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Attachment 6

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

(MITIGATED) NEGATIVE DECLARATION & NOTICE OF DETERMINATION
m
ENVIRONMENTAL DETERMINATION NO. ED01-322 DATE: May 23, 2003

PROJECT/ENTITLEMENT: Morabito/Burke Tract Map & Conditional Use Permit; TR2368, S‘OOOOO'/'U

APPLICANT NAME: A.P. Morabito, et al, & R. Burke Corporation
ADDRESS: 214 Higuera St., San Luis Obispo, CA 93406
CONTACT PERSON: C.M. Fiorence, Oasis Associates, Inc. Telephone: 805/541-4509

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

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

LEAD AGENCY: County of San Luis Obispo

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

" ADDITIONAL INFORMATION: Additional information per‘tafning to this environmental determination
may be obtained by contacting the above Lead Agency address or (805) 781-5600.

(Circle one) 20-DAY Y UBLIC REVIEW PERIOD begins at the time of notice publication

COUNTY “REQUEST Fi I i EVIEW” PERIOD ENDS AT ............... 5 p.m. on June 6, 2003

G:\ENVDIVINDs\Coversheets\Projects\2003.cs\Morabito-Burke-im-05-23-03.cs.wpd

Page 2 of 9




Attachment 6

COUNTY OF SAN LUIS OBISPO
INITIAL STUDY SUMMARY - ENVIRONMENTAL CHECKLIST

Project Title & No. Morabito/Burke Tract Map & Conditional Use Permit: ED01-
322, TR2368, S000007U

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a
"Potentially Significant Impact" for at least one of the environmental factors checked below. Please
refer to the attached pages for discussion on mitigation measures or project revisions to either reduce
these impacts to less than significant levels or require further study.

M Aesthetics M Geology and Soils M Recreation

M Agricultural Resources M Hazards/Hazardous Materials Il Transportation/Circulation.
M Air Quality M Noise W Wastewater

(1 Biological Resources M Population/Housing M Water

[ Cultural Resources M Public Services/Utilities [ Land Use

M Mandatory Findings of Significance

DETERMINATION: (To be completed by the Lead Agency)

On the basis of this initial evaluation, the Environmental Coordinator finds that:
| The proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.

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

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

W “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.

{N| 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.

\)dlw i?’}"Kena;¢ % m%“ '5/2‘3/03

Prepared by(Print) - Signature__& " Date

\/Ohh /\/d / / /C#"» W E::?'rijro(?;:r:r?t'al Coordinator 5 th_’)

Reviewed by(Print) U Signature — (for) 7 Ddte
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Attachment 6

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 i$
reviewed for each project. Relevant information 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 B
environmental review process are evaluated for each project. Exhibit A includes the references used,
as well as the agencies or groups that were contacted as a part of the Initial Study. The Environmental
Division uses the 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 §
Environmental Division, Rm. 310, County Government Center, San Luis Obispo, CA, 93408-2040 or
call (805) 781-5600.

A. PROJECT

DESCRIPTION: - Proposal by Angelo Morabito/Robert Burke (Oasis - Carol Florence) for a Tract Map
and Conditional Use Permit to allow for 1) a commercial planned unit development, and 2) the
58 acre area to be divided into 26 lots (23 developable lots and three lots for infrastructure use
only). The maximum building square footage for the entire development shall be no more than
500,000 square feet. The proposed 23 lots range in size from 1.02 to 3.48 acres each (gross).
The subject properties are located on the northwest side of Highway 227 at Farmhouse Lane,
approximately 400 feet south of Airport Drive, south of the City of San Luis Obispo

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

B.  EXISTING SETTING

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

COMBINING DESIGNATION(S): Airport Review

EXISTING USES:  Constiuction storage yard; undeveloped

TOPOGRAPHY: Gently to moderately sloping

VEGETATION: Grasses, forbs
PARCEL SIZE: 2 parcels totaling 58 acres
SURROUNDING LAND USE CATEGORIES AND USES: 7
North: Agriculture (scattered residences) East: Agriculture (vineyards, scattered residences,
railroad)
South: industrial, Agriculturé (construction West: Public Facilities, City of San Luis Obispo -
equipment storage, vineyards) commercial (decorative rock storage and sales, SLO

Co. airport, Highway 227)

County of SLO, Initial Study for Morabito/Burke Tract Map & Conditional Use Permit Page 2
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Attachment 6

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

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

COUNTY OF SAN LUIS OBISPO
INITIAL STUDY CHECKLIST

. AESTHETICS - Will the project: Potentially Impactcan Insignificant Not

Significant & will be impact Applicable
mitigated

a) Create an aesthetically incompatible ] || i |
site open to public view? ‘

b) Introduce a use within a scenic view ] ] 2 |
open fo public view?

c) Change the visual character of an A a | J
area?

d) Create glare or night lighting which a ] O 1
may affect surrounding areas?

e Impact unique geological or physical | ] | d
features?

f Other a a a (N

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

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

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

County of SLO, Initial Study for Morabito/Burke Tract Map & Conditional Use Permit Page 3
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Attachment 6

2_ AG RlCU LTU RAL RESOURCES -~ Potentially Impactcan Insignificant Not

) " Significant & will be Impact Applicable

Will the project: mitigated

a)  Convert prime agricultural land to non- ] a | |
agricultural use?

b) Impair agricultural use of other property or a ] | d
result in conversion to other uses?

¢) Conilict with existing zoning or | || [:] [
Williamson Act program? '

d) Other a u Q. .

Agricultural Resource Impacts - The soils on the site include Cropley clay and Tierra sandy loam,
which are considered Class I (irrigated) and Class Ill (irrigated) soils, respectively. Subsequent to the
change to the Commercial Services land use category as a part of the 1996 Area Plan update, this
property has been left fallow.

Commercial agricultural activities are found immediately to the south and east of the subject
properties, which are primarily vineyards. Comments were received from the Ag Commissioner’s
Office on potential conflicts from the surrounding agriculture. They identified potential conflicts as well
as mitigation measures to reduce the impacts to acceptable levels. These measures include:
establishing a solid windrow of evergreen vegetation along the southeastern edge of the project as
new development is proposed; requiring at least a Minor Use Permit for all future development on the
southeastern lots (Lots 14, 15, 16) to allow for future review of potential conflicting uses, building
locations or additional mitigation measures to reduce agricultural confiicts; and include the most
current “right to farm” notification for each new development.

’ _ . . . Potentially impactcan . Insignificant Not
3. AIR QUALITY - will the project: Significant & willbe  Impact Applicable
mitigated

a) Violate any state or federal ambient air U | ] d
quality standard, or exceed air quality
emission thresholds as established by
County Air Pollution Control District?

| b) Expose any sensitive receptor to | [ - | a |
substantial air pollutant concentrations?
c)  Create or subject individuals to 4 d | |
objectionable odors?
d) Beinconsistent with the District’s Clean | o || [}
Air Plan?
e) Other W} | J a

Setting/lmpacts. In 1989, the State Air Resources Board designated San Luis Obispo County a non-
attainment area for exceeding the State's air quality standards set for ozone and dust (small
particulate matter). Based on the latest APCD Annual Air Quality Report (2001), the trend in air quality
is mixed where unacceptable ozone levels were not exceeded countywide in 2000 (down from
previous year), and 27 times for dust (up from the previous year).

The Air Pollution Control District (APCD) estimates that automobiles currently generate about 40% of

Countv of SLO, Initial Study for Morabito/Burke Tract Map & Conditional Use Permit Page 4
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3-42 (o4O

the pollutants responsible for ozone formation. Dust, or particulate matter less than ten microns (PM
10), can be emitted directly from a source, and can also be formed in the atmosphere through
chemical transformation of gaseous pollutants. Nitrous oxides (NOXx) and reactive organic gasses
(ROG) pollutants sometimes contribute towards this chemical transformation into PM10.

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

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

Potentially Impactcan Insignificant Not
4. BIOLOGI.CAL RESOURCES - Significant & will be .&?321 i _ Applicable
Will the project: mitigated
a)  Resultin aloss of unique or special status ] [] [ ] 4
_species or their habitats?
b)  Reduce the extent, diversity or quality of (W} O B |
native or other important vegetation? 7
¢) Impact wetland or riparian habitat? | a ] a
d) Introduce barriers to movement of resident | | || 2
or migratory fish or wildlife species, or
factors which could hinder the normal
activities of wildlife?
e}  Other L M| | a

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

Potentially Impactcan Insignificant Not
5. CULTURAL RESOURCES - Significant & will be Impact Applicable
Will the project: mitigated
a)  Disturb pre-histcric resources? 1 a ] (W

Countv of SLO. Initial Study for Morabito/Burke Tract Map & Conditional Use Permit Page 5§
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5. CULTURAL RESOURCES - gf’;ﬁf}fﬂi g‘nv?/;ﬁ;:an :f:;ggﬁcam ngmcame
Will the project: mitigated

b)  Disturb historic resources? | ] ] il

¢) Disturb paleontciogical resources? X I ] ]

d)  Other - Qa W d a

Cuiltural Resource Impacts. The project is located in an area historically occupied by the Obispeno
Chumash. A phase | surface was prepared (Gibson; March, 2000) and no resources were
encountered. The project is not located in an area that would be considered culturally sensitive due to
lack of physical features typically associated with prehistoric occupation. No evidence of cultural
materials were noted on-site and no impacts are anticipated.

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

_ Potentially  Impactcan insignificant Not
6. GEOLOGY AND SOILS - Significant & will be Impact Applicable
Will the project: . mitigated
a) Resultin exposure to or production of ] - | a (]

unstable earth conditions, such as
landslides, earthquakes, liquefaction,
ground failure, lznd subsidence or other

similar hazards?

b)  Be within a CA Dept. of Mines & Geology O Q o . |
Earthquake Fault Zone (formerly Alquist
Priolo)?

¢) Resultin soil erosion, topographic O -] 3 a

changes, loss of topsoil or unstable soil
conditions from project-related
improvements, such as vegetation
removal, grading, excavation, or fill?

d) Change rates of soil absorption, or amount ] < | g
or direction of surface runoff?

e) Include structures focated on expansive M| - | [
soils?

f)  Change the drainage patterns where | | d

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

g) Involve activities within the 100-year flood [ B i
zone?
h)  Beinconsistent with the goals and policies o d | a

of the County’s Safety Element relating to
Geologic and Seismic Hazards?

i) Preclude the future extraction of valuable a [ | d
mineral resources?

RTTe ST S A Inifial Studv for Morabito/Burke Tract Map & Conditional Use Permit Page 6
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_ Potentially  impactcan Insignificant Not
6. G EOLOGY AND SO"'S Significant & will be impact Applicable
Will the project: mitigated
j)  Other Q o a N

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

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

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

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

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

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

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

control devices and final erosion control measures.

TR TR TNt @reisis o Marahitn/Rurke Tract Mao & Conditional Use Permit = Page7
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The Clean Water Act has established a regulatory system for the management of storm water
discharges from construction, industrial and municipal sources. The California State Water
Resources Control Board (SWRCB) has adopted a National Pollution Discharge Elimination System
(NPDES) Storm Water General Permit which requires the implementation of a Storm Water Pollution
Prevention Plan (SWPPP) for discharges regulated under the SWRCB program. Currently,
construction sites of one acre and greater may need to prepare and implement a SWPPP which
focuses on controlling storm water runoff. Municipal and industrial sources are also regulated under
separate NPDES general permits. The Regional Water Quality Control Board is the local extension of
the SWRCB, who currently monitors these SWPPPs. This project is disturbing more than one acre
and will therefore be subject to the NPDES program.

‘Mitigation/Conclusion. Based on the proposed project and implementation of standard
requirements (including the proposed mitigation measures) geological, drainage, and sedimentation/
erosion impacts will be reduced to less than significant levels. '

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

Potentially Impactcan Insignificant Not
7' HAZARDS & HAZARDOUS Significant & will be impact » Applicable
MATERIALS - will the project: mitigated
a)  Resultin arisk of explosion or release of 4 N N
hazardous substances (e.g. oil, pesticides,
chemicals, radiation) or exposure of people
to hazardous substances?
b)' Interfere with an emergency response W] OO || |
or evacuation plan?
¢) Expose people to safety risk associated ] 2 |
with airport fiight pattern?
d) Increase fire hazard risk or expose people N W] || |
or structures to high fire hazard
conditions? , _
e) _ Create any other health hazard or o ] | -
potential hazard?
)  Other 0 - 0 a

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

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

County of SLO, Initial Study for Morabito/Burke Tract Map & Conditional Use Permit Paae 8
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Vsuppression equipment appropriate for the specific chemicals (e.g. foam). Such measures would
reduce the safety impacts to a level of insignificance.

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

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

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

- . . B Potentially  Impact can ' Insignificant Not
8. NOISE - will the project: Significant &willbe  Impact Applicable
mitigated
a) Expose people to noise levels which O [l |
exceed the County Noise Element .
thresholds?
b)  Generate increases in the ambient O H | d
noise levels for adjoining areas?
¢) Expose people to severe noise or ] |
vibration?
d) Other _ O [ A a

Setting. The topography of the site from Highway 227 gently rises then drops away. Residences
exist to the north and east of the proposed development. The remaining surrounding uses include
light to moderate industrial uses, vehicle storage and agriculture. The project is directly below the
flight path of the lesser-used Runway 25 of the San Luis Obispo Regional Airport for smaller aircraft.
The County's Noise Element estimates that the future buildout 60 db noise contour will be
approximately 292 feet from Highway 227 centerline.

Impacts. Most allowed uses within the Commercial Service category are not considered noise .
sensitive receptors. Certain uses allowed within this category could be considered loud noise
generators. Six of the 26 lots proposed are within the 292 feet 60 db estimate. Two of these are for
drainage basins. Since it is unknown at this time what the future uses will be and where future
structures will be located on each proposed parcel, a noise study will be required for proposed lots 1-
12 and Lot 25 to evaluate any proposed sensitive noise uses, as well as potential impacts to
surrounding sensitive noise receptors. Aircraft noise is expected to be loud enough to require special

County of SLO, Initial Study for Morabito/Burke Tract Map & Conditional Use Permit Page 9
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" building design considerations that would provide for acceptable interior noise levels. Per the Noise
Element, any interior or exterior equipment will be required to meet a 50 dB level at the property
boundary that is adjacent to existing residences. Due to the proximity of the flight line of Runway 25,
additional acoustical treatment to the proposed buildings will ikely be necessary to provide for
acceptable interior noise levels of 45 dB.

Mitigation. The proposed tract does not include the establishment of any noise receptive or

generating uses. Since it is unknown at this time what the future uses will be and where future
structures will be located on each proposed parcel, a noise study will be required for proposed lots 1-
12 and Lot 25, which are closest to either Highway 227 or existing residences. Specific measures will
be required at the time specific development is proposed for each lot. Per the Noise Element, any
interior or exterior equipment will be required to meet a 50 dB level at the property boundary if it is
adjacent existing residences. Due to the proximity of the flight line of Runway 25, additional acoustical
treatment to the proposed buildings will likely be necessary to provide for acceptable interior noise.
levels of 45 dB.

9.

b)

c)

d)
e)

) Potentially
POPULATION/HOUSING - Potentiaty
Will the project:

Induce substantial growth in an area either 4
directly or indirectly (e.g., through projects

in an undeveloped area or extension of

major infrastructure)?

Displace existing housing or people, a
requiring construction of replacement

housing elsewhere? »

Create the need for substantial new ]
housing in the area?

Use substantial amount of fuel or energy? [}
Other [ |

Impact can
& will be
mitigated

0

|
|

Insignificant
Impact

||
O

Not
Applicable

0

|
U

Population and Housing Impacts - The addition of up to 500,000 square feet of light industrial/

commercial use will increase the number of employees in the area. Housing opportunities are limited
within the City of San Luis Obispo.

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

county.

In addition, the county will be considering an Inclusionary Housing Ordinance during FY 2003/2004.
While the outcome is uncertain, should the ordinance be approved, future commercial development
would likely be required to pay a fee towards securing affordable housing. Should this be in place at
the time of building permits, the proposed and future projects would be subject to these fees.

County of SLO, Initial Study for Morabito/Burke Tract Map & Conditional Use Permit
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10. PUBLIC SERVICES/UTILITIES - Eoentialy  impactcan  fnsignificant Mt

- g Significant Impact Applicable
Will the project have an effect upon, or mitigated

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

a)  Fire protection? W (| W
b)  Police protection (e.g., Sheriff, CHP)? N ] |
| ¢) Schools? (W] 1 Ll
d) Roads? | a 3
e) Solid Wastes? W | d |
f)  Other public facilities? J | | d

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

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

_ASE . . Potentially  Impactcan Insignificant Not
11. RECREATION - will the project: Significant & willbe  Impact Applicable
mitigated

a) Increase the use or demand for parks or J d d
other recreation opportunities?

b)  Affect the access to trails, parks or other [} H D' a
recreation opportunities?

¢) Other ' - Qa a ] ()

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

) Potentialt ! t Insignificant  Not
12. TRANSPORTATION/ Significant S willbe impact . Applicable
CIRCULATION - will the project: mitigated
a)  Increase vehicle trips to [ocal or areawide ] | 4

circulation system?
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s Potentially Impactcan Insignificant Not

12. TRANS P ORTATION/ Signiﬁ::ant & vF;ilfbe Impact l Applicable
CIRCULATION - will the project: mitigated

b) Reduce existing “Levels of Service” on ] a U
public roadway(s)?

¢) Create unsafe conditions on public d a a

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

d)  Provide for adequate emergency access? [ d [}
e) Resultin inadequate parking capacity? ] O |
b)  Resultin inadequate internal traffic il D || J
circulation? -
g) Conflict with adopted policies, plans, or 3 X 0O
programs supporting alternative
transportation (e.g., pedestrian access, bus
turnouts, bicycle racks, etc.)?
h)  Resultin a change in air traffic patterns J | N
that may result in substantial safety risks?
i) Other O ] i a

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

Based on traffic reports (Penfield & Smith; July-2000, April-2002) submitted by the applicant, the
500,000 square foot development has been estimated to generate approximately 3,480 daily trips with
445 a.m. peak hour trips and 460 p.m. peak hour trips. Without the above-referenced mitigation, this
additional traffic will substantially add to the cumulative degradation of the intersections discussed in
the Caltrans Study. ’

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

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

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

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

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

Mitigation/Conclusion - Per Exhibit B, the applicant has agreed to numerous measures to reduce
traffic impacts to less than significant levels. In addition, the project will be required to complete
standard frontage road improvements. '

N . R Potentially Impactcan Insignificant  Not
13. "WASTEWATER - Wil the project: Significant &willbe  Impact Applicable
mitigated
~a) Violate waste discharge requirements or ] B [j 4
Central Coast Basin Plan criteria for
wastewater systems?
b)  Change the quality of surface or ground (] d N
water (e.g., nitrogen-loading, daylighting)?
c) Adversely affect community wastewater il 4 ] |
_ service provider? '
~ d) Other Q | a U

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

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

Mitigation/Conclusion. All septic systems will need to meet the requirements of the Central Coast
Basin Plan. Per Exhibit B, the applicant has agreed to provide additional information to minimize the
possibility of future systems failing or contaminating the groundwater basin. Incorporation of these
measures will reduce impacts to less than significant levels. ’
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. . . Potentially Impactcan Insignificant Not
14. WATER - Wil the project: Significant & willbe  Impact Applicable
mitigated
‘a)  Violate any water quality standards? ] 4 | 2
b) Discharge into surface waters or otherwise W} H g a

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

¢) Change the quality of groundwater (e.g., a d l:]
saltwater intrusion, nitrogen-loading, etc.)?

d)  Change the quantity or movement of | - | | |
available surface or ground water?

e)  Adversely affect community water service U B d a
provider? '

] Other | d ] |

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

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

Another source commonly used to estimate water usage for projects comes from the “City of Santa
Barbara Water Demand Factor & Conservation Study ‘User Guide™ (Aug., 1989)". Using the 1,000
employee estimate, and applying a worst case scenario that the entire development could be a lower-
density “offices” type development (one employee per 360 square feet). Based on these factors, as
shown below, a reasonable “worst case” indoor water usage estimate (that has applied standard water
conservation measures) using this report would fikely be about (10.8) acre-feet/year (afy):

500,000 square feet of General Office (@ 0.06AF/1,000 sf) = 30 afy
Other less water intensive uses allowed that are in this report include:

Industrial Assembly and Manufacturing @ 0.050 /1000 sf for 500,000 sf = 25 afy
Warehouse/industrial Storage @ 0.040 /1000 sf for 500,000 sf = 20 afy

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

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

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

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

Rainfall | Leach Irrigation Creek/Stream | Subtotal Property TOTAL
field : Size (acres)
0.25 0.024 0.007 0.04 0.321 58 18.62 AFY

OVERALL “DROUGHT-YEAR" RECHARGE (AFY per acre)

Rainfall | Leach lrrigatibn Creek/Stream | Subtotal Property TOTAL
field Size (acres)
0.18 0.024 0.006 0.027 10.237 58 13.75 AFY

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

The adjacent property is currently proposing similar type development (Senn/Glick development
(180,000 square feet of commercialllight industrial uses on 10 acres) as would be occurring on the
proposed project. Due to a proposed higher density then with the proposed project, once the
estimated water usage is compared to the recharge rate, an additional 2.5 afy was determined
necessary. Given that the proposed project is projected to have about 4 % acre feet of “reserve” when
the recharge is compared to projected usage, the Senn/Glick project proposes to use 2.5 afy of this
reserve, reducing the Morabito/Burke total “available estimate” to 16.12 afy. '

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

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

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

The 2002 Resource. Management System Annual Resource Summary Report (RMS) is the county'’s
tool to provide a cumulative areawide assessment of water resources. Based on available water
information, the report recommends  that the SLO ground water basin should be considered for a
Level of Severity Il designation. It is important to note this is a staff recommendation based only on
preliminary evidence. To verify that this condition really exists, typically a Resource Capacity Study is
completed. No such report has been completed to date. If such a study were approved by the Board
of Supervisors, and that a Level Il condition was found to exist, it would mean that the projected water
demand over the next seven years equals or exceeds the estimated dependable supply.

Mitigation. Mitigation shown in Exhibit B require that the project incorporate a number of measures to
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provide for sufficient water quantity and quality. These measures relate to water usage for each lot,
usage monitoring ( including water company providing information), pipe leakage, landscaping, low-
flow water fixtures, prepare and implement drought water management plan. By applying these
measures, staff has determined that a balance will be achieved between water usage and basin
recharge, therefore not resulting in potentially significant local or cumulative effects on water
availability.

Also, to conserve water, the project (and future development) will be subject to the County’s Title 19
(Building and Construction Ordinance, Sec. 19.20.240), which requires the following water-conserving
fixtures for domestic use: toilets limited to 1.6 gallons/flush; showerheads and faucets limited to 2.75
gallons/ minute (see additional measure below); spas and hot tubs shall use recirculating systems;

- and water supply piping shall be installed so each building may be served by a separate water meter.

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

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

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

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

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

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

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

Sedimentation and Erosion Control Plan - compliance with this plan (per LUO Section
22.52.090) will minimize project’s potential short-term construction and long-term erosion and
sedimentation impacts to down-gradient drainages through design and/or installation or use of
one or sedimentation and erosion control devices {e.g., silt fencing, straw bales, etc.).

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

Environmental Health will determine the need for periodic supplemental water quality testing for
volatile or synthetic organic compounds.
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Incorporation and implementation of these standard mitigation measures at the time specific
development occurs and compliance with the Central Coast Basin Plan will reduce potential surface
and ground water quality impacts to a less than significant level.

" . . Inconsistent  Potentially Consistent  Not
15. LAND USE - Wil the project: P atont Angiicable

. a)

b

c)

d)

e

Be potentially inconsistent with land use, a 4 B a
policy/regulation (e.g., general plan

[county land use element and ordinance],

local coastal plan, specific plan, Clean Air
Plan, etc.) adopted to avoid or mitigate
for environmental effects?

Be potentially inconsistent with any d [] ]
habitat or community conservation plan?

Be potentially inconsistent with adopted d D n (]
agency environmental plans or policies
with jurisdiction over the project?

Be potentially incompatible with i a | |
surrounding land uses?
Other a Q O O

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

The proposed project is not within or adjacent to a Habitat Conservation Plan area.

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

Mitigation/Conclusion - No inconsistencies were identified and therefore no additional measures
above what will already be required was determined necessary.

16. MANDATORY FINDINGS OF oy o g M

a)

SIGNIFICANCE - will the project: mitigated

Have the potential to degrade the quality of the environment,
substantially reduce the habitat of a fish or wildlife species,
cause a fish or wildlife population to drop below self-sustaining
levels, threaten to eliminate a plant or animal community,
reduce the number or restrict the range of a rare or endangered
plant or animal or eliminate important examples of the major
periods of

California history or prehistory? W
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b)  Have impacts that are individually limited, but cumulatively
considerable? (“Cumulatively considerable” means that the
incremental effects of a project are considerable when viewed
in connection with the effects of past projects, the effects of
other current project's, and the effects of

probable future projects) (I I | | |

c) Have environmental effects which will cause substantial
adverse effects on human beings, either directly or

indirectly?

For further information on CEQA or the county's environmental review process, please visit the
County’s web site at “www.slocoplanbldg.com” under “Environmental Review”, or the California
Environmental Resources Evaluation System at “http://ceres.ca.gov/topic/env_law/

ceqa/guidelines/” for information about the California Environmental Quality Act.

R Lo

R T, ORI

G:\A_files\Land Divisions\2000\Tract Maps\S000007U - Morabito-Burke\Environmental DeterminationMS.wpd
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Exhibit A - Initial Study References and Agency Contacts

The County Planning or Environmental Division have contacted various agencies for their comments
on the proposed project. With respect to the subject application, the following have been contacted
(marked with an "X") and when a response was made, it is either attached or in the application file:

Contacted  Agency Response

X County Public Works Department Attached

X County Environmental Health Division Attached

X County Agricultural Commissioner's Office Attached

X County Airport Manager Attached

X Airport Land Use Commission In file

X Air Pollution Control District Attached

- County Sheriff's Department Not Applicable

X County Parks & Recreation Attached

X Regional Water Quality Control Board Attached

- CA Coastal Commission Not Applicable

o CA Department of Fish and Game Not Applicable

X CA Department of Forestry : Attached

X CA Department of Transportation . Attached

. Community Service District Not Applicable
X Other__City of San Luis Obispo Attached

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

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

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

N

Solid Waste Management Plan Other _

In addition, the following project-specific information and/or reference materials have been considered
as a part of the Initial Study:

Traffic Impact Analysis (Penfieid & Smith; July, 2000; April & May, 2002; May 29, 2002)
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Traffic Signal Warrants (Orosz Engineering Group; Jan, 2003)

Route 227 Corridor Study (Caltrans, August, 2002)

Applicant's Project Description (w/ Appendices on water wells, hydrology/drainage report, percolation
feasibility, traffic, botanical (Holland, 3/00; supplement done 8/00), archaeological report
(Gibson, 3/00)

Applicant's Visual Resource Analysis & Airport Compatibility Analysis (1/01)

Water Reports (Katherman, undated; March, 2001; July, 2001; Jan, 2002)

Percolation Tests Report (Earth Systems Pacific; Sept., 2000; May, 2001)
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Exhibit B - Mitigation Summary Table
Aesthetics
V-1 Prior to recordation of the map:

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

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

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

D. All cut and fill areas shall be sufficiently “rounded” to provide a natural appearance.

‘These areas shall be replanted as soon as possible after the grading has been
completed.

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

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

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

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

D. No portion of any structure, including roof-mounted equipment, shall exceed 35

‘ feet. All roof-mounted equipment shall not be visible as viewed from Highway 227
and the Union Pacific Railroad, and, as needed, shall be architecturally screened
(e.g. roof parapets, etc.); all efforts will be made during building design to make the
structure as low profile as possible and in a manner that maximizes views of the
surrounding hills. :

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

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

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

Buildings shall be well articulated which provide for human scale, visual interest,
and distinctive qualities;

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

The following areas will be fully screened from Highway 227 and the railroad:
loading, service, storage, trash, recycling collection areas, utilities. Where
appropriate, landscaping shall be used to “soften” or enhance the screened area.
All landscaping not needed for buildings or other structures shall be “low profile”,
where long distance views through the site are maximized.

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

A
B.

All fencing should be minimized, but when needed sh'all use atfractive materials.

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

Agricultural Resources

AG-1 For tentative tract map Lots 14, 15 and 16:
A. At the time specific development is proposed, a landscape plan shall be included

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

Due to potential agricultural compatibility concerns with certain allowed uses, a
Minor Use Permit (or higher level of discretionary review if required otherwise) shall
be obtained to establish any use (referrals shall be sent to Ag. Department to -
determine use compatibility). Only uses that are determined compatible with

Corntv of SLO. Initial Stucv for Morabito/Burke Tract Map & Conditional Use Permit  Page 22

‘Page 24 of 96




Attachment 6

nearby agricultural activities shall be allowed. Establishing compatibility may
include incorporation of an agricultural setback buffer for structures or certain
outdoor activities;

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

Air Quality

AQ-1 During construction/ground disturbing activities, the applicant shall implement the

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

A. Reduce the amount of disturbed area where possible;

B. Use water trucks or sprinkler systems in sufficient quantities to prevent airborne
dust from leaving the site. Increased watering frequency will be required whenever
wind speeds exceed 15 mph. Reclaimed (non-potable) water should be used
whenever possible;

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

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

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

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

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

H. All trucks hauling dirt, sand, soil, or other loose materials are to be covered or
should maintain at least two feet of freeboard (minimum vertical distance between
top of load and top of trailer) in accordance with California Vehicle Code Section
23114 (This measure has the potential to reduce PM10 (particulate matter)
emissions from this source by 7 to 14%);

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

J. Sweep streets at the end of each day if visible soil material is carried onto adjacent
paved roads. Water sweepers with reclaimed water should be used where feasible
(This measure has the potential to reduce PM10 emissions from this source 25 to
60%);

K. Maintain equipmiant in tune per manufacturer's specifications;

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

AQ-2 Prior to approval of tract improvements, the applicant shall work with SLORTA and/or
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Public Works/ Environmenta! Division to locate appropriate stops for future transit
service along proposed internial roads and/or Highway 227 (Caltrans approval, as
necessary). Sufficient right-of-way shall be provided for transit stop(s) on the final
map. Prior to commencement of tract improvements, the applicant shall obtain a
response from SLORTA which shall identify what, if any, transit improvements shall be
installed as a part of tract improvements.

At the time specific development is proposed:

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

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

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

Geology and Soils

GS-1

GS-2

GS-3
GS+4

Noise

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

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

Any disturbed areas shall be restored as soon as possible.

Prior to commencement of tract improvements, applicant shall develop and implement
a Storm Water Pollution Prevention Plan (approved by Regional Water Quality Control
Board) that includes Best Management Practices. These measures shall be
incorporated into the tract improvement plans.

N-1 For tentative tract man Lots 1 - 12 and 25: at the time specific development is proposed,

the application shall include all proposed indoor and outdoor uses, as well as any loud,
noise generating equipment to be used. Should any of these uses or equipment have
the potential to generate noise that may exceed Noise Element thresholds (including
potential impacts to residences to the north and east), a noise study shall be submitted
evaluating these items and determine what measures can be implemented to reduce
noise impacts to less than significant levels.

Public Services
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FIRE SAFETY

PS-1 Per CDF's correspondence (6/25/02), the following measures, in addition to standard
fire safety measures shall be incorporated into the project: provide for a “secondary fire
access” along the southern edge of proposed lots 21 and 23 (one-way 12-foot wide all
weather road would be acceptable); providing a future connection with existing access
along southern edge of property (Lots 14-16) or eventually to Buckley Road is
encouraged; adequate measures (per CDF approval) shall be placed over water
reservoir to keep debris out.

PS-2 Prior to final approval of tract improvements:

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

A community water storage system shall be installed that provides (in addition to

potable/ irrigation water needs) sufficient fire water storage to comply with Appendix

3A of the Uniform Fire Code for all future buildings and their allowed uses.

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

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

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

F

G

w

(which shall be regularly monitored);

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

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

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

PS-3 As a part of future project application submittal, each subsequent project-specific
development will need to:

A. Identify what, if any, hazardous materials or wastes could result from the proposed
use. In addition, the application will identify how any such materials or wastes will
be handled or stored on-site;

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

Transportation/Circulaticn

TR-1 Pre-realignment of Airport Drive west of Highway 227 - Should specific development
within the tract be approved prior to the County Airport realigning Airport Drive with the
tract's northern access road, the applicant shall install a median (or functional
equivalent) along Highway 227, meeéting Caltrans approval and design standards, to
prevent left turns to or from Airport Drive onto Highway 227, prior to occupancy of the
first development. .

TR-2 Prior to occupancy or final buiiding permit inspection, whichever occurs first, the
following traffic mezsures shali be completed:

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

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

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

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

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

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

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

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

|. To address the cumulative effects of the project, the applicant shall do one of the
following:

i. Payment of Road Improvement Fees to County Public Works, if an impact fee
program for this area has been established under the authority of the Mitigation
Fee Act and County Ordinance No. 2379. Any capital improvements
constructed by the applicant, which are included in the calculation of the fees, or
reports prepared by the applicant which are related to the implementation of the
impact fee program, shall be considered an “in-kind” contribution and credited
against the 2nount that would otherwise be owed; or

ii. Enterinto an “Agreemeri for Pro-Rata Share for Improvements” with Caltrans,
in which the applicant agrees to deposit $190,000, plus an inflation factor based
on Caltrans Highway Construction Cost Index, toward improvements as
specified in Table 8 of the Traffic Impact Analysis prepared for the project, or
additional imorovements listed in #21.Liii below. Applicant shall provide receipt
or other written documentation from Caltrans that the funds have been
deposited. Any capital improvements constructed by the applicant, or reports
prepared by the applicant, which are related to the implementation of the
cumulative mitigation mzasures, shall be considered an “in-kind” contribution
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and credited against the amount that would otherwise be owed; or
ii. Construct one or more of the following improvements and document that the

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

inflation factor based on Caltrans Highway Construction Cost Index:

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

b. Two-way l=ft-turn lane on Highway 227 between Crestmont Drive and Los
Ranchos Road.

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

Any capital improvements constructed by the applicant, or reports prepared by

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

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

against the amount that would otherwise be owed.

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

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

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

TR-5 At the time specific development is proposed:

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

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

AIRPORT SAFETY

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

TR-7 The “extended centarline of Runway 25" shall be shown on all applicable tract
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improvement plans, as well as for all applicable construction or discretionary plans of
tract lots proposing development in the future that are within 250 feet of the centerline.

As a part of any specific development application submittal:

A. All applicable plans shall locate the Airport “Zone(s)" that is (are) on the property;

B. No buildings shall be allowed within 50 feet of the “extended centerline of Runway
25" -

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

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

" interfere with navigation signals or radio communications between aircraft and the
airport. If the use could interfere with this communication it shall not be allowed;

All future development shall meet and maintain the requirements of FAR 77

“Objects Affecting Navigable Airspace”;

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

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

Use Plan. ‘

E. All roof materials will be non-reflective;

F. All uses, as a part of its application submittal, shall show how all exterior lighting will

* not conflict with airport lighting; A

G. No portion of the structure, including roof mounted equipment, shall exceed 35 feet
in height;

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

L.

Prior to map recordation or occupancy of any structure, an avigation easement shall be
executed and recorded for each lot, and/or amended as needed. This document shall
be disclosed to all owners, potential purchasers, occupants, potential occupants of the
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