Title 22) except where the DRSP is
silent. In such cases, the existing County land use category standards shall apply.

Development Agreement

A development agreement is a planning tool that allows public agencies greater latitude to advance
local planning policies in sometimes new and creative ways. A development agreement is commonly
used in conjunction with specific plan projects. A Development Agreement is anticipated for the
DRSP.

Neither the applicant nor the public agency is required to enter into a development agreement as
part of project proposal. When a development agreement is entered into, the allowable land uses,
required infrastructure and its financing, as well as other terms and conditions of approval are
negotiated between the parties involved, subject to the public agencies’ ultimate approval.

Environmental Review

The DRSP addresses land uses, densities, and types of development proposed, as well as streets and
infrastructure anticipated to serve the area. It provides a detailed description of the project that
was evaluated in the Final Project Environmental Impact Report (FEIR) for the DRSP. Under the
California Environmental Quality Act (CEQA), the FEIR has assessed the potential direct and indirect
environmental effects associated with the land use program described in the DRSP.

Although the EIR is a separate document, the environmental review process has been an integral
component of the planning process to ensure that the DRSP minimizes environmental impacts. The
EIR addresses the development of the DRSP as a single project which is projected to be developed
in increments over a period of several years. This approach enables the County to comprehensively
evaluate the cumulative impacts of the DRSP and consider alternatives and mitigation measures
prior to adoption of the DRSP.
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Development within the DRSP area shall comply with all conditions of approval and mitigation
measures identified in the certified Specific Plan EIR (The Dana Reserve Specific Plan EIR SCH No.
###) and any subsequent CEQA document (e.g., Addendum, Mitigated Negative Declaration,
Subsequent EIR, or Supplemental EIR). The DRSP FEIR is intended to expedite the processing of
future projects that are consistent with the DRSP. If, when considering subsequent development
proposals, the County determines that the proposed development will not result in new effects or
require additional mitigation, the County can approve the project without additional environmental
review (California Government Code Section 65457 and CEQA Guidelines Section 15182). However,
if there are significant changes proposed to the approved DRSP that the County concludes may
result in new impacts, any additional environmental review need focus only on those specific areas
or topics affected by the change.

Annexation

The DRSP is currently under County jurisdiction but is located immediately adjacent to the Nipomo
Urban Reserve Line (URL). The property is designated in the County’s General Plan as a specific plan
area, which is subject to preparation of a specific plan to accommodate development proposals and
address pertinent issues (refer to Chapter 1). The General Plan requires that a specific plan for the
property be adopted prior to annexation of the DRSP area to the URL. The DRSP area is identified
within the NCSD’s Future District Service Boundary area.

Along with processing of the FEIR and other County entitlements, the Board of Supervisors will
adopt a resolution to initiate the annexation of the DRSP property into the URL. Following Board of
Supervisor action of project entitlements including adoption of the DRSP and certification of the
FEIR, the project will be submitted by NCSD to the Local Agency Formation Commission (LAFCO) for
the formal annexation review process. LAFCO works with the County to ensure that a proper plan
of services is in place to guide orderly development of the annexed property.

Development Review Process

Land Use Boundaries and Subdivisions

The DRSP area is currently designated Residential Rural on the County’s Land Use Category Map —
South County Rural Area. With adoption of the Specific Plan, the County’s Land Use Element will be
amended to create a new land use category, “Dana Reserve Specific Plan (DRSP),” for the subject
property. Future development within the DRSP land use category shall correspond with the eight
(8) Land Uses identified in Exhibit 2-1 and the development standards, allowable uses, and all other
related requirements identified in Chapter 2. In instances where the DRSP is silent on a particular
topic or requirement, development will instead be subject to the requirements of the County’s Land
Use Ordinance, Title 22 of the County Code, for the most closely related land use category. For
example, for development in the DR-SF 1 and DR-SF 2 land uses, the requirements of the RSF Land
Use Category in Title 22 will apply when the DRSP is silent on a topic.

The precise location of streets, utilities, and boundaries of development sites will be determined
upon approval of tentative subdivision maps. Along with the review of the final map before
recording, subdivision improvement plans will be reviewed and approved, which show compliance
with the DRSP, EIR, and any associated project conditions of approval.

For the Multi-Family and Commercial land uses, a minor use permit shall be obtained consistent
with the existing County process outlined in the Land Use Ordinance. Applications shall be
processed in accordance with Section 22.62.050, except compliance with the County Design
Guidelines and setback standards shall be in accordance with this Specific Plan.
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7.6

7.7

Processing, Uses, and Plan Interpretation
Conditional Use Permits
A conditional use permit will be required in conjunction with the Oak Woodland Management Plan.

Building Permits

The County building permit process of plan-check, inspection, and occupancy release will typically
be the final and most detailed step in County review of private site development. Impact fees are
due at the time building permits are issued or as may be described in the development agreement.
If required, Inclusionary housing fees will be required to pay at time of building permits.

Construction and Maintenance of Required Improvements

Public facilities required to serve the DRSP area will be funded as discussed in Chapter 8. Property
in the DRSP area that is annexed into the URL will receive the same public services as other
neighborhoods in the community, including school, police, fire, public park, and collector road
maintenance. Once facilities to serve the DRSP are constructed, a Homeowners Association will be
established to operate and maintain facilities, such as parkways, trails and open space, and
stormwater facilities. Facilities located within individual residential neighborhoods, such as pocket
parks, parkways, stormwater facilities, and local roads, will also be privately maintained by a
Homeowners Association. Collector Roads A, B, C, and the public neighborhood park will be
maintained by the County.

Interpretations, Adjustments, and Amendments to the Specific Plan

Interpretations

In instances where the DRSP may not be clear or completely articulate a particular topic related to
plan implementation, the Director of San Luis Obispo County Planning and Building or his/her
designee may provide an interpretation based on whether the item in question is in keeping with
the vision and intent of the DRSP.

Adjustments in Project Phasing

Project features may be advanced to an earlier phase provided all required infrastructure is in place,
all necessary mitigation measures are completed or will be completed with project, and the action
will not significantly defer a project feature that is anticipated in a preceding phase. The
determination to advance a project feature shall be made by the Director of San Luis Obispo County
Planning and Building or his/her designee.

Amendments

California Government Code Section 65453 et. Seq. provides that a Specific Plan “may be amended
as often as deemed necessary by the legislative body”. Amendments to this plan may be initiated
by a developer, any individual property owner, or by the County, in accordance with duly adopted
County procedures governing the adoption and amendment of the Specific Plan. Applications for
amendments shall be submitted to the County Department of Planning and Building for processing.
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Necessary Findings
A. Changes have occurred in the community since the approval of the Specific Plan which
warrant the proposed amendment.

B. The proposed amendment is consistent with the San Luis Obispo County General Plan.

C. The proposed amendment may enable efficient and less costly delivery of necessary
services and public facilities to the population within the area of this Specific Plan and the
Nipomo Mesa.
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8.1

8.2

Financing

This Chapter describes the financing mechanisms available for the ongoing maintenance of public
and private improvements required for the DRSP. Upon preparation of a DRSP master maintenance
plan, it is anticipated that one or more financing mechanisms will be used to provide for the ongoing
maintenance of private and public improvements. California law provides for the establishment of
a variety of financing mechanisms for maintaining public facilities, including, but not limited to,
Landscape Maintenance Districts (“LMD”), County Service Areas (“CSA”), Community Facilities
Districts (“CFD” and together with the LMD and CSA, “Public Financing District”). Privately owned
common facilities are typically maintained by a Homeowners’ Associations (“HOA”). Public
Financing Districts are established by a public agency, while an HOA is established by a private entity
in compliance with standards established by the California Bureau of Real Estate. It is anticipated
the maintenance of DRSP improvements (e.g., landscaping, park, drainage, trails, open space, street
lights, etc.) will be maintained and funded by a combination of a Public Financing District and one
or more HOA. The sewer and water improvements are anticipated to be owned, operated, and
maintained by the Nipomo Community Services District, provided annexation occurs.

Financing Principles and Policies

Itis the objective of the DRSP to have a neutral fiscal impact on the County and other public agencies
maintaining project facilities. The financing mechanisms to be established for the DRSP shall
consider the following:

e Parties benefiting from the improvements;

e Security for the funding of the ongoing maintenance;

e Establishment of sufficient reserve funds for repairs and replacements;

e Flexibility for changes in annual maintenance costs;

e Interest of future residents paying annual assessments;

e Equity among contributing property owners; and

e Transparency regarding the costs of maintenance services and improvements being funded.

Public Financing Districts
The establishment of a Public Financing District generally requires:

(i) A landowner to submit a petition requesting a public agency to establish a specific Public
Financing District,

(ii) Identifying the facilities to maintained and corresponding estimated maintenance costs,

(iii) The public agency establishing the proposed annual assessments or special taxes to fund
the maintenance of the requested improvements pursuant to an engineer’s report or
similar document, and

(iv) The landowner voting in favor of the formation of the Public Financing District and the
levy of such assessments or special taxes.
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Upon a successful landowner vote, the public agency then has authority to levy the assessments on
the property as authorized to fund annual maintenance costs. Although different types of Public
Financing Districts can maintain many of the same improvements, the legislative provisions for
establishing each type and the related requirements of each are different. For example, the
assessments levied on each parcel of property for improvements maintained with an LMD need to
be based on the special benefit received by such parcels of property, while a CFD special tax is based
on a general benefit requirement. Many public agencies have determined the “general benefit”
requirements of the CFD make it a more favorable financing mechanism and less likely to be
challenged or repealed under the provisions of Proposition 218.
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Appendix A - Design Guidelines

The purpose of these design guidelines is to ensure future development is consistent with the vision
and character of the Dana Reserve Specific Plan (DRSP) project. It is also intended to provide direction
for subdividers, architects, and designers when preparing development plans, and governmental review
bodies with direction for project evaluation as future applications come forward.

1.1 Residential Design Guidelines

The following design guidelines apply to residential development within the DRSP. They are general in
nature, however a number are land use specific and are noted as such herein.

1.1.A Architectural Styles

The architectural character for the DRSP is intended to be representative of the history of the property as
well as architectural styles typically found within the Nipomo area. A list of permitted architectural styles
appropriate for residential land uses has been provided. Refer to Exhibits 1-1 through 1-3 for typical style
elements.

Single-Family

A.1 Architectural styles for single-family residential land uses within Dana Reserve shall be Agrarian,
California Ranch, or Spanish.

A.2 Individual single-family neighborhoods shall be designed with a one primary style and a balanced mix
of the other two architectural styles.

A.3 Residential elevations within the single-family land uses should not be repeated more frequently than
every fourth house. This variation may be achieved by not repeating both a color scheme and an
elevation style.

A.4 Single-family residential land uses may be one- or two-stories, or a combination of both.
Multi-Family

A.5 Architectural styles for multi-family residential land uses within Dana Reserve shall be Agrarian,
California Ranch, or Spanish.

A.6 The multi-family neighborhoods shall be designed uniformly with one of the allowed architectural
styles.
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Exhibit 1-1: Agrarian Architectural Character

Multi-Family

@ Vertical accent massing at entries

@ Steep pitch gable and shed roofs
e.g. 6:12

@ Wood-like surrounds for windows and
doors

O,

Accentuated lintels and sills

Accent features like wood brackets and
metal vents and roofs

Vertical accent material e.g. board and
batten siding

Draft December 2021
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Exhibit 1-2: Spanish Architectural Character

Multi-Family

@ Simple massing forms Arched openings e.g. windows, doors,
porches

Low slopine tile roofs e.e. 4:12 or less Accent features like wrought iron,
( : ) ping 8+ decorative tile, and wood shutters

Simple detailing at cornice and eaves, -
@ although overhangs with exposed rafter @ smooth or sand plaster finish

tails also typical
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Exhibit 1-3: California Ranch Architectural Character

Multi-Family

@ Asymmetrical massing with primary Recessed windows and doors at stucco
fronting gables. without surrounds.

@ Low pitched hipped or gabled roof with @ Recessed windows or precast surrounds
wide eaves e.g. 4:12 pitch max and 18” at stone and brick.
min eaves. @ Accent features like simple mouldings,

@ Simple wood-like surrounds for windows shutters, wrought iron, and precast elements
and doors at lap siding without accentuated Lap siding, and stucco as typical materials.
lintels and sills. One accent material that is either brick or

@ Picture windows at street. ashlar stone.
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1.1.B Site Design

B.1. Variation in front yard setbacks, lot widths, and height variation should be used where able to create
a diversity of architectural character for the single-family neighborhoods.

B.2. The character of multi-family neighborhoods abutting commercial land uses should provide a
pedestrian-friendly environment with accessible sidewalks, parkway landscaping, street trees, and

limited driveway access points for ease of pedestrian access.

B.3. Project entry features should be provided at neighborhood points of entry and include a combination
of accent landscaping, enhanced paving, decorative walls, and/or other attractive elements that
reflect the character of the development.

B.4. Pedestrian linkages to adjacent residential, commercial, and recreation and open space land uses
should be provided, as identified in Chapter 2, Exhibit 2-2a.

1.1.C Building Form

C.1. Massing design should include variation in the wall plane (projection and recess), variation in wall
height, and rooflines at different levels.

C.2. Portions of the upper story above the first story should be stepped back in order to reduce the scale
of the facade that faces the street and the rear yards and to break up the overall massing. In-lieu of
an upper story setback, desired variation could be achieved with a porch covering a minimum of 30%
of the front facade.

C.3. Architectural elements that add visual interest, scale, and character to the neighborhood, such as
recessed or projecting balconies, verandas, or porches should face the street and be included within
building designs.

C.4. At a minimum, side and rear elevations should include architecturally authentic materials, trim around
windows and doors, and appropriate terminations or transitions for material changes at inside corners.

1.1.D Roofs

D.1. A variety of roof planes and pitches, porches, overhangs, and accent details should be incorporated
into home designs to increase the visual quality and character of a building, while reducing the bulk
and size of the structure.

D.2. Roof penetrations for vents should be consolidated and located on the rear side of roof ridges
whenever practical. Vents should be painted to match the roof color.

D.3. Placement of rooftop solar panels should minimize visual impacts to public views by integrating
panels on the same plane as the roof slope. Solar panels made to look like tile, shingles, or slates are
encouraged.
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Building Form, Roofs - Refer to page A-6 for callout text.
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1.1.E Windows and Doors

E.1. Windows should be articulated with accent trim, sills, shutters, window flower boxes, awnings,
trellises, and/or other elements authentic to the architectural style of the building.

E.2. Windows, doors, and garage doors should incorporate architectural detailing that is consistent with
the overall architectural style of the building.

E.3. Windows should incorporate proportions and divided lites appropriate to the architectural style.

E.4. Garages should be a secondary element on the home’s main fagade to minimize the visual impact of
the garage door and parking apron from the street. Side loaded or hollywood style garages are also
encourage to provide variety along street frontages.

E.5. Garages for single-family homes should provide storage for trash/recycling/green waste receptacles
either inside the garage or screened from view along a side yard.

E.6. Mirrored glass and/or reflective coating on doors and window glass is prohibited.

1.1.F Entries and Porches

F.1. Primary residential entries should be enhanced to reflect the architectural style and details of the
home.

F.2. Homes located on corner lots should have terraces, patios, and/or porches that wraparound and
address both the primary and secondary building frontages. Corner lots should locate the driveway
along the side frontage.

F.3. Multi-family buildings shall have covered porches, entries, or walkways that front onto the street,
pocket park, or open space.

F.4. Porches shall be a primary element on the main facade have a minimum depth of six (6) feet (i.e. porch
posts or columns may protrude into the minimum six (6) feet of depth).

1.1.G Colors and Materials

G.1. Materials and colors should be used in an authentic manner, reinforcing the chosen architectural
style.

G.2. A variety of roof materials and color palettes consistent with the architectural style of the homes
should be incorporated to enhance the character of the community.
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Windows and Doors, Entries and Porches, Colors and Materials - Refer to page A-8 for callout text.
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1.1.H Residential Fencing

H.1. Front yard fencing type should be wood, composite wood-textured, open style metal, stucco wall,
stone and/or a combination of these listed materials and be consistent with the architectural style of
the home.

H.2. Where a side or rear yard is abutting a residential land use, closed wood fencing and/or similar
composite wood-textured material shall be used. Refer to Exhibit 1-4.

H.3. Where a side or rear yard is abutting, pocket park, or open space use, wood fencing and/or similar
composite wood-textured material should be used to 4-feet in height with an additional 2-feet
comprised on top of a minimum 50% open rail permeable fencing. Refer to Exhibit 1-6.

H.4. Rear yard fencing of abutting residential neighborhoods, such as Neighborhood 4 and 5, shall maintain
consistency in fencing type and material.

H.5. Rear yard fencing adjacent to or across from Recreation or Open Space land uses should utilize either
an open style metal fence type or wood fencing and/or similar composite wood-textured material
should be used to 4-feet in height with an additional 2-feet comprised on top of a minimum 50% open
rail permeable fencing. Fencing selection shall be consistent across an individual neighborhood. Refer
to Residential Single Family Fencing Exhibit.

H.6. If fencing required at multi-family land uses (Neighborhoods 1, 2, and 10), it should be located at
required setbacks and be open style metal style. Refer to Exhibit 1-5.

H.7. Finished side of fencing should face street side yards, open spaces, or other public spaces.

H.8. Use of chain link, razor/barbed wire, non-matte finish vinyl fencing, and temporary fencing, except for
construction related temporary fencing, are prohibited.

Fencing Concepts

]

Exhibit 1-4: Closed Wood Exhibit 1-5: Open Style Metal  Exhibit 1-6: Semi-Open Wood

Fence Example Fence Example Fence Example
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Residential Single-Family Fencing

—

o petenoswad
RO

Typical Side & Rear Yard Closed Fence
for SFR Unless Noted Otherwise

(pen Style Metal Fence
THLEITE e Semi-Open Fence
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1.1.1 Yard Areas

I.1. All single-family units should have at least one usable private yard area in accordance with the design
standards in Chapter 2 of the DRSP. Multiple usable outdoor areas (i.e. front, side, and/or rear) are
preferable and encouraged where practical.

I.2. Private Yard Areas may include balconies, terraces, patios, roof decks, and/ or side and rear yards.

I.3. Functional and usable outdoor porches, patios, courtyards, roof decks, and/or other areas for the use
of all building residents are encouraged for multi-family buildings.

1.1.) Landscape

J.1. Native trees, plants, and other low water using plant varieties are encouraged within the DRSP and
should be integrated into the residential neighborhoods and individual residences to the greatest
extent practical.

J.2. Native coast live oak trees shall be used in neighborhood parkways.

J.3. If turf is utilized as part of landscape design, it should not exceed 1,000 square feet in size.

J.4. Front yard landscaping shall be installed by the developer prior to occupancy by a resident.

J.5. Landscape design shall be consistent with applicable MWELO requirements for water efficiency.
J.6. All landscape plans shall be prepared by a licensed landscape architect.

1.1.K Lighting
K.1. Type and design of site and building lighting fixtures shall be “dark-sky” compliant, consistent with the
International Dark-Sky Association or County of San Luis Obispo requirements.

K.2. Building lighting shall complement the architectural style of the building it serves.

K.3. Any lighting utilized as part of a residential neighborhood signs shall be complementary to the
individual design aesthetic of the surrounding neighborhood.

K.4. Security lighting shall be subject to approval by the HOA. Lighting must be activated by motion sensors
and shall be on no longer than 5 minutes with automatic shut off, the type which shall be selected and
located so that it does not activate frequently due to regular outdoor traffic or activity, including minor
movements typically produced by animals or leaf litter.

K.5. Special care shall be taken to control glare and direct visibility of security lighting illumination sources,
and to confine illumination to the property on which the fixtures are located.

K.6. Lighting fixtures shall be energy efficient in accordance with the latest version of the California Energy
Standards (Title 24).
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1.1.L Utilitarian

L.1. Rain gutters, downspouts, vents, and other roof protrusions should complement the adjacent materials
and/or colors.

L.2. Any outdoor mechanical or utility equipment/meters, antennae, “dish type receivers”, etc, whether on
a roof, side of a structure, or ground mounted should be appropriately screened from view. Method of
screening should be architecturally integrated with the adjacent structure in terms of materials, color,
shape, and size.

L.3. Trash and recycling bins for single-family dwellings shall be screened from view from the street.

L.4. Utility service areas for multi-family buildings should be placed within enclosures that are architecturally
integrated into the building design.

1.1.M Accessory Structures

M.1. Accessory structures, including detached garages and carports, accessory dwelling units, grouped
mailboxes, storage and maintenance facilities, recreational facilities, picnic shelters, and outdoor
shade structures, should incorporate compatible materials, scale, colors, architectural details, and
roof slopes as the primary residential buildings they serve.

M.2. For multi-family projects, trash enclosure and recycling storage areas should be located in convenient
areas with reduced visual prominence, such as inside parking courts or at the end of parking bays.

1.1.N Signage

Signage for the individual neighborhoods within the DRSP shall be subject to the guidelines outlined
below, including those for neighborhood, wayfinding and directional, and street signage. Where the
DRSP is silent, the County of San Luis Obispo Sign Ordinance will apply. In instances where there may
be inconsistencies between the DRSP and the County of San Luis Obispo Sign Ordinance, the DRSP shall
prevail.

N.1. Individual residential neighborhood logos, branding, and signage should be integrated through an
established logo and sign program in order to create an identity for each residential neighborhood and
should be secondary to the overall DRSP logo and branding.

N.2. Where a residential neighborhood includes multiple entry monuments or signage, the overall look
and aesthetic should be consistent throughout.

N.3. Street signs shall be as specified by the Manual on Uniform Traffic Control Devices (MUTCD) or by
special request, subject to the review and approval of the County. Any unique sign color shall be
utilized consistently within the overall neighborhood’s framework.

N.4. Street identification signs and traffic control signs shall be mounted on light poles to organize these
signs in a manner that minimizes the number of poles required.

N.5. Prohibited signage in residential land uses include pole, rotating, neon, or flashing signs.

N.6. Address numbers shall be clearly identifiable from the street.
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2.1 COMMERCIAL DESIGN GUIDELINES

The following design guidelines apply to commercial, office, hotel, and educational development within
the DRSP. They are general in nature, however a number are land use specific and are noted as such herein.

2.1.A Architectural Styles

A.1. All buildings shall be designed with an Agrarian style of architecture. However, building(s) within
the Flex Commercial land use areas may use contemporary interpretations of Agrarian style to
accommodate the equipment and functional requirements associated with larger structures. Refer to
Exhibit 2-1.

Exhibit 2-1: Commercial Architectural Character (Village Commercial shown)

Accent features like wood brackets and

@ Vertical accent massing at entries @ Accentuated lintels and sills
Long, horizontal shed and gable @

roofs steep in pitch e.g. 6:12 metal vents and roofs
Hipped roofs at attached or accent Vertical accent material e.g. board and
elements batten siding

Wood-like surrounds for windows
and doors
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2.1.B Site Design

B.1. Buildings should be sited close to and oriented toward external and interior streets. Building design
should incorporate pedestrian walkways, outdoor seating, and landscape areas where practical.

B.2. Parking in Village Commercial areas should be internalized behind building groups or oriented away
from street frontages to minimize visual impact on the street where practical. In Flex Commercial
areas, landscaping, low walls, berms, and/or other means to minimize views of parking areas while
maintaining views of buildings necessary for their success on site should be pursued.

B.3. Plazas, courtyards, pocket parks, and outdoor cafes should be designed in an inviting manner that

encourages pedestrian use through the incorporation of trellises, pergolas, art, seating, and shade
trees.

B.4. Site amenities, including benches, drinking fountains, provisions for bicyclists, and public art, should
be utilized and should complement the project’s architectural character.

B.5. Streetscape at the roundabout should utilize special features such as unique street furniture, street
lights, increased and planting intensity, unique signage and other special details and enhancements to
assure the Village Center is a focal point of the project.

Site Design Concept

NEIGHBORHOOD 1
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2.1.C Building Form

C.1.

C.2.

C.3.

C.4.

C.5.

C.6.

C.7.

C.8.

C.9.

The appearance of several smaller buildings, rather than one large building, should be pursued to
foster an intimate, pedestrian-friendly scale.

Vertical elements such as towers should be used to accent horizontal massing and provide visual
interest, especially on corner buildings.

For the Village Commercial land use, buildings shall be designed in a manner such that all sides of the
building have been detailed to complement the primary street elevation in architecture, details, and
materials. Buildings should be aesthetically pleasing from all angles, especially for buildings that have
high visibility. Particularly in the Flex Commercial land use, buildings that require significant utility and
service areas shall incorporate screening into the design of the building, site planning, and landscape
design.

For the Flex Commercial land use, architectural emphasis should be placed at the primary street
elevations, allowing for necessary “back of house” operations at rear.

Pedestrian scale should be created through the use of awnings, arches, walls, trellises, arbors, pergolas,
and/or other architectural elements. These elements should be integrated into the building design to
avoid the look of “tacked on” architectural features.

Storefront windows, display cases, and other elements that provide visual interest to facades should
be provided. Mirrored glass or reflective coatings are prohibited.

Details such as wall surfaces constructed with patterns, changes in materials, building pop-outs,
columns, and recessed areas should be used to create shadow patterns and depth on the wall surfaces.

Building facades facing paseos or plazas should be articulated with detail and display windows.

Murals, trellises, or vines should be placed on large expanses of walls at the rear or sides of buildings
to soften the appearance and create visual interest.

Building Form (Flex Commercial shown) - Refer to page A-17 for callout text.

e |

1 =11 = = fl |-
' = @ = = ' s N\ ‘
,w T S T

7~ =
@ .

— ; i P B R AR RS RS RS RS AS RS RS A
T +——T——7T'—n_:r‘ [ 1
= ‘ a1 ||| L A— —

4.‘

S

==

Draft December 2021 Appendix A- Design Guidelines | A-17



Building Form (Village Commercial shown) -
Refer to page A-17 for callout text.

2.1.D Roofs

D.1. A variety of roof planes and pitches, porches, overhangs, and accent details should be incorporated
into the commercial designs to increase the visual quality and character of a building, while reducing
the bulk and size of the structure.

D.2. Roofs covering the entire building, including hips and gables, are preferred in the Village Commercial
land use.

D.3. Buildings in the Flex Commercial land use are allowed to have flat or low pitched roofs but should
incorporate parapets or other architectural elements to break up long horizontal rooflines. Accent
mansard roofs consistent with the Agrarian style are allowed, except at building corner locations.

2.1.E Windows and Doors

E.1. Windows, doors, and service doors visible from the street should incorporate architectural detailing
and color that is consistent with the overall architectural style of the building.

E.2. Windows should be articulated with accent trim, sills, shutters, window flower boxes, awnings,
trellises, and/or other elements authentic to the architectural style of the building.

2.1.F Primary Entries

F.1. Primary entries for commercial uses should be emphasized through the use of building form,
architectural detailing, lighting, landscaping, and/or unique paving, among other elements.

2.1.G Colors and Materials

G.1. Materials and colors should be used in an authentic manner, reinforcing the chosen architectural
style.

G.2. Roof materials and colors consistent with the architectural style of the commercial use should be
incorporated to enhance the character of the community.

G.3. Where appropriate to the architectural style, consider varying materials and textures between the
base and body of a building to break up large wall planes and add a visual base to the building.

G.4. Material changes should occur at intersecting planes to appear substantial and integral to the facade.
Material or color changes at the outside corners of structures should be avoided.
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Roofs, Windows and Doors, Primary Entries, Colors and Materials
- Refer to page A-18 for callout text.
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2.1.H Commercial Fencing

H.1. Where a commercial land use is abutting residential, open space, or recreation land uses, no side,
street side, or rear yard fencing is required. Parallel walls between residential and commercial land
uses are discouraged. Refer to Chapter 2 of the DRSP for relevant commercial fencing development
standards.

G
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H.2. Use of chain link, razor/barbed wire, non-matte finish vinyl fencing, and temporary fencing, except
for construction related temporary fencing, are prohibited. Chain link or barbed wire fence may be
utilized along the Highway 101 frontage, consistent with Caltrans requirements.

2.1.1 Landscape
I.1. Native trees, plants, and other low water using plant varieties are encouraged within the DRSP and
should be integrated into the project to the extent practical.

I.2. Native coast live oak trees shall be used within the design of commercial land uses areas, such as for
street trees, parkways, and plazas. No coast live oak trees shall be used within parking areas.

I.3. Landscape design shall be consistent with applicable MWELO requirements for water efficiency.

I.4. All landscape plans should be reviewed by a licensed landscape architect.

2.1.) Highway 101 Landscape Buffer

In order to sensitively address the DRSP adjacency to U.S. Highway 101, the following screening
standards apply to commercial land uses located adjacent to U.S. Highway 101.

J.1. A minimum 10-foot landscape buffer shall be provided along U.S. Highway 101 where commercial
land use “back of house” areas are located directly adjacent to U.S. Highway 101. Landscape buffer
plantings utilized shall be selected to be compatible with the overall character and aesthetic of the
DRSP, such as oak trees and/or other native plantings.
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J.2. To the extent permissible and practical, the existing 20-foot PUE adjacent to U.S. Highway 101 shall be
landscaped.

1.3. Where parking is to be located directly adjacent to U.S. Highway 101, a berm, headlight hedge, and/
or masonry wall no higher than 48-inches shall be provided to minimize cross highway lighting. Where
masonry walls are to be used, walls shall be of a consistent design and character along the entire U.S.
Highway 101 property line.

J.4. Trash and recycling enclosures and loading areas should be located to minimize views from U.S.
Highway 101 and screened through use of vertical growing landscaping or walls.

J.5. Any mechanical or other outdoor equipment, whether on a roof or side of a structure visible from
U.S. Highway 101, should be appropriately screened from view. The method of screening should be
architecturally compatible with the adjacent structure in terms of materials, colors, shape, and size
and be used in combination of vertically growing landscaping, where practical.

Highway 101 Landscape Buffer
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2.1.K Lighting

K.1. Type and design of street light fixtures shall be chosen from those available from Pacific Gas and
Electric (PG&E).

K.2. Pedestrian lighting shall incorporate a cohesive design that is consistent with the vision and character
of the DRSP.
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K.3. Fixtures for pedestrian lighting shall be made of durable and high-quality materials for maximum
resistance to vandalism and tampering.

K.4. Pedestrian lighting shall be utilized in paseos, plazas, parking lots, and other public areas, except for
open space land uses , to delineate pedestrian spaces and pathways.

K.5. Parking lot light pole bases shall incorporate a cohesive design for consistency throughout the DRSP
where required.

K.6. Type and design of architectural and landscape light fixtures shall be “dark-sky” compliant.
K.7. Architectural and landscape lighting shall complement the architectural style of the building it serves.

K.8. Architectural and landscape up-lighting, if proposed, shall only be used to highlight special features
or elements.

K.9. Ambient lighting with exposed bulbs, such as string lights, may be allowed to accent outdoor dining
and seating areas, plazas, patios, and event spaces.

K.10. Security lighting activated by motion sensors shall be on no longer than 5 minutes with automatic
shut off, the type which shall be selected and located so that it does not activate frequently due to
regular outdoor traffic or activity, including minor movements typically produced by animals or leaf
litter.

K.11. Special care shall be taken to control glare and direct visibility of security lighting illumination sources,
and to confine illumination to the property on which the fixtures are located.

K.12. Lighting fixtures shall be energy efficient in accordance with the latest version of the California
Energy Standards (Title 24).

2.1.L Utilitarian

L.1. Rain gutters, downspouts, vents, and other roof protrusions should complement the adjacent materials
and/or colors.

L.2. Any outdoor mechanical equipment, whether on a roof, side of a structure, or ground mounted should
be appropriately screened from view. Method of screening should be architecturally integrated with
the adjacent structure in terms of materials, color, shape, and size.

L.3. Utility service areas for commercial land uses should be placed within enclosures that are architecturally
integrated into the building design.

L.4. Loading and “back of house” areas should be located to the rear of a site and be adequately screened
from view. Walls may be used up to six (6) to eight (8) feet in height to allow for screening and noise
buffering.

L.5. Trash enclosure and recycling storage areas should be located in convenient areas with reduced visual
prominence.

2.1.M Signage

M.1. Signage for the individual commercial land uses shall be consistent with the County of San Luis Obispo
Sign Ordinance.
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3.1 Recreation and Open Space

The following design guidelines apply to recreation development and open space areas within the DRSP.
They are general in nature, however a number are land use specific and are noted as such herein.

3.1.A Public Neighborhood Park

A.1. The Public Neighborhood Park should be designed to provide neighborhood recreation needs
including a mix of passive and active areas. This could include playground or play features, pickleball
court(s), open turf area, among other potential passive and active features.

A.2. Public Neighborhood Park features may include bicycle racks, drinking fountains, entry signage
and landscaping, picnic areas, interpretive signage, parking, restroom facilities, shade canopy, trail
connections, trash and recycle bins, and/or wayfinding signage or kiosk, among other potential
features.

A.3. Any on-site parking associated with the Public Neighborhood Park shall be located within a parking lot
or other parking space configurations on the north side of the park.

A.4. Programming of the Neighborhood Park may include shared facilities or related uses with the proposed
privately owned and operated daycare facility.

A.5. Design of the restroom and daycare buildings shall be consistent with an Agrarian architecture theme.
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3.1.B Pocket Parks

B.1. Pocket Parks shall be provided within each single-family neighborhood and should be designed to
provide for passive areas for neighborhood specific recreation needs.

B.2. Pocket Park features may include bicycle racks, children’s play area, picnic areas, interpretive signage,
natural play areas, neighborhood mailbox facilities, parking areas, trail connections, trash and recycle
bins, and/or wayfinding signage or kiosk, among other potential features.

Pocket Park Concept

3.1.C Open Space

C.1. Each neighborhood located directly adjacent to the central oak woodland should provide convenient
access via a pedestrian trail. Yards of single-family residential uses abutting open space shall not have
gates onto the open space.

3.1.D Equestrian Staging Area

D.1. The equestrian staging area should provide a minimum of eight (8) parking spaces that can
accommodate a vehicle with trailer configuration to allow for adequately loading/off-loading and
saddling of horses.

D.2. A trailhead should be provided with hitching posts, perimeter fencing, wayfinding signage, and
information kiosk.

D.3. Temporary restroom facilities should be located to minimize visibility from the Frontage Road and
adjacent neighborhoods. Landscaping, fencing, and/or other design interventions should be used to
minimize visibility of these facilities.
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3.1.E Basins and Low-Impact Development

A number of deep and shallow basins as well as roadside low-impact development areas intended to
treat and mitigate runoff are proposed as part of the DRSP. The following provides design direction for
deep and shallow basins and roadside low-impact development areas within the DRSP.

E.1. Deep basins shall incorporate 6-foot open style metal fence. Access gates shall be constructed of the
same material and include a minimum opening of 14-feet.

E.2. Trees, shrubs, and groundcover used for screening views of the basins shall be native, drought tolerant,
and/or low water using. If landscaping is allowed within the deep basin, it shall be able to thrive during
seasonal conditions while maintaining access and functionality of the facility.

E.3. Shallow basins shall contain location appropriate landscaping that is able to thrive during seasonal
conditions

E.4. Roadside low-impact development areas shall utilize a combination of decorative rock and gravel,
location appropriate landscaping, and necessary inlets and/or catch basins.

3.1.F Recreation and Open Space Fencing

F.1. Three-rail, split rail fence of wood or similar composite wood-textured material shall be used at pubic
neighborhood parks, pocket parks, and streets, as shown in the Recreation and Open Space Fencing
exhibit.
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Recreation and Open Space Fencing

— Emnay

Split-Rail Park Fence

=== [Ipen Style Metal Fence

Chain Link or Barb Wire per

Caltrans Standards
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F.2. Open style metal fence may be use at Equestrian Staging Area and Daycare and shall be setback ten
(10) feet from the property line, as shown on the Recreation and Open Space Fencing Exhibit.

F.3. Use of razor/barbed wire, non-matte vinyl fencing, and temporary fencing, except for construction
related temporary fencing, are prohibited. Chain link may be used to provide security for recreation
land uses and basins but shall be black vinyl clad, or equivalent, with posts to match.

3.1.G Landscape

G.1. Native trees, plants, and other low water using plant varieties are encouraged within the DRSP and
should be integrated to the extent practical.

G.2. Native coast live oak trees shall be used within the design of recreation areas, such as at trails, pocket
parks, and public neighborhood park. No coast live oak trees shall be used within parking areas.

G.3. Turf areas within the public neighborhood park and pocket parks shall be limited to those areas
intended

G.4. Landscape design shall be consistent with applicable MWELO requirements for water efficiency.

G.5. All landscape plans should be reviewed by a licensed landscape architect.

3.1.H Lighting
H.1. Type and design of street and pedestrian light fixtures shall be “dark-sky” compliant.

H.2. Street and pedestrian lighting shall incorporate a cohesive design that is consistent with the vision
and character of the DRSP.

H.3. Fixtures for street and pedestrian lighting shall be made of durable and high-quality materials for
maximum resistance to vandalism and tampering.

H.4. Pedestrian lighting shall be utilized in paseos, plazas, parking lots, and other public areas, except for
open space land uses, to delineate pedestrian spaces and pathways.

H.5. Attractive parking lot light pole bases shall incorporate a cohesive design for consistency throughout
the DRSP where required.

H.6. Architectural and landscape lighting shall complement the architectural style of the building it serves.

H.7. Architectural and landscape up-lighting, if proposed, shall only be used to highlight special features
or elements.

H.8. Ambient lighting with exposed bulbs, such as string lights, may be allowed to accent outdoor dining
and seating areas, plazas, patios, and event spaces.

H.9. Security lighting activated by motion sensors shall be on no longer than 5 minutes with automatic
shut off, the type which shall be selected and located so that it does not activate frequently due to
regular outdoor traffic or activity, including minor movements typically produced by animals or leaf
litter.
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H.10. Special care shall be taken to control glare and direct visibility of illumination sources, and to confine
illumination to the property on which the fixtures are located.

H.11. Lighting fixtures shall be energy efficient in accordance with the latest version of the California
Energy Standards (Title 24).

3.1.1 Utilitarian

I.1. Rain gutters, downspouts, vents, and other roof protrusions should complement the adjacent materials
and/or colors.

I.2. Any outdoor mechanical equipment, whether on a roof, side of a structure, or ground mounted should
be appropriately screened from view. Method of screening should be architecturally integrated with
the adjacent structure in terms of materials, color, shape, and size.

I.3. Utility service areas for buildings within the recreation land use should be placed within enclosures
that are architecturally integrated into the building design.

I.4. Trash enclosure and recycling storage areas should be located in convenient areas with reduced visual
prominence.
3.1.) Signage

J.1. Pedestrian-oriented projecting, sculptured cantilevered, or individually crafted plaque signs are
encouraged within recreation and open space areas, such as at trailheads, public neighborhood parks,
pocket parks, and other open space areas.

J.2. Recreation and open space signage within the DRSP shall complement the vision and character outlined
for the project in terms of material and color use, placement, and design.

J.3. Directional signs located at or along trails or pathways shall be a maximum size of two (2) square feet
in size.
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4.1 Gateways and Wayfinding Signage

Gateway and wayfinding signage are important elements to bring attention to and direct future residents
and visitors of the DRSP. The following design guidelines are relevant to the gateway and wayfinding
signage for the DRSP.

1.

Primary gateway monuments shall be provided at Frontage Road/Willow Road, Collector B/Willow
Road, and at the intersection of Frontage Road/1st Intersection. Signage face containing the text
portion of the primary gateway monuments will be approximately 12-feet high by 20-feet wide,
excluding raised planter area at base of the sign and the vertical support.

Secondary gateway monuments shall be provided at Frontage Road/Cherokee Place, Collector B/
Cherokee Place, and Collector B/Pomeroy Road.

All gateway monuments shall utilize an agrarian architecture theme that reflects the DRSP character,
with similar materials and colors as shown in the concepts below.

Gateway monuments shall incorporate a combination of decorative walls, accent landscaping,
enhanced paving, accent lighting, and specimen trees - preferably coast live oaks.

Secondary gateway shall be subordinate to the primary gateways but will maintain consistency in
terms of materials and colors and decorative elements utilized.

Wayfinding and directional signage should be located at key locations within the DRSP to provide
direction to important services and destinations, such as commercial areas, parks, trailheads, or trail
crossings.

Design of other wayfinding and directional signage shall be in keeping with the DRSP character and
then theming of the gateway signage.
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Primary Gateway Concept - Frontage Road at Southeast Entry
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5.1 Park and Ride and Transit Stops

The following design guidelines are applicable to the park and ride facility and transit stops within the
DRSP.

1. The park and ride shall contain a minimum of eighty (80) parking spaces.

2. Native trees, plants, and other low water using plant varieties are encouraged within the DRSP and
should be integrated to the extent practical.

3. Signage and lighting required for the park and ride facility shall be consistent with County requirements.

4. Any required shelter, signage, or lighting for transit stops within the DRSP shall be subject to the
requirements of the San Luis Obispo Regional Transit Authority.

Park and Ride Concept

PUBLIC COLLECTOR “A”
CONNECTION TO WILLOW ROAD
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B.  Phasing and Public Improvements Implementation Matrix

The following phasing and public improvements implementation matrix contains detailed
descriptions of the anticipated order of buildout of the DRSP and builds upon the information
described in Chapter 5: Infrastructure and Phasing. Phases shown address goals to accommodate
orderly development and provision of services. They represent a reasonable approach to
extending services and infrastructure throughout the DRSP. In some cases, property owners may
wish to develop phases concurrently or in a different order than anticipated. This will be
permitted provided all public improvements needed to support proposed development are
completed, and that circulation is provided for secondary access.
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Neighborhood's / Lots
Phase

Nelghborhood Deslgnoﬂons

1 (MF)

2 (MF)

3

5

N/A

10

Flex Comm

Village Comm

Lot Numbers (see Master Vesting Tentative Tract]|
No. 3159)

Lot 1

Lot 2

Lot 3

Lot 5

Lot 11

Lot 12

Lot 14 & 15

Lot 13 & 16-19

Circulation

North Frontage Road Improvements to project
boundary

Collector A to Willow

Park and Ride along Collector A (near Willow)

Willow and Collector A intersection

Portion of Collector C (Eastermn 600" +/-)

Portion of Local Street (North Eastern 675" +/-)

XXX |Ix] x

XK=< |x] >

XIXPx<x|x] *x

XX |x|x|x] >

K<<= >

XXX |x| >

XK Px|x|x| =

XIxPxxx] x

Collector B (Pomerory fo Willow)

Pomerory and Collector B intersection

Collector B and Willow intersection

Hetrick Avenue & Pomerory Intersection

Conversion of a segment of Hetrick to Emergency
Access only

Collector C [between Collector A and B) &
County Park

Local Street (between NBD 2 and 4)

Closure of Hetrick Avenue and Pomeroy Road

Sewer

Extention of Sewer in North Frontage Road and
Collector A + Lift Station for DR flows

Sewer in Collector C (Eastern 600" +/-)

Sewer in Local Street (North Eastern 675" +/-)

Sewer from Collector A to Collector B - Provide
stub for Phase 3

Sewer Main in Collector B

Lift Station to Serve Neighborhood 9

Lift Station to Serve Neighborhood 8
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Nelghborhood Designations

1 (MF)

2 (MF)

3

5

N/A

10

Flex Comm

Neighborhood's / Lots
Phase!

Village Comm

Lot Numbers (see Master Vesting Tentative Tract]
No. 3159)|

Lot 1

Lot 2

Lot3

Lot 5

Lot 11

Lot 12

Lot 14 & 15

Lot 13 & 16-19

Water

extent Water Infrasturcture in North Frontage Road
/ Collector A to Willow

Water in Collector C (Eastern 600 +/-)

>

>

>

>

Water in Local Street (North Eastern 675’ +/-)

> <

Water in Collector B (connecting Pomeroy and
Willow)

Water in Collector C (between Collector A and B)

Water in Local Street (between NBD 2 and 4)

Storm Drain

Storm Drain Infrastructure in Collector A (including
basins)

Storm Drain in Collector C (600" +/-)

Storm Drain Infrastructure in Collector B (including
basins near Pomeroy and on the west side of the
Park)

Large Basin NBD ¢ Include the infrastructure

Storm Drain Infrastructure in Collector C (including
basins near Neighborhod 6
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Nelghborhood Designations

7

8

9

Neighborhood's / Lots
Phase|

AFFORDABLE

Lot Numbers (see Master Vesting Tentative Tract]
No. 3159)

Lot7

Lot 8

Lot 9

Lot 10

Lot 4

Lot 6

Circulation

North Frontage Road Improvements to project
boundary

Collector A to Willow

[Park and Ride along Collector A (near Willow)

Willow and Collector A intersection

Portion of Collector C (Eastern 600" +/-)

Portion of Local Street (North Eastern 675' +/-)

Collector B (Pomerory to Willow)

Pomerory and Collector B intersection

Collector B and Willow intersection

Hetrick Avenue & Pomerory Intersection

Conversion of a segment of Hetrick fo Emergency
Access only

> p<px<

XXX |>x

XXX |x

> IXPXX]Xx

Collector C (between Collector A and B) & County
Park

Local Street (between NBD 2 and 4)

Closure of Hefrick Avenue and Pmeroy Road

Sewer

Extention of Sewer in North Frontage Road and
Collector A + Lift Station for DR flows

Sewer in Collector C (Eastern 600" +/-)

Sewer in Local Street (North Eastern 675' +/-)

Sewer from Collector A to Collector B - Provide
stub for Phase 3

[Sewer Main in Collector B

>

[Liff Station fo Serve Neighborhood 9

Lift Station fo Serve Neighborhood 8




T20T Jaquiadaq yeuq

xi1e |dw| -dw| "qnd 7 Suiseyd :g XIAN3ddv | s-9

Nelghborhood Designoﬁons

7

8

9

Neighborhood's / Lots
Phase| 3
4

AFFORDABLE

Lot Numbers (see Master Vesting Tentative Tract]
No. 3159)

Lot 7

Lot 8

Lot 9

Lot 10

Lot 4

Lot é

Water

Extent Water Infrasturcture in North Frontage Road
/ Collector A to Willow

Water in Collector C [Eastern 600" +/-)

Water in Local Street (North Eastern 675" +/-)

Water in Collector B (connecting Pomeroy and
Willow)

Water in Collector C (between Collector A and B)

Water in Local Street (between NBD 2 and 4)

Storm Drain

Storm Drain Infrastructure in Collector A (including
basins)

Storm Drain in Collector C (600" +/-)

Storm Drain Infrastructure in Collector B (including
basins near Pomeroy and on the west side of the
Park)

Large Basin NBD 9 Include the infrastructure

Storm Drain Infrastruciure in Collecior C (including
basins near Neighborhod é




DANA
RESERVE

This Page Intentionally Blank.

APPENDIX B: Phasing & Pub. Imp. Impl. Matrix | B-6 Draft December 2021



C. Relevant General Plan Text
The following are excerpts of the County General Plan text, specifically the South County Area
Plan (SCAP) and the Land Use Ordinance (LUO), and the Nipomo Community Plan as it relates to
the DRSP (formerly known as Cafiada Ranch).

As mentioned in Chapter 1 of the DRSP, the SCAP description and policies applicable to the
Cafada Ranch were adopted in 1994. At the time, the objectives of the SCAP were aimed at job
creation opportunities as well as addressing the jobs housing balance in Nipomo. Although the
SCAP described the objective for job creation, it did not identify specific requirements for the
type, size, or scale of these expected uses. The SCAP also indicates that housing should be
provided on the Cafiada Ranch site, but does not provide guidance on the type, size, or scale of
the residential development.

Since the adoption of the SCAP, much has changed in the State and in the County. A period of
significant economic expansion (housing bubble) and the “great recession” (the housing crash)
occurred. Currently and into the foreseeable future, California faces significant challenges in
providing housing for the States’ growing population. Prices and rents for existing housing have
increased dramatically and are continuing to increase. For the first time in many years, the State
has begun to intervene in local housing policies. During 2018-2020, over 15 housing bills were
passed by the State that set standards, incentives, and enforceable requirements for local
agencies to meet their housing goals. More recently, at the time of preparation and review of the
DRSP, California, the nation, and the world experienced a pandemic caused by the COVID-19 virus
that has further exacerbated housing challenges.

Section 4.5 of the South County Area Plan

“Cafiada Ranch Specific Plan Area. An expansion of the urban reserve line north of Nipomo and
west of Highway 101 should be evaluated to provide additional employment and associated
residential development that will improve the jobs/housing balance within Nipomo. A specific
plan should be prepared showing commercial retail, service commercial, and light industrial uses
on the large Cafiada Ranch property northwest of Sandy Dale Drive and west of Highway 101,
shown in Figure 4-4.
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The specific plan should determine the feasible extent of the job-generating uses as a first
priority. Residential uses should be considered only in support of employment development. The
property has a large oak woodland that should be evaluated for preservation as a long-term
habitat. Due to its size, the site is also a potential location for a high school if feasible. A specific
plan should be accompanied by market feasibility and fiscal impact studies and an
environmental impact report to determine the logical extent and location of development.

Cafiada Ranch Objectives.
1. [Provide] service commercial and light industrial uses designed as business or office parks
that have integrated site planning, architecture, and landscaping;

2. [Provide] commercial retail uses to serve travelers at an interchange of along Highway
101 and an extension of Willow Road, if the location is determined to occur on this
property, as a gateway to the community and employees and users of the area;

3. Residential uses that are affordable to employees of the area, to be developed
concurrently or in later phases upon the success of the non-residential uses.

Standards in Article 9 of the Land Use Ordinance require the preparation of specific plans, which
have state-mandated content requirements, to identify the optimum types and intensity of these
uses in association with residential areas on and off-site. Primary concerns for traffic impacts
and transportation alternatives are reflected within the standards. The environmental impacts
of the proposed specific plans will be evaluated during their preparation.

Prior to the adoption of any specific plans, any development of these larger holdings, such as the
Canada Ranch property, may cluster the allowed density into smaller parcels to create
neighborhoods within larger common open space areas. Suburban scale clustered developments
can maintain a rural character by fitting each project into the landscape and minimizing its
visibility from public collector and arterial roads and highways.”

Section 4.8 of the South County Area Plan

“10. Specific Plan Areas, South County (South). The County should work with property owners to
schedule the preparation of specific plans for four areas to increase the amount of employment
areas adjacent to or near Nipomo:

a. Canada Ranch for industrial, commercial service, commercial retail, and incidental
residential uses;

The specific plans should identify the appropriate scale and intensity of these general uses in
more detail, consistent with topics required by Government Code Sections 65450 through 65457
as well as economic issues concerning the most suitable uses.”

Section 4.4 of the Nipomo Community Plan

“The conceptual plan for Nipomo that is illustrated in Figure 4-1 shows the concept of
neighborhoods adjacent to an expanded central business district. This plan will encourage more
convenient distances between residential living and shopping and working, with the intent of
reducing the need to commute by automobile. The concept will also help obtain fixed-route
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transit service as development continues. Service commercial and industrial areas are located
close to residential areas, relying on setbacks, landscape buffering and site design in planned
projects to achieve compatibility.”

NIPOMO
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Figure 4-1: Conceptual Plan for Nipomo

Section 22.98.072.H of the Land Use Ordinance

“8. Cafiada Ranch property — Specific Plan requirement. A specific plan shall be prepared for the
Cafnada Ranch property shown in Figure 98-40 under the guidance of the County upon the
application and funding by the property owner(s) prior to the approval of land division
applications, although a clustered land division proposed in compliance with the Residential
Rural category, Section 22.22.140, and other applicable provisions of this Title, may be approved
without Specific Plan preparation. The Specific Plan shall be prepared in compliance with
Government Code Section 65450 to plan for the following:
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a. Types of uses. The concept of a Specific Plan is for uses in the following priority for
acreage, scale and intensity should include the following uses:

1) Open space uses within the oak woodlands;

2) Industrial park(s) that will generate “basic” employment for the Nipomo and south
county area;

3) Commercial services parks that do not conflict with downtown and community
shopping commercial uses within Nipomo;

4) Retail uses to serve the daily shopping needs of employees and residents of the site
in compliance with purpose and character statements for neighborhood shopping
areas in Framework for Planning - Inland Area;

5) Commercial retail uses that are in compliance with purpose and character
statements in Framework for Planning - Inland Area for highway-oriented retail;

6) Residential areas to contain a mix of housing unit types, a portion of which should
be affordable to average employee incomes on the site, timing to be concurrent
with or following establishment and operation of nonresidential uses, the timing to
be determined by a market feasibility study.

b. Oak habitat preservation. Designation of the existing oak forest habitat for open space
preservation, where limited recreational and open space uses may be allowed.

c. Pedestrian-oriented site planning. Location of workplaces, shopping, services, civic
buildings, and residences in close proximity to each other to facilitate walking and
alternative transportation to the private vehicle.

d. Architecture and landscaping. Guidelines for architecture and landscaping that respond to
the rural character of the area.

e. Resource, facility and service needs. Extent of necessary public, or private where
applicable, needs including, but not limited to, safety, health, waste management, and
water supply.”
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D. Policy Consistency Analysis

This is a placeholder for the policy consistency analysis that will be conducted as part of the DRSP
Environmental Impact Report.
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Notice of Preparation

Notice of Preparation

10 Otate Clearing from: OaN LUis Obispo
1400 10th St 976 Osos St Room 200
Sacramento CA ‘95814 San Luis Obispd, CA 93401

Subject: Notice of Preparation of a Draft Environmental Impact Report

Coun ty of San Luis Obis po willbe the Lead Agency and will prepare an environmental

impact report for the project identified below. We need to know the views of your agency as to the scope and
content of the environmental information which is germane to your agency's statutory responsibilities in
connection with the proposed project. Your agency will need to use the EIR prepared by our agency when
considering your permit or other approval for the project.

The project description, location, and the potential environmental effects are contained in the attached
materials. A copy of the Initial Study (® is DO is not ) attached.

Due to the time limits mandated by State law, your response must be sent at the earliest possible date but not later
than 30 days after receipt of this notice.

Please send your response to Jennifer Guetschow at the address

shown above. We will need the name for a contact person in your agency.

project Title: D@NA Reserve Specific Plan
Project Applicant, if any: Dana Reserve, LLC

Digitally signed by Jennifer Guetschow
DN: C=US, E=jguetschow@co.slo.ca.us, O=San

e June 24, 2021 Jennifer Guetschopllge, rstee=

Signature

. Project Manager
805-781-5600

Telephone
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COUNTY COUNTY OF SAN LUIS OBISPO PLN-1118
5 SAN LUIS

OBISPO DEPARTMENT OF PLANNING & BUILDING 04/2020

Preliminary Initial Study - Environmental Checklist

Dana Reserve Specific Plan ED21-094 (PLN-1118)
Preliminary Initial Study in Support of the Project Notice of Preparation (NOP)

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a "Potentially
Significant Impact" for environmental factors checked below. The purpose of the following discussion is to
provide a summary of the environmental impact issue areas that will be analyzed further in the proposed
project Environmental Impact Report (EIR).

X Aesthetics X] Greenhouse Gas Emissions X Public Services

X Agriculture & Forestry [X] Hazards & Hazardous Materials | [X] Recreation

Resources X Hydrology & Water Quality X Transportation

X Air Quality X] Land Use & Planning [X] Tribal Cultural Resources
X Biological Resources X] Mineral Resources X Utilities & Service Systems
X cultural Resources X Noise X wildfire

= Energy X Population & Housing

X Geology & Soils

DETERMINATION: (To be completed by the Lead Agency)

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

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

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

@ The proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is required.

The proposed project MAY have a "potentially significant impact" or "potentially significant unless
mitigated" impact 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.

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

Emily Creel W /}/ june 23, 2021
[ /

Prepared by (Print) Sign@,{ure Date

Jennifer Guetschow /s/ Jennifer Guetschow June 24, 2021
Reviewed by (Print) Signature Date
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Preliminary Initial Study - Environmental Checklist

Project Environmental Analysis

The County's environmental review process incorporates all of the requirements for completing the
Initial Study as required by the California Environmental Quality Act (CEQA) and the CEQA Guidelines. The
Initial Study includes staff's on-site inspection of the project site and surroundings and a detailed review of
the information in the file for the project. In addition, available background information is reviewed for
each project. Relevantinformation regarding soil types and characteristics, geologic information, significant
vegetation and/or wildlife resources, water availability, wastewater disposal services, existing land uses and
surrounding land use categories and other information relevant to the environmental review process are
evaluated for each project. The County Planning Department uses the checklist to summarize the results
of the research accomplished during the initial environmental review of the project.

Persons, agencies, or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo Planning
Department, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408-2040 or call (805) 781-5600.

A. Project

DESCRIPTION: A request by Dana Reserve, LLC for the adoption of a Specific Plan, Vesting Master Tentative
Tract Map No. 3149 (VTTM), Conditional Use Permit, and Development Agreement to allow for the phased
development of a master planned community (Project). The project would allow for the future phased
development of residential uses, flex commercial uses, open space, trails, and a public neighborhood park
within an approximately 300-acre specific plan area. Future proposed development of individual
neighborhoods would require the submittal of additional future tract maps to further subdivide the
neighborhoods into individual lots; this EIR is intended to provide CEQA streamlining and tiering benefits for
those future developments.

The Dana Reserve Specific Plan (DRSP) area is located within the South County Inland sub area of the South
County Planning Area (Figures 1 and 2). On January 26, 2021, the Board of Supervisors authorized a related
General Plan Amendment (LRP2020-00007) to allow for the processing of the Dana Reserve Specific Plan
(DRSP); to ensure consistency between the DRSP, the County General Plan, and Land Use Ordinance, Title 22
of the County Code; and to change the land use category of the site to allow for the DRSP.

The DRSP area is within the unincorporated area of San Luis Obispo County and adjacent to the Urban Reserve
Line (URL) of the community of Nipomo (Figures 1 and 2) and within the sphere of influence of the Nipomo
Community Services District (NCSD). The project would require annexation to the NCSD to establish new
connections to existing NCSD water, and wastewater infrastructure and modification of the Nipomo URL to
include the DRSP area. Annexation of the specific plan area into NCSD service area would be subject to the
review and approval of the San Luis Obispo Local Agency Formation Commission (LAFCO).

The County of San Luis Obispo General Plan identifies the project site as the Canada Ranch specific plan area,
which is subject to preparation and adoption of a specific plan prior to annexation of the site into the Nipomo
URL to accommodate development proposals and address pertinent issues. The property is designated as an
expansion area under the South County Area Plan (SCAP; Sections 4.5 and 4.8) as well as the San Luis Obispo
County Code (Inland) - Title 22, Land Use Ordinance (LUO) (Section 22.98.072).

Implementation of the DRSP would provide a guide for future private and public development in conformance
with requirements set forth in the California Government Code (CGC) Sections 65450 through 65457. The
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DRSP would provide a bridge between the County’s General Plan and specific development and subdivision
plans of the property.

Project Overview

The DRSP provides a vision and would guide development of “The Dana Reserve” by defining land uses and
development standards, circulation, parks and trails, and infrastructure for the future residential, commercial,
and open space land uses. The DRSP also provides a phasing/implementation plan and public facility financing
options to accommodate this future development. Components of the DRSP include site and building design
guidelines that reflect the history of the property, a variety of housing types for developers to choose from to
allow a range of opportunities for home ownership or rental; north-to-south roadway connections within the
Nipomo community; implementation of an interconnected network of walking, bicycling, and equestrian
facilities; the generation of new employment opportunities; and access to day-to-day goods and services.

The following goals/objectives of the DRSP have guided the design, layout, and configuration of the specific
plan area:

Goal 1: Provide a mix of land uses that provides a range of amenities accessible to residents and
community members. To respect Old Town Nipomo, the small, neighborhood-oriented village
commercial area has been designed to complement, rather than compete with this area.

Goal 2: Provide a public neighborhood park, pocket parks, and open space areas within each
residential neighborhood, linking the neighborhoods together through a network of trails and
open spaces.

Goal 3: Incorporate the rural history of the community through architectural design, as guided by
Appendix A of the DRSP - Design Guidelines.

Goal 4: Provide a diversity of housing types and opportunities for home ownership and apartments,
including affordable homes consistent with the goals and policies of the Housing Element of
the General Plan, the County's Inclusionary Housing Ordinance, and regional housing needs.

Goal 5: Create new employment and job training opportunities for the community and the broader
South San Luis Obispo County area.

Goal 6: Enhance circulation within the DRSP and existing community by continuing the existing public
roadway network through the property to connect to Willow Road, providing a new park and
ride lot to encourage carpooling, and creating new public transportation points of connection
to facilitate public transit use and reduce single-occupant automobile use.

Goal 7: Integrate a network of walking, bicycling, and equestrian facilities to connect on-site
residential neighborhoods and the broader community.

Goal 8: Maintain the large, centrally located oak woodland area as a site feature. Minimize impacts to
special status plants and animals on-site.

Goal 9: Meet the Building Code requirements for energy efficiencies and water savings.

County Benefits

In addition to the above DRSP goals, the San Luis Obispo County Board of Supervisors, on January 26, 2021,
entered into an MOU with the applicant that states the project would have the following benefits to the
County:
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1. Implementing the County's stated land use goals.
2. Dedication of an Open Space easement, community park, and trail system.

3. Providing the County with anticipated increased sale tax, property tax, and transient occupancy tax
revenues.

4. Providing for affordable housing in furtherance of the County's Housing Element and inclusionary
housing goals and to assist in meeting the County's Regional Housing Needs Allocation.

5. Providing a portion of the site to be developed as a business park, commercial area, or such related
uses, in support of the County's further economic development.

6. Permanent conservation of 388 acres of oak woodlands or similar habitat located off-site.

Land Use and Development Standards

The DRSP would allow land use designations to accommodate the future development of single-family and
multi-family residential land uses within 10 identified neighborhoods, as well as commercial land uses
planned near the project’s frontage along U.S. Highway 101 (US 101). Anticipated commercial land uses
include a village center, flex commercial uses, a neighborhood barn to accommodate events, a hotel, a
daycare center, and an educational campus. The DRSP also identifies areas reserved for public recreation,
neighborhood parks, trails, and open space.

The Specific Plan area consists of four parcels: one 274-acre primary parcel (APN 091-301-073) and three
approximately 7-acre parcels connecting the primary parcel to Willow Road (APNs 091-301-030; 091-301-031,
and 091-301-029). The parcels combined total approximately 300 acres.

The proposed land use designations are separated into three primary categories: Residential, Commercial,
and Recreation and Open Space. The DRSP proposes the following land uses (Figure 3):
e Residential Land Uses
o Residential Single-Family-1 (DR-SF1)
o Residential Single-Family-2 (DR-SF2)
o Residential Multi-Family (DR-MF)
e Commercial Land Uses
o Village Commercial (DR-VC)
o Flex Commercial (DR-FC)
e Recreation and Open Space Land Uses
o Recreation (DR-REC)
o Open Space (DR-0S)

An overview of proposed land uses within the DRSP is identified in Table 1 below.
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Table 1. Land Use Summary
Density Range Potential Potential
Land Use Acres’ (dwelling units/acre) Units Square Feet
Residential
Residential Single-Family-1 (DR-RSF1) 132.6 4-7 709
Residential Single-Family-2 (DR-RSF2) 16.9 7.5-8.5 124
Residential Multi-Family (DR-MF) 23.5 18-24 458 -
Public Park (DR-REC) 9-11 - - -
Pocket Parks? - - - -
Primary Roads 21.9 - - -
Residential Rural (RR) - Existing 10 - - -
Subtotal 215.9 - 1,291 -
Commercial and Non-Residential
Village Commercial (DR-VC) 4.4 10,000-23,000
Flex Commercial (DR-FC) 17.9 100,000-180,000
Internal Neighborhood Roads? - - - -
Park and Ride3 - - - -
Subtotal 22.3 - - 110,000-203,000
Open Space/Recreation
Open Space (DR-0S)
e Open Space
. TrF;iIs " 49.8 ) ) )
e Basins
Subtotal 49.8 - - -
TOTAL 288.0 - 1,291 110,000-203,000

T All acreage and potential units can be adjusted up to 10% to address site-specific constraints and more suitable site design.

2 Internal Neighborhood Roads and Pocket Parks acreage located within Residential Single-Family land use acreage calculation.

3 Park and Ride acreage located within Public Collector Roads.

In addition to new residential, commercial, and recreation/open space uses, future buildout of the DRSP area
would include internal roads, trails, and expanded utility infrastructure to serve the community. The DRSP
includes goals and policies identified within the County’'s Housing Element and proposes a dedicated
neighborhood for future development of affordable homes. The County's Accessory Dwelling Unit (ADU)
Ordinance would also allow for ADUs as a permitted use in all areas of the specific plan area that allow for

residential uses, consistent with State ADU law.

Phasing Improvements

There are three phases shown in the VTTM. The grading balances on-site as follows:

e Phase 1: Includes the Frontage Road improvements, public utility connections, onsite public roads,
Frontage Road extension from Sandydale to Willow Road (Collector A) including intersections and
returns for future Neighborhood connections, Cherokee Place modifications, equestrian paths, and

public drainage facilities. The export from Phase 1 and 2 will be used as fill for Phase 3.
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e Phase 2: Onsite public roads, Pomeroy to Willow Road (Collector B) including intersections, returns
for future neighborhood connections, Cherokee Place modifications, equestrian/pedestrian paths,
public utility connections including lift stations and public drainage facilities. The export from Phase 1
and 2 will be used as fill for Phase 3.

¢ Phase 3: Onsite public roads, public utility connections including the public park, and public drainage
facilities. The export from Phase 1 and 2 will be used as fill for Phase 3.

Drainage Improvements

The existing site does not have any defined watercourses or wetlands. The topography of the site creates
three distinct drainage sub-basin areas. About one-third of the specific plan area drains toward US 101, where
there are three existing culverts that drain under the highway. The other two-thirds of the site trends to drain
towards the west; however, because the site’s soil conditions consist of highly permeable sandy soils, most of
the existing site absorbs rain without any flows leaving the site.

Each development area will need to incorporate its own stormwater mitigation measures within the individual
DRSP neighborhoods and commercial areas. Sample stormwater mitigation measures are described in
Appendix A to the DRSP - Design Guidelines. Neighborhood and internal road sections have been designed
to also include roadside LID areas to treat and mitigate runoff. Inlets and/or catch basins will also be
integrated within these areas for larger storm event overflow. Storm drain inlets/culverts would be added and
spaced appropriately to collect and convey large storm event overflow runoff towards proposed downstream
basins. As shown in the preliminary grading scheme for the site, there are four deep stormwater basins to
detain the peak runoff from the project while discharging at or below the predeveloped peak runoff generated
from the 2-year event. These basins will be designed for safety with fencing where needed and fully
landscaped.

Circulation

The DRSP would allow for the future development of primary roadways that connect the DRSP area to off-site
roads within the vicinity to act as a continuation of County-maintained roadways. Primary roadways are
identified as Collector A, Collector B, and Collector C. Additional private roadways in the DRSP include Local
Road D, local roads, and motorcourts within Neighborhood 3.

Collector A - North Frontage Road

Collector A would be designed as a County-maintained public collector road and would be located in the
eastern portion of the DRSP area. Collector A is proposed as an extension of the existing North Frontage Road
that currently terminates near the southeast corner of the DRSP area. This road would provide a through
connection from Tefft Street in the south to Willow Road to the north.

Collector B - Pomeroy to Willow Road

Collector B would be designed as a County-maintained public collector road and would be located in the
western portion of the DRSP area. The roadway would provide a direct connection through the DRSP area
from Pomeroy Road to Willow Road. At the proposed future Pomeroy Road connection, there would be a one-
way stop intersection. Collector B would act as a functional alternative to Hetrick Avenue.

Collector C

Collector C would be designed as a County-maintained public collector road that would be located centrally
within the DRSP area. It would provide a direct east-to-west connection between the planned Collector A and
planned Collector B. Roundabouts are proposed at the Collector A and Collector B intersections.
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Local Streets - Residential

Residential roadways would be located within the individual residential neighborhoods of the DRSP area and
would vary in orientation and design. Local streets are intended to provide connection from the residential
neighborhoods to collector roads and may be privately maintained by a Homeowners Association(s) (HOA).

Private Motorcourts

Private motorcourts are proposed within Neighborhood 3. Private motorcourts are private streets that would
vary in orientation and are intended to provide access to adjacent local streets within the DRSP area. These
roads would be privately maintained by an HOA.

Intersections and Roundabouts

The DRSP area would include five connection points to the surrounding community:

e Proposed Collector A at Willow Road: a new signalized three-way intersection (located approximately

1,000 feet west of the US 101 on-ramps)

e Proposed Collector B at Willow Road: a one-way stop-controlled intersection

e Proposed Collectors A and B at Cherokee Place: treated as a driveway

e Proposed Collector B at Pomeroy Road: a one-way stop intersection
In addition to connection points, there are two proposed roundabouts within the DRSP area. One of these
roundabouts would be located along Collector A at the Village Commercial area where Collector A intersects

with Collector C. The other roundabout would be located along Collector B adjacent to proposed
Neighborhoods 6 and 9 where the roadway intersects with Collector C.

Emergency Access

Two additional emergency access points are proposed in the DRSP: through proposed Neighborhood 9
adjacent to Hetrick Road and through Neighborhood 7 as a continuation of Cory Way. Emergency access
points would be constructed in compliance with California Department of Fire Protection and Forestry (CAL
FIRE) standards.

Bicycle, Equestrian, and Pedestrian Networks

In addition to new interior roads, the DRSP identifies a bicycle network, an equestrian network, a pedestrian
network, and public transit areas. The bicycle network would close existing gaps within the County's bicycle
network and aims to promote non-motorized transit use within the DRSP area. An equestrian network is
proposed for use by future residents of the DRSP area and other members of the community. One primary
equestrian trail loop is proposed. The DRSP also includes a proposed equestrian trailhead facility in the
southeast corner of the specific plan area, which would include parking for vehicles with trailers to support
equestrian uses. In addition to the sidewalks on both sides of internal streets (except the private motorcourts),
the proposed pedestrian network includes pedestrian trails that would provide recreational opportunities
and connect the individual neighborhoods to the commercial and job areas within the DRSP area.

Public Transit

In addition, public transit stops would be included in the DRSP area to encourage transit use by DRSP
residents, employees, and visitors. Public transit improvements would include a transit stop within the Village
Commercial area and a park-and-ride lot along Collector A just south of Willow Road.
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Utilities
Potable water and wastewater services for the DRSP area would be provided by the NCSD through an
annexation into the NCSD service area. Water and wastewater would be provided via existing NCSD

infrastructure within North Frontage Road, near the southeast corner of the DRSP, and expanded water and
wastewater infrastructure routed within public roads throughout the specific plan area.

In addition to expanded water and wastewater services, the DRSP area would require the expansion of
telecommunication, cable, electric, and natural gas utility infrastructure.

This project will be served by the following public utility providers:

e NCSD - water and wastewater
e Pacific Gas and Electric (PG&E) - electricity

e American Telephone & Telegraph Company (AT&T)/Pac-West Telecomm Inc./Satin Satellite -
telephone and data

e Charter Communications - cable television
e SoCalGas - natural gas

Biological Resources
The property has several habitats that have been studied for several years by Althouse and Meade.

Oak Trees and Habitats

The development of the specific plan area has been designed to preserve the dense oak woodlands in the
center of the property along with several dense clusters of historic oak trees. The oak trees throughout the
rest of the site will be impacted by development of the project and will result in the removal of an estimated
99 acres of oak woodland and approximately 2.5 acres of scattered oak canopy in chaparral. Oak woodland
removal and proposed mitigation will be reviewed through a Conditional Use Permit. Mitigation measures for
the impact will include the offsite dedication of a 388-acre parcel known as Dana Ridge (APNs 090-301-003
and 090-301-004) with approximately 200 acres of oak woodland and 120 acres of chaparral containing
scattered oaks. On-site mitigation will include planting up to 1,500 oak trees to provide approximately 24
acres of oak canopy in open space areas and as street trees. Additionally, this project will provide funds for
off-site tree planting in the Nipomo area.

Pismo Clarkia

After several spring surveys, Althouse and Meade biologists identified several clusters of Pismo clarkia on the
northern edge of the oak woodlands. This is a rare plant and the DRSP has been designed to protect these
clusters on the site. An incidental take permit (ITP) application has been filed with the California Department
of Fish and Wildlife (CDFW).

ASSESSOR PARCEL NUMBER(S): 091-301-073; 091-301-031; 091-301-030; 091-325-022; 091-301-029; 090-031-003 and
090-031-004

Latitude: 35°02"' 43.59"N Longitude: 120° 30' 01.73"W  SUPERVISORIAL DISTRICT # 5

B. Existing Setting

Plan Area: South County Sub: South County Inland Comm: Rural
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DRC2020-00007

Land Use Category: Residential Rural

Combining Designation: None

Parcel Size: 288 acres

Topography: Nearly level to steeply sloping
Vegetation: Oak woodland, Chaparral, Grasses
Existing Uses: Undeveloped, seasonal grazing

Surrounding Land Use Categories and Uses:

North: Agriculture; Rural Residential; rural residences  East: Agriculture; US 101; Nipomo High School
South: Residential Suburban; Commercial Service; rural West: Residential Suburban; rural residences
residences
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Figure 1. Project Vicinity Map
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Figure 3. Proposed Land Use Map
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C. Environmental Analysis

The Preliminary Initital Study Checklist provides introductory information about the potential environmental
impacts of the proposed project that will be analyzed in the Environmental Impact Report (EIR).

l. AESTHETICS
Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

Except as provided in Public Resources Code Section 21099, would the project:

(@) Have a substantial adverse effect on a ] ] ]
scenic vista?

(b)  Substantially damage scenic resources, ] ] ]
including, but not limited to, trees, rock

outcroppings, and historic buildings
within a state scenic highway?

(c) 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 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 adversely affect

day or nighttime views in the area?

Setting

CEQA establishes that it is the policy of the state to take all action necessary to provide people of the state
“with . . . enjoyment of aesthetic, natural, scenic and historic environmental qualities” (California Public
Resources Code [PRC] Section 21001(b)).

A scenic vista is generally defined as a high-quality view displaying good aesthetic and compositional values
that can be seen from public viewpoints. A substantial adverse effect on a scenic vista would occur if the
project would significantly degrade the scenic landscape as viewed from public roads or other public areas.

Scenic Highways within San Luis Obispo County include US 101, State Route 46 (SR 46), portions of State Route
41 (SR 47), State Route 1 (SR 1), and Lake Nacimiento Drive. The project site is located along a portion of US
101 that is listed as eligible for designation as a state scenic highway by the California Department of
Transportation (Caltrans). The portion of the project site within approximately 300 feet of US 101 is subject to
Highway Corridor Design Standards in Land Use Ordinance Section 22.10.095D.
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The County of San Luis Obispo General Plan Conservation and Open Space Element (COSE) identifies several
goals for visual resources in rural parts of the county, listed below:

e Goal VR 1: The natural and agricultural landscape will continue to be the dominant view in rural parts
of the county.

e Goal VR 2: The natural and historic character and identity of rural areas will be preserved.

e Goal VR 3: The visual identities of communities will be preserved by maintaining rural separation
between them.

e Goal VR 7: Views of the night sky and its constellation of stars will be maintained.
Discussion

The DRSP area is located within the viewshed of US 101, which is listed as an eligible scenic highway by
Caltrans. The DRSP would allow for the future development of up to 1,290 single- and multi-family residential
units, approximately 22.3 acres of commercial and light industrial development (Village Center), and
approximately 64 acres of recreational uses and open space. Implementation and buildout of the DRSP would
result in new development on previously undeveloped land within the viewshed of US 101. Proposed
development could potentially affect scenic vistas, views from an eligible state scenic highway, visual character
and quality, and nighttime views. Potential impacts related to visual resources are considered potentially
significant and will be further evaluated in the EIR.

Il.  AGRICULTURE AND FORESTRY RESOURCES

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

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:

(8 Convert Prime Farmland, Unique ] ] ]

Farmland, or Farmland of Statewide
Importance (Farmland), as shown on the
maps prepared pursuant to the
Farmland Mapping and Monitoring
Program of the California Resources
Agency, to non-agricultural use?

(b)  Conflict with existing zoning for ] ] ]
agricultural use, or a Williamson Act
contract?
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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
(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),
or timberland zoned Timberland
Production (as defined by Government
Code section 51104(g))?
(d) Resultin the loss of forest land or ] ] ]
conversion of forest land to non-forest
use?
(e) Involve other changes in the existing ] ] ]

environment which, due to their location
or nature, could result in conversion of
Farmland, to non-agricultural use or
conversion of forest land to non-forest
use?

Setting

The California Department of Conservation (CDOC) Farmland Mapping and Monitoring Program (FMMP)
produces maps and statistical data used for analyzing impacts on California's agricultural resources.
Agricultural land is rated according to soil quality and current land use. For environmental review purposes
under CEQA, the FMMP categories of Prime Farmland, Farmland of Statewide Importance, Unique Farmland,
Farmland of Local Importance, and Grazing Land are considered “agricultural land.” Other non-agricultural
designations include Urban and Built-up Land, Other Land, and Water.

In addition, the County of San Luis Obispo General Plan Agriculture Element provides soil classifications based
on local conditions and agricultural uses and includes policies, goals, objectives, and other requirements that
apply to lands designated in the Agriculture land use category. Figure SL-1 of the COSE identifies the Nipomo
Mesa, including the project site, as containing Important Agricultural Soils.

Based on the FMMP, the project site contains Farmland of Local Potential and Grazing Land (CDOC 2016). The
project property is located in the Nipomo Mesa Agricultural Preserve Area; however, the property is not
subject to a Williamson Act contract.

Discussion

The proposed project area is not underlain by soils classified as Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance by the FMMP. However, the project area is classified as Farmland of Local
Potential and Grazing Land, and the project site has been previously used for seasonal grazing. In addition,
the project will be subject to the agricultural policies of LAFCO and must be evaluated under the definitions
of prime agricultural land under the Cortese-Knox-Hertzberg Local Government Reorganization Act. LAFCO
policies prohibit annexations of Prime Farmland unless mitigation at a substitution ratio of at least 1:1 is
applied. The project will substantially increase demand for water resources, which could result in further

976 OSOS STREET, ROOM 300 | SAN LUIS OBISPO, CA 93408 |(805) 781-5600 | TTY/TRS 7-1-1 PAGE 15 OF 44
planning@co.slo.ca.us | www.sloplanning.org



mailto:planning@co.slo.ca.us
http://www.sloplanning.org/

Dana Reserve Specific Plan PLN-2039

DRC2020-00007 Notice of Preparation 04/2019

Preliminary Initial Study - Environmental Checklist

indirect impacts to proximate agricultural uses. Therefore, potential impacts related to agricultural resources
are considered potentially significant and will be further evaluated in the EIR.

. AIR QUALITY
Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

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:

(@  Conflict with or obstruct implementation ] ] ]
of the applicable air quality plan?

(b) Resultin a cumulatively considerable net ] ] ]
increase of any criteria pollutant for
which the project region is non-
attainment under an applicable federal
or state ambient air quality standard?

(c) Expose sensitive receptors to substantial ] ] ]
pollutant concentrations?

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

Setting

Air quality is defined by the concentration of pollutants in relation to their impact on human health.
Concentrations of air pollutants are determined by the rate and location of pollutant emissions released by
pollution sources, and the atmosphere’s ability to transport and dilute such emissions. Natural factors that
affect transport and dilution include terrain, wind, and sunlight. Therefore, ambient air quality conditions
within the local air basin are influenced by natural factors, such as topography, meteorology, and climate, in
addition to the amount of air pollutant emissions released by existing air pollutant sources.

The project site is part of the South Central Coast Air Basin, (SCCAB), which also includes Santa Barbara and
Ventura Counties. Air quality within the SCCAB is regulated by several jurisdictions including the U.S.
Environmental Protection Agency (EPA), California Air Resources Board (CARB), and San Luis Obispo County
Air Pollution Control District (SLOAPCD).

The SLOAPCD has developed and updated their CEQA Air Quality Handbook (most recently updated with a
November 2017 Clarification Memorandum) to help local agencies evaluate project-specific impacts and
determine if air quality mitigation measures are needed, or if potentially significant impacts could result. This
handbook includes established thresholds for both short-term construction emissions and long-term
operational emissions.

Discussion

Implementation of the DRSP would allow for the phased future development of single-family residential (DR-
RSF1 and DR-RSF2), multi-family residential (DR-MF), village commercial (DR-VC), flex commercial (DR-FC),
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public recreation (DR-REC), and open space (DR-OS) land uses within the 300-acre DRSP area. Future
construction activities would result in temporary air pollutant emissions, including ozone precursors and
fugitive dust. Operation of the project would result in a substantial increase in vehicular trips to and from the
site, which has the potential to increase long-term emissions of criteria air pollutants. The project has the
potential to be inconsistent with the air quality goals and/or objectives of the SLOAPCD CEQA Air Quality
Handbook and other applicable air quality plans. The project also has the potential to result in short-term
and/or long-term air pollutant emissions in exceedance of SLOAPCD thresholds, including pollutant
concentrations that could adversely affect proximate sensitive receptors. Future development of the DRSP
area would have the potential to generate construction-related odors from equipment and fuels used during
grading and construction activities. Therefore, potential impacts related to air quality are considered

potentially significant and will be further evaluated in the EIR.

IV.  BIOLOGICAL RESOURCES

Would the project:

(@) Have a substantial adverse effect, either
directly or through habitat
modifications, on any species identified
as a candidate, sensitive, or special
status species in local or regional plans,
policies, or regulations, or by the
California Department of Fish 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, policies, regulations or by
the California Department of Fish and
Game or US Fish and Wildlife Service?

(c) Have a substantial adverse effect on
state or federally protected wetlands
(including, but not limited to, marsh,
vernal pool, coastal, etc.) through direct
removal, filling, hydrological
interruption, or other means?

(d) Interfere substantially with the
movement of any native resident or
migratory fish or wildlife species or with
established native resident or migratory
wildlife corridors, or impede the use of
native wildlife nursery sites?

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
[ [ [
[ [ [
[ [ [
O [ [
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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
(e)  Conflict with any local policies or ] ] ]

ordinances protecting biological
resources, such as a tree preservation
policy or ordinance?

()  Conflict with the provisions of an ] ] ]

adopted Habitat Conservation Plan,
Natural Community Conservation Plan,
or other approved local, regional, or
state habitat conservation plan?

Setting

The DRSP area and adjacent landscapes are comprised of gently rolling hills that generally slope from the
highest point in elevation near Hetrick Avenue on the western portion of the site toward US 101. On-site
elevations generally range from approximately 343 feet to 420 feet above mean sea level, with the lowest
point adjacent to Pomeroy Road in the southwest corner of the property.

According to a Biological Report prepared for the project (Althouse and Meade, Inc. 2020), the DRSP area
supports six habitat types: coast live oak woodland alliance, chamise - black sage chaparral alliance, California
perennial grassland group, Mediterranean California naturalized (annual and) perennial grassland group,
annual brome grasslands, and developed anthropogenic areas. Coast live oak woodland and chamise - black
sage chaparral are considered sensitive natural communities. No wetlands or waters of the U.S. or state are
located within the DRSP area. The nearest mapped surface water feature is Nipomo Creek located
approximately 670 feet east of the DRSP area boundary on the other side of US 101.

Floristically timed botanical surveys were conducted from 2017 to 2020 and identified eight special-status
plant species within the DRSP area: sand mesa manzanita, Lompoc ceanothus, Nipomo Mesa ceanothus,
Pismo clarkia, mesa horkelia, California spineflower, Michael's rein-orchid, and sand almond. Though not
observed during seasonal botanical surveys, habitat and soil conditions were determined suitable to support
an additional 10 special-status plants. The Biological Report further identified suitable habitat for 18 special-
status wildlife species, including nine special-status animals that were detected on-site: Cooper’s hawk, pallid
bat, oak titmouse, silver-haired bat, hoary bat, Yuma myotis, Blainvilles's (coast) horned lizard, Nuttall's
woodpecker, and American badger. In addition, though not observed on-site, suitable habitat conditions were
determined present capable of supporting nine additional special-status species: sharp-shinned hawk,
Northern California legless lizard, burrowing owl, obscure bumble bee, western bumble bee, monarch
butterflye - California overwintering population, white-tailed kite, western red bat, and Lawrence's goldfinch.
The sharp-shinned hawk, Northern California legless lizard, and western red bat were determined to have
moderate-to-high potential to occur on-site.

The County of San Luis Obispo Oak Woodland Ordinance was adopted in April 2017 to regulate the clear-
cutting of oak woodlands. This ordinance applies to sites located outside of urban or village reserve lines
within the inland portions of the county (not within the Coastal Zone). “Clear-cutting” is defined as the removal
of 1 acre or more of contiguous trees within an oak woodland from a site or portion of a site for any reason,
including harvesting of wood, or to enable the conversion of land to other land uses. The ordinance applies
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to clear-cutting of oak woodland only and does not apply to the removal of other species of trees, individual
oak trees (except for Heritage Oaks), or the thinning, tree trimming, or removal of oak woodland trees that
are diseased, dead, or creating a hazardous condition.

Discussion

The project site has the potential to support special-status plant and animal species. Future construction and
operational activities would have the potential to disturb special-status plant and animal species and/or
sensitive habitat areas that are present within the project area.

Although the project site does not directly support identified water features, future construction activities may
result in increased erosion and/or polluted stormwater runoff that could result in adverse effects to nearby
wetland, riparian, or other sensitive natural communities.

The project is not located within a Wildlife Linkage area by the California Department of Fish and Wildlife
(CDFW) Northern Sierra Nevada Foothills (NSNF) wildlife connectivity project (California Department of
Technology 2020) or as an essential habitat connectivity area (CDFW 2010). However, the DRSP area supports
oak woodlands along a ridge and other tree species that could support migratory bird species that may use
the site for nesting or foraging.

County LUO Chapter 22.58 establishes regulations for clear-cutting oak woodlands. The project property
supports substantial oak woodland habitat. The DRSP proposes to preserve existing oak woodlands to the
extent feasible; however, future development of the DRSP area would result in impacts to oak woodlands
present on-site and may result in a conflict with local policies or ordinances.

The project includes a Conditional Use Permit application for oak woodland clear-cutting as required by the
County’s Oak Woodland Ordinance. The project also includes the offsite dedication of a 388-acre parcel known
as Dana Ridge, with approximately 200 acres of oak woodland and 120 acres of chaparral containing scattered
oaks.

Future construction activities have the potential to adversely affect biological resources located within or
adjacent to the project area. Potential impacts to biological resources will be further evaluated in the EIR.

V.  CULTURAL RESOURCES

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
(a) Cause asubstantial adverse change in ] ] ]
the significance of a historical resource
pursuant to 8 15064.5?
(b)  Cause a substantial adverse change in ] ] ]
the significance of an archaeological
resource pursuant to § 15064.5?
(c) Disturb any human remains, including ] ] ]
those interred outside of dedicated
cemeteries?
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Setting

San Luis Obispo County possesses a rich and diverse cultural heritage and therefore has a wealth of historic
and prehistoric resources, including sites and buildings associated with Native American inhabitation, Spanish
missionaries, and immigrant settlers.

According to Design Constraints Map and Background Information on Cultural Resources on the 250 Acre
Canada Ranch, San Luis Obispo County, CA (Gibson's Archaeological Consulting 2005), at least one prehistoric
archaeological site has been previously identified within the DRSP area. Some limited subsurface testing has
been conducted within the DRSP area; however, the subsurface extent of previously identified sites is
currently unknown,

Discussion

The project site is currently undeveloped; therefore, future development of the DRSP area is not expected to
result in disturbance to historical buildings or structures. However, project components will disturb limited
built resources (proximate roadways, utility infrastructure) that could be of historic age (though not likely to
be significant historic resources).

At least one known prehistoric archaeological site has been identified within the DRSP area. Site design and
layout of the property has been designed to avoid impacting this location by integrating it within open space
and avoiding excavation of the resource site. However, the subsurface extent of the site has not been officially
delineated; therefore, it is impossible to determine whether proposed development would avoid the site
entirely. In addition, due to the limited nature of previous studies conducted at the site, there is a potential
for additional sites or resources, including human remains, to be identified in other areas of the DRSP area.
Development consistent with the DRSP would potentially disturb these resources, which would be considered
a significant impact. Therefore, a Phase | Archaeological Survey Report will be prepared covering the entire
project area, and cultural resources will be further evaluated in the EIR.

VI. ENERGY
Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
(@) Resultin a 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?
Setting

Pacific Gas & Electric Company (PG&E) is the primary electricity provider for urban and rural communities
within San Luis Obispo County. Approximately 39% of electricity provided by PG&E is sourced from renewable
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resources and an additional 47% is sourced from non-renewable greenhouse gas (GHG)-free resources (PG&E
2019).

Southern California Gas Company (SoCalGas) is the primary provider of natural gas for urban and rural
communities within San Luis Obispo County. SoCalGas has committed to replacing 20% of its traditional
natural gas supply with renewable natural gas by 2030.

The COSE establishes goals and policies that aim to reduce vehicle miles traveled (VMT), conserve water,
increase energy efficiency and the use of renewable energy, and reduce GHG emissions. The COSE provides
the basis and direction for the development of the County of San Luis Obispo EnergyWise Plan (EWP), which
outlines in greater detail the County's strategy to reduce government and community-wide GHG emissions
through a number of goals, measures, and actions, including energy efficiency and development and use of
renewable energy resources.

Discussion

Future construction activities would require the use of energy in the form of diesel fuel and gasoline for
worker and construction vehicles and equipment. Implementation and full buildout of the project would result
in the construction and operation of up to 1,290 residential units and 22.3 acres of commercial uses. While
future development would be subject to applicable green building standards, operation of the project would
potentially result in a substantial increase in the use of electricity and other energy sources on-site, which
would have the potential to result in wasteful, inefficient, or unnecessary energy consumption. Therefore,
potential impacts related to energy-use and consistency with applicable energy-efficiency plans will be further
evaluated in the EIR.

VII. GEOLOGY AND SOILS

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
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.

(i)  Strong seismic ground shaking? [] L] []

(iii) Seismic-related ground failure, ] [ [

including liquefaction?
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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
(iv) Landslides? ] ] ]
(b)  Result in substantial soil erosion or the ] ] ]
loss of topsoil?
(c) Belocated 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?
(d) Belocated on expansive soil, as defined ] ] ]
in Table 18-1-B of the Uniform Building
Code (1994), creating substantial direct
or indirect risks to life or property?
(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?
® Directly or indirectly destroy a unique ] ] ]

paleontological resource or site or
unique geologic feature?

Setting

San Luis Obispo County is in a geologically complex and seismically active region. The County of San Luis
Obispo General Plan Safety Element identifies three active faults that traverse through the county and are
currently zoned under the Alquist-Priolo Act: the San Andreas, the Hosgri-San Simeon, and the Los Osos. The
DRSP area is located approximately 0.26 mile west of the potentially capable Santa Maria fault, 5.25 miles
west of the potentially capable West Huasna fault, and 0.84 mile east of the inactive Oceano fault.

Seismic ground shaking is influenced by the proximity of the site to an earthquake fault, the intensity of the
seismic event, and the underlying soil composition. Ground shaking can endanger life and safety due to
damage or collapse of structures or lifeline facilities. The California Building Code (CBC) includes requirements
that structures be designed to resist a certain minimum seismic force resulting from ground motion.

The County LUO identifies a Geologic Study Area (GSA) combining designation for areas where geologic and
soil conditions could present new developments and/or their occupants with potential hazards to life and
property. The DRSP area is not located within the County LUO GSA combining designation. Based on the
Safety Element, the project site is located in an area with low landslide risk potential and moderate
liquefaction potential. Based on the U.S. Department of Agriculture Natural Resources Conservation Service
(NRCS) Soil Survey of the project site, on-site soils have a low potential for shrink swell.
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The COSE identifies a policy for the protection of paleontological resources from the effects of development
by avoiding disturbance where feasible. Where substantial subsurface disturbance is proposed in
paleontologically sensitive units, Implementation Strategy CR 4.5.1 (Paleontological Studies) requires a
paleontological resource assessment and mitigation plan be prepared to identify the extent and potential
significance of resources that may exist within the proposed development and provide mitigation measures
to reduce potential impacts to paleontological resources. The project site is underlain by Older Surficial
Deposits (Qos) which contains sand of older stabilized dunes (U.S. Geological Survey [USGS] 2006).

Discussion

The DRSP area is not located near an Alquist-Priolo fault; however, it is located approximately 0.26 mile west
of the potentially capable Santa Maria fault and 5.25 miles west of the potentially capable West Huasna fault.
The project site has low potential for landslide and moderate potential for liquefaction to occur. Due to the
project’s location near identified potentially active faults, there is risk of loss, injury, or death involving seismic
hazards and seismic-related ground failure. According to the USGS Areas of Land Subsidence in California
Map, the project site is not located in an area with known subsidence (USGS 2021). The project site is located
on sandy soil with a low shrink-swell potential (NRCS 2021).

Implementation and full buildout of the DRSP would allow for the future phased development of up to 1,290
residential units, 22.3 acres of commercial development, and associated infrastructure within the 300-acre
DRSP area. The project would require grading and other earthwork that has the potential to increase sail
erosion and the loss of topsoil that has the potential to result in erosive runoff. Projects that disturb more
than 1 acre of soils are required to prepare and implement a Stormwater Pollution Prevention Plan (SWPPP)
pursuant to the State Water Resources Control Board (SWRCB) General Construction Permit. The SWPPP is
required to include best management practices (BMPs) to reduce or avoid the release of erosion and other
pollutants during project activities.

The project proposes annexation into the NCSD service area and would be served by the NCSD wastewater
system. No septic systems are proposed; therefore, no impacts related to the site's ability to support the use
of septic tanks would occur.

The project site is underlain by Older Surficial Deposits (Qos), which contains sand of older stabilized dunes
(USGS 2006). Future buildout of the DRSP area would include earthwork to develop residential units and
commercial buildings on the 300-acre property. The disturbance of unknown paleontological resources (if
present within the project area) would be considered a potentially significant impact. Therefore, potential
impacts related to geology, soils, and disturbance of paleontological resources will be further evaluated in the
EIR.
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VIIl. GREENHOUSE GAS EMISSIONS

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
(a8 Generate greenhouse gas emissions, ] ] ]
either directly or indirectly, that may
have a significant impact on the
environment?
(b)  Conflict with an applicable plan, policy or ] ] ]

regulation adopted for the purpose of
reducing the emissions of greenhouse
gases?

Setting

GHGs are any gases that absorb infrared radiation in the atmosphere and are different than the criteria
pollutants discussed in Section Ill, Air Quality, above. The primary GHGs that are emitted into the atmosphere
as a result of human activities are carbon dioxide (CO;), methane (CH.), nitrogen oxides (NOx), and fluorinated
gases. These are most commonly emitted through the burning of fossil fuels (oil, natural gas, and coal),
agricultural practices, decay of organic waste in landfills, and a variety of other chemical reactions and
industrial processes (e.g., the manufacturing of cement).

In October 2008, the CARB published the Climate Change Proposed Scoping Plan, which is the state’s plan to
achieve GHG reductions in California required by Assembly Bill (AB) 32. The Scoping Plan included CARB-
recommended GHG reductions for each emissions sector of the state’s GHG inventory. Senate Bill (SB) 32 and
Executive Order (EO) S-3-05 extended the state’s GHG reduction goals and require CARB to regulate sources
of GHGs to meet the following goals:

e Reduce GHG emissions to 1990 levels by 2020;
e Reduce GHG emissions to 40% below 1990 levels by 2030; and
e Reduce GHG emissions to 80% below 1990 levels by 2050.

The first update of the Scoping Plan was approved by the CARB on May 22, 2014, which looked past 2020 to
set mid-term goals (2030-2035) toward reaching the 2050 goals. The most recent update released by CARB is
the 2017 Climate Change Scoping Plan, which was released in November 2017. The 2017 Climate Change
Scoping Plan incorporates strategies for achieving the 2030 GHG-reduction target established in SB 32 and
EO S-3-05.

When assessing the significance of potential impacts for CEQA compliance, an individual project's GHG
emissions will generally not result in direct significant impacts because the climate change issue is global in
nature. However, an individual project could be found to contribute to a potentially significant cumulative
impact. The EWP, adopted in 2011, serves as the County's GHG reduction strategy. The GHG-reducing policy
provisions contained in the EWP were prepared for 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 EWP is
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not considered a qualified GHG reduction strategy for assessing the significance of GHG emissions generated
by projects with a horizon year beyond 2020.

Discussion

Implementation of the DRSP would allow for the future development of DR-RSF1 and DR-RSF2, DR-MF, DR-VC,
DR-FC, DR-REC, and DR-OS land uses. Future buildout would include up to 1,290 residential units and 22.3
acres of commercial uses. Heavy-duty off-road equipment, materials transport, and worker commutes during
construction and build-out of the DRSP area would result in exhaust-related GHG emissions. Based on the
rural location of the project site and the substantial amount of development proposed, buildout of the project
would result in an increase in regional vehicle trips and/or VMT, which would contribute to and increase
regional GHG emissions over the lift of the project. The DRSP includes plans for trails and a pedestrian-friendly
connected community with mixed land uses that would help minimize vehicle GHG emissions within the
project vicinity. However, the change in land use, increase in local population, and increase in VMT may result
in a significant contribution to overall GHG emissions in the County that could conflict with applicable GHG-
reduction plans. Therefore, potential impacts related to GHG emissions will be further evaluated in the EIR.

IX. HAZARDS AND HAZARDOUS MATERIALS

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

Would the project:

(a) Create a significant hazard to the public ] ] ]
or the environment through the routine

transport, use, or disposal of hazardous
materials?

(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?

(c)  Emit hazardous emissions or handle ] ] ]

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

(d) Belocated 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?
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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
(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?
()  Impair implementation of or physically ] ] ]
interfere with an adopted emergency
response plan or emergency evacuation
plan?
(g) Expose people or structures, either ] ] ]

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

Setting

The Hazardous Waste and Substances Site List (Cortese List), which is a list of hazardous materials sites
compiled pursuant to California Government Code (CGC) Section 65962.5, 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. The project is not located in an area of
known hazardous material contamination and is not on a site listed on the Cortese List (SWRCB 2015;
California Department of Toxic Substance Control [DTSC] 2021).

Based on the SLOAPCD Naturally Occurring Asbestos (NOA) screening map, the project is not located in an
area with potential for soils containing NOA.

The County has adopted general emergency plans for multiple potential natural disasters, including the Local
Hazard Mitigation Plan, County Emergency Operations Plan, Earthquake Plan, Dam and Levee Failure Plan,
Hazardous Materials Response Plan, County Recovery Plan, and Tsunami Response Plan.

The California Health and Safety Code provides regulations pertaining to the abatement of fire-related
hazards and requires that local jurisdictions enforce the CBC, which provides standards for fire-resistant
building and roofing materials and other fire-related construction methods. The Safety Element provides a
Fire Hazard Zones Map that indicates unincorporated areas in the county within moderate, high, and very
high Fire Hazard Severity Zones (FHSZs). The project would be located within the State Responsibility Area
(SRA) in a high FHSZ. Emergency response time to the project site is less than 5-10 minutes.

Discussion

The project site is not located within or adjacent to an area of known hazardous material contamination and
is not on a site listed on the Cortese List pursuant to CGC Section 65962.5. However, implementation and
buildout of the DRSP would result in development of new residential and commercial land uses on a
previously undeveloped 300-acre property. Future light industrial uses may result in other potential
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hazardous emissions or involve routine handling of hazardous materials. Construction and operation would
likely require the use of acutely hazardous materials, including gasoline, fuel, paints, solvents, etc. These
materials have the potential to result in accidental spill or upset conditions if handled, stored, or used
incorrectly. The project site is located adjacent to US 101 and would allow for future grading within proximity
of the roadway; therefore, the future development of the project site may result in release of aerially
deposited lead. Potential impacts associated with the routine transport, use, or disposal of hazardous
materials and creation of a hazard through reasonably foreseeable upset or disturbance would be considered
potentially significant.

The nearest school to the project site is Nipomo High School, located 0.2 mile east of the project site, on the
opposite side of US 101. Nipomo High School is located within 0.25 mile of the project site; therefore, potential
impacts will be evaluated in the EIR.

The project is not located within an airport land use plan and is not located within 2 miles of any public or
private airport; therefore, there would be no risk of exposing persons to a safety hazard or excessive noise
from the operation of an airport.

The DRSP proposes to generally improve regional circulation by providing additional connections between
Tefft Street and Willow Road and would implement additional emergency vehicle access points, street names,
directional signage, and building identification within the area. However, temporary construction-related
traffic and disturbances have the potential to temporarily interfere with an adopted emergency response plan
or emergency evacuation plan.

The proposed project would allow for future development within high and very high FHSZs. Future
development of residential and commercial areas and associated development has the potential to expose
people and structures to wildfire hazards. Planned neighborhoods proposed on-site adjacent to the central
oak woodland and other future development within the DRSP area would be subject to fire protection and
vegetation management that is compliant with CAL FIRE and County requirements; however, any increase in
the potential for wildfires in the project area as a result of implementation of the DRSP would be considered
a potentially significant impact. Therefore, potential impacts related to hazards and hazardous materials will
be further evaluated in the EIR.

X.  HYDROLOGY AND WATER QUALITY

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
(a) Violate any water quality standards or ] ] ]
waste discharge requirements or
otherwise substantially degrade surface
or ground water quality?
(b)  Substantially decrease groundwater ] ] ]
supplies or interfere substantially with
groundwater recharge such that the
project may impede sustainable
groundwater management of the basin?
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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
(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:
(i)  Result in substantial erosion or ] ] ]
siltation on- or off-site;
(i)  Substantially increase the rate or ] ] ]
amount of surface runoff in a
manner which would result in
flooding on- or off-site;
(i) Create or contribute runoff water ] ] ]
which would exceed the capacity
of existing or planned stormwater
drainage systems or provide
substantial additional sources of
polluted runoff; or
(iv) Impede or redirect flood flows? ] ] ]
(d) Inflood hazard, tsunami, or seiche ] ] ]
zones, risk release of pollutants due to
project inundation?
(e) Conflict with or obstruct implementation ] ] ]

of a water quality control plan or
sustainable groundwater management
plan?

Setting

The Regional Water Quality Control Board (RWQCB) Water Quality Control Plan for the Central Coast Basin (Basin
Plan; RWQCB 2019) describes how the quality of surface water and groundwater in the Central Coast Region
should be managed to provide the highest water quality reasonably possible. The Basin Plan outlines the
beneficial uses of streams, lakes, and other waterbodies. There are 24 categories of beneficial uses, including,
but not limited to, municipal water supply, water contact recreation, non-water contact recreation, and cold
freshwater habitat. Water quality objectives are then established to protect the beneficial uses of those water
resources. The RWQCB implements the Basin Plan by issuing and enforcing waste discharge requirements to
individuals, communities, or businesses whose discharges can affect water quality.

The County LUO dictates which projects are required to prepare a drainage plan, including any project that
would, for example, change the runoff volume or velocity leaving any point of the site, result in an impervious
surface of more than 20,000 square feet, or involve hillside development on slopes steeper than 10 percent.
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The County LUO also dictates that an erosion and sediment control plan is required year-round for all
construction and grading permit projects and site disturbance activities of 0.5 acre or more in geologically
unstable areas, on slopes steeper than 30 percent, on highly erodible soils, or within 100 feet of any
watercourse.

Per the County's Stormwater Program, the County Department of Public Works is responsible for ensuring
that new construction sites implement BMPs during construction, and that site plans incorporate appropriate
post-construction stormwater runoff controls. Construction that disturbs 1 acre or more must obtain
coverage under a SWPPP prepared per the requirements of the SWRCB Construction General Permit. Projects
that disturb less than 1 acre must implement all required elements within the site’s erosion and sediment
control plan, as required by the County LUO.

For planning purposes, the flood event most often used to delineate areas subject to flooding is the 100-year
flood. The Safety Element establishes policies to reduce flood hazards and flood damage, including, but not
limited to, prohibition of development in areas of high flood hazard potential, discouragement of single-road
access into remote areas that could be closed during floods, and review of plans for construction in low-lying
areas. The project site is not located within or adjacent to a 100-year flood zone.

There are no surface water features located within the property.
Discussion

The DRSP area consists of relatively flat to moderately sloping topography. The property does not support
any surface water features on-site and the nearest surface water feature is Nipomo Creek located 670 feet
east of the DRSP boundary on the other side of US 101. Future construction activity would require grading
and other earthwork that has the potential to increase erosion and sedimentation on-site. The use of
construction vehicles and equipment also has the potential to increase pollution on-site that could runoff and
result in degradation to sensitive on-site and proximate habitats.

Potable and non-potable water needs of the DRSP area would be supplied by the NCSD. The Santa Maria
Groundwater Basin is a high-priority basin and adjudicated portions of the groundwater basin are managed
by the Northern Cities Management Areas and Nipomo Mesa Management Area (County of San Luis Obispo
2019, 2021). Other major NCSD water supply sources include the State Water Project, Lopez Lake Reservoir,
and recycled water from the City of Pismo Beach Wastewater Treatment Plant (WWTP) (County of San Luis
Obispo 2019). Implementation and buildout of the DRSP would result in an increased demand in potable and
non-potable water supplies. The NCSD has reviewed the conceptual design for the DRSP area and has
determined it could supply the community with its existing water supply; the NCSD is also in the process of
preparing water and wastewater capacity studies to evaluate the ability to serve the DRSP area and its effect
on other NCSD systems and facilities.

The project site is not located in a 100- or 500-year flood zone and is not at risk for tsunami or seiche. However,
implementation and buildout of the DRSP would result in substantial changes to existing drainage patterns
and increase the amount of impervious surface area, and the rate and volume of runoff, within the DRSP area.
Alteration of drainage patterns and an increase in impervious surface area on-site has the potential to
increase erosion and siltation, the potential to increase surface water and stormwater runoff, and may
substantially impede or redirect surface flows within the DRSP area.

Therefore, impacts related to hydrology and water quality will be further evaluated in the EIR.
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Xl. LAND USE AND PLANNING
Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
(@ Physically divide an established ] ] ]
community?
(b)  Cause a significant environmental ] ] ]

impact due to a conflict with any land
use plan, policy, or regulation adopted
for the purpose of avoiding or mitigating
an environmental effect?

Setting

The project property is currently located within the RR land use designation, and the DRSP area is currently
under the jurisdiction of the County. The property is designated as an expansion area under SCAP Sections
4.5 and 4.8 and County LUO Section 22.98.072. The General Plan requires that a specific plan be adopted for
the area.

Discussion

The project would not result in the removal or blockage of existing public roadways or other travel patterns
and would not otherwise include any features that would physically divide an established community. The
DRSP area is located on the northern fringe of the community of Nipomo and would provide improved
regional access through the site to Willow Road. Therefore, the project is not expected to physically divide an
established community.

The DRSP area is currently located within the RR land use designation. Implementation of the DRSP would
result in DR-RSF1 and DR-RSF2, DR-MF, DR-VC, DR-FC, DR-REC, and DR-OS land uses. A detailed analysis of
project consistency with applicable land use plans, including, but not limited to the SCAP and the General
Plan, will be evaluated in the EIR.

XIl.  MINERAL RESOURCES

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
(@) Resultin the loss of availability of a ] ] ]

known mineral resource that would be
of value to the region and the residents
of the state?
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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
(b)  Resultin the loss of availability of a ] ] ]

locally- important mineral resource
recovery site delineated on a local
general plan, specific plan or other land
use plan?

Setting

The California Surface Mining and Reclamation Act of 1975 (SMARA) requires that the State Geologist classify
land into mineral resource zones (MRZs) according to the known or inferred mineral potential of the land
(California PRC Sections 2710-2796).

The County LUO provides regulations for development in delineated Energy and Extractive Resource Areas
(EX) and Extractive Resource Areas (EX1). The purpose of this combining designation is to protect significant
resource extraction and energy production areas identified by the County of San Luis Obispo General Plan
Land Use Element (LUE) from encroachment by incompatible land uses that could hinder resource extraction
or energy production operations, or land uses that would be adversely affected by extraction or energy
production. The project area is not located within an EX or EX1 combining designation.

Discussion

The County does not identify the property as an EX or EX1 zone (County of San Luis Obispo 2016). The
likelihood of future mining activities on the site is low, due to the adjacent rural residential uses and proximity
to Nipomo; however, there is potential for future development activities to result in the loss of availability of
valuable mineral resources if present on-site. Therefore, impacts related to mineral resources will be further
evaluated in the EIR.

XIIl. NOISE
Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project result in:
(@) Generation of a substantial temporary ] ] ]
or permanent increase in ambient noise
levels in the vicinity of the project in
excess of standards established in the
local general plan or noise ordinance, or
applicable standards of other agencies?
(b)  Generation of excessive groundborne ] ] ]
vibration or groundborne noise levels?
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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
(c) 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 adopted, within two miles of a
public airport or public use airport,
would the project expose people
residing or working in the project area to
excessive noise levels?

Setting

The County of San Luis Obispo General Plan Noise Element provides a policy framework for addressing
potential noise impacts in the planning process. The purpose of the Noise Element is to minimize future noise
conflicts. The Noise Element identifies the major noise sources in the county (highways and freeways, primary
arterial roadways and major local streets, railroad operations, aircraft and airport operations, local industrial
facilities, and other stationary sources) and includes goals, policies, and implementation programs to reduce
future noise impacts. Among the most significant polices of the Noise Element are numerical noise standards
that limit noise exposure within noise-sensitive land uses and performance standards for new commercial
and industrial uses that might adversely impact noise-sensitive land uses.

Noise-sensitive uses that have been identified by the County include the following:

e Residential development, except temporary dwellings

e Schools (preschool to secondary, college and university, and specialized education and training)

e Health care services (e.g., hospitals, clinics, etc.)

e Nursing and personal care

e Churches

e Public assembly and entertainment

e Libraries and museums

e Hotels and motels

e Bed and breakfast facilities

e Outdoor sports and recreation

e Offices
The County LUO establishes acceptable standards for exterior and interior noise levels and describe how
noise shall be measured. Exterior noise level standards are applicable when a land use affected by noise is
one of the sensitive uses listed in the Noise Element. Exterior noise levels are measured from the property

line of the affected noise-sensitive land use. The maximum allowable exterior noise level standards are
included in Table 2.
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Table 2. Maximum Allowable Exterior Noise Level Standards’

Daytime
Sound Levels (7:00 a.m. to 10:00 p.m.) Nighttime?
Hourly Equivalent Sound Level (Leg) (dB) 50 45
Maximum level (dB) 70 65

Note: dB = decibel
" When the receiving noise-sensitive land use is outdoor sports and recreation, the noise level standards are increased by 10 db.
2 Applies only to uses that operate or are occupied during nighttime hours.

Discussion

Construction-related noise would result in a temporary increase in ambient noise levels in the project vicinity.
Based on the scale of proposed future development, associated construction activities have the potential to
result in a substantial temporarily increase in ambient noise levels and groundborne noise levels within the
DRSP and surrounding areas.

The project property is currently undeveloped; therefore, future buildout of new residential and commercial
land uses would permanently increase ambient noise levels within the DRSP area. New sources of noise would
be generated by vehicle trips to and from the project site and noise from residential and commercial land
uses. A Determination of Sound Level Contours prepared by the project applicant (45dB Acoustics 2017)
identified existing noise levels within the DRSP area adjacent to US 101 in excess of 75 decibels (dB). Therefore,
the project has the potential to conflict with maximum allowable noise levels identified in the County LUO and
Noise Element. The project property is not located within an Airport Land Use Plan or public or private airstrip
and future development of the project would not result in exposure of airport noise to proposed commercial
or residential land uses. Future construction and operation would increase ambient and groundborne noise
levels in the project vicinity and would potentially conflict with policies in the County LUO and Noise Element,
a potentially significant impact. Therefore, impacts related to noise and vibration will be further evaluated in
the EIR.

XIV. POPULATION AND HOUSING

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
(@) Induce substantial unplanned ] ] ]
population growth in an area, either
directly (for example, by proposing new
homes and businesses) or indirectly (for
example, through extension of roads or
other infrastructure)?
(b) Displace substantial numbers of existing ] ] ]
people or housing, necessitating the
construction of replacement housing
elsewhere?
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Setting

The County's current Housing Element (2020-2028) is intended to facilitate the provision of needed housing
in the context of the County LUE and related ordinance. It is also intended to meet the requirements of state
law. It contains a number of relevant goals, objectives, policies, and implementation programs to ensure the
County meets its goals of meeting the housing needs while remaining consistent with state law.

County LUO Section 22.12.080 contains policies and procedures related to inclusionary housing that is a
requirement as part of development projects. New single-family dwelling units over 2,200 square feet in size,
residential subdivisions, commercial/industrial uses with a cumulative floor area of 5,000 square feet or more,
mixed-use development, and subdivision of land are subject to these requirements. Projects subject to the
inclusionary housing provisions are required to make 8% of the project’s base density affordable.

This 8% inclusionary housing mix is broken down by 2% increments between Workforce, Moderate income,
Low income, and Very Low income households. The ordinance gives applicants a variety of options for
meeting this requirement, including onsite and offsite construction of affordable housing. Applicants may
also opt to pay an in-lieu fee per the Affordable Housing Fund, Title 29 of the County Code. As noted in Section
22.12.080.G.2, the County provides for a reduction in required inclusionary housing by 25% for those units
constructed on-site.

Requirements for inclusionary housing for residential dwelling units are based on the base density of a
project. Base density is the maximum number of residential units that may be allowed, not including any
density bonuses. Commercial and industrial development of 5,000 square feet or more of floor area for
commercial or industrial use also requires the payment of a housing impact fee or construction of inclusionary
housing units.

Discussion

The DRSP includes the future development of new single-family and multi-family residential units, commercial
uses, and flex commercial/light industrial uses that could directly induce population growth. Implementation
and buildout of the DRSP would be consistent with the County's housing goals but could also result in a
substantial increase in population growth; therefore, impacts related to population growth will be further
evaluated in the EIR.
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XV.  PUBLIC SERVICES

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
(8 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? ] ] ]
Police protection? ] ] ]
Schools? ] ] ]
Parks? ] ] ]
Other public facilities? ] ] ]

Setting

Fire protection services in unincorporated San Luis Obispo County are provided by CAL FIRE, which has been
under contract with the County to provide full-service fire protection since 1930.

Police protection and emergency services in the unincorporated portions of the county are provided by the
San Luis Obispo County Sheriff's Office. The South Station in Oceano is the closest in proximity to the DRSP
area, located approximately 10 miles to the northwest.

San Luis Obispo County has a total of 12 school districts that currently enroll approximately 34,000 students
in over 75 schools. The project site is located within the Lucia Mar Unified School District (LMUSD).

Within the County’s unincorporated areas, there are currently 23 parks, three golf courses, four trails/staging
areas, and eight Special Areas that include natural areas, coastal access, and historic facilities currently
operated and maintained by the County.

Public facilities fees, Quimby fees, and developer conditions are several ways the County currently funds
public services. A public facility fee program (i.e., development impact fee program) has been adopted to
address impacts related to public (County) facilities and schools (CGC Section 65995 et seq.). The fee amounts
are assessed annually by the County based on the type of proposed development and the development's
proportional impact and are collected at the time of building permit issuance. Public facility fees are used as
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needed to finance the construction of and/or improvements to public facilities required to serve new
development, including fire protection, law enforcement, schools, parks, and roads.

Discussion

Implementation and buildout of the DRSP area would result in an increase in population in the Nipomo area
through the future development of new single-family and multi-family residential units. Additionally, the DRSP
includes future development of commercial and flex commercial/light industrial development that would
increase visitors to the DRSP area. An increase in on-site population and visitor-serving uses would increase
the demand on public services, including, but not limited to, fire protection, police protection, emergency
services, schools, and parks. Potential impacts associated with the need for physical improvements to public
services and facilities will be further evaluated in the EIR.

XVI. RECREATION

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
(8 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?
(b)  Does the project include recreational ] ] ]

facilities or require the construction or
expansion of recreational facilities which
might have an adverse physical effect on
the environment?

Setting

The County of San Luis Obispo General Plan Parks and Recreation Element establishes goals, policies, and
implementation measures for the management, renovation, and expansion of existing parks and recreation
facilities and the development of new parks and recreation facilities in order to meet existing and projected
needs and to assure an equitable distribution of parks throughout the county.

Public facilities fees, Quimby fees, and developer conditions are several ways the County currently funds
public parks and recreational facilities. Public facility fees are collected upon construction of new residential
units and currently provide funding for new community-serving recreation facilities.

The County Bikeways Plan identifies and prioritizes bikeway facilities throughout the unincorporated area of
the county, including bikeways, parking, connections with public transportation, educational programs, and
funding (County of San Luis Obispo 2016). The Bikeways Plan is updated every 5 years and was last updated
in 2016. The plan identifies goals, policies, and procedures geared towards realizing significant bicycle use as
a key component of the transportation options for San Luis Obispo County residents.

976 OSOS STREET, ROOM 300 | SAN LUIS OBISPO, CA 93408 |(805) 781-5600 | TTY/TRS 7-1-1 PAGE 36 OF 44
planning@co.slo.ca.us | www.sloplanning.org



mailto:planning@co.slo.ca.us
http://www.sloplanning.org/

Dana Reserve Specific Plan PLN-2039

DRC2020-00007 Notice of Preparation 04/2019

Preliminary Initial Study - Environmental Checklist

Discussion

Implementation and buildout of the DRSP would result in an increase in population in the Nipomo area
through the future development of new residential units, including single-family and multi-family residential
units. The DRSP also includes future commercial development and flex commercial/light industrial
development that could include schools or lodging facilities. A major component of the DRSP includes areas
reserved for public recreation, neighborhood parks, trails, and open space. The DRSP area is anticipated to
include approximately 64.1 acres of open space, which includes open space, trails, and basins, and 10 acres
of public recreation, including neighborhood parks. Although the project allocates land that is designated for
open space and public recreation, buildout of the proposed project would induce population growth, which
could increase the demand on existing local and regional recreation facilities, including Nipomo Regional Park,
located within 1,500 feet of the southwest corner of the project property. Potential future development of
educational facilities and/or a lodging facility would increase the number of visitors to the area that may
increase use of existing local and regional recreation facilities. Increased demand on existing recreation
facilities may result in physical deterioration of existing facilities or require new or physically altered facilities.
Therefore, impacts related to recreation facilities are considered potentially significant and will be further
evaluated in the EIR.

XVII. TRANSPORTATION

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
(@) Conflict with a program plan, ordinance ] ] ]
or policy addressing the circulation
system, including transit, roadway,
bicycle and pedestrian facilities?
(b)  Would the project conflict or be ] ] ]
inconsistent with CEQA Guidelines
section 15064.3, subdivision (b)?
(c) Substantially increase hazards due to a ] ] ]
geometric design feature (e.g., sharp
curves or dangerous intersections) or
incompatible uses (e.g., farm
equipment)?
(d) Resultininadequate emergency access? ] ] ]

Setting

The County Department of Public Works maintains updated traffic count data for all County-maintained
roadways. In addition, Traffic Circulation Studies have been conducted within several community areas using
traffic models to reasonably simulate current traffic flow patterns and forecast future travel demands and
traffic flow patterns. These community Traffic Circulation Studies include the South County Circulation Study.
Caltrans maintains annual traffic data on state highways and interchanges within the county, and the San Luis
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Obispo Council of Governments (SLOCOG) holds several key roles in transportation planning within the
county. As the Regional Transportation Planning Agency (RTPA), SLOCOG is responsible for conducting a
comprehensive, coordinated transportation program; preparing a Regional Transportation Plan (RTP);
programming state funds for transportation projects; and administering and allocating transportation
development act funds required by state statutes. The 2019 RTP, adopted June 5, 2019, is a long-term
blueprint of San Luis Obispo County’s transportation system. The plan identifies and analyzes transportation
needs of the region and creates a framework for project priorities.

In 2013, SB 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 SB 743 and
identified 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 County's Framework for Planning (Inland) includes the of the County of San Luis Obispo General Plan
Land Use and Circulation Elements. The framework establishes goals and strategies to meet pedestrian
circulation needs by providing usable and attractive sidewalks, pathways, and trails to establish maximum
access and connectivity between land use designations. In addition, projects are required to pay standard
road improvement fees to address their fair share of cumulative growth impacts and future infrastructure
needs.

Discussion

The project applicant prepared a Transportation Impact Study (TIS) and a Vehicle Miles Traveled (VMT) Analysis
(Central Coast Transportation Consulting [CCTC] 2020) to evaluate potential transportation-related impacts
of the DRSP. The TIS concluded that the project would generate 16,665 net new daily trips, including 1,133 net
new AM peak hour trips and 1,334 net new PM peak hour trips. The VMT analysis concluded that the project
would increase regional VMT under all analysis years, a potentially significant impact. The County evaluates
project-specific VMT impacts against a threshold of 15% below the regional average, consistent with state
guidance. Per the VMT analysis, the full project's VMT per service population ranges from 76-79% of the
regional average, which would indicate a less-than-significant impact if this metric and the OPR guidance
limiting VMT to 15% below existing levels were applied. However, the project residential VMT per capita is
higher than the regional average, which would indicate a significant impact under OPR guidance. The
residential-only scenario generates more VMT and results in longer trip lengths than the proposed project
with mixed uses.

Therefore, impacts related to transportation are considered potentially significant and will be further
evaluated in the EIR. The County has retained GHD to independently review the TIS and VMT Analysis; the
results of that peer review will be used to support the analysis in the EIR.

The DRSP includes site design features designed to create a connected community including a network of
pedestrian, bicycle, and equestrian trails. The proposed circulation system and improvements would also be
evaluated to determine whether the project may conflict with a program plan, ordinance, or policy related to
the circulation system; create or increase hazards due to geometric design or incompatible uses; and/or result
in inadequate emergency access.
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XVIII. 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, 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:

(i) Listed or eligible for listing in the
California Register of Historical
Resources, or in a local register of
historical resources as defined in
Public Resources Code section
5020.1(k), or

(i) Aresource 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 Section
5024.1. In applying the criteria set
forth in subdivision (c) of Public
Resource Code Section 5024.1, the
lead agency shall consider the
significance of the resource to a
California Native American tribe.

Setting

Potentially
Significant
Impact

Less Than
Significant
with Less Than
Mitigation Significant
Incorporated Impact

No Impact

Approved in 2014, AB 52 added tribal cultural resources to the categories of resources that must be evaluated
under CEQA. Tribal cultural resources are defined as either of the following:

1. Sites, features, cultural landscapes, sacred places, and objects with cultural value to a California Native
American tribe that are either of the following:

a. Included or determined to be eligible for inclusion in the CRHR; or

b. Included in a local register of historical resources as defined in California PRC Section

5020.1(k).

2. Aresource determined by the lead agency, in its discretion and supported by substantial evidence, to
be significant pursuant to criteria set forth California PRC Section 5024.1(c).
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Recognizing that tribes have expertise with regard to their tribal history and practices, AB 52 requires lead
agencies to provide notice to tribes that are traditionally and culturally affiliated with the geographic area of
a proposed project if they have requested notice of projects proposed within that area.

Discussion

As described in Section V, Cultural Resources, there are prehistoric archaeological resources known to exist
within the DRSP area. A Phase | Archaeological Survey Report will be prepared that covers the entire DRSP
area, which will include outreach to local tribes. The County will also be responsible for conducting tribal
outreach consistent with AB 52 and SB 18. The results of that consultation will be further evaluated and
summarized in the Tribal Cultural Resources section of the EIR.

XIX. UTILITIES AND SERVICE SYSTEMS

Would the project:

@

(b)

©

(d

(€

Require or result in the relocation or
construction of new or expanded water,
wastewater treatment or storm water
drainage, electric power, natural gas, or
telecommunications facilities, the
construction or relocation of which
could cause significant environmental
effects?

Have sufficient water supplies available
to serve the project and reasonably
foreseeable future development during
normal, dry and multiple dry years?

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

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

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

Less Than
Significant
Potentially with
Significant Mitigation
Impact Incorporated
[
[
[
[
[

Less Than
Significant
Impact

[l

No Impact

[l
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Setting

The County Department of Public Works provides water and wastewater services for specific County Service
Areas (CSAs) that are managed through issuance of water/wastewater “will serve” letters. The County
Department of Public Works currently maintains a CSA for the community of Nipomo. Other unincorporated
areas in the county rely on on-site wells and individual wastewater systems. Regulatory standards and design
criteria for on-site wastewater treatment systems are provided by the Water Quality Control Policy for Siting,
Design, Operation, and Maintenance of Onsite Wastewater Treatment Systems (California OWTS Policy). The
project would be served by the NCSD, subject to annexation approval.

Per the County's Stormwater Program, the County Department of Public Works is responsible for ensuring
that new construction sites implement BMPs during construction and that site plans incorporate appropriate
post-construction stormwater runoff controls. Construction sites that disturb 1 acre or more must obtain
coverage under the SWRCB's Construction General Permit through approval of a SWPPP.

PG&E is the primary electricity provider and both PG&E and SoCalGas provide natural gas services for urban
and rural communities within the county. There are three landfills in San Luis Obispo County: Cold Canyon
Landfill, located near the city of San Luis Obispo; Chicago Grade Landfill, located near the community of
Templeton; and Paso Robles Landfill, located east of the city of Paso Robles.

Discussion

New development would require the installation of new roadways and utility connections to serve the DRSP
neighborhoods and commercial areas. The project would require new connections to existing NCSD water
and wastewater services, new connections to PG&E electrical services, and other new utility connections
including stormwater, natural gas, cable, telephone, and data service connections.

The project proposes new connections to NCSD potable and non-potable water supplies to serve the
proposed community. According to the Draft DRSP, the total estimated potable water demand at full buildout
of the project is estimated at 336.25 acre-feet per year (AFY), with a 10% contingency estimated at 369.88 AFY.
An estimated 75.12 AF of the 336.25 AFY would be used for commercial development and landscaping.
Implementation of the DRSP would result in a long-term increase in water demand, which is considered a
potentially significant impact and will be further evaluated in the EIR.

Wastewater services would be supplied by the NCSD, subject to annexation approval. Wastewater would be
collected from the DRSP area using NCSD infrastructure and would be conveyed and treated at the Southland
WWTP, located approximately 2.5 miles south of the DRSP area west of US 101 on Old Windmill Place.
According to the Draft DRSP, generation of wastewater at full buildout of the project is estimated to be 228.68
AFY during average flow conditions and 571.70 AFY during peak flow conditions. Implementation of the DRSP
would result in an increase of wastewater and demand on NCSD infrastructure, which is considered a
potentially significant impact.

Solid waste, recycling, and green waste would be serviced by South County Sanitary Services and will be
disposed of at Cold Canyon Landfill. Cold Canyon Landfill has an expected close date of 2040 (California
Department of Resources Recycling and Recovery [CalRecycle] 2015). South County Sanitary Services and Cold
Canyon Landfill are compliant with existing state and local regulations related to disposal of solid waste.
Implementation of the proposed project would result in an increase in solid waste during construction and
operation. Construction waste would be similar to other development projects within the county and would
result in a temporary increase in solid waste. Cold Canyon Landfill has enough permitted capacity to
accommodate the temporary increase in construction-related waste. According to the Estimated Solid Waste
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Generation Rates by the CalRecycle, the project may generate approximately 21,092.3 pounds of waste per
day, as shown in Table 3.
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Table 3. Estimated Solid Waste Generation Rates for the DRSP Project
Waste Generation Proposed
Source Generation Rate Unit of Measure Development Total
Commercial 13 Ib/1,000 sf/day 823,284 sf 10,702.7 Ibs
Multi-family 5.31 Ib/dwelling unit/day 458 units 2,432.0 Ibs
Single-family 9.8 Ib/dwelling unit/day 812 units 7,957.6 Ibs
Total 21,092.3 Ibs

Note: Ib = pound, sf = square feet

Source: CalRecycle 2019

Buildout of the DRSP area would result in a long-term increase in solid waste generation; therefore, impacts
are considered potentially significant. Potential impacts related to utilities and services systems will be further
analyzed in the EIR.

XX.  WILDFIRE

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Impact Incorporated Impact

No Impact

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

@

(b)

(©

(d

Substantially impair an adopted
emergency response plan or emergency
evacuation plan?

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?

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 risk or that may
result in temporary or ongoing impacts
to the environment?

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?

[l

[l

]

]

[

[
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Setting

In central California, the fire season usually extends from roughly May through October; however, recent
events indicate that wildfire behavior, frequency, and duration of the fire season are changing in California.
FHSZs are defined by CAL FIRE based on the presence of fire-prone vegetation, climate, topography, assets at
risk (e.g., high population centers), and a fire protection agency's ability to provide service to the area (CAL
FIRE 2007). FHSZs throughout the county have been designated as “Very High,” “High,” or “Moderate.” The
project would be located within the SRA in high and very high FHSZs (CAL FIRE 2021). Emergency response to
the project site is less than 10 minutes.

The San Luis Obispo County Emergency Operations Plan (EOP) addresses several overall policy and coordination
functions related to emergency management. The Safety Element establishes goals, policies, and programs
to reduce the threat to life, structures, and the environment caused by fire. Policy S-13 identifies that new
development should be carefully located, with special attention given to fuel management in higher fire risk
areas, and that new development in fire hazard areas should be configured to minimize the potential for
added danger.

The California Fire Code provides minimum standards for many aspects of fire prevention and suppression
activities. These standards include provisions for emergency vehicle access, water supply, fire protection
systems, and the use of fire-resistant building materials.

Discussion

The DRSP area is located within high and very high FHSZs (CAL FIRE 2021). Topography of the project area is
relatively flat to moderately sloping. The average windspeed of the project area is 7 to 9.5 miles per hour year-
round (WeatherSpark 2021). The proposed project would result in future development areas within high and
very high FHSZs. Proposed neighborhoods 3, 7, 8, and 9 are anticipated to be located adjacent to the central
oak woodland present on-site.

Future development of residential and commercial areas and associated development has the potential to
expose people and structures to wildfire hazards. In addition, on-site construction and operational activities
have the potential to increase the risk or severity of wildfire hazards of the DRSP area and surrounding areas.
Although the project proposes to implement fire protection and vegetation management measures, impacts
associated with new development within high and very high FHSZs are considered potentially significant and
will be further evaluated in the EIR.
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County: San Luis Obispo - Planning & Building
Jennifer Guetschow
976 Osos Street, San Luis Obispo, CA 93408, USA

Construction Site Well Review (CSWR) ID: 1012271

Assessor Parcel Number(s): 091301073, 091301030, 091301031

Property Owner(s): Dana Reserve, LLC

Project Location Address: Willow Road and Cherokee Place, California, 93444
Project Title: Dana Reserve Specific Plan

Public Resources Code (PRC) § 3208.1 establishes well reabandonment responsibility when a
previously plugged and abandoned well will be impacted by planned property development or
construction activities. Local permitting agencies, property owners, and/or developers should be aware
of, and fully understand, that significant and potentially dangerous issues may be associated with
development near oil, gas, and geothermal wells.

The California Geologic Energy Management Division (CalGEM) has received and reviewed the above
referenced project dated 7/20/2021. To assist local permitting agencies, property owners, and
developers in making wise land use decisions regarding potential development near oil, gas, or
geothermal wells, the Division provides the following well evaluation.

The project is located in San Luis Obispo County, within the boundaries of the following fields:

Our records indicate there are 0 known oil or gas wells located within the project boundary as
identified in the application.

* Number of wells Not Abandoned to Current Division Requirements as Prescribed by Law and
Projected to Be Built Over or Have Future Access Impeded by this project: 0

* Number of wells Not Abandoned to Current Division Requirements as Prescribed by Law and
Not Projected to Be Built Over or Have Future Access Impeded by this project: 0

* Number of wells Abandoned to Current Division Requirements as Prescribed by Law and
Projected to Be Built Over or Have Future Access Impeded by this project: 0

* Number of wells Abandoned to Current Division Requirements as Prescribed by Law and
Not Projected to Be Built Over or Have Future Access Impeded by this project: 0

As indicated in PRC § 3106, the Division has statutory authority over the drilling, operation,
maintenance, and abandonment of oil, gas, and geothermal wells, and attendant facilities, to prevent,
as far as possible, damage to life, health, property, and natural resources; damage to underground oil,
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gas, and geothermal deposits; and damage to underground and surface waters suitable for irrigation
or domestic purposes. In addition to the Division's authority to order work on wells pursuant to PRC §§
3208.1 and 3224, it has authority to issue civil and criminal penalties under PRC §§ 3236, 3236.5, and
3359 for violations within the Division's jurisdictional authority. The Division does not regulate grading,
excavations, or other land use issues.

If during development activities, any wells are encountered that were not part of this review, the
property owner is expected to immediately notify the Division's construction site well review engineer in
the Coastal district office, and file for Division review an amended site plan with well casing diagrams.
The District office will send a follow-up well evaluation letter to the property owner and local permitting
agency.

Should you have any questions, please contact me at (661) 334-3665 or via email at
Rohit.Sharma@conservation.ca.gov

Sincerely,
Koluit Sloarma
Rohit Sharma
Acting Coastal District Deputy
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[EXT]Dana Reserve Draft EIR

Martin, Jordan@DOC <Jordan.Martin@conservation.ca.gov>
Mon 7/19/2021 1:33 PM

To: Jennifer Guetschow <jGuetschow@co.slo.ca.us>

ATTENTION: This email originated from outside the County's network. Use caution when opening attachments or links.

Hello Jennifer,

Thank you for notifying CalGEM of the above project. Can you please provide the contact information for the
property owner Dana Reserve, LLC C/O Nick Tompkins (phone number, mailing address, email, etc). The CalGEM
response will be sent to you, but the property owner contact information is required for CalGEM’s review form.

Thank you,

Jordan Martin, P.G.

Associate Oil & Gas Engineer | Coastal District
California Department of Conservation
Geologic Energy Management Division

195 S Broadway, Suite 101, Orcutt, CA 93455
T: (805) 465-9638
E: Jordan.Martin@conservation.ca.gov

fiv] > ]G

CONFIDENTIALITY NOTICE: This communication with its contents may contain confidential and/or legally privileged information. It is
solely for the use of the intended recipient(s). Unauthorized interception, review, use or disclosure is prohibited and may violate applicable

laws including the Electronic Communications Privacy Act. If you are not the intended recipient, please contact the sender and destroy all

copies of the communication.
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July 20, 2021

County of San Luis Obispo

976 Osos St. Room 200

San Luis Obispo ,CA 93408

ATTN: Jennifer Guetschow, Senior Planner

Subject: Notice of Preparation for an Environmental Impact Report
(EIR) regarding the Dana Reserve Project

Dear Jennifer Guetschow:

Thank you for the opportunity to provide comments regarding the
scope and content of the draft EIR for the Dana Reserve Project. It
is our understanding that the project would be served by the Nipomo
Community Services District (NCSD) and is currently located within
the Sphere of Influence of the NCSD. However, the project is not
currently within the service area of NCSD and therefore an
annexation into NCSD would be required prior to NCSD serving the
project. Annexations are subject to the approval of the Local
Agency Formation Commission (LAFCQO). Once the project has
been approved by the Board of Supervisors, an application will need
to be submitted to LAFCO for approval of the annexation. In this
circumstance, LAFCO intends to act as the Responsible Agency for
the project and may use the EIR and other project materials for
considering an annexation of the project into the NCSD. Please also
note that LAFCO has specific application requirements beyond
those necessary for CEQA purposes.

Please consider the following comments when drafting the EIR:
1. Name of Contact Person. Rob Fitzroy, Executive Officer,

San Luis Obispo Local Agency Formation Commission, 1042 Pacific
Street, Suite A, San Luis Obispo, CA 93401. (805) 788-2096.



2. Permit(s) or Approval(s) Authority. Under the Cortese, Knox, Hertzberg
Act (CKH) of 2000, LAFCO is responsible, in part, for annexation approvals for
jurisdictions throughout the County. A proposed annexation would be subject to
LAFCO'’s local policies and procedures which can be found on our website at
www.slolafco.com. These policies and procedures should be reviewed as part of
the CEQA process if the EIR is to be adequate for LAFCO to use as a
Responsible Agency in considering the project. Of particular note are prime
farmland definitions and preservation policies for any loss of prime agricultural
land. CKH Act defines prime farmland differently that other State criteria.
Additionally, specific findings must be made by LAFCO related to the provision of
affordable housing for a wide range of demographics.

3. Environmental Information. In order to consider the annexation of the
area into the NCSD, an adequate environmental document must be prepared for
LAFCOQO’s use. To expedite LAFCQO’s approval process, the EIR should address
the potential environmental impacts of adding this area to the NCSD. The EIR
should address the capability of the NCSD to provide public services to existing
and future residents with regard to sewer capacity and demand and financial
constraints and opportunities to funding the necessary improvements. The
project description should include information about the LAFCO process and
need for approval of annexation.

4. LAFCO Agricultural, Water and Housing Policies. As noted above,
please refer to the goals, policies, and guidelines of LAFCO regarding
Agricultural Resources, Water and Housing. These policies should be reviewed
and analyzed or consistency with the proposed project. A key policy to be
considered is the 1:1 substitution ratio to preserve prime agricultural land.
Housing policies for affordable housing should be reviewed and analyzed.
Lastly, LAFCO policies require the substantiation of a reliable, adequate and
sustainable water supply.

5. Mitigation Measures. Mitigation Measures that assist LAFCO in achieving
its legislative goals such as reducing the impacts to agriculture and open space
should be considered. While LAFCO has discretion over the annexation
proposal, mitigation measures that reduce impacts to resources assist LAFCO in
the decision making process and should be referenced in this section.

6. Alternatives. Any analysis of alternatives should include an evaluation of
the impacts the proposed annexation might have on the environment. LAFCO
has the discretion to modify a boundary change proposal.



We appreciate being contacted with regard to this project and look forward to
hearing more about the plan as it progresses through the environmental review
and planning process. If you have any questions regarding our comments
please contact me at 788-2096.

Sincerely,

sb /;Z?fz;%
Rob Fitzroy,
LAFCO Executive Officer

Enc.
cc. Commissioners
Brian Pierik, LAFCO Legal Counsel
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By U.S. Mail & E-Mail: jguetschow@co.slo.ca.us

County of San Luis Obispo
Jennifer Guetschow, Senior Planner
976 Osos Street, Room 200

San Luis Obispo, CA 93408

Re: Response of Lucia Mar Unified School District to Notice of Preparation of
Environmental Impact Report for the Dana Reserve Specific Plan

Dear Ms. Guetschow:

Lucia Mar Unified School District (“District”y appreciates the opportunity to provide comments
and input regarding the Notice of Preparation of the Environmental Impact Report that the
County of San Luis Obispo (“County”) plans to prepare for the Dana Reserve Specific Plan
(“Project™). Specifically, this letter responds to the County’s invitation to submit comments on
the proposed scope and content of the Envirommental Impact Report (“EIR™).

It is our understanding that the Project is proposed to include over 1,400 residential units and
approximately 200,000 square feet of commercial space. It goes without saying that the Project
will generate hundreds of new students, creating significant impacts on the District. Any
environmental analysis related to the proposed Project must address potential effects related to
traffic, noise, air quality, and any other issues affecting schools. (Pub. Resources Code, §§
21000, et seq.; Cal. Code Regs., tit. 14, §§ 15000, ef seq.; Chawanakee Unified School District v.
County of Madera, et al., (2011) 196 Cal.App.4th 1016.)

We will continue to work with the Project applicant to resolve issues related to the Project and its
impacts on the District. In the meantime, the District desires to engage the County through the
CEQA process, as we remain concerned about the significant impacts that this Project will
undoubtedly have on the District. The District therefore requests that the County address the
following categories of information in the EIR to adequately evaluate the potential
environmental impacts of this Project:

1. Describe the existing and the anticipated vehicular traffic and student pedestrian
movement patterns to and from school sites.
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2.

10.

11.

12,

Assess the impact(s) of increased vehicular movement and volumes caused by the
Project, including but not limited to potential conflicts with school pedestrian
movement, school transportation, and busing activities.

Estimate travel demand and trip generation, trip distribution, and trip assignment
by including consideration of school sites and home-to-school travel.

Assess cumulative impacts on schools and the community in general resulting from
increased vehicular movement.

Discuss the direct, indirect, and cumulative impacts on the circulation and traffic
patterns in the community as a result of traffic generated by the transportation
needs of students to and from the Project.

Assess the impacts on the routes and safety of students traveling te school by
vehicle, bus, walking, and bicycles.

Identify any noise sources and volumes which may affect school facilities,
classrooms and outdoor school areas.

Describe historical, current, and future population projections for the District.

Assess the impacts of population growth within the District on the District’s ability
to provide its educational program.

Describe the type and number of anticipated dwelling units indirectly resulting from
the Project.

Describe the average square footage for anticipated dwelling units, broken down by
type of unit, indirectly resulting from the Project.

Estimate the amount of development fees to be generated by development in
accordance with implementation of the Project.

The foregoing categories of information are critical for determining the extent of both physical
and fiscal impacts on the District caused by increased population growth. California school
districts are dependent on developer fees authorized by the provisions of Government Code
Sections 65995, et seq., and Education Code sections 17620, et seq., for financing new school
facilities and maintenance of existing facilities. These funding concerns translate directly into
physical, environmental impacts, in that inadequate funding for new school construction results
in overcrowding of existing facilities. Furthermore, fiscal and social considerations are relevant
to an EIR, particularly when they either contribute to or result from physical impacts. (Pub.
Resources Code § 21001(g); 14 Cal. Code Regs. §§ 15021(b), 15131(a)-(c), 15142 & 15382.)
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Phasing of development is also a crucial consideration in determining the extent of impact on
schools. The timing of the development will determine when new students are expected to be
generated, and therefore is an important consideration particularly when considering the
cumulative impact of a project in conjunction with other approved or pending development.

Conclusion

District does not oppose development within District boundaries, and recognizes the importance
of housing on the health and welfare of the community. However, the District maintains that the
community can only thrive if the District’s educational program and its facilities are viable and
sufficient, and District staff, families, and students are safe. Accordingly, the needs of the
District must be appropriately considered in the environmental review process for all proposed
new development that will impact the District, such as the Project.

The District is hopeful that its continued collaboration with the Project applicant and the County
will yield solutions that alleviate the impacts caused by the Project, and is prepared to provide
any information necessary to assist the County in preparation of the EIR.

Please feel free to contact me directly if we can be of any assistance.

Sincerely,

Jim Emjpey
Assistant Superintendent, Business Services
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July 23, 2021

Jennifer Guetschow

Project Manager

County of San Luis Obispo Planning and Building Department
976 Osos Street

San Luis Obispo, California 93401

Subject: Dana Reserve Specific Plan (Project)
Notice of Preparation (NOP) of an Environmental Impact Report (EIR)
SCH No.: 2021060558

Dear Ms. Guetschow:

The California Department of Fish and Wildlife (CDFW) received a NOP of an EIR from
County of San Luis Obispo Planning and Building Department for the Project pursuant the
California Environmental Quality Act (CEQA) and CEQA Guidelines.*

Thank you for the opportunity to provide comments and recommendations regarding those
activities involved in the Project that may affect California fish and wildlife. Likewise, we
appreciate the opportunity to provide comments regarding those aspects of the Project that
CDFW, by law, may be required to carry out or approve through the exercise of its own
regulatory authority under the Fish and Game Code.

CDFW ROLE

CDFW is California’s Trustee Agency for fish and wildlife resources and holds those
resources in trust by statue for all the people of the State (Fish & G. Code, 88§ 711.7, subd.
(a) & 1802; Pub. Resources Code, § 21070; CEQA Guidelines § 15386, subd. (a)). CDFW,
in its trustee capacity, has jurisdiction over the conservation, protection, and management
of fish, wildlife, native plants, and habitat necessary for biologically sustainable populations
of those species (Id., 8 1802). Similarly, for purposes of CEQA, CDFW is charged by law to
provide, as available, biological expertise during public agency environmental review efforts,
focusing specifically on projects and related activities that have the potential to adversely
affect fish and wildlife resources.

1 CEQA is codified in the California Public Resources Code in section 21000 et seq. The “CEQA
Guidelines” are found in Title 14 of the California Code of Regulations, commencing with section 15000.

Conserving California’s Wildlife Since 1870
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CDFW is also submitting comments as a Responsible Agency under CEQA (Pub.
Resources Code, 8 21069; CEQA Guidelines, § 15381). CDFW expects that it may need to
exercise regulatory authority as provided by the Fish and Game Code. As proposed, for
example, the Project may be subject to CDFW'’s lake and streambed alteration regulatory
authority (Fish & G. Code, 8 1600 et seq.). Likewise, to the extent implementation of the
Project as proposed may result in “take” as defined by State law of any species protected
under the California Endangered Species Act (CESA) (Fish & G. Code, 8§ 2050 et seq.),
related authorization as provided by the Fish and Game Code may be required.

Nesting Birds: CDFW has jurisdiction over actions with potential to result in the
disturbance or destruction of active nest sites or the unauthorized take of birds. Fish and
Game Code sections that protect birds, their eggs and nests include, sections 3503
(regarding unlawful take, possession or needless destruction of the nest or eggs of any
bird), 3503.5 (regarding the take, possession or destruction of any birds-of-prey or their
nests or eggs), and 3513 (regarding unlawful take of any migratory nongame bird).

PROJECT DESCRIPTION SUMMARY

Proponent. Dana Reserve, LLC

Objective: The Project consists of an adoption of a Specific plan, vesting master tentative
tract map number 3149, conditional use permit, and development agreement for a phased
master planned community. The objective of the Project is to define a guide for
development of the Reserve, by defining land use and development standards for
residential, commercial, and open space land uses.

Location: The Project area is located within the unincorporated area of San Luis Obispo
County and adjacent to the Urban Reserve Line of the community of Nipomo. The cross
streets are Willow Road and Highway 101. The Project is a total of 288-acres.

e Longitude: 35° 2’ 43.59”; Latitude: -120° 30’ 1.73”
e Assessor’'s Parcel Numbers: 091-301-073; 091-301-031; 091-301-030; 091-325-022;
091-301-029; 090-031-003

Timeframe: Unspecified
COMMENTS AND RECOMMENDATIONS

CDFW offers the comments and recommendations below to assist County of San Luis
Obispo Planning and Building Department in adequately identifying and/or mitigating the
Project’s significant, or potentially significant, direct and indirect impacts on fish and wildlife
(biological) resources. Editorial comments or other suggestions may also be included to
improve the document. There are many special-status resources present within and
adjacent to the Project area. These resources may need to be evaluated and addressed
prior to any approvals that would allow ground-disturbing activities or land use changes.
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The NOP indicates there is potential for significant impacts unless mitigation measures are
implemented, however, the measures listed are general and non-specific and/or may be
inadequate to reduce impacts to less than significant. CDFW is concerned regarding
potential impacts to special-status species including, but not limited to: Federal candidate
Monarch butterfly (Danaus plexippus pop. 1), the State species of special concern and
federally threatened California red-legged frog (Rana draytonii), State species of special
concern American badger (Taxidea taxus), burrowing owl (Athene cunicularia), western
spadefoot (Spea hammondii), legless lizard (Anniella pulchra), coast horned lizard
(Phrynosoma blainvillii), special-status bat species, and federally and State-listed special-
status plant species.

In order to adequately assess any potential impacts to biological resources, CDFW
recommends that focused protocol-level surveys be conducted by a qualified wildlife
biologist/botanist during the appropriate survey period(s) in order to determine whether any
special-status species and/or suitable habitat features are present within the Project area.
Properly conducted biological surveys, and the information assembled from them, are
essential to identify any mitigation, minimization, and avoidance measures and/or the need
for additional or protocol-level surveys, especially in the areas not in irrigated agriculture,
and to identify any Project-related impacts under CESA and other species of concern.

Additionally, when an EIR is prepared, mitigation measures must be specific and clearly
defined and cannot be deferred to a future time. The specifics of mitigation measures may
be deferred, provided the lead agency commits to mitigation and establishes performance
standards for implementation, when an EIR is prepared. The CEQA document must
provide quantifiable and enforceable measures as needed that will reduce impacts to less
than significant levels.

I. Environmental Setting and Related Impact

Would the Project have a substantial adverse effect, either directly or through habitat
modifications, on any species identified as a candidate, sensitive, or special status
species in local or regional plans, policies, or regulations, or by CDFW or United
States Fish and Wildlife Service (USFWS)?

COMMENT 1. Monarch Butterfly

Issue: Monarchs can be found overwintering along the California coast, specifically in
non-native eucalyptus trees (Pelton 2016). Project-related activities have the potential
to impact special-status species. Overwintering monarchs have been documented to

occur near the Project area (CDFW 2021). CDFW recommends that the EIR includes
an impact analysis on monarchs with the potential to occur in the Project area.

Specific impact: Without appropriate avoidance and minimization measures for the
species mentioned above, potential significant impacts associated with the Project’s
construction include roost destruction, inadvertent entrapment, reduced reproductive
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success, reduction in health and vigor of eggs and/or young, and direct mortality of
individual monarchs.

Evidence impact would be significant: During the last decade overwintering monarch
populations have declined by nearly 90-percent (Jepsen et al. 2015). Habitat loss and
fragmentation is among the primary threats to the population (USFWS 2020). Project
activities have the potential to significantly impact the species by reducing possible
roosting habitat.

Recommended Potentially Feasible Mitigation Measure(s)

To evaluate potential impacts of the Project to special-status species, CDFW
recommends conducting the following assessment of the Project area, including the
following mitigation measures, and requiring them as conditions of approval in the
Project’s EIR.

Recommended Mitigation Measure 1: Monarch Butterfly Habitat Assessment

CDFW recommends that a qualified biologist conduct a habitat assessment, well in
advance of Project implementation, to determine if individual project area or its
immediate vicinity contain habitat suitable to support monarchs.

Recommended Mitigation Measure 2: Monarch Butterfly Surveys

If suitable habitat is present, CDFW recommends assessing presence of monarchs by
conducting surveys following recommended protocols or protocol-equivalent surveys.

Recommended Mitigation Measure 3: Monarch Butterfly Take Avoidance

Detection of monarchs within or in the vicinity of the Project area, warrants consultation
with CDFW and USFWS to discuss how to implement ground-disturbing activities and
avoid take.

COMMENT 2: American Badger

Issue: American badger are known to occur in the area near the Project site (CDFW
2021). Badgers occupy sparsely vegetated land cover with dry, friable soils to excavate
dens, which they use for cover, and that support fossorial rodent prey populations (i.e.
ground squirrels, pocket gophers, etc.) (Zeiner et al. 1990). The Project site may
support these requisite habitat features. Therefore, the Project has the potential to
impact American badger.

Specific impact: Without appropriate avoidance and minimization measures for
American badger, potentially significant impacts associated with ground disturbance
include direct mortality or natal den abandonment, which may result in reduced health or
vigor of young.
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Evidence impact is potentially significant: Habitat loss is a primary threat to
American badger (Gittleman et al. 2001). The Project has the expectation to promote
the growth of the City of Nipomo, resulting in a high degree of land conversion and
potential habitat fragmentation. As a result, ground-disturbing activities have the
potential to significantly impact local populations of American badger.

Recommended Potentially Feasible Mitigation Measure(s):

To evaluate potential impacts to American badger associated with the Project, CDFW
recommends conducting the following evaluation of the Project sites, incorporating the
following mitigation measures into the EIR prepared for this Project, and that these
measures be made conditions of approval for the Project.

Recommended Mitigation Measure 4. American Badger Surveys

If suitable habitat is present, CDFW recommends that a qualified biologist conduct
focused surveys for American badger and their requisite habitat features (dens) to
evaluate potential impacts resulting from ground- and vegetation-disturbance.

Recommended Mitigation Measure 5: American Badger Avoidance

Avoidance whenever possible is encouraged via delineation and observation of a 50-
foot no-disturbance buffer around occupied dens and a 250-foot no-disturbance buffer
around natal dens until it is determined through non-invasive means that individuals
occupying the den have dispersed.

COMMENT 3: California Red-Legged Frog (CRLF)

Issue: CRLF primarily inhabit ponds but can also be found in other waterways including
marshes, streams, and lagoons, and the species will also breed in ephemeral waters
(Thomson et al. 2016). CRLF have been documented to occur in the vicinity of the
Project site (CDFW 2021). The Project site contains upland habitat that may support the
species. Avoidance and minimization measures are necessary to reduce impacts to
CRLF to a level that is less than significant.

Specific impact: Without appropriate avoidance and minimization measures for CRLF,
potentially significant impacts associated with the Project’s activities include loss of
upland refugia, inadvertent entrapment, destruction of eggs and oviposition (i.e., egg-
laying) sites, degradation of water quality, reduced reproductive success, reduction in
health and vigor of eggs, larvae and/or young, and direct mortality of individuals.

Evidence impact would be significant: CRLF populations throughout the State have
experienced ongoing and drastic declines and many have been extirpated (Thomson et
al. 2016). Habitat loss from growth of cities and suburbs, invasion of nonnative plants,
impoundments, water diversions, stream maintenance for flood control, degraded water
quality, and introduced predators, such as bullfrogs are the primary threats to CRLF



DocuSign Envelope ID: 24BDE553-BEC8-424D-9151-8C31C2DC288E

Jennifer Guetschow, Project Manager

County of San Luis Obispo Planning and Building Department
July 23, 2021

Page 6

(Thomson et al. 2016, USFWS 2017). Project activities have the potential to
significantly impact CRLF.

Recommended Potentially Feasible Mitigation Measure(s)

To evaluate potential impacts to CRLF, CDFW recommends conducting the following
evaluation of the Project site, incorporating the following mitigation measures into the
EIR prepared for this Project, and that these measures be made conditions of approval
for the Project.

Recommended Mitigation Measure 6: CRLF Surveys

CDFW recommends that a qualified wildlife biologist conduct protocol level surveys for
CRLF in areas where potential habitat exists. CDFW recommends surveys in
accordance with the “Revised Guidance on Site Assessment and Field Surveys for the
California Red-legged Frog” (USFWS 2005) to determine if the species is within or
adjacent to the Project area. Please note that dip-netting would constitute take as
defined by Fish and Game Code section 86, so it is recommended this survey technique
be avoided. In addition, CDFW advises surveyors adhere to Appendix E “The Declining
Amphibian Task Force Fieldwork Code of Practice,” of the CDFW “Considerations for
Conserving the Foothill Yellow-Legged Frog” (CDFW 2018a).

Recommended Mitigation Measure 7: CRLF Avoidance

If any CRLF are found during pre-construction surveys or at any time during
construction, consultation with CDFW is warranted to determine if the Project can avoid
take. CDFW recommends that initial ground-disturbing activities be timed to avoid the
period when CRLF are most likely to be moving through upland areas (October 15 and
May 1). When ground-disturbing activities must take place between October 15 and
May 1, CDFW recommends a qualified biologist monitor construction activity daily for
CRLF.

COMMENT 4: Burrowing Owl (BUOW)

Issue: The Project location is within the known range of BUOW and the species occurs
throughout the area (CDFW 2021). BUOW inhabit open grassland or adjacent canal
banks, rights-of-ways (ROWSs), vacant lots, etc. containing small mammal burrows, a
requisite habitat feature used by BUOW for nesting and cover. Review of aerial imagery
indicates that the Project site has annual grassland, thus BUOW has the potential to
occur on the Project site.

Specific impact: Potentially significant direct impacts associated with subsequent
activities include burrow collapse, inadvertent entrapment, nest abandonment, reduced
reproductive success, reduction in health and vigor of eggs and/or young, and direct
mortality of individuals.



DocuSign Envelope ID: 24BDE553-BEC8-424D-9151-8C31C2DC288E

Jennifer Guetschow, Project Manager

County of San Luis Obispo Planning and Building Department
July 23, 2021

Page 7

Evidence impact is potentially significant: BUOW rely on burrow habitat year-round
for their survival and reproduction. Habitat loss and degradation are considered the
greatest threats to BUOW in California (Gervais et al. 2008). The Project site is some of
the only remaining undeveloped land in the vicinity, which is otherwise intensively
managed for agriculture and residential use. Therefore, subsequent ground-disturbing
activities associated with the Project have the potential to significantly impact local
BUOW populations. In addition, and as described in CDFW'’s “Staff Report on
Burrowing Owl Mitigation” (CDFG 2012), excluding and/or evicting BUOW from their
burrows is considered a potentially significant impact under CEQA.

Recommended Potentially Feasible Mitigation Measure(s)

To evaluate potential impacts to BUOW, CDFW recommends conducting the following
evaluation of the Project site, incorporating the following mitigation measures into the
EIR prepared for this Project, and that these measures be made conditions of approval
for the Project.

Recommended Mitigation Measure 8: BUOW Surveys

CDFW recommends that a qualified biologist assess if suitable BUOW habitat features
are present within or adjacent to the Project site (e.g., burrows). If suitable habitat
features are present, CDFW recommends assessing presence/absence of BUOW by
having a qualified biologist conduct surveys following the California Burrowing Owl
Consortium’s “Burrowing Owl Survey Protocol and Mitigation Guidelines” (CBOC 1993)
and CDFW’s Staff Report on Burrowing Owl Mitigation” (CDFG 2012). Specifically,
CBOC and CDFW'’s Staff Report suggest three or more surveillance surveys conducted
during daylight with each visit occurring at least three weeks apart during the peak
breeding season (April 15 to July 15), when BUOW are most detectable.

Recommended Mitigation Measure 9: BUOW Avoidance

CDFW recommends no-disturbance buffers, as outlined in the “Staff Report on
Burrowing Owl Mitigation” (CDFG 2012), be implemented prior to and during any
ground-disturbing activities. Specifically, CDFW'’s Staff Report recommends that
impacts to occupied burrows be avoided in accordance with the following table unless a
qualified biologist approved by CDFW verifies through non-invasive methods that either:
1) the birds have not begun egg laying and incubation; or 2) that juveniles from the
occupied burrows are foraging independently and are capable of independent survival.

. . Level of Disturbance
Location Time of Year Cow Med High
Nesting sites April 1-Aug 15 200 m* 500 m 500 m
Nesting sites Aug 16-Oct 15 200 m 200 m 500 m
Nesting sites Oct 16-Mar 31 50 m 100 m 500 m

* meters (m)
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Recommended Mitigation Measure 10: BUOW Passive Relocation and Mitigation

If BUOW are found within these recommended buffers and avoidance is not possible, it
is important to note that according to the Staff Report (CDFG 2012), exclusion is not a
take avoidance, minimization, or mitigation method and is considered a potentially
significant impact under CEQA. However, if necessary, CDFW recommends that
burrow exclusion be conducted by qualified biologists and only during the non-breeding
season, before breeding behavior is exhibited and after the burrow is confirmed empty
through non-invasive methods, such as surveillance. CDFW recommends replacement
of occupied burrows with artificial burrows at a ratio of 1 burrow collapsed to 1 artificial
burrow constructed (1:1) as mitigation for the potentially significant impact of evicting
BUOW. BUOW may attempt to colonize or re-colonize an area that will be impacted;
thus, CDFW recommends ongoing surveillance, at a rate that is sufficient to detect
BUOW if they return.

COMMENT 5: Western spadefoot

Issue: Western spadefoot inhabit grassland habitats, breed in seasonal wetlands, and
seek refuge in upland habitat where they occupy burrows outside of the breeding
season (Thomson et al. 2016). Review of aerial imagery indicates that the Project
contains upland habitat and near vicinity of the site there are other habitat elements
where the species could be supported.

Specific impact: Without appropriate avoidance and minimization measures for
western spadefoot, potentially significant impacts associated with ground disturbance
include; collapse of small mammal burrows, inadvertent entrapment, loss of upland
refugia, water quality impacts to breeding sites, reduced reproductive success, reduction
in health and vigor of eggs and/or young, and direct mortality of individuals.

Evidence impact is potentially significant: Habitat loss and fragmentation resulting
from agricultural and urban development is the primary threat to western spadefoot
(Thomson et al. 2016). The Project area is within the range of western spadefoot,
contains suitable upland habitat (i.e., grasslands interspersed with burrows) and near
possible breeding sites (i.e., seasonal wetlands, vernal pools and swales). As a result,
ground-disturbing activities associated with development of the Project site have the
potential to significantly impact local populations of this species.

Recommended Potentially Feasible Mitigation Measure(s)

To evaluate potential impacts to western spadefoot associated with the Project, CDFW
recommends conducting the following evaluation of the Project site, incorporating the
following mitigation measures into the EIR prepared for this Project, and that these
measures be made conditions of approval for the Project.



DocuSign Envelope ID: 24BDE553-BEC8-424D-9151-8C31C2DC288E

Jennifer Guetschow, Project Manager

County of San Luis Obispo Planning and Building Department
July 23, 2021

Page 9

Recommended Mitigation Measure 11: Western Spadefoot Surveys

CDFW recommends that a qualified biologist conduct focused surveys for western
spadefoot and their requisite habitat features to evaluate potential impacts resulting from
ground- and vegetation-disturbance.

Recommended Mitigation Measure 12: Western Spadefoot Avoidance

Avoidance whenever possible is encouraged via delineation and observance of a 50-
foot no-disturbance buffer around burrows. If western spadefoot are observed on the
Project site, CDFW recommends that Project activities in their immediate vicinity cease
and individuals be allowed to leave the Project site on their own accord. Alternatively, a
qualified biologist with appropriate take authorization can move them out of harm’s way
and to a suitable location.

COMMENT 6: Other Special-Status Species

Issue: Project-related activities have the potential to impact other special-status
species. Northern California legless lizard, coast horned lizard, Pallid bat, Townsend’s
big-eared bat, and western mastiff bat has the potential to occur within the vicinity of the
Project area (CDFW 2021). CDFW recommends that the CEQA document includes an
impact analysis on all species with the potential to occur in the Project area including,
but not limited to, these species listed above.

Specific impact: Without appropriate avoidance and minimization measures for the
species mentioned above, potential significant impacts associated with the Project’s
construction include burrow or den collapse, nest or roost destruction, inadvertent
entrapment, reduced reproductive success, reduction in health and vigor of eggs and/or
young, and direct mortality of individual special-status wildlife species.

Evidence impact would be significant: Habitat loss resulting from development is
among the primary threats to special-status species. As a result, ground disturbance
resulting from development of the Project has the potential to impact habitat that
supports special-status species, which may result in significant impacts to local
populations of these species.

Recommended Potentially Feasible Mitigation Measure(s)

To evaluate potential impacts of the Project to special-status species, CDFW
recommends conducting the following assessment of the Project area, including the
following mitigation measures, and requiring them as conditions of approval in the
Project’'s CEQA document.
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Recommended Mitigation Measure 13: Habitat Assessment

CDFW recommends that a qualified biologist conduct a habitat assessment, well in
advance of Project implementation, to determine if individual project areas or their

immediate vicinity contain habitat suitable to support special-status plant or animal
species, including, but not limited to, those mentioned above.

Recommended Mitigation Measure 14: Species-Specific Surveys

If suitable habitat is present, CDFW recommends assessing presence/absence of
special-status species by conducting surveys following recommended protocols or
protocol-equivalent surveys. Recommended protocols vary by species. More
information on survey and monitoring protocols for sensitive species can be found at
CDFW'’s website (https://www.wildlife.ca.gov/Conservation/Survey-Protocols).

Recommended Mitigation Measure 15: Take Avoidance

Detection of special-status plant or animal species within or in the vicinity of the Project
area, warrants consultation with CDFW to discuss how to implement ground-disturbing
activities and avoid take.

Recommended Mitigation Measure 16: Take Authorization

In the case of State-listed species, detection warrants consultation with CDFW to
discuss how to avoid take, or if avoidance is not feasible, to acquire an incidental take
permit (ITP) prior to ground-disturbing activities, pursuant to Fish and Game Code
section 2081 subdivision (b).

COMMENT 7: Special-Status Plant Species

Issue: Several special-status plant species have been documented to occur within and
near the vicinity of the Project area (CDFW 2021). The Project site contains habitat
suitable to support numerous special-status plant species meeting the definition of rare
or endangered under CEQA Guidelines Section 15380 including, but not limited to, the
federally endangered and state threatened La Graciosa thistle (Cirsium scariosum var.
loncholepis) and the federally endangered and State Rare Pismo clarkia (Clarkia
speciosa ssp. immaculata). The NOP states that these species may be impacted, but
does not list any mitigation measures to reduce impacts to a level that is less than
significant. CDFW recommends that the EIR includes an impact analysis on all species
with the potential to occur in the Project area including, but not limited to, these species
listed above.

Specific impact: Without appropriate avoidance and minimization measures for
special-status plants, potential significant impacts resulting from ground- and vegetation-
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disturbing activities associated with Project construction include inability to reproduce
and direct mortality.

Evidence impact would be significant: Special-status plant species known to occur in
the vicinity of the Project site are threatened by residential development, road
maintenance, vehicles, grazing, trampling, and invasive, non-native plants (CNPS
2021), all of which may be unintended impacts of the Project. Therefore, impacts of the
Project have the potential to significantly impact populations of the species mentioned
above.

Recommended Potentially Feasible Mitigation Measure(s)

To evaluate potential impacts to special-status plant species associated with the Project,
CDFW recommends conducting the following evaluation of the Project area, editing the
IS/MND to include the following additional measures, and including the following
mitigation measures as conditions of approval.

Recommended Mitigation Measure 17: Special-Status Plant Surveys

If suitable habitat is present, CDFW recommends that the Project site be surveyed for
special-status plants by a qualified botanist following the “Protocols for Surveying and
Evaluating Impacts to Special Status Native Plant Populations and Natural
Communities” (CDFW 2018). This protocol, which is intended to maximize detectability,
includes the identification of reference populations to facilitate the likelihood of field
investigations occurring during the appropriate floristic period. In the absence of
protocol-level surveys being performed, additional surveys may be necessary.

Recommended Mitigation Measure 18: Special-Status Plant Avoidance

CDFW recommends that special-status plant species be avoided whenever possible by
delineating and observing a no-disturbance buffer of at least 50 feet from the outer edge
of the plant population(s) or specific habitat type(s) required by special-status plant
species. If buffers cannot be maintained, then consultation with CDFW is warranted to
determine appropriate minimization and mitigation measures for impacts to special-
status plant species.

Recommended Mitigation Measure 19: State-Listed Plant Take Authorization

If a plant species listed pursuant to CESA or State designated as rare is identified during
botanical surveys, consultation with CDFW is warranted to determine if the Project can
avoid take. If take cannot be avoided, take authorization prior to any ground-disturbing
activities may be warranted. Take authorization would occur through issuance of an ITP
by CDFW, pursuant to Fish and Game Code section 2081 subdivision (b) for State listed
threatened or endangered plants or pursuant to the Native Plant Protection Act and Fish
and Game Code section 1900 et seq. for State designated rare plants.
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II. Editorial Comments and/or Suggestions

Nesting birds: CDFW encourages that Project implementation occur during the bird non-
nesting season; however, if ground-disturbing or vegetation-disturbing activities must occur
during the breeding season (February through mid-September), the Project applicant is
responsible for ensuring that implementation of the Project does not result in violation of the
Migratory Bird Treaty Act or relevant Fish and Game Code sections referenced above.

To evaluate Project-related impacts on nesting birds, CDFW recommends that a qualified
wildlife biologist conduct pre-activity surveys for active nests no more than 10 days prior to
the start of ground or vegetation disturbance to maximize the probability that nests that
could potentially be impacted are detected. CDFW also recommends that surveys cover a
sufficient area around the Project site to identify nests and determine their status. A
sufficient area means any area potentially affected by the Project. In addition to direct
impacts (i.e. nest destruction), noise, vibration, and movement of workers or equipment
could also affect nests. Prior to initiation of construction activities, CDFW recommends that
a qualified biologist conduct a survey to establish a behavioral baseline of all identified
nests. Once construction begins, CDFW recommends having a qualified biologist
continuously monitor nests to detect behavioral changes resulting from the Project. If
behavioral changes occur, CDFW recommends halting the work causing that change and
consulting with CDFW for additional avoidance and minimization measures.

If continuous monitoring of identified nests by a qualified wildlife biologist is not feasible,
CDFW recommends a minimum no-disturbance buffer of 250 feet around active nests of
non-listed bird species and a 500-foot no-disturbance buffer around active nests of non-
listed raptors. These buffers are advised to remain in place until the breeding season has
ended or until a qualified biologist has determined that the birds have fledged and are no
longer reliant upon the nest or on-site parental care for survival. Variance from these no-
disturbance buffers is possible when there is compelling biological or ecological reason to
do so, such as when the construction area would be concealed from a nest site by
topography. CDFW recommends that a qualified wildlife biologist advise and support any
variance from these buffers and notify CDFW in advance of implementing a variance.

Federally Listed Species: CDFW recommends consulting with the USFWS on potential
impacts to federally listed species including, but not limited to, monarch butterfly and CRLF.
Take under FESA is more broadly defined than CESA; take under FESA also includes
significant habitat modification or degradation that could result in death or injury to a listed
species by interfering with essential behavioral patterns such as breeding, foraging, or
nesting. Consultation with the USFWS in order to comply with FESA is advised well in
advance of any ground-disturbing activities.

ENVIRONMENTAL DATA

CEQA requires that information developed in environmental impact reports and negative
declarations be incorporated into a data base which may be used to make subsequent or
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supplemental environmental determinations. (Pub. Resources Code, § 21003, subd. (e).)
Accordingly, please report any special-status species and natural communities detected
during Project surveys to the California Natural Diversity Database (CNDDB). The CNDDB
field survey form can be found at the following link:
https://www.wildlife.ca.gov/Data/CNDDB/Submitting-Data. The completed form can be
mailed electronically to CNDDB at the following email address: CNDDB@wildlife.ca.gov.
The types of information reported to CNDDB can be found at the following link:
https://www.wildlife.ca.gov/Data/CNDDB/Plants-and-Animals.

FILING FEES

The Project, as proposed, would have an impact on fish and/or wildlife, and assessment of
filing fees is necessary. Fees are payable upon filing of the Notice of Determination by the
Lead Agency and serve to help defray the cost of environmental review by CDFW. Payment
of the fee is required in order for the underlying project approval to be operative, vested,
and final. (Cal. Code Regs, tit. 14, § 753.5; Fish & G. Code, § 711.4; Pub. Resources Code,
§21089.)

CONCLUSION

CDFW appreciates the opportunity to comment on the NOP to assist County of San Luis
Obispo Planning and Building Department in identifying and mitigating Project impacts on
biological resources.

More information on survey and monitoring protocols for sensitive species can be found at
CDFW'’s website (https://www.wildlife.ca.gov/Conservation/Survey-Protocols). Please see
the enclosed Mitigation Monitoring and Reporting Program (MMRP) table which
corresponds with recommended mitigation measures in this comment letter. Questions
regarding this letter or further coordination should be directed to Aimee Braddock,
Environmental Scientist at (559) 977-3352 or aimee.braddock@wildlife.ca.gov.

Sincerely,

DocuSigned by:
| Bob Srallord

5343A684FF02469...
Julie AV/ance

Regional Manager

Attachments
A. MMMRP for CDFW Recommended Mitigation Measures

cc: Office of Planning and Research, State Clearinghouse, Sacrament
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Attachment 1

CALIFORNIA DEPARTMENT OF FISH AND WILDLIFE
RECOMMENDED MITIGATION MONITORING AND REPORTING PROGRAM
(MMRP)

PROJECT: Dana Reserve Specific Plan

SCH No.:

2021060558

RECOMMENDED MITIGATION
MEASURE

STATUS/DATE/INITIALS

Before Disturbing

Soil or Vegetation

Mitigation Measure 1: Monarch Butterfly
Habitat Assessment

Mitigation Measure 2: Monarch Butterfly
Surveys

Mitigation Measure 4: American Badger
Surveys

Mitigation Measure 6: CRLF Surveys

Mitigation Measure 8: BUOW Surveys

Mitigation Measure 10: BUOW Passive
Relocation and Mitigation

Mitigation Measure 11: Western
Spadefoot Surveys

Mitigation Measure 13: Special-Status
Species Habitat Assessment

Mitigation Measure 14: Species-Specific
Species Surveys

Mitigation Measure 16: Special-Status
Species Take Authorization

Mitigation Measure 17: Special-Status
Plant Surveys

Mitigation Measure 19: State-Listed Plant
Take Authorization

During Construction

Mitigation Measure 3: Monarch Butterfly
Take Avoidance

Mitigation Measure 5: American Badger
Avoidance

Mitigation Measure 7: CRLF Avoidance

Mitigation Measure 9: BUOW Avoidance
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Mitigation Measure 12: Western
Spadefoot Avoidance

Mitigation Measure 15: Special-Status
Species Take Avoidance

Mitigation Measure 18: Special-Status
Plant Avoidance
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July 23, 2021
SLO US101 PM 6.24
SCH# 2021060558

Jennifer Guetschow, Project Manager
County of San Luis Obispo

Planning and Building Department
976 Osos Street, Rm 200

San Luis Obispo, CA 93401

COMMENTS FOR THE NOTICE OF PREPARATION (NOP) OF AN ENVIRONMENTAL IMPACT
REPORT (EIR) FOR THE DANA RESERVE SPECIFIC PLAN

Dear Ms. Guetschow:

The Cadlifornia Department of Transportation [(Calfrans) appreciates the opportunity to
review the NOP for the Dana Reserve Specific Plan. We look forward o reviewing the EIR
with the completed fraffic report and vehicle miles traveled (VMT) analysis. Of particular
interest to us is the impacts and proposed mitigations at the US101/ Willow Road
intersection. At this time, we offer the following comments in response to the NOP:

Calirans supports development that is consistent with State planning priorities infended
to promote equity, strengthen the economy, protect the environment, and promote
public health and safety. We accomplish this by working with local and state jurisdictions
to achieve a shared vision of how the fransportation system should and can
accommodate interregional and local fravel and development. Projects that support
smart growth principles which include improvements to pedestrian, bicycle, and transit
infrastructure (or other key Transportation Demand Strategies) are supported by Caltrans
and are consistent with our mission, visicn, and goals.

As a result of Senate Bill (SB) 743, effective July 2020 Calfrans replaced vehicle level of
service (LOS) with vehicle miles traveled (VMT) as the primary metric for identifying
fransportation impacts from local development. The focus now will be on how projects
are expected to influence the overall amount of automobile use instead of traffic
congestion as a significant impact. For more information, please visit:
http://opr.ca.gov/docs/20190122-743 Technical Advisory.pdf.

Employing VMT as the metric of transportation impact Statewide will help to promote
Green House Gas (GHG) emission reductions consistent with SB 375 and can be achieved

“Provide a safe, sustainable, integrated and efficient transportation system
to enhance California’s economy and livability”
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through influencing on-the-ground development. Implementation of this change will rely,
in part, on local land use decisions to reduce GHG emissions associated with the
transportation sector, both at the project level, and in long-term plans (including general
plans, climate action plans, specific plans, and fransportation plans) and supporting
Sustainable Community Strategies (SCS) developed under SB 375.

Climate change impacts on the State Highway System (SHS) and local roadways should
be addressed given the forecasted regional increase in wildfires, precipitation, and
temperature. The SHS is the backbone of most county-level evacuation plans and often
provides the only high-capacity evacuation routes from rural communities. Further, the
SHS serves as the main access routes for emergency responders, and may serve as a
physical line of defense such as a firebreak or an embankment against floodwaters, etc.

Please be aware that if any future work is completed in the State's right-of-way it will
require an encroachment permit from Caltrans and must be done to our engineering
and environmental standards, and at no cost to the State. The conditions of approval
and the requirements for the encroachment permit are issued at the sole discretion of
the Permits Office, and nothing in this letter shall be implied as limiting those future
conditioned and requirements. For more information regarding the encroachment
permit  process, please visit our Encroachment Permit  Website  at
https://dot.ca.gov/caltrans-near-me/district-5/district-5-programs/d5-encroachment-

permits.

Caltrans requests fo be included in any future public noticing regarding this project to
dllow us to prepare for and participate in the public process.

We look forward to continued coordination with the County on this effort. If you have any
questions, or need further clarification on items discussed above, please contact me af
(805) 835-6432 or Jenna.Schudson@dot.ca.gov.

sinerel
X,

en udson
Development Review Coordinator
Caltrans District 5, LD-IGR South Branch

“Provide a safe, sustainable, integrated and efficient transportation svstem
to enhance California’s economy and livability ™



Craig A. Steele

T 805.439.3515 847 Monterey Street, Suite 207
F 800.552.0078 San Luis Obispo, California 93401
E csteele@rwglaw.com rwglaw.com

LAW

July 23, 2021

VIA ELECTRONIC MAIL jguetschow@co.slo.ca.us

Jennifer Guetschow

Senior Planner

County of San Luis Obispo

976 Osos Street, Room 200

San Luis Obispo, California 93408

Re: Notice of Preparation - Draft Environmental Impact Report for the Dana
Reserve Specific Plan

Dear Ms. Guetschow:

This firm represents the Nipomo Community Services District (“NCSD”), for which | serve as
General Counsel. NCSD will be a responsible agency for this project, if approved by San Luis
Obispo County (“County”). | write on behalf of NCSD to provide comments on the scope and
content of the environmental information which will be germane to NCSD’s statutory
responsibility to consider the annexation of the proposed project area for water, sewer and
solid waste services, and to comment on the Initial Study (“1S”) the County has prepared and
circulated. NCSD requests that these comments be addressed in the Environmental Impact
Report (“EIR”) for the proposed project, and that this letter be made a part of the record of the
County’s consideration of the proposed project.

NCSD agrees with the Lead Agency’s decision to prepare an EIR for the County’s consideration
of the Dana Reserve Specific Plan (“DRSP”). NCSD will serve as a responsible agency, as defined
in Public Resources Code Section 21069, because the DRSP applicant has filed an application for
annexation into NCSD for water and sewer services, and solid waste disposal services provided
by NCSD’s franchisee. NCSD expects that County staff will consult with NCSD staff as necessary
throughout the County’s preparation of the EIR on issues within NCSD’s jurisdiction, as required
by 14 Cal. Code of Regs. Sections 15072(b) and (f), and NCSD staff will respond to such requests
for consultation.

As a responsible agency, and based on the information currently available to us, NCSD expects
that the DRSP, if approved by the County, will require NCSD’s consideration of the following
proposed elements:

Central Coast Los Angeles San Francisco QOrange County Temecula RICHARDS WATSON GERSHON
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1. Annexation application pursuant to NCSD’s Annexation Policy
2. Annexation Agreement(s)
3. Will Serve and Intent to Serve Letters
4, Plan Check and Inspection Agreement (“PCIA”)
5. Infrast