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COUNTY OF SAN LUIS OBISPO
Department of Agriculture/Weights and Measures
2156 SIERRA WAY, SUITE A » SAN LUIS OBISPO, CALIFORNIA 93401-4556
(805) 781-5910 « FAX (805) 781-1035

Martin Settevendemie www,slocounty.ca.gov/agcomm
Agricultural Commissioner/Sealer - TAgCommSTO@coslocaus |
DATE: April 15, 2015 o e
TO: James Caruso, Project Manager ) {X r AR E 5 o
FROM: tynda L. Auchinachie, Agriculture Department\.f_}%" :
SUBJECT: Teach About/Righetti Trust, Coastal Zone General Plan Ameriu_i_mgpt_’__ Authorization .~

'LRP2014-00023 (1822) e

-Summary

Thank you for the opportunity to provide preliminary comments on the proposed Teach About coastal
zone general plan amendment to change the land use category on a 253 acre site from Agriculture to
Recreation. The Agriculture Department does not recommend authorizing the proposal for processing as
it appears to be in conflict with policies to maintain and protect agricultural resources. The comments
and recommendations in our report are based on the county’s relevant agricultural policies, current
departmental goals to conserve agriculture resources and to provide for public health, safety and
welfare while mitigating negative impacts of development to agriculture, and the requirements of the
California Environmental Quality Act (CEQA).

Project Description

The applicant is requesting to change the land use category on a 253 acre site from Agriculture to
Recreation to allow for the development of a 300,000 square foot pediatric oncology and nursing
educational facility, a 9 acre receiving ce'nter, a 10 acre lake, three ponds, and a zoological garden. The
facility is designed to accommodate 300 patients, 300 parents, 150 nurses in training, and 400 :
employees. A 400 car employee parking lot will be located off site, most likely in Los Osos. In 2025 a
‘research center is planned to be added.

The project site is located in Morro Valley at 887 Atascaderc Road and abuts the city limits of Morro Bay
along the western property boundary. The proj'ect'site is used for cattle grazing with the majority of the :
project site consisting of Important Agricultural Soils. Surrounding properties support cattle grazing, "
avocado orchards, and vegetable crops with the exception of the properties within Morro Bay and the
small mobile home park adjacent to the south eastern corner of the property.

Evaluation of Policy Consistency

The Coastal Zone Framework for Planning outlines the guidelines for Land Use Category Amendments.
The guidelines include direction to evaluate if a proposal is consistent with applicable policies in various
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general plan elements and Coastal Plan policies. These preliminary comments are limited to the most
critical agriculture policies associated with the proposal.

Estero Area Plan Policies

The Estero Area Plan Rural Land Use Policies for the project site area were established to maintain and
protect the agricultural integrity of coastal valleys including Morro Valley. Policies include:

+ Maintain existing Agricuiture land use categories in order to protect agricultural resources; do
not convert agricultural land to other land use categories or revise planning area standards so as
to enable more intensive non-agricultural development; assure that residential development is
necessary to or maintains Agricultural land uses to the maximum extent feasible. (B.2)

¢ Protect the Chorro, Morre and Little Morro Valleys for continued agricultural use, retaining the
larger parcels for cropland and grazing uses while allowing plant and animal specialties on
smaller parcels. {B.8)

* Prevent urban development outside the Maorro Bay city limits, and direct future growth onto
developable, non-prime lands within the city. (B.9)

The proposed project is to convert the existing Agriculture fand use category to Recreation to enable
intensive nonagricultural development outside of Morro Bay city limits. Such a change would convert
agricultural land to urban uses as well as introduce incompatible land uses into the greater agricultural
area that may restrict agricultural practices and compete with agriculture for very limited groundwater
resources. Intensive nonagricultural development such as the proposed medical facility can be impacted
by common agricultural practices that generate dust, odors, noise associated with field preparation,
pesticide use, frost protection, and harvesting. While specific information has not been provided about
potential water use, it is reasonahle to assume that considerable water resources would need to be
drawn from Morro Valley basin to support the facility designed for over 1,000 people {about 10 percent
of Morro Bay’s population) potentially limiting or displacing agricultural production in the greater area.
For these reasons, the proposed land use designation change from Agriculture to Recreation to enable
the development of a medical facility and subsequent research center appears to be in conflict with all
of the identified coastal zone policies.

Couastal Zone Framework for Planning

The purpose and character statements are to be used as criteria for evaluating whether a Land Use
Element Amendment is appropriate for a specific site. Review of the Agriculture land use category
purpose and character statements indicate that the project site meets both the purpose and character
statements for the Agriculture fand use category in terms of on-site resources, existing uses, and
surrounding land use compatibility. It is unclear how the proposed medical facility meets the Recreation
land use category purpose and character statements.
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Agriculture Element .

While the Agriculture Element has not been adopted for use in the coastal zone, the goals and policies
are similar to the Estero Area Plan to protect agricultural resources from conversion and avoid
introduction of incompatible uses into agricultural areas as welt as protect groundwater resources for
continued and/or expanded agricultural production.

Recommendation

The Agriculture Depariment does not recommend authorizing the proposal for processing as it appears
to be in conflict with policies to mainiain and protect agricultural resocurces,
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CITY OF MORRO BAY

COMMUNITY DEVELOPMENT DEPARTMENT

955 Shasta Avenue
Moo Bay, CA 93442

March 17, 2015

AB Sunil Kayal

RE: Proposed Children’s Cancer Hospital at 887 Atascadero Road

Dear Mr. Kayal,

This letter is written in support of your application to San Luis Obispo County for Land Use
changes associated with the children’s cancer hospital proposed for the above referenced
location. The City has been engaged in several meetings held between yourself, the County
and LAFCO over the past several months. Morro Bays position remains that should the

.. project move forward that it would be best accommodated through eventua! annexation

-+ into the City. That being said, the City is currently pursuing development of the adjacent

- Rancho Colina site, for construction of a new water reclamation facility. As was discussed
. with David Church, Executive Director, for the Local Agency Formation Commission,

ann exation cannot take place until the City of Morro Bay dermonstrates a reliable source of

| ;water to serve your preoject. Implementation of the water reclamation facility could
% potentlally be the source of water necessary to bring your project into the City.

The City’s timeline for having the water reciamation facility constructed and operational is
approximately five years out. The City is committed to staying involved with the children’s
cancer hospital project as it moves forward through the County’s process for land use
change and the City will continue to coordinate with the County, LAFCO and yourself o

bring the project forward.

Regards,

Dk

Scot Graham

Community Development Manager
City of Morro Bay

(805) 772-6291
sgraham@morro-bay.ca.us

www.morro-bay.ca.us | (805) 772-8261 b v facebook.com/CityofMorroBay
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_ COUNTY OF SAN LUIS OBISPO HEALTH AGENCY

Public Health Department

Jetf Hanim Périny Borenstein, M.D., M.PH. Pubtic H
‘Health Agency Director Health Officer Prey

Brevent.. Promale. Protect,

Aprit 15, 2015

To; James Os_iruso, Coastal Team / Development Review
Department of Planning and Building

From: Environmental Health
Leslie Terry

Project Description: LRP2014-00023 Righetti Trust (Teach About)

Environmental Health Services has significant concerns should this project proceed within the
county jurisdiction. This area has both water production and quality issues-and it is unlikely the
available on-site: water would be able to stippait the devélopment of The Global Village. There.
is o option for the project to seek water from neighboring parcsls: to the west is the City of
Morro Bay and to the east is the Ranche Colina MHP (which has water production and quality
issues). _

Inthe event the project does praceed without annexation into the City of Morro Bay, the
applicant will need to treate a Non-Transient Nan-Community public water system and should
~ consult with this office regarding the preparation of a TMF {techinical, managerial, financial)
report. .

Future facilities within The Giobal Village which may need consultation with this office include
food facilities, pools, water features and backflow devices. Future wastewater discharge
amounts should be estimated in-order to determing if a discharge permit is required from the
Regional Water Quality Control Board {in the event sewer services are not available from the
City of Morro Bay).

2191 Johnson Avenue, San Luis Obispo, California 93401
(805) 781-5500  FAX (805) 781-5543.  www.SLOpublichealth.org
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LAFCO
1042 Pacific Street, Suite A
San Luis Obispo, CA 93401
Tel: 805-781-5795 Fax: 805-788-2072
www.slolafco.com

MEMORANDUM
TO: James Caruso, SLO County Planning & Building
¢
FROM: Mike Prater, LAFCO Analyst
RE: LRP2014-00023 Righetti Trust (Teach About/Global Vi[[age)
DATE: April 21, 2015

James,

Please find this attached memo for the about referenced Project Referral regarding the
Teach About — Global Village proposal for a General Plan and LCP Amendment.
LAFCO has met with the project applicants and have expressed similar assessments
regarding this project.

.1. County GPA/LLCP — We understand clearance fo proceed is pending.

2. Coastal Commission Approvals — The proposed project is within the Coastal Zone
and therefore requires California Coastal Commission approvals for LCP changes
and within the appeals jurisdiction for Coastal Development Permits that may be
issued by the City or County. Typically, LAFCQO actions for annexations for projects
in the coastal zone/appeals area would not be considered by LAFCO until approval
by the Coastal Commission is final.

3. City Water and Wastewater Services — A demand versus supply analysis is critical to
understanding the City’s Plan for Service.

a. Proposed Water Supply — Project Referral Application indicates an existing
spring and on-site well could be used. The status of this supply is unknown at
this time. Evaluation of the aquifers condition and any potential usage will
need to be analyzed before annexation if this becomes a water supply
source. )

b. State Water Project Water — SWP is the City’s main water source. If this
supply is planned to meet the projects demand, documentation will be
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County of San Luis Obispo Project Referral -Global Village

required that the City’s water supply is sufficient to meet existing build-out
within the City plus the proposed project. In recent years, the SWP has not
delivered full allocations even with a drought buffer program (most recently at
a 6% delivery).

c. City's New Wastewater Facility — As indicated in the proposal Global Village
would likely request annexation after City issues a permit for the new
wastewater treatment plant. The City would need to have the treatment plant
constructed and operational before annexation is finaled. Documentation
evaluating the design capacity of the new treatment plant would need to be
analyzed. It is LAFCO’s understanding, based on existing City documents
prepared so far, that the designs of the new freatment plant are anticipated to
be 1.5 MGD to meet only the existing build-out needs of the City and Cayucos
Sanitary District. A project the size of Global Village may not have been
contemplated when designing the capacity of the new ireatment plant.
Secondly, the status of the treatment plant has not been finalized regarding
location and whether Cayucos or other landowners will be participating.

4. Concurrent Processing — The proposal indicates the Global Village development
plan could be processed along with the New Treatment Plant potentially located
~ nearby. Generally, the LAFCO process would be to amend the Sphere of Infiuence
prior to annexation. An update to the City Municipal Service Review and evaluation
of the City’s General Plan for future expansion would be the basis for increasing the
SOI. The City’s General Plan currently does not anticipate future growth outside its
City limits. The SOl Update and/or annexation would be based on the City’s ability to
provide the services and meet LAFCO Policies. As stated above a request to annex
- at the time of City issuance of a CDP permit for the New Treatment Plant may be
premature since the plant would need to be operational and capabie of meeting the
projects demand for service.

5. Potential for Creation of an island — The annexation area could potentially create an
island area isolating the land between the City and Righetti property. LAFCO has
Policies that discourage the creation of islands.

6. Preservation of Agriculture and Open Space — any lands designated as AG and
Open Space would likely be conditioned fo provide an easement or deed covenant
to preserve the lands in perpetuity. For any prime farmland as defined in CKH Act
that may be converted would require a mitigation ratio of 1:1 replacement.

If you have any question or comments please do not hesitate to contact me at 781-
5794.
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EDMUND . BROWN JR., GOVERNGH

CALIFORNIA COASTAL COMMISSION—- -

CENTRAL CGAST DISTRICT OFFICE
725 FRONT STREET, SUITE 100
SANTA CRUZ, CA 55060

PHONE: (831) 427-4863

FAX: (331) 4274877
. WEB: WWW.COASTAL.CA GOV

L

L OMAY 52005 i
' J

James Caruso _ _
San Luis Obispo County Department of Planning and Building
976 Osos Street, Room 200
San Luis Obispo, CA 93408

Subject: Teach About: The Global Village

Dear Mr. Caruso:

OnlJ anuary 23, 2015, Mr. Dan Carl, Deputy Director of the Coastal Commission, résponded fo
an inquiry by AB. Sunil Kayal following submittal of a project description and conceptual plan
for “Teach About: The Global Village.” Mr. Carl’s email stated:

Thank you for the materials... I would note in advance of any discussions that I belzeve
that the property in question is designated for agriculture. Although your proposed
- project appears to foster noble and appropriate societal goals; agriculture is a priority
use, and the Coastal Act and the San Luis Obispo County Local Coastal Program (LCP)
" protect such lands for that purpose. Per the LCP, the fype of use and development that
- you describe is not allowed on agriculturally designated land. As a result, any coastal
permit application to develop your project would have to first be preceded by an LCP
amendment (which would need to be developed and submitted by the County) designed to
allow for the project. Again, given coastal agriculture’s relative priority, it is not clear
that findings can even be made to allow for such a conversion. I point this out so that you
are aware that there are two processes, an LCP amendment process and a permit
process, that would need to be undertaken for your proposal, and that the first process at
a minimum raises significant concerns relative to changing allowed uses for that

property... Thank you.

Following up on that email, Commission staff discussed the proposal with Scot Graham at the
City of Morro Bay and with San Luis Obispo County planning staff. This letter provides
additional Coastal Commission staff comments and concerns regarding thc above referenced
project, based on the previous correspondence and discussions:

¢ As we have stated previously, per the San Luis Obispo County LCP, the types of use and
development that are described in the project description (e.g. medical facilities, a zoo,
etc.) are not allowed on agriculturaily designated land, and as a result, any coastal permit
application to develop this project would have to first be preceded by an LCP amendmnent
designed to allow for the project. It is our understanding that the Applicant has requested
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James Caruso

Teach About Global Village
May 13, 2015

Page 3

Sincerely,

Tl il

Daniel Robinson

Coastal Planner

Central Coast District
California Coastal Commission
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G2 CALFIRE
San Luis Obis 635 N. Santa Rosa « San Luis Obispo, CA 93405

o .
- : Dp Phone; 805-543 -4244 « Fax:; 805-543-4248
County Fire Department www.calfiresio.org

Robert Lewin, Fire Chief

June 4, 2015

James Caruso
Coastal Team
San Luis Obispo County Planning and Building

RE: LRP 2014-00023 Righetti Trust (Teach About)

While the proposed Teach about project is currently located in the jurisdiction of CAL FIRE/San
Luis Obispo County Fire the proposed agency having jurisdiction is proposed to be the city of
Morro Bay Fire Department.

General
This project is located approximately 5 minutes from the closest CAL FIRE/San Luis Obispo

County Fire Station. The project is located in State Responsibility Area for wild land fires, and is
designated as a moderate Fire Hazard Severity Zone. This project is required to comply with all
fire safety rules and regulations including the California Fire Code, the Public Resources Code and
any standards referenced therein, '

Vege;g:ion management reguiremeng

Due to the rural location there is a threat to the site from wildland fire. Areas left as open space
and those areas adjacent to structures, and assembly areas shall maintain Landscaping and
vegetation selections that do not readily transmit fire. A vegetation management plan is required
to manage wildland fire threat for the structures and occupants while considering flammable fuel
mitigations, steps to minimize erosion, considering sensitive species, and protect wildlife habitat.

Flammable vegetation must be well-pruned and maintained so as to effectively manage fuels and
not form a means of rapidly transmitting fire from other nearby vegetation to a structure or from
a structure to other nearby vegetation. Fire resistant landscaping selections should be utilized
within 100 feet of structures and outdoor public assembly areas.

Special events
A fire safety review is required to ensure public safety in a place of assembly, or any other place

where people congregate, including but not limited to; amusement buildings, carnivals and fairs,
exhibits and trade shows, open burning, flames and torches, candles, places of assembly,
temporary membranes structures and tents, pyrotechnics and special effects, live audiences and
any event with public attendance over 250. The fire code official shall have the authority to order
the development of, or prescribe a plan for, the provision of an approved level of public safety.
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Fire safe Vi ion plan

Due to the unique limited fossil fuel impact at this site, and subsequent limited on-site
transportation a written evacuation and fire safety plan must be developed to ensure the timely
evacuation of all site occupants for all risk events, both manmade and naturally occurring.

Site Access

Secondary egress

In accordance with CFC Section 503.1.2, County Fire is requiring the applicant to provide an
additional (secondary) access point.

Pedestrian hiking paths and gates must provide strategically located emergency vehicle access.
(Removable bollards and Knox switches to restrict routine vehicle traffic is acceptable)
Additionally, hiking paths must post mile markers; post the names of trail intersections, parking
areas, picnic and rest areas, to ensure timely location and access of requests for emergency
assistance.

Address Directories

- When required by the fire code official, complexes with muitiple buildings (hiking paths and
access points) may be required to provide directories, premises maps and directional signs. The
scale, design and location of directory signs shall be approved by the fire code official and may be
required to be illuminated.

Increased emergency response
The proposed project will generate an increase in emergency responses required from the the

County Fire Department. Similar to other recent proposed large projects in San Luis Obispo
County, this project will continue to add call volume at a station that is currently handling a high
volume of calls, and simultaneous requests for emergency service. Previous, current, and future
projects, particularly those that are known to generate significant additional needs for emergency
response, have a strong potential to add a cumulative impact on emergency services staffing and
public services within the community.

County Fire has two person engine companies. The magnitude of the proposed project will
impose operational challenges to fire operations. Therefore, additional fire service features, such
as enhanced fire detection and extinguishment systems will be required.

Please contact me with questions

Laurie Donnelly

Battalion Chief/Fire Marshal
Laurie.Donnelly@fire.ca.gov
805-593-3422

Cc:  Righetti Trust
Teach About
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