NEGATIVE DECLARATION & NOTICE OF DETERMINATION

WTTENRRAN AN, FAEID TIBON F e SR Da W TILUY ¢ A AT R

SAN LUIS OBISPO COUNTY DEPARTMENT OF PLANNING AND BUlLDlNG
976 Os0s STREET ¢+ Room 200 ¢ SAN Luis OBISPO ¢ CALIFORNIA 93408 ¢+ (805) 781-5600

Promoting the Wise Use of Land + Helping to Build Great Communities

ENVIRONMENTAL DETERMINATION NO. ED13-044 DATE: November 27, 2013

PROJECT/ENTITLEMENT: Filipponi & Boneso Phased Vesting Tentative Tract Map (Tract 2992)/
Conditional Use Permit  (SUB2008-00019)

APPLICANT NAME: Douglas Filipponi & Steve Boneso
ADDRESS: PO Box 932, Paso Robles, CA 93447
CONTACT PERSON: Mandi Pickens, Kirk Consulting Telephone: (805)461-5765

PROPOSED USES/INTENT: Request by Douglas Filipponi and Steve Boneso for a Phased Vesting Tentative
Tract Map (Tract 2992) and a concurrent phased Conditional Use Permit to allow for the subdivision and mixed-use
development of three existing parcels and a remainder (Tract 2559), totaling 15 acres, into 8 commercial lots, ranging
in size from 0.98 acres to 3.53 acres, and 2 residential lots, of approximately 13,000 square feet each. The project
includes the development of the commercial lots with approximately 42,400 square feet of commercial retail space,
62,700 square feet of office space, and a 66,000 square foot hotel (120 units). Each proposed residential lot would be
developed with a single-family residence.

LOCATION: Northwest corner of Las Tablas Road and Bennett Way, Templeton, California

LEAD AGENCY: County of San Luis Obispo
Dept of Planning & Building
976 Osos Street, Rm. 200
San Luis Obispo, CA 93408-2040

Website: http://www.sloplanning.org
OTHER POTENTIAL PERMITTING AGENCIES: U.S. Army Corps of Engineers
STATE CLEARINGHOUSE REVIEW: YES [X NO [ ]

ADDITIONAL INFORMATION: Additional information pertaining to this environmental
Determination may be obtained by contacting the above Lead Agency address of (805)781-5600.

COUNTY “REQUEST FOR REVIEW” PERIOD ENDS AT ........... 4:30 p.m. (2 wks from above DATE)
30-DAY PUBLIC REVIEW PERIOD begins at the time of public notification

Notice of Determination ' State Clearmghouse No.
This is to advise that the San Luis Obispo County . as [:] Lead Agency L
[C] Responsible Agency approved/denied the above described prolect on__. -~ - N _ V.—.ahd'j ,

has made the following determinations regarding the above described project:-

The project will not have a significant effect on the environment. A Negatlve Declaratlon was prepared for thls pro;ect

pursuant to the provisions of CEQA. Mitigation measures and monitoring ‘were: made a: condrtron of approval of. the '
project. A Statement of Overriding Consnderatlons was not-adopted for this: pro;ect Frndrngs were: made pursuant to the- -
provisions of CEQA. : \ : FE ; A

This is to certify that the Negative Declaration with comments and responses and record of prolect approval is '
available to the General Public at the ‘Lead Agency’ address above. o

L Xzandrea Fowler , S County of San Luv_v OblSpo
Signature Project Manager Name Date . Publlc Agency i




Initial Study Summary —

Environmental Checklist

PLANNING & BUILDING DEPARTMENT + COUNTY OF SAN LUIS OBISPO
976 Osos STReeT ¢ Room 200 ¢+ SANLuIS OBisPo ¢+ CALIFORNIA 93408 - (805)781:5600

(ver 5.1)using Form

Project Title & No. Filipponi/Boneso Mixed-use Development: Phased Vesting Tentative
Tract Map and Conditional Use Permit; ED13-044 (SUB2008-00019)

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.

@ Aesthetics E] Geology and Soils IZ Recreation

D Agricultural Resources D Hazards/Hazardous Materials Transportation/Circulation
E] Air Quality Noise [:| Wastewater

EI Biological Resources |:] Population/Housing Water /Hydrology

& Cultural Resources & Public Services/Utilities D Land Use ]

DETERMINATION: (To be completed by the Lead Agency)
On the basis of this initial evaluation, the Environmental Coordinator finds that:

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

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

[]

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

[]

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

[:l 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.

Xzandrea Fowler A7 200 X o November 22, 2013
Prepared by (Print) “  Signature Date
4 Ellen Carroll,
/ ( ( O Gy { /K Environmental Coordinator // S / )
Reviewed by (Print) Signature (for) Date
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Project Environmental Analysis
The County's environmental review process incorporates all of the requirements for

completing the Initial Study as required by the California Environmental Quality Act (CEQA) and the
CEQA Guidelines. The Initial Study includes staff's on-site inspection of the project site and
surroundings and a detailed review of the information in the file for the project. In addition, available
background information is reviewed for each project. 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 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 County Planning Department uses the checklist to summarize the
results of the research accomplished during the initial environmental review of the project.

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

A. PROJECT

DESCRIPTION: Request by Douglas Filipponi & Steve Boneso for a Phased Vesting Tentative Tract
Map (Tract 2992) and a concurrent phased Conditional Use Permit to allow for the subdivision and
mixed-use development of three existing parcels and a remainder (Tract 2559), totaling approximately
15 acres, into 8 commercial lots, ranging in size from 0.98 acres to 3.53 acres, and 2 residential lots,
of approximately 13,000 square feet each. The project includes the development of the commercial
lots with approximately 42,400 square feet of commercial retail space, 62,700 square feet of office
space, and a 66,000 square foot hotel (120 units). Each proposed residential lot would be developed
with a single-family residence. The proposed project is within the Commercial Retail, Office
Professional and Residential Single Family land use categories and is located at the northwest corner
of Las Tablas Road and Bennett Way, in the community of Templeton. The project site is within the
Salinas River planning area.

ASSESSOR PARCEL NUMBER(S): 040-371-001, 040-289-030, 040-331-020

Latitude: 35° 33' 15.8826" N Longitude: -120° 43' 15.7506" W SUPERVISORIAL DISTRICT # 1
B. EXISTING SETTING
PLANNING AREA: Salinas River, Templeton TOPOGRAPHY: Gently sloping
to moderately sloping
LAND USE CATEGORY: Commercial Retail , VEGETATION: Mostly barren with one large
Office and Professional, Residential Single valley oak tree
Family

COMBINING DESIGNATION(S): Not applicable PARCEL SIZE: Approximately 15 acres
(includes 3 parcels & the remainder)

EXISTING USES: Undeveloped

SURROUNDING LAND USE CATEGORIES AND USES:

North: Residential Single Family; Single-family East: Commercial Retail; Undeveloped
residences
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South: Office and Professional and Residential West: Office and Professional; Medical
Multi-family; Offices and multi-family offices
residences

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.
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). COUNTY OF SAN LUIS OBISPO
e S L INITIAL STUDY CHECKLIST

PLANNING & BUILDING
COUNTY OF SAN LUIS OBISPO

1. AESTHETICS Potentially Impactcan Insignificant Not
. ; . Significant & will be Impact Applicable
Will the project: mitigated
a) Create an aesthetically incompatible |:] D IX[ D

site open to public view?

b) Introduce a use within a scenic view
open to public view?

¢) Change the visual character of an area?

d) Create glare or night lighting, which
may affect surrounding areas?

O o o
O XO O
X OX X
O OO O

e) Impact unique geological or physical
features?

f) Other: |:] D D

[]

Setting. The proposed project site consists of four parcels totaling approximately fifteen acres
located on the north side of Las Tablas Road with Bennett Way to the immediate east. The parcels
are currently undeveloped and contain gently to moderately sloping terrain with little existing
vegetation. The surrounding area is characterized by single and multifamily dwellings, office and
commercial buildings, and the Twin Cities Hospital and accompanying medical offices.

The applicant is proposing to subdivide three existing parcels totaling nearly fifteen acres into eight
commercial lots. The single family residential portion is proposed to be subdivided into two residential
parcels. Each of the eight commercial lots would include one of the commercial buildings that are
being proposed for the site.

Design Standards. The project site is subject to the Templeton Community Design Plan standards.
The project has been designed to comply with those standards since the project will cluster the
structures, preserve the natural topography and provide architectural interest that replicates
Templeton’s history. The following design features have been proposed by the applicant:

Project is a clustered, campus-like design

Building coverage is approximately 18% of the site

10 foot minimum setbacks for commercial and office structures

20 foot to 80 foot setbacks between office buildings and residential developments

Sound attenuation walls and landscaping between non-residential and residential uses

Parking areas located near front setbacks and public road frontages are setback a minimum of

20 feet from the property line

All parking areas will have islands and tree wells to achieve the 605 shade requirement

o All parking areas will be landscaped with a variety of trees, shrubs and native grasses and
textured pedestrian pathways

o Transitional areas are providing walkways, seating and landscape are located between all
buildings and parking areas

e Parking areas are surrounded by buildings and landscaped corridors, thus obscuring views of

the parking from public streets
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e Perimeter walls and landscape are proposed to screen views from nearby adjacent
All buildings are under 35 feet, except for one, which has an entrance with architectural
emphasis at 39 feet in height

e - Each building relates to one another
Buildings are designed so that blank walls are avoided
Buildings have large storefronts, varied rooflines, recessed entrances and windows, decorative
balconies, trellises, decks, different materials for siding and surfaces (stucco, wood, stone,
columns and trellises), and colors (earth tones with accents to add visual interest)

 No storage or service areas are visible from public street view, and will be screened with walls
and landscape ’

e Small pocket courtyards with landscaped tree wells in between buildings to provide public
gathering areas

« Site design includes sidewalk connection at front and side locations, along public roads, to
encourage pedestrian traffic, from other nearby developments

¢ Drive aisles have been designed perpendicular to the buildings so that pedestrians can walk
parallel to the moving cars

e Queuing setbacks are a minimum of 40 feet from the curb to allow for adequate space for sit
egress and turning movements

o Buildings are street oriented through the incorporation of architectural dimension large
windows, decorative features, and pedestrian walkways
All exterior building lighting will be under 1 foot-candle
Decorative site and building lighting will be downward shielded
All rooftop equipment will be screened

Public vantage. The project is located at the northwest corner of the Las Tablas Road and Bennett
Way intersection. Las Tablas Road entrance is approximately 40 feet wide with decorative paving and
landscaped median. It included a one lane entrance and two lane exiting (left and right turning
queues) onto Las Tablas Road. The entrance from Bennett Way is 30 feet wide with two lanes. Both
driveways are distinguished with landscape and monument signage.

Impact. The proposed site and commercial/office buildings will be visible from major roadways in
Templeton, specifically Las Tablas Road and Hwy 101. The project proposes building types that are
consistent with the surrounding area in volume, aesthetic style and materials, and use. Furthermore,
the project proposes landscaping that, when matured, will visually mesh the project in with existing
multifamily, single family, office, and professional uses in the area. Parking areas will be obscured
from public streets.

Nighttime Lighting. Nighttime lighting for the project during operation has the potential to be visually
intrusive in the landscape and be a source of nighttime glare including lights from commercial
buildings, parking lots and the proposed hotel.. Signage lighting that is visible to passersby is a
potential source of glare. Given the number of structures and proposed parking areas, lighting in
these areas could provide a source of light and glare that could affect surrounding residential uses.

While night construction is not planned, it may be necessary to extend construction into the evening.
in these instances, temporary lighting would be used. This could create a significant glare impact.

Referrals. The Templeton Area Advisory Group (TAAG) was sent a referral for review of the project,
and approved the project on June 20, 2013. During the review process, several members of TAAG
and “numerous members of the public’ expressed concern with the three story hotel and the visual
impacts on the adjacent private homes; however, TAAG did not make any recommendation to alter
any part of the design in relation to the hotel, nor did the advisory body place any design conditions on
the project in relation to the hotel and its impacts to neighboring residences; TAAG as a whole “feels
this is a good location for this type of project, [the site] is zoned appropriately and can lead to a
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substantial benefit to the Templeton Community.”

The proposed three story hotel would be located in the south west corner of the site adjacent to Las
Tablas Road and an existing office development. Therefore, the proposed hotel location is more than
250 feet from the nearest single family residence, and should result in less than significant privacy
and/ or visual impacts to the existing single family residences located along the northern border of the
project site.

Mitigation/Conclusion. A lighting plan is required by ordinance. The plan will require demonstration
of all exterior lighting to be shielded or directed so as to not illuminate beyond the property
boundaries. With proper application of the lighting plan, general illumination level may increase
slightly in the area, but the significant impact will be reduced to a level of insignificance.

2. AGRICULTURAL RESOURCES Potentially Impactcan Insignificant Not

. . igni t i | licabl
Will the project: Significan z izgla?:d mpact Applicable

a) Convert prime agricultural land, per X
NRCS soil classification, to non- D D D =
agricultural use?

b) Convert Prime Farmland, Unique
Farmland, or Farmland of Statewide D D EI D
Importance to non-agricultural use?

¢) Impair agricultural use of other property ] [] X ]
or result in conversion to other uses?

d) Conflict with existing zoning for D D X D
agricultural use, or Williamson Act
program?

e) Other: ] ] 0O

Setting/Impact. The proposed project site is located within the Commercial Retail, Office/Professional
and Residential Single Family land use categories. The soil types and classes for “non-irrigated and
“irrigated” soil, as described in the Natural Resource Conservation Service (NRCS) Soil Survey,
include: Arbuckle-San Ysidro Complex (non-irr: IV, irr: Il), Gazos Shaly Clay Loam (non-imr:IV, irr:1V),
and Lockwood-Conception Complex (non-irr: IV, Irr: II/1l). Surrounding land uses include residential
and commercial development. No agricultural incompatibility impacts would occur.

Project Elements. The following area-specific elements relate to the property’'s importance for
agricultural production:

Land Use Category: Commercial Retail, Historic/Existing Commercial Crops: None
Office/Professional, Residential Single Family

State Classification: Farmland of Statewide In Agricultural Preserve? No
Importance Under Williamson Act contract? No

The soil type(s) and characteristics on the subject property include:
Arbuckle-San Ysidro complex (2 - 9% slope).
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Arbuckle. This gently sloping coarse loamy soil is considered moderately drained. The soil has
moderate erodibility and low shrink-swell characteristics, as well as having potential septic system
constraints due to: slow percolation. The soil is considered Class IV without irrigation and Class |

when irrigated.

San Ysidro. This gently sloping coarse loamy soil is considered moderately to well drained. The soil
has high erodibility and low shrink-swell characteristics, as well as having potential septic system
constraints due to: slow percolation. The soil is considered Class IV without irrigation and Class i
when irrigated.

Lockwood-Concepcion complex (2 - 9% slope).

Lockwood. This gently sloping soil is considered well drained. The soil has moderate erodibility and
moderate shrink-swell characteristics, as well as having potential septic system constraints due to:
slow percolation. The soil is considered Class IV without irrigation and Class Il when irrigated.

Concepcion. This gently sloping soil is considered very poorly drained. The soil has moderate
erodibility and low shrink-swell characteristics, as well as having potential septic system constraints
due to: slow percolation. The soil is considered Class IV without irrigation and Class [l when irrigated.

Lockwood-Concepcion complex (9 - 15 % slope).

Lockwood. This moderately sloping soil is considered moderately drained. The soil has moderate
erodibility and moderate shrink-swell characteristics, as well as having potential septic system
constraints due to: slow percolation. The soil is considered Class IV without irrigation and Class |li

when irrigated.

Concepcion. This moderately sloping soil is considered very poorly drained. The soil has moderate
erodibility and low shrink-swell characteristics, as well as having potential septic system constraints
due to: slow percolation. The soil is considered Class IV without irrigation and Class Il when

irrigated.
Gazos_shaly clay loam (9 - 30 % slope). This moderately sloping, gravelly fine loamy soil is
considered not well drained. The soil has moderate erodibility and moderate shrink-swell

characteristics, as well as having potential septic system constraints due to: steep slopes, shallow
depth to bedrock, slow percolation. The soil is considered Class IV without irrigation and Class IV

when irrigated.

Mitigation/Conclusion. No agricultural incompatibility impacts would occur; therefore no mitigation
measures are necessary.

Potentially Impactcan Insignificant Not
3. AIVI;.”Q;'JALH:Y . Significant & will be Impact Applicable
ill the project: mitigated
a) Violate any state or federal ambient air [] X ] ]

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

b) Expose any sensitive receptor to |:] ] D [:]
substantial air pollutant
concentrations?
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3. AIR QUALITY Potentially Impactcan Insignificant Not

Will the project: Significant f‘; ;\;g'a't@:d Impact Applicable
¢) Create or subject individuals to D D ] D
objectionable odors?
d) Be inconsistent with the District’s Clean [] ] X []
Air Plan?
e) Resultin a cumulatively considerable D X D D

net increase of any criteria pollutant
either considered in non-attainment
under applicable state or federal
ambient air quality standards that are
due to increased energy use or traffic
generation, or intensified land use
change?

GREENHOUSE GASES

f) Generate greenhouse gas emissions, \V2
either directly or indirectly, that may D X EI D
have a significant impact on the
environment?

g) Conflict with an applicable plan, policy [] [] X ]
or regulation adopted for the purpose

of reducing the emissions of
greenhouse gases?

h) Other: [] [] ] |___|

Setting. The following provides a summary of historic and existing air quality conditions that relate to
the project’s potential impacts to or from existing abient air quality or projected air quality.

Non-Attainment. The County is within the South Central Coast Air Basin, which is currently
considered by the state as being in “non-attainment” (exceeding acceptable thresholds) for particulate
matter (PM,, or fugitive dust) and ozone.

The Air Pollution Control District (APCD) estimates that automobiles currently generate about 40% of
the pollutants responsible for ozone formation. Nitrous oxides (NOx) (and reactive organic gasses
(ROG) pollutants (vehicle emission components) are common contributors towards this chemical
transformation into ozone. Dust, or particulate matter less than ten microns (PMyo), that becomes
airborne and finds its way into the lower atmosphere, can act as the catalyst in this chemical
transformation to harmful ozone.

APCD Program. The Air Pollution Control District (APCD) has developed and updated their CEQA Air
Quality Handbook (2012) to evaluate project specific impacts and help determine if air quality
mitigation measures are needed, or if potentially significant impacts could result. To evaluate long-
term emissions, cumulative effects, and establish countywide programs to reach acceptable air quality
levels, a Clean Air Plan (CAP) has been adopted (prepared by APCD).

Local Air Quality. The project is nearest to the Atascadero-Lewis Avenue Air Quality Monitoring
Station. Based on the latest air monitoring station information, the trend in air quality in the general
area is unchanged.
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Referral. As required by Section 22.10.030 of the County’s LUO, the proposed project was referred to
the County of San Luis Obispo Air Pollution Control District (APCD) for review and determination of
any air quality impacts potentially resuiting during both the project's construction and operational
phases.

Greenhouse Gas (GHG) Emissions are said to result in an increase in the earth’s average surface
temperature. This is commonly referred to as global warming or climate change. The rise in global
temperature is associated with long-term changes in precipitation, temperature, wind patterns, and
other elements of the earth’s climate system. This is also known as climate change. These changes
are now thought to be broadly attributed to GHG emissions, particularly those emissions that result
from the human production and use of fossil fuels.

The passage of AB32, the California Global Warming Solutions Act (2006), recognized the need to
reduce GHG emissions and set the greenhouse gas emissions reduction goal for the State of
California into law. The law required that by 2020, State emissions must be reduced to 1990 levels.
This is to be accomplished by reducing greenhouse gas emissions from significant sources via
regulation, market mechanisms, and other actions. Subsequent legislation (e.g., SB97-Greenhouse
Gas Emissions bill) directed the California Air Resources Board (CARB) to develop statewide
thresholds.

In March 2012, the San Luis Obispo County Air Pollution Control District (APCD) approved thresholds
for GHG emission impacts, and these thresholds have been incorporated the APCD’s CEQA Air
Quality Handbook. APCD determined that a tiered process for residential / commercial land use
projects was the most appropriate and effective approach for assessing the GHG emission impacts.
The tiered approach includes three methods, any of which can be used for any given project:

1. Qualitative GHG Reduction Strategies (e.g. Climate Action Plans): A qualitative threshold that
is consistent with AB 32 Scoping Plan measures and goals; or,

2. Bright-Line Threshold: Numerical value to determine the significance of a project's annual
GHG emissions; or,

3. Efficiency-Based Threshold: Assesses the GHG impacts of a project on an emissions per
capita basis.

For most projects the Bright-Line Threshold of 1,150 Metric Tons CO2/year (MT CO2elyr) will be the
most applicable threshold. In addition to the residential/commercial threshold options proposed
above, a bright-line numerical value threshold of 10,000 MT CO2e/yr was adopted for stationary
source (industrial) projects.

It should be noted that projects that generate less than the above mentioned thresholds will also
participate in emission reductions because air emissions, including GHGs, are under the purview of
the California Air Resources Board (or other regulatory agencies) and will be “regulated” either by
CARB, the Federal Government, or other entities. For example, new vehicles will be subject to
increased fuel economy standards and emission reductions, large and small appliances will be
subject to more strict emissions standards, and energy delivered to consumers will increasingly come
from renewable sources. Other programs that are intended to reduce the overall GHG emissions
include Low Carbon Fuel Standards, Renewable Portfolio standards and the Clean Car standards. As
a result, even the emissions that result from projects that produce fewer emissions than the threshold
will be subject to emission reductions.

Under CEQA, an individual project's GHG emissions will generally not result in direct significant
impacts. This is because the climate change issue is global in nature. However, an individual project
could be found to contribute to a potentially significant cumulative impact. Projects that have GHG
emissions above the noted thresholds may be considered cumulatively considerable and require
mitigation.
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Impact. The proposed project would subdivide the existing vacant 15 acres into eight commercial
properties and two single family residences. The proposed commercial properties would consist of a
53,200 square foot commercial retail space, a 62,700 square foot office space, and a 66,000 square
foot 120 unit hotel. The project proposes 685 parking spaces, some of which would be shared spaces

for the various proposed land uses.

The adjacent properties that border the site on the north and west edges of the proposed project site
are residential dwelling units and the western edge of the property line of the proposed project is
located approximately 350 feet away from the Twin Cities Community Hospital. According to the
CEQA Handbook prepared by the APCD, hospitals and residential dwelling units are typically
considered sensitive receptors and are considered to have an increased sensitivity to air pollution and
environmental contaminants. Sensitive receptors that are within 1000 feet of possible construction
and operational emissions are taken into consideration when evaluating air quality impacts, though
sensitive receptors outside of that range may also be considered in circumstances that warrant such

attention.

Fugitive Dust (PM,c). Implementation of the proposed project would result in the generation of dust,
potentially affecting local residents and businesses in close proximity to the project site. Dust
complaints could result in violation of the APCD’s nuisance rules, a potentially significant air quality
impact.

Naturally-Occurring Asbestos. According to the APCD, the project site is located in an area
containing potentially naturally occurring asbestos, serpentine or ultramafic rock. The State Air
Resources Board considers asbestos a toxic air contaminant. If asbestos is present within the soil
underlying the project site, future grading and site disturbance activities would release the asbestos
into the air, resulting in a potentially significant air quality impact.

Developmental Burning. The applicant does not propose the burning of any vegetation as a result of
construction or operational activities. Therefore no impact is anticipated.

As proposed, the project will result in the disturbance of approximately 588,000 square feet (or 90% of
~15 acres), which requires roughly 80,000 cubic yards of cut, 35,000 cubic yards of fill and 45,000
cubic yards exported to an approved site. A traffic study (ATE, Las Tablas Village Project Traffic,
Circulation and Parking Study, September 10, 2012) prepared for the proposed development
indicated that the project would result in approximately 5,397 average daily trip ends. The project will
incorporate principles of mixed-use design to reduce vehicle trips and increase pedestrian activity,
and may increase the potential for the use of existing mass transit. The San Luis Obispo Air Poliution
Control District (SLO APCD, Las Tablas Village/ Boneso Mixed Use Project Referral letter, October
14, 2011) indicated that the mixed-use aspects of the proposed project’s design are consistent with
several of the APCD’s land use goals and policies in the county’s Clean Air Plan (CAP). The APCD
also indicated that the proposed project's location within the community provides an opportunity for
infill within the Templeton Urban Reserve Line, which is consistent with sustainable growth strategies
outlined in the CAP and Conservation and Open Space Elements of SLO County's General Plan.

Construction Phase Impacts: The APCD evaluated construction impacts of the proposed project using
the default settings of CalEEMod version 2011.1.1, a computer model for estimating construction
emissions related to development of land uses. Modeling results indicated that the construction of the
project would exceed the APCD’s 137 pound per day and 2.5 ton per quarter thresholds for ozone
precursors, reactive organic gases (ROG) and nitrogen oxides. In addition, the grading and hauling
phase of the project's construction phase would exceed the APCD's 7 pound per day diesel
particulate matter threshold and the fugitive dust threshold of 4 worked acres.

Operational Phase Impacts: The APCD staff evaluated the operational impacts of this project using
default settings coupled with the traffic study average daily trip rates for the project in CalEEMod
version 2011.1.1, a computer model used to estimate operational emissions related to the
development of land uses. The modeling results were 81 pounds per day of ozone precursor
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emissions, which demonstrate that the project would significantly exceed the APCD’s 25 pound per
day threshold for ROG plus NOx emissions. Due to the fact that the project will be phased, and can
accommodate a variety of commercial uses, an accurate analysis for future operation impacts is
difficult to quantify. However, given the size and commercial aspect of the project, it is assumed that
the operational impacts would exceed the established APCD thresholds.. APCD suggests that
applicant works in conjunction with APCD, and hire a consultant to refine the air quality modeling as
the phases are developed and appropriate mitigation chosen from, or developed in mind with APCD

CEQA Air Quality Handbook measures, should be applied.

Greenhouse Gas Impacts: Preliminary modeling from the APCD indicates that the operational phase
GHG impacts from the project, combined with amortized construction phase GHG impacts are 4,602
metric tons of carbon dioxide equivalent (CO2e) emissions per year. This exceeds the “Bright Line
Threshold® resulting in a significant contribution to cumulative greenhouse gas emissions.

Mitigation/Conclusion.

Asbestos. To ensure that naturally occurring asbestos is not released into the air during grading and
site disturbance activities associated with the proposed project, the applicant is required to conduct a
geologic investigation to determine if asbestos is present. If asbestos is present, the applicant shall
comply with the State Air Resources Board Air Toxics Control Measures (ATCM) for Construction,
Grading, Quarrying, and Surface Mining Operations. Compliance measures may include, but are not
limited to implementation of an Asbestos Dust Mitigation Plan and an Asbestos Health and Safety

Program.

Fugitive Dust (PM10). To minimize nuisance dust, impacts, the applicant is required to implement
APCD fugitive dust mitigation measures including the use of water trucks or sprinkler systems to
water down air bourne dust, re-vegetation of disturbed areas, limited vehicle speeds (15 miles per
hour), the use of wheel washers where vehicles enter and exit unpaved roads onto streets, and the
use of covers on all trucks transporting soil and material (refer to Exhibit B for a full list of mitigation

measures).
Developmental Burning. No impact is anticipated, therefore no mitigation is required.

Construction Phase Impacts. To reduce construction emission impacts to a level of insignificance, the
applicant will be required to implement the APCD Standard Mitigation Measures including:
maintenance of all construction equipment in proper tune, use of ARB certified motor vehicle diesel
fuel, use of diesel construction equipment meeting ARB’s Tier 2 certified engines and limitation of
diesel idling times and locations of staging and equipment queuing areas. Please refer to Exhibit B
for a full list of mitigation measures.

Operational Phase Emissions. To mitigate for the anticipated generation of NOX and ROG exceeding
APCD thresholds, the applicant shall incorporate APCD standard and discretionary mitigation

measures for exceedances including improvements to site design, energy efficiency, and
transportation design management (refer to Exhibit B for a full list of mitigation measures).

Greenhouse Gas Impacts. To mitigate for the generation of greenhouse gases, the applicant will need
to incorporate mitigation measures. The measures required for reduction of operational phase
pollutants (noted above) will also assist in the reduction of greenhouse gas emissions. In addition to
the inclusion of the air quality controls contained in the grading ordinance, to minimize the potential air
quality impacts, the applicant shall implement the mitigation measures described above, and shall
also be required to implement additional mitigation measures, as specified in Exhibit B-Mitigation
Summary Table (please refer to the end of this document for details) to mitigate all identified air
quality impacts to levels of insignificance.
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4. BIOLOGICAL RESOURCES Potentially - Impactcan Insignificant Not

Will the project: Significant '8; ivt‘?g;lalt):d Impact Applicable
a) Resultin a loss of unique or special D & D D

status species* or their habitats?

X

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

¢) Impact wetland or riparian habitat?

OO O
X X

oo o
00 O

d) Interfere with the movement of resident
or migratory fish or wildlife species, or
factors, which could hinder the normal
activities of wildlife?

L]
L]
X
[

e) Conflict with any regional plans or
policies to protect sensitive species, or
regulations of the California
Department of Fish & Wildlife or U.S.
Fish & Wildlife Service?

f) Other: [] ] [] ]

* Species - as defined in Section15380 of the CEQA Guidelines, which includes all plant and wildlife species that
fall under the category of rare, threatened or endangered, as described in this section.

Setting. The 15 acre project site is undeveloped and is surrounded on three sides by commercial or
residential developed areas. The proposed project site supports grasslands, and one mature valley
oak tree. A seasonal drainage crosses the property at a diagonal from the medical center on the west

to a culvert under Las Tablas Road.

The following are existing elements on or near the proposed project relating to potential biological
concerns:

On-site Vegetation: Grasslands and one large valley oak tree is located the western portion of the
property

Name and distance from blue line creek(s): Nearest creek is approximately 800 feet from southern
property line of proposed project site

Habitat(s): Ruderal, California Annual Grassland, Seasonal Drainage

The Natural Diversity Database (or other biological references) identified species potentially existing
within approximately one mile of the proposed project. A Biological Report (July 2008) was prepared
by Althouse and Meade, Inc. including a field survey of the project site to determine if any sensitive
habitat or species are located, or have the potential to be present, on the project site. The findings of
that report are summarized as follows:

Habitat Types

California Annual Grasslands. California annual grassland is the dominant habitat type on the project
site. Dominant grasses include (Avena fatua). Maintenance of the site for fire control has reduced
shrubs to one willow and resulted in grassland over most of the project site. Coyote bush (Baccharis
pilularis) is re-sprouting in the northwest corner of the property and uncommonly across the property.
The grassland intergrades to ruderal along Las Tablas Road, and abuts landscaping along the
Medical Center to the west. Star thistle is a late season plant that dominates sections of the property.
The northern portion of the property is dense with star thistle. Areas with thicker star thistle are very
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poor wildlife habitat. A small patch of non-native black locust (Robinia pseudoacacia) is re-sprouting
on a grassland hill slope facing Las Tablas Road, and is green in July.

Seasonal drainage and wetland. A seasonal drainage crosses the property at a diagonal from the
medical center on the west to a culvert under Las Tablas Road. Water flows in this drainage during

storm events. Wetland habitat occurs in portions of the drainage, in part due to runoff and landscape
water from the adjacent medical center and residential neighborhood. Standing water and saturated
soils have been observed.

Ruderal. Ruderal vegetation occurs along Las Tablas Road. Star thistle is common on the banks of
the roadway and along the road shoulder.

No habitat listed by the California Department of Fish and Wildlife (CDFW) as sensitive natural
communities occur on the property.

Plant List

Flouristic surveys conducted in May, June and July of 2008 identified 44 species of plants on the
project site. The flora of the property is composed of approximately 80 percent introduced species
(excluding landscape species). Of the forty-four species of plants identified on the property nine were
native species, and thirty-five were introduced species. Special status plants were not found on the

property.
Wildlife List

More than 53 animal species have the potential to occur on the property. These include at least 4
amphibians, 7 reptiles, 31 birds, and 16 mammals. The California annual grassland habitat found on
the property supports a fauna consisting of common wildlife species. Species included in the wildlife
list were animals that were observed on the project site by the biologists, or were reported in the
CNDDB for the site, or are expected to be found if observations were extended.

Special Status Plants and Animals. The CNDDB and CNPS On-line Inventory of Rare and
Endangered Plants of California contain records for 55 special status species and one sensitive
natural community within the designated search area, which included the Templeton, Paso Robles,
Atascadero, York Mountain, and Morro Bay North USGS 7.5 minute quadrangles. Special status
plants were not found on the property and are not expected to occur. Appropriate habitat and soil
conditions are present for three special status animals. One special status animal could potentially

occur on the property.

Western spadefoot toad (Spea hammondii) is a California Species of Special Concern known from
ephemeral pools in open grassland habitats across the interior region of San Luis Obispo County.
Spade foot toads remain underground for most of the year, emerging to breed in ephemeral pools
during the rainy season. Development of the larvae from egg to metamorphosis can be very quick. In
May 2007, the biologist identified spadefoot toad larvae in four ephermeral pools located along the
railroad right-of-way approximately 1.2 miles east-northeast of the property. Dispersal from known
breeding pools northeast of the property is unlikely due to the dense residential area and highway 101
separating the sites. Spadefoot toad requires small pools or puddles to breed. Appropriate pools were
not found on the property during previous surveys (for the residential development to the north) and
no evidence of puddles or pools capable of supporting spadefoot toads were found on the property in
2008. Western spadefoot toads were not found on the property and are not expected to occur.

Impact. Construction of the proposed project would result in impacts to a seasonal drainage, ruderal
habitats consisting of non-native vegetation, and California annual grassland. Construction activities
could impact common plant and animal species, nesting birds, and one native oak tree.
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Habitat Impacts

Ruderal. All existing ruderal habitat on the property would be converted to anthropogenic habitat
consisting of residential units and commercial land use. The loss of ruderal habitat on the property
could negatively affect common animal species such as California ground squirrel and desert
cottontail. Removal of ruderal habitat is not a significant impact.

California_annual grassland. California annual grassland habitat of the property would be removed.
Removal of low quality annual grassiand habitat would not be a significant impact.

Seasonal drainage. The seasonal drainage and wetland would be filled by the proposed project. A
culvert would be installed to carry nuisance and storm water across the site to Las Tablas Road
where it would be conveyed under the road. The loss of the low quality wetland and waters would be
a significant but mitigable impact.

Valley Oak Tree Impact

One valley oak tree occurs on the property that will be retained according to the proposed project
plan. The tree is forty-eight inches in diameter at breast height, and is in good condition. One of the
three main trunk branches broke off the tree approximately 10 years ago. The tree has been
incorporated into the project plan within a courtyard. Appropriate supervision of the tree root zone by a
licensed arborist and protective fencing at the maximum extent feasible from the canopy edge would
be necessary during construction to prevent root zone damage and protect the long-term health of the
tree. The natural drainage of the site will be altered by grading for development and installation of
impervious surfaces. This could affect the viability of this large oak tree.

Common Wildlife Impacts

Nesting habitat. Common bird species may nest in grasslands and shrubs on the property. Raptor
nests were not observed on the property during the biologist surveys. Impacts to or take of common
nesting birds can be avoided.

Reduction of wildlife movement corridors. Wildlife movement across the property is highly localized
due to the surrounding residential and commercial land uses. A significant wildlife movement corridor

does not exist on the property.

Displacement and/or take. Common wildlife species currently living on the property or using the
property as transients would be permanently displaced from the property. Take of common species
may occur. Take of common species at this scale would be an insignificant impact.

Special Status Species Impacts

Special status plants do not occur on the property due to the lack of appropriate habitat. Development
on the property would not result in impacts to special status plants.

One special status animal could potentially occur on the property. Special status species were not
observed on the property during surveys. Western spadefoot toad is a sensitive amphibian that is
known to breed in the Templeton area. Appropriately timed and implemented pre-construction surveys
for special status species would reduce the potential for impacts to special status animals to a less
than significant level.

Western spadefoot toads were not found on the property during appropriately timed surveys for
breeding amphibians. The spadefoot toad is not expected to occur on the property in the future due to
the lack of appropriate habitat and degradation of dispersal areas between the property and known
breeding pools. The proposed project would not impact the Western spadefoot toad.

Mitigation/Conclusion.
Seasonal drainage. The project would result in filling the existing seasonal drainage and wetland and
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replacing the flow path with a culvert pipe. A jurisdictional determination by the U.S. Army Corps of
Engineers would establish a Clean Water Act permitting path for the project. If the Corps takes
jurisdiction of the drainage, mitigation would be at least a two to oné replacement of the wetland and
waters filled. Wetland delineation should be completed and verified by the Corps to determine impacts
to federal wetlands and waters. Loss of this section of the seasonal drainage may affect common
amphibians and wildlife. Offsite mitigation would be required to reduce this impact to a less than
significant level.

Valley oak tree. The forty-eight inch valley oak tree could be impacted by construction activities.
Mitigation of potential impacts can be accomplished by protective measures conducted during
construction.

The standard mitigation ratio established for impacted oak trees is 2:1. The applicant has agreed to
provide for the planting, in kind at a ratio of 2:1, of oak trees to mitigate for the one oak tree that will
be impacted as a result of the proposed project. A total of two (2) oak trees will be required to be
planted to mitigate for the one impacted oak tree.

As a result of the project, newly planted trees shall be maintained until successfully established. This
shall include protection (e.g. tree shelters, caging) from animals (e.g. deer, rodents), regular weeding
(minimum of once early fall and once early spring) of at least a three-foot radius out from plant and
adequate watering (€.9. drip-irrigation system or similar). Watering shall be controlled so only enough
is used to initially establish the tree. Planting during the driest months (June through September) shall
be avoided. The applicant shall retain a qualified individual to plant and monitor the two new oak trees
for at least five years.

Nesting Habitat. Migratory non-game native bird species are protected by international treaty under
the Federal Migratory Bird Treaty Act of 1918. California Department of Fish and Wildlife Code
prohibits take of all birds and their active nests including raptors and other migratory non-game birds.
To avoid impacts to nesting birds, grading and construction activities that affect trees and grasslands
shall not be conducted during the breeding season from March 15 to August 15.

With the incorporation of the mentioned measures, and the mitigations as specified in Exhibit B-
Mitigation Summary Table, impacts upon biological resources will be reduced to a less than significant
level.

5. CULTU RAL RESOU RCES Potentially  Impact can Insignificant  Not

. will th s Significant & will be Impact Applicable
ill the project: mitigated

a)  Disturb archaeological resources? ] [] < ]

b)  Disturb historical resources? ] [] X ]

¢)  Disturb paleontological resources? [] ] 4 ]

d) Other: D D [:] D

Setting. The project is located in an area historically occupied by the Obispeno Chumash and
Southern Salian. A surface survey conducted in the vicinity of the project site near Twin Cities
Hospital did not result in the discovery of cultural resources(Conway; November 27, 2001). The report
conculded that the project area has a low potential for the presence of archaeological resources
based on the records search, the results of previous surveys on adjacent properties, and the lack of
notable physiographic features and nearby water sources {0 influence prehistoric settlement. Based
on the results of that report and the results of seven other archaeological surveys conducted within a
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quarter mile of the proposed project site;no archaeological resources would likely be inpmacted by the
proposed project.

Paleontological Resources. A Paleontological Resource Assessment for the project site was
performed by Cogstone Resource Management, written and investigated by Sherri Gust in July 2008 .
This report studied the area of overlap between the previous study and the current proposed project
site; this overlap occurs on the western side of Bennett Way, which is the area investigated by Sherri
Gust.

An intensive pedestrian survey for paleontological resources of the project parcel was negative with
no resources observed.

Impact. A pedestrian survey was conducted by Sherri Gust in July 2008 that was negative with no
resources observed. The project site is located on the Quaternary Older Alluvium and/or Paso Robles
Formation overlying the lower shale of the Monterey Formation. These geological formations are
considered to have high paleontological significance and have produced several significant
documented paleontological resources in San Luis Obispo County including: fossil elephant, horse,
bison, elk, terrestrial mollusk, crustaceans, three-spine stickleback, giant tortoise, rodent, elephant,
yesterday's camel, fossil kelp, brittlestars, marine fishes, blue footed booby, sea lion, sea hippo,
dolphins, and whales (Cogstone; 2003 & 2008). During field survey conducted by Sherri Gust of
Cogstone, no fossils were observed or collected. No evidence of cuitural materials was noted on the
property. Impacts to historical or paleontological resources are not expected.

Although no evidence of fossils were observed or collected during the survey, the report concluded
that potentially sensitive fossil-bearing rock units may be located on the project site, because fossils
were recovered in the Monterey Formation in nearby parcels to the north and west during grading,
increasing the probability that the project may also yield paleontological resources in this formation.
All grading operations may result in the destruction of fossils and a significant adverse impact on the
region’s paleontological resources.

Mitigation/Conclusion. To mitigate for potentially significant adverse project specific and cumulative
impacts to paleontological resources, the applicant has agreed to submit a Paleontological Monitoring
and Recovery Plan (PMRP) for the review and approval of the County of San Luis Obispo. The PMRP
would provide for the scope and timing of a consulting paleontological monitor's presence and
methods of resource protection and recovery. The Plan shall be implemented and submitted by the
consulting paleontologist. Implementation of the above measures would reduce potential impacts to
paleontological resources to a level of insignificance.

Potentially Impactcan Insignificant Not
6. GEO.LOGY AND SOILS Significant & will be Impact Applicable
Will the project: mitigated
a) Result in exposure to or production of [] ] X ]

unstable earth conditions, such as
landslides, earthquakes, liquefaction,
ground failure, land subsidence or
other similar hazards?

b) Be within a California Geological [] ] X ]
Survey “Alquist-Priolo” Earthquake
Fault Zone”, or other known fault
zones*?
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' Potentially  Impact Insignificant Not
6. GEOLOGY ANDSOILS  [owahy macican boeont Jot

Will the project: mitigated

¢) Result in soil erosion, topographic ] Y [] L]
changes, loss of topsoil or unstable soil
conditions from project-related
improvements, such as vegetation
removal, grading, excavation, or fill?

d) Include structures located on expansive [:] [:l }X{ D
soils?
e) Be inconsistent with the goals and [] [] 24 []

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

f) Preclude the future extraction of ] [] X ]
valuable mineral resources?

g) Other: D D D D

* Per Division of Mines and Geology Special Publication #42

Setting. The site topography is essentially rolling hills with gentle to moderate slopes. The area
proposed for development is outside of the Geologic Study Area designation. The landslide risk
potential is considered low. The liquefaction potential during a ground-shaking event is considered low
to moderate. No active faulting is known to exist on or near the subject property. A Preliminary Soils
Investigation report (Buena Geotechnical Services; May 12, 2003) did not identify any conditions on
the project site that would require geotechnical engineering mitigation beyond standard measures
required by law. There is no evidence that measures above what would already be required by
ordinance or code are needed.

The following relates to the project's geologic aspects or conditions:
Topography: Gently sloping to moderately sloping
Within County’s Geologic Study Area: No
Landslide Risk Potential: High
Liquefaction Potential: Low
Nearby potentially active faults?: No  Distance? Not applicable
Area known to contain serpentine or ultramafic rock or soils: No
Shrink/Swell potential of soil: Low to moderate
Other notable geologic features? None

Drainage: A seasonal drainage crosses the property at a diagonal from the medical center on the
west boundary to a culvert under Las Tablas Road. The drainage carries storm water during and
immediately following rain events. Runoff and landscape water from the adjacent medical center and
residential neighborhood enter the drainage during the dry season. Standing water and saturated soils
were observed in June 2008, according to the Wetland Delineation report prepared for the project site
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by Althouse and Meade in March 2009. A large nuisance water pipe outlet is located in the drainage
approximately 200 feet from the western property boundary, and appears to be the source of some of
the water in the drainage during summer months. Ponded water was observed in June 2008 at some
distance from the culvert outfall.

A second seasonal drainage crosses the northeast corner of the Property before flowing under
Bennett Way into a detention basin on an adjacent property.

As described in the Natural Resources Conservation Service (NRCS Soil Survey, these soils are very
poorly to moderately drained.

Sedimentation_and Erosion: The soil types mapped for the site include: Arbuckle-San Ysidro
Complex, Gazos Shaly Clay Loam, and Lockwood-Conception Complex. As described in the NRCS
Soil Survey, the soil surface is considered to have moderate to high erodibility and has a low to high
shrink-swell characteristic.

Impact.

Drainage. Modification of existing drainage patterns and the creation of impervious surfaces on the
project site would change the amount and direction of storm water runoff and potentially cause
erosion and sedimentation. The applicant is proposing to install a storm water system, consisting of
various storm drain manholes and inlets throughout the site that will drain into underground storage
basins; three underground detention basins with the ability to hold 60,000 cubic feet in volume; the
system will also incorporate Low Impact Development design (rain gardens and bio-swales for
additional storm water infiltration). The proposed system will allow the project's runoff to be detained
and mitigated to release at the 2-year pre-development discharge rate. As designed the proposed
basins will achieve County standards and will not contribute to downstream deficiencies.

Sedimentation and Erosion. Total grading activities and site disturbance would be approximately 13.5
acres for tract improvements and building pads. If grading occurs before, during, or immediately
following a rain event, significant erosion and sedimentation impacts may occur.

Mitigation/Conclusion. Pursuant to Section 22.52.090 of the County Land Use Ordinance (T itle 22
of the County Code), an erosion and sedimentation control plan is required for the review and
approval by the County Departments of Public Works and Planning and Building. The plan would be
required by ordinance to include both temporary and final measures including, but not limited to, the
use of the hay bales, straw wattles, silt fencing, jute netting, hydro seeding, or other soil stabilization
measures. Implementation of this required plan adequately addresses any potential impacts; therefore
no additional mitigation measures are necessary.

7. HAZARDS & HAZARDOUS Potentially  Impactcan Insignificant Not
i |
MATERIALS - Will the project: Significant zi‘:;g::d Impact Applicable
a) Create a hazard to the public or the ] [] X []

environment through the routine
transport, use, or disposal of hazardous
materials?

sy

LS County of San Luis Obispo, Initial Study Page 18



7. HAZARDS & HAZARDOUS Potentially Impactcan Insignificant Not
Significant & will be Impact Applicable

MATERIALS - Will the project: mitigated

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

c¢) Emit hazardous emissions or handle [] [] X []
hazardous or acutely hazardous
materials, substances, or waste within
%-mile of an existing or proposed
school?

d) Be located on, or adjacent to, a site D L__] D }X{
which is included on a list of hazardous
material/waste sites compiled pursuant
to Gov’t Code 65962.5 (“Cortese List”),
and result in an adverse public health
condition?

L]
X
[

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

[
[

f) If within the Airport Review designation,
or near a private airstrip, resultin a
safety hazard for people residing or
working in the project area?

X

g) Increase fire hazard risk or expose
people or structures to high wildland
fire hazard conditions?

h) Be within a ‘very high’ fire hazard
severity zone?

X
O O O

L]
L]
L]

0O O O

X

i) Be within an area classified as a ‘state
responsibility’ area as defined by
CalFire?

j) Other: ] [] ]

[

Setting/lmpact. The proposed project site is an undeveloped parcel dominated by grasslands and
one valley oak tree. Surrounding land uses include residences, offices, retail businesses, and a
hospital. The project site is not located in an area of known hazardous material contamination and
does not propose use of hazardous materials. The proposed project is within a moderate fire hazard
severity area. No impacts as a result of hazardous materials are anticipated. The project is not
expected to conflict with any regional emergency response or evacuation plan.

Mitigation/Conclusion. The proposed project was referred to the Templeton Fire Department for
review. No significant fire safety risk was identified; however, standard fire safety measures are
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required by the Templeton Fire Department. These measures include the installation of hydrants
throughout the proposed development, the installation of water sprinklers, minimum 20-foot fire
access within the existing circulation, fire department access to roofs on buildings exceeding 20 feet
in height, and County and fire department addresses. Implementation of these standard requirements
is required, and no additional mitigation measures are necessary.

Potentially Impact can Insignificant Not
8. NOISE Significant  &willbe  Impact Applicable
Will the project: mitigated
a) Expose people to noise levels that [:] D |Z D
exceed the County Noise Element
thresholds?

X<

b) Generate permanent increases in the
ambient noise levels in the project
vicinity?

¢) Cause a temporary or periodic increase
in ambient noise in the project vicinity?

O 0O o
X

d) Expose people to severe noise or
vibration?

O oo o
X
O ood O

e) If located within the Airport Review
designation or adjacent to a private
airstrip, expose people residing or
working in the project area to severe
noise levels?

f) Other: l:l D I:l I____l

X
[]

Setting.

Noise Exposure. The project's east boundary is located near the US 101 Highway, a major noise
source that produces noise levels of 60 decibels that spill into the project area. Adjacent to the
southern border of the site is Las Tablas Road, which produces noise levels of 70 decibels that
penetrate about 50 feet into the site, 65 decibels that penetrate 110 feet into the site, and 60 decibels
that penetrate about 230 feet into the site. An acoustic study performed by David Dubbink Associates
in August 2010 (amended October 2013) determined that the most significant sources of noise would
be from Las Tablas Road, Bennett Way, and helicopters using the landing pad at the Twin Cities
Hospital.

Noise Generation. Implementation of the proposed project would potentially result in the generation of
approximately 5,397 daily traffic trips. Generation of these trips would contribute to the cumulative
generation of transportation-related noise. The proposed project site is located in the midst of a major
highway, residential development, commercial development, and Twin Cities Hospital, therefore,
generation of these trips would not result in a significant level of transportation-related noise.

Impact.

Noise Produced. The proposed development plan shows all of the structures surrounded by
driveways and by parking which will expose the neighboring developments (primarily the residential
development to the north) to noise from general parking lot noises; cars starting, doors closing, and
occasional alarms or horns sounding. A drive through window is proposed at the western end of one
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of the centrally located buildings. There are also trash enclosures that are independent of the
buildings. The project could result in significant noise impacts to surrounding residential uses.
Construction noise impacts to adjacent sensitive receptors (e.g. residential, hospital, office) are not
subject to the noise standards in the Land Use Ordinance provided that construction occurs within the
hours provided in the Ordinance. Construction activities outside those hours, if in proximity to
adjacent sensitive receptors, could be significant.

Noise Exposure. Noise that is generated by Las Tablas Road, Bennett Way, and the US 101 freeway
was determined to be insignificant by County standards, according to the acoustical study. The
expected noise levels were within the parameters established in the Noise Element for the proposed
uses. Helicopter flyovers to the hospital will produce considerable amounts of noise to the office
buildings and hotel that are proposed for the site, both of which can be considered noise sensitive
uses; however, these flights will be very infrequent. According to the acoustical study, they generally
occur only four to ten times per month. Noise produced by these flights will be disruptive to some
activities in the proposed office buildings and hotel, but they will not exceed the County thresholds.
The acoustic study did recommend, however, that a condition of the project be that potential tenants
will be notified of the existence of helicopter noise impacts, and that noise deafening be emphasized
in the construction process and perhaps be required to meet the standards of 30 NLR.

Mitigation/Conclusion. The acoustical study identified mitigation measures that will reduce the
identified noise impacts to a level of insignificance. This includes use of solid walls in the areas
bordering the adjacent residential uses, relocation of trash enclosures away from adjacent residential
areas, acoustical construction materials in the hotel, and disclosure of guests (hotel) and leasees
(commercial) of the possibility of helicopter noise. With the incorporation of the measures identified in
the acoustic study prepared for the proposed project, and the mitigations as specified in Exhibit B-
Mitigation Summary Table, impacts upon sensitive noise receptors will be reduced to a less than
significant level.

9. POPULATION/HOUSING Potentially Impact can Insignificant Not
' Wil th . Significant & will be Impact Applicable
ill the project: mitigated
a) Induce substantial growth in an area ] ] X []

either directly (e.g., construct new
homes or businesses) or indirectly
(e.g., extension of major
infrastructure)?

b) Displace existing housing or people, |:| |:| P} [___I
requiring construction of replacement
housing elsewhere?

c) Create the need for substantial new ] ] X ]
housing in the area?

d) Other: ] ] [] ]

Setting/impact: Implementation of the proposed tentative tract map would result in the construction
of eight new commercial structures and two new residences in an area dominated by office/
professional building use and residential land uses. Future development would be consistent with
existing uses and would not displace present housing, people, or business, or use a substantial
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amount of fuel or energy to construct or maintain. No significant population or housing impacts are
expected to occur as a result of the proposed tentative tract map and conditional use permit.

Mitigation/Conclusion. No significant impacts are anticipated and no mitigation measures are
necessary.

10. PUBLIC SERVICES/UTILITIES potentially impactcan Insignificant Not
Will the project have an effect upon, or Significant & will be Impact Applicable
result in the need for new or altered public mitigated
services in any of the following areas:
a) Fire protection? X

N

b) Police protection (e.g., Sheriff, CHP)?
c¢) Schools?

d) Roads?

e) Solid Wastes?

f)  Other public facilities?

ODOoOoodon
OO OXXKX

OXXOOOQ
OOoogod

g) Other:
Police: County Sheriff Location: Templeton (Approximately .9 miles to the north-east)
Fire: Templton Fire Department Hazard Severity: Low Response Time: 0-5 minutes

Location: Approximately 1 miles to the south-east

School District: Templeton Unified School District

Setting. The project site is served by the County Sheriffs Department and the Templeton Fire
Department as the primary responders. The closest Sheriff sub-station is located approximately one
mile northeast of the project site. The Templeton Fire Department station is located approximately one
mile southeast of the project site. The project site is located withi the Templeton Unified School
District.

Impact. This proposed project, along with numerous others in the area would have a cumulative
effect on police and fire protection.

Mitigation/Conclusion. Regarding cumulative effects, public facility (County) and school (State
Government Code 65995 et seq.) fee programs have been adopted to address this impact, and will
reduce the cumulative impacts to less than significant levels. No project-specific mitigation measures
are necessary.
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11. RECREATION Potentially Impact can Iinsignificant Not

Significant & will be Impact Applicable
Will the project: mitigated
a) Increase the use or demand for parks ] X [] []
or other recreation opportunities?
b)  Affect the access to trails, parks or [] ] X []

other recreation opportunities?

c) Other |:| |:| |___| D

Setting. The County's Parks and Recreation Element does not show that a potential trail goes
through the proposed project. The project is not proposed in a location that will affect any trail, park,
recreational resource, coastal access, and/or Natural Area.

Impact. The proposed project, along with numerous others in the area would have a cumulative
effect on parks and other recreational facilities.

Mitigation/Conclusion. Regarding cumulative effects, payment of Quimby fees, in accordance with
Title 21, the Real Property Division Ordinance, which establishes an in-lieu fee for all new land
divisions for the purpose of developing new, or rehabilitating existing, park or recreational facilities to
serve the land division., will reduce the cumulative impact to less than significant levels. No project-
specific mitigation measures are necessary.

12. TRANSPORTATION/CIRCULATION Potentially Impactcan Insignificant Not

Significant & will be Impact Applicable
Will the project: mitigated
a) Increase vehicle trips to local or areawide |:| & [:I |:|
circulation system?
b) Reduce existing “Level of Service” on DX
public roadway(s)?
c) Create unsafe conditions on public P}

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

d) Provide for adequate emergency access?

X [
OX O O
Od O 4

e) Conflict with an established measure of
effectiveness for the performance of the
circulation system considering all modes
of transportation (e.g. LOS, mass transit,
etc.)?

f) Conflict with an applicable congestion
management program?

o0 o0 o

O O
OO
X X
O O

g) Conflict with adopted policies, plans, or
programs regarding public transit,
bicycle, or pedestrian facilities, or
otherwise decrease the performance or
safety of such facilities?
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12. TRANSPORTATION/CIRCULATION Potentially Impactcan Insignificant Not

Significant & will be Impact Applicable
Will the project: mitigated
h) Result in a change in air traffic patterns |:| D gl |:|

that may result in substantial safety risks?

i) Other: ] [] [] []

Setting. The proposed project site would be accessed from Bennett Way and Las Tablas Road.
Highway 101 is located approximately 895 feet east of the project site, and the Highway 101/ Las
Tablas Road interchange is located approximately 900feet southeast of the project site. The project
was referred to the county Department of Public Works and Caltrans. The Department of Public
Works identified potentially significant impact resulting from additional traffic and a reduction in LOS at
the Las Tablas Road and Bennett intersection. A traffic study was prepared to evaluate the proposed
project’s potential impact to existing circulation systems (ATE; September 2012).

Highway 101 is a four-lane divided State Highway, with two lanes in each direction. Las Tablas Road
is a two-lane collector urban roadway providing access to residential and commercial development
(including Twin Cities Hospital) within the community of Templeton. Bennett way is a two-lane local
road that provides access to residential and commercial development south of Las Tablas Road.

Based on the Traffic Analysis, prepared by Associated Transportation Engineers (ATE) in September
2012, the key roadway segments and intersections in the study area currently operate at LOS C or
better during the A.M. and P.M. peak hour periods.

Impact. The proposed project is estimated to generate about 7,860 ADT, 332 A.M. peak hour trips,
and 720 P.M. peak hour trips per day, the trip generation analysis also determined the various trip
types that would occur at the mixed-use site, including “internal Capture”, “Primary”, and “Pass-by”
trips. Internal capture trips and pass-by trips would not affect the study-area roadways and
intersections beyond the project site. The analysis found that the primary traffic generated by the
project that would affect the study-area street network beyond the project site would total 5,397 ADT,
332A.M. peak hour trips, and 508 P.M. peak hour trips.

The impact analysis found that study-area roadway segments and intersections would operate at LOS
C or better during the A.M. and P.M. peak hour periods with Existing + Project and Existing +
Approved + Project traffic, which meets the County of San Luis Obispo LOS D standard for County
facilities and the Caltrans LOS C standard for the U.S. Highway 101/Las Tablas Road interchange.

The site access analysis found that the main access driveway on Las Tablas Road would operate at
LOS C under Existing+ Approved + Project conditions during peak hour periods, indicating that
adequate gaps are available in the Las Tablas Road traffic streams to allow for movement to/from the
driveway. Adequate sight distance is available at the driveway assuming that obstructions (i.e. signs,
landscaping, etc. greater than 30 inches in height) are not placed within the sight triangles adjacent to
the driveway. The Bennett Way access driveway would operate at LOS A under Existing + Approved
+ Project conditions during peak hour periods, indicating that adequate gaps are available in the traffic
streams to allow for movements to/from the driveway. Adequate sight distance is available at the
driveway assuming that obstructions greater than 30 inches in height are not placed within the sight

triangles adjacent to the driveway.

Parking and Circulation. The project is proposing to provide a total of 683 parking spaces for the retail,
hotel, and medical office uses. The County’s Land Use Ordinance (Tittle 22) parking requirement for
the development is 595 spaces. Since the parking demands associated with any project may be
different than the Land Use Ordinance (LUO) requirement, peak parking demands were calculated
using the Urban Land Institute’s “Shared Parking” model. Shared parking models were developed to
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forecast weekday and weekend parking demands. The parking models forecast a weekday peak
parking demand for 567 parking spaces at 1:00 P.M. during the peak December month and a
weekend peak parking demand for 589 parking spaces at 11:00 A.M. during the peak December
month. The 683 parking spaces proposed for the project would satisfy the peak parking demand
forecast and the County’'s LUO requirement.

General Plan_Consistency. The General Plan Buildout analysis found that all of the County-
maintained intersections in the study area would operate at LOS C or better during the A.M. and P.M.
peak hour periods and the Caltrans-maintained U.S. Highway 101/Las Tablas Road interchange
would operate at LOS B during the A.M. and P.M. peak hour periods, which meet the County and
Caltrans standards. The General Plan Buildout analysis found that the project would contribute to two
roadways impacts at buildout of the Templeton area: 1) Las Tablas Road from Bennett Way to U.S.
Highway 101 and 2) Las Tablas Road from U.S. Highway 101 to Florence Street. Roadway
improvements identified for the Templeton area including widening Las Tablas Road from Bennett
Way to U.S. Highway 101 to 4 or 5 lanes, which would yield LOS A; and adding a two-way left-turn
lane on Las Tablas Road from U.S. Highway 101 to Florence Street, which would yield LOS B. The
proposed project is located within the Templeton fee program area and would pay into the fee
program to offset it contribution to cumulative impacts in the area, including the 2 identified roadway
impacts.

Mitigation/Conclusion.

Project-Specific. The Existing + Project and Existing + Approved + Project impact analysis found that
the proposed project would not significantly impact the roadway segments and intersections located in
the project study area.

General Plan Buildout. The General Plan Buildout impact analysis found that the project would
contribute to cumulative impacts to 2 roadway segments in the Templeton area. A key element of the
Templeton Traffic Circulation Study conducted by the County was to define the necessary Capital
Improvement Project (CIP) Program and develop a Road Improvement Fee to support the CIP
Program. The capital improvements identified for the Templeton area include widening Las Tablas
Road from Bennett Way to U/S. Highway 101 to 4 or 5 lanes, which would yield LOS A at full buildout
of the Templeton area; and adding two-way left-turn lane on Las Tablas Road from U.S. Highway 101
to Florence Street, which would yield LOS B at full buildout of the Templeton area. Based on the
results of the Traffic Analysis and input from the Department of Public Works the cumulative impacts
would be mitigated by the applicant’s contribution to the County's Local Traffic Impact Fee Program
for the Templeton area. The applicant has agreed to contribute to this program. Implementation of the
recommended site access standards for the two proposed access driveways and contribution to the
fee program would mitigate traffic impacts to a level of insignificance.

Potentially Impact can Insignificant Not
13. WASTEWATER Significant & will be Impact Applicable
Will the project: mitigated
a) Violate waste discharge requirements [] [] 24 []
or Central Coast Basin Plan criteria for
wastewater systems?
b) Change the quality of surface or ground ] [] 24 []
water (e.g., nitrogen-loading, day-
lighting)?
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13. WASTEWATER Potentially Impactcan Insignificant Not

Significant & will be impact Applicable
Will the project: mitigated
c) Adversely affect community wastewater [] [] ] ]
service provider?

d) Other: |:| D D D

Setting. The applicant proposes to use the Templeton Community Services District (TCSD) to handle
wastewater effluent. The Environmental Health Division is in receipt of a valid intent-to-serve letter
that states this system can accept and process the wastewater proposed from the project.

Impact. The project will be served by a public water line to be extended through the project.

The Status of Water letter provided by the TCSD states that sewer service is currently available for 34
units (TCSD; October 12, 2011).

Mitigation/Conclusion. Given that the system is currently operating at acceptable levels and that it
has the capacity to support existing commitments in addition to the proposed project, no mitigation
measures are necessary.

Potentiall I t Insignificant Not
14. WATER & HYDROLOGY Significant & willbe Impact  Applicable
Will the project: mitigated
QUALITY
L] X [ []

a) Violate any water quality standards?

b) Discharge into surface waters or ] X ] ]
otherwise alter surface water quality
(e.q., turbidity, sediment, temperature,
dissolved oxygen, etc.)?

¢) Change the quality of groundwater ] [] N []
(e.g., saltwater intrusion, nitrogen-
loading, etc.)?

d) Create or contribute runoff water which
would exceed the capacity of existing
or planned stormwater drainage
systems or provide additional sources
of polluted runoff?

X
[
[

e) Change rates of soil absorption, or |:]
amount or direction of surface runoff?

X
Ll
[l

f) Change the drainage patterns where ]
substantial on- or off-site
sedimentation/ erosion or flooding may
occur?

g) Involve activities within the 100-year D L—_I }I{ D
flood zone?
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14. WATER & HYDROLOGY Potentially Impactcan Insignificant Not

Significant & will be Impact Applicable
Will the project: mitigated

QUANTITY

h) Change the quantity or movement of D D & D
available surface or ground water?

i) Adversely affect community water [] ] P ]
service provider?

j) Expose people to a risk of loss, injury ] [] ] ]

or death involving flooding (e.g., dam
failure,etc.), or inundation by seiche,
tsunami or mudfiow?

k) Other: D D |:| |:|

Setting.

Water Quality. The project site encompasses vacant fields crossed by an unnamed ephemeral
drainage, beginning at a culvert outfall from an adjacent parking lot to the west, and running southeast
to a culvert under Las Tablas Road. The applicant is proposing to construct drainage improvements
including a storm water system, culverts, and underground detention basins (refer to Geology and

Soils Discussion).

Water Usage. The applicant proposes to obtain its water needs from the Templeton Community
Services District (TCSD). The County’s Environmental Health Division has issued a preliminary
evidence of water letter; TCSD has also issued a Conditional Will Serve Letter (10/28/08) indicating
that they are willing to provide 34 water units and 34 sewer units to the site.

Impact.

Water Quality. Potential impacts to water quality include the discharge of sediment, fuel, oil, or other
pollutants into the onsite stormwater drainages during the grading and construction phases of the

proposed project.
With regards to project impacts on water quality the following conditions apply:

v Approximately 588,000 square feet of site disturbance is proposed and the movement of
approximately 115,000 cubic yards (80,000cy cut, 35,000cy fill) of material;

v The project will be subject to standard County requirements for drainage, sedimentation and
erosion control for construction and permanent use;

(if disturbance over an acre) The project will be disturbing over an acre and will be required to
prepare a SWPPP, which will be implemented during construction;

The project is not on highly erodible soils, nor on moderate to steep slopes;

The project is not within a 100-year Flood Hazard designation;

The project is more than 100 feet from the closest creek or surface water body;

All disturbed areas will be permanently stabilized with impermeable surfaces and landscaping;
Parking area drainage inlets will be fitted with hydrocarbon filters;

\

v
v
v
v
v
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AN

Bioswales will be installed as a part of the drainage plan;
Stockpiles will be properly managed during construction to avoid material loss due to erosion;

v The project is subject to the County’s Plumbing Code (Chapter 7 of the Building and
Construction Ordinance [Title 19]), and/or the “Water Quality Control Plan, Central Coast
Basin® for its wastewater requirements, where wastewater impacts to the groundwater basin
will be less than significant; and

v All hazardous materials and/or wastes will be properly stored on-site, which include secondary
containment should spills or leaks occur.

AN

A sedimentation and erosion control plan is required for all construction and grading projects (LUO
Sec. 22.52.120) to minimize these impacts. When required, the plan is prepared by a civil engineer to
address both temporary and long-term sedimentation and erosion impacts. Projects involving more
than one acre of disturbance are subject to the preparation of a Storm Water Pollution Prevention
Plan (SWPPP), which focuses on controlling storm water runoff. The Regional Water Quality Control
Board is the local extension who monitors this program. In addition, the project the will be required to
comply with the County’s Stormwater Program.

Water Usage. Water demand calculations have been provided by RRM Design Group and yield a
project demand of 88-units, leaving the remainder of 54 units needed (88 units total project demand —
34 units obtained = 54 units still needed to serve the proposed development). The applicants are first
on the TCSD'’s water allocation list (for up to 170 water and sewer units) and have the ability to
purchase the remaining 54 units when the project is at the building permit phase.

The applicant is proposing a phasing plan to ensure that each lot created under the tract map would
have a minimum number of water units allocated, in the event that no additional water units become
available. This would allow a limited level of development on the proposed parcels, but may be at a
level less than what is anticipated in the conditional use permit:

Applicant Proposed Water Unit Allocation Table

Lot Use and Bldg. Type Assigned Water Unit
Allocation per Applicant

Single Family Residential 1

Single Family Residential

Commercial/Retail C.3, General (10,800 sf)
Commercial/Retail C.4, Restaurant (7,800 sf)
Commercial/Retail C.1, Grocery (18,800 sf)
Commercial/Retail C.2, Pharmacy (15,800 sf)
Office O.1, Medical (24,000 sf)

Office 0.2, Medical (24,000 sf)

Office 0.3, Medical (14,700 sf)

Hotel H.1, Hotel (61,500 sf)

TOTAL

Ol | N| & ;o &) W D] —~

NSRRI I I I -

-
o

(3]
H
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The applicant also provided a breakdown of proposed future water and sewer needs for each
proposed lot in order to develop consistently with the level anticipated under the conditional use
permit.. After reviewing the water demand calculations provided for each proposed building, the TCSD
recommended the following water unit allocation for the project. The applicant has agreed to modify
the proposed allocations of water units so that the water demand needs for the earliest proposed
buildings mat be met without the purchase of additional water units, as recommended by the TCSD
letter dated November 5, 2012.

TCSD Recommended Water Unit Allocation Table

Lot Use and Bldg. Type Recommended -
Water Unit Irrigation Water Units Total Water Deficit # of
Allocation required for Units Required Water Units
per TCSD Proposed Project for Development | by lot
Phase 1
1 Single Family Residential | 1 0 1 1 0
2 Single Family Residential | 1 0 1 1 0
Phase 2
Commercial/Retail C.3,
3 General (10,800 sf) 3 1 2 3 0
4 Commercial/Retail C.4, 5 1 5 6 1
Restaurant (7,800 sf)
5 Commercial/Retail C.1, 5 1 5 6 1
Grocery (18,800 sf)
6 Commercial/Retail C.2, 3 1 2 3 0
Pharmacy (15,800 sf)
Phase 3
7 Office 0.1, Medical 4 1 7 8 4
(24,000 sf)
8 Office 0.2, Medical 4 1 7 8 4
(24,000 sf)
9 Office 0.3, Medical 4 1 3 4 0
(14,700 sf)
Phase 4
10 Hotel H.1, Hotel 4 1 47 48 44
(61,500 sf)
TOTALS 34 8 79 88 54

The project proposes the following measures to reduce consumptive water use:
v Install water-efficient landscape, as defined in the County's LUO

v Design buildings to be more water-efficient than what is currently required under the UBC and
UPC
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v Restrict watering methods (e.g., prohibit systems that apply water to non-vegetated surfaces)
and control runoff, including a methed to provide ongoing monitoring of watering methods

v Devise a comprehensive water conservation strategy appropriate for the project and. location.
The strategy may include many of the specific items listed above, plus other innovative
measures that are appropriate to the specific project.

Based on available water information, there are no known constraints to prevent the project from
obtaining its water demands. The project will be required to acquire additional units as the project
phases move forward. The project will be required to maintain a certain minimum available units to
allow development of all the parcels.

Mitigation/Conclusion.

Water Quality. To prevent sediment and other poliutants from entering the stormwater drainage, the
applicant is required to submit and erosion and sedimentation control plan as discussed in the
Geology and Soils section. In addition, the applicant is proposing to grade over one acre, therefore a
Storm Water Pollution Prevention Plan (SWPPP) is required by the State Water Resources Control
Board. The SWPPP can be incorporated in the erosion and sedimentation control plan.
Implementation of these approved plans and listed in Exhibit B would mitigate potential impacts to
water quality to a level of insignificance.

The project will be required to comply with the County’s Stormwater Program. This would require
retention and treatment measures for on-site drainage and runoff. The project will be required to
incorporate a suite of measures including on-site retention of runoff, incorporation of site design and
Low Impact Development (LID) measures, use of filters (or other methods) to treat runoff from parking
lots, etc. The specific measures and calculations will need to be demonstrated at the time of tract
improvement plans and building plan submittal for each phase of development.

Water Usage. Based on available water information, the project’s water source is adequate to provide
for the project's water needs. With the implementation of the TCSD revised water allocation phasing
plan and the purchase of the additional water units required for development buildout; and the
implementation of the proposed water quality conditions listed no significant impacts to water usage
are anticipated. The project will be required to maintain a certain minimum available units to allow
development of all the parcels.

Inconsistent Potentially Consistent  Not
15. I;I‘/?'Is‘ltlljrel:soEject' Inconsistent Applicable
a) Be potentially inconsistent with land ] ] X []

use, 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?

b) Be potentially inconsistent with any ] ] X ]
habitat or community conservation

plan?
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15. LAND USE Inconsistent Potentially Consistent Not
Will the project: Inconsistent Applicable

c) Be potentially inconsistent with D D P} |:|
adopted agency environmental plans or
policies with jurisdiction over the
project?

d) Be potentially incompatible with D [___| X [:]
surrounding land uses?

e) Other: |___| D D |___|

Setting/lmpact. The project site is within multiple land use categories: Commercial Retail, Office and
Professional and Residential Single Family. Each proposed lot is zoned differently and its subsequent
uses are all compatible with allowable uses set forth in Table 2-2 of the County Land Use Ordinance
(LUO) Tittle 22.

Commercial Retail. Types of Commercial Retail tenants are unknown at this time; however it is
assumed that uses such as: a pharmacy, a restaurant and other retail anchors, such as a grocery
store, may occur at the proposed development.

Office Professional. Tenants for the office buildings are not determined at this time. However, it is
likely that medical related uses will occupy those buildings given the existing medical corridor
provided alongside Twin Cities Community hospital. It is possible that the proposed buildings could
potentially house a small outpatient clinic similar to the center in Arroyo Grande. Medical related
offices/ suites, and other offices and outpatient clinics are all allowed uses in the Office Professional

land use category.

A120 unit hotel is proposed for both conventional and extended stay guest. A hotel is an allowed use
in the Office Professional land use category subject to a Conditional Use Permit.

Residential Single Family. Two lots are currently zoned Residential Single Family (lots 1 & 2 on the
proposed Phased Vesting Tentative Tract Map 2992).

The proposed project was reviewed for consistency with policy and regulatory documents related to
the environment and appropriate land use (e.g. County Land Use Ordinance, Salinas River Area Plan,
and the Templeton Design 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 land uses are as follows: North - single family residences; South - commercial and
office buildings; East - Highway 101; West - commercial and office buildings, multi-family residence,
and hospital. The proposed phased vested tentative tract map is compatible with these surrounding
land uses because it is a mixed-use development in the midst of existing residential and commercial

developments/areas.

Mitigation/Conclusion. No inconsistencies were identified and therefore no additional measures
above what will already be required were determined necessary.
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16. MANDATORY FINDINGS OF Potentially Impact can  Insignificant

b)

c)

: . I
SIGNIFICANCE Significant ?n mg:‘:):d mpact

Will the project:

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? D D X

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 projects, and the effects of

probable future projects) D l:l X

Have environmental effects which will cause substantial adverse effects on

human beings, either directly or indirectly? I:] D VA

Not
Applicable

[
[

For further information on CEQA or the county’s environmental review process, please visit the
County’s web site at “www.sloplanning.org” under “Environmental Information”, or the California
Environmental Resources Evaluation System at: http://www.ceres.ca.gov/topic/env_law/ceqalguidelines
for information about the California Environmental Quality Act.
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Contacted

DI IR IXICC XXX

Exhibit A - Initial Study References and Agency Contacts

The County Planning Department has 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:

Agency
County Public Works Department

County Environmental Health Division

County Agricultural Commissioner's Office

County Airport Manager

Airport Land Use Commission

Air Pollution Control District

County Sheriff's Department
Regional Water Quality Control Board
CA Coastal Commission

CA Department of Fish and Wildlife
Templeton Fire Department

CA Department of Transportation

Templeton Community Services District

County Parks Division

Templeton Unified School District

City of Atascadero

City of Paso Robles

Templeton Area Advisory Group

Response
Attached

Attached
None

Not Applicable
Not Applicable
Attached

Not Applicable
None

Not Applicable
Not Applicable
None

In File **
Attached

In File **
None

None

None

In File **

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

The following checked (“{X]") 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.

Project File for the Subject Application

County documents

Framework for Planning (Coastal/lnland)

X

NOXOX

P

X

<

General Plan (Inland/Coastal), includes all
maps/elements; more pertinent elements:
X Agriculture Element

X Conservation & Open Space Element
X Housing Element

Noise Element

Parks & Recreation Element/Project List
X Safety Element

Land Use Ordinance (Inland/Coastal)
Building and Construction Ordinance
Public Facilities Fee Ordinance

Real Property Division Ordinance
Affordable Housing Fund

Energy Wise Plan

Salinas River Area Plan and Update EIR

2 County of San Luis Obispo, Initial Study

XXX

XX

X

X

XO X XXX

Other documents

Clean Air Plan/APCD Handbook

Regional Transportation Plan

Uniform Fire Code

Water Quality Control Plan (Central Coast
Basin — Region 3)

Archaeological Resources Map

Area of Critical Concerns Map

Special Biological Importance Map

CA Natural Species Diversity Database
Fire Hazard Severity Map

Flood Hazard Maps

Natural Resources Conservation Service Soil
Survey for SLO County

GIS mapping layers (e.g., habitat, streams,
contours, etc.)

Templeton Urban Area Standards

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

Althouse and Meade, Inc. July 2008. Biological Report
Althouse and Meade, Inc. March 2009. Wetland Delineation

Cogstone Resource Management, Inc. 2003. Paleontological Assessment of a 36-acre Development
Parcel, Templeton, San Luis Obispo, California

Cogstone Resources Management, Inc. July 2008. Paleontological Resources Assessment for Las
Tablas Road at Bennett Way Project (Tract 2992), Templeton, San Luis Obispo County, California

Conway, Thor. November 27, 2001. Phase 1 Archaeological Survey of the Twin Cities Hospital

RRM Design Group. August 2012. Pre-existing peak flow and detention basin sizing memorandum for
Las Tablas Village.

Buena Geotechnical Services. May 2003. Preliminary Soils Investigation for Proposed Residential,
Office and Commercial Development S.W. Comner of Peterson Ranch Road and Duncan Road, San

Luis Obispo County, California

David Dubbink Associates. August 2010. Acoustic Study: Las Tablas Village — Tract 2992

David Dubbink Associates. October 2013. Letter - Condition Modifications to the August 2010
Acoustic Study: Las Tablas Village — Tract 2992

Associated Transportation Engineers. September 2012. Las Tablas Village (Tract 2992) Templeton
Area of San Luis Obispo County Revised Traffic, Circulation and Parking Study
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Exhibit B - Mitigation Summary Table

Per Public Resources Code Section 21081.6, the following measures also constitute the mitigation
monitoring and/or reporting program that will reduce potentially significant impacts to less than
significant levels. These measures will become conditions of approval (COAs) should the project be
approved. The Lead Agency (County) or other Responsible Agencies, as specified in the following
measures, are responsible to verify compliance with these COAs.

Air Quality

AQ-1

AQ-2

Prior to tract improvement plan approval or issuance of construction permits, the
applicant shall conduct a geologic investigation for naturally occurring asbestos on the
project site. If naturally occurring asbestos is found at the site, the applicant must comply
with all requirements outlined in the Asbestos ATCM for Construction, Grading, Quarrying,
and Surface Mining Operations. These requirements may include, but are not limited to: 1)
an Asbestos Dust Mitigation Plan which must be approved by the APCD before construction
begins, and 2) an Asbestos Health and Safety Program may be required. All recommended
measures shall be reflected on tract improvement or construction plans as appropriate.

Prior to tract improvement plan approval or issuance of construction permits the
following measures shall be incorporated into the construction phase of the project and
shown on all applicable plans:

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

b.  Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust
from leaving the site. Increased watering frequency would 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 identified in the approved project re-vegetation and
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 than one
month after initial grading shall be sown with a fast germinating native grass seed and
watered until vegetation is established;

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

g.  All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as
possible. In addition, building pads should be laid as soon as possible after grading

unless seeding or soil binders are used,;
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h.  Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved
surface at the construction site;

i.  All trucks hauling dirt, sand, soil, or other loose materials are to be covered or shall
maintain at least two feet of freeboard (minimum vertical distance between top of load

and top of trailer) in accordance with CVC Section 23114;

J. Install wheel washers where vehicles enter and exit unpaved roads onto streets, or

wash off trucks and equipment leaving the site;

k. 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.

In addition, the contractor or builder should designate a person or persons to monitor the
dust control program and to order increase watering, as necessary, to prevent transport of
dust off site. Their duties shall include holidays and weekend periods when work may not be
in progress. The name and telephone number of such persons all be provided to the APCD
prior to land use clearance of map recordation and land use clearance for finish grading of
the structure.

AQ-3  Prior to commencement of construction activities, the applicant shall notify the APCD,
by letter, that the above air quality mitigation measures have been applied.

AQ-4  Prior to commencement of construction activities, the following measures shall be
incorporated into the project design. As applicable, these measures shall be shown on all
construction drawings prior to issuance of construction permits. Implementation shall be
verified prior to final inspection or occupancy, whichever comes first:

a.  All buildings shall be designed to be energy efficient. ‘Energy efficient’ shall be defined
as a building being able to achieve at least 40 points or more under the LEED rating
program.

b. Install efficient lighting and lighting control systems. This shall include building site and
design features that take advantage of daylight.

c. Install energy efficient heating and cooling systems, appliances and equipment, and
control systems as defined under the LEED program.

d. Install solar panels on rooftops or over parking areas.
e. Install water-efficient landscape, as defined in the County's LUO.

Design buildings to be more water-efficient than what is currently required under the
UBC and UPC.

g. Restrict watering methods (e.g., prohibit systems that apply water to non-vegetated
surfaces) and control runoff, including a method to provide ongoing monitoring of
watering methods.

h. Devise a comprehensive water conservation strategy appropriate for the project and
location. The strategy may include many of the specific items listed above, plus other
innovative measures that are appropriate to the specific project.

i. Provide interior and exterior storage areas for recyclables and green waste and
adequate recycling containers located in public areas.
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AQ-5

AQ-6

Limit idling time for commercial vehicles, including delivery and construction vehicles.

Promote ride sharing programs e.g., by designating a certain percentage of parking
spaces for ride sharing vehicles, designating adequate passenger loading and
unloading and waiting areas for ride sharing vehicles, and providing a web site or
message board for coordinating rides.

Provide the necessary facilities and infrastructure to encourage the use of low or zero-
emission vehicles (e.g., electric vehicle charging facilities and conveniently located
alternative fueling stations).

Provide adequate bicycle parking near building entrances to promote cyclist safety,
security, and convenience.

At the time of tract improvement plan construction, or construction permit issuance,
the applicant shall demonstrate compliance with the following measures:

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

Fuel all off-road and portable diesel powered equipment with ARB certified motor
vehicle diesel fuel (non-taxed version suitable for use off-road);

Use diesel construction equipment meeting ARB's Tier 2 certified engines or cleaner
off-road heavy-duty diesel engines, and comply with the State off-Road Regulation;
Use on-road heavy-duty trucks that meet the ARB’s 2007 or cleaner certification
standard for on-road heavy-duty diesel engines, and comply with the State On-Road
Regulation;

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

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

Diesel idling within 1,000 feet of sensitive receptors is not permitted;

Staging and queuing areas shall not be located within 1,000 feet of sensitive receptors;
Electrify equipment when feasible;

Substitute gasoline-powered in place of diesel-powered equipment, where feasible;
and,

Use alternatively fueled construction equipment on-site where feasible, such as
compressed natural gas (CNG), liquefied natural gas (LNG), propane or biodiesel.

Prior to application for construction permits for each phase of development, the
applicant shall consult with APCD to assess the operational emissions (including GHG) and
identify appropriate mitigation measures for the development and uses provided for in that
phase. The calculation of emissions and implementation of mitigation measures shall be
consistent with the CEQA Air Quality Handbook (SLO APCD; 2012) including the mitigation
measures listed in Table 3-5. This list includes measures that provide options including:

Site Design (e.g., provides pedestrian friendly and interconnected spaces, provide
shade trees in parking lots, etc.)
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. Transportation (Provide employee lockers and showers, etc.)
J Energy Efficiency (e.g. Utilize energy efficient interior lighting, utilize green building
materials, utilize on-site renewable energy systems, etc.)

Biological Resources

BR-1  Prior to issuance of tract improvement plans or construction permits that would affect
the on-site swale, wetland delineation for the on-site swale should be completed and
verified by the U.S. Army Corps of Engineers (USACE) to determine impacts to federal
wetlands and waters.

BR-2  Prior to issuance of tract improvement plans or construction permits that would affect
the on-site swale, the applicant shall provide a Wetland Mitigation Plan for the review and
approval of the County. The Plan shall be prepared by a qualified biologist with experience
in wetland restoration and shall provide for a 1:1 replacement (or greater, if required by
USACE) of comparable habitat for the impacted wetland area identified on the project site.

BR-3  Prior to issuance of tract improvement plans or construction permits, the applicant
shall submit a Tree Protection Plan to be implemented during construction. The Plan shall
include the following or equivalent:

o Limits of grading shall be clearly staked and approved by a consulting arborist or oak
tree specialist.

e Highly visible protection fencing shall be installed at the drip line of adjacent oak trees.
Fencing shall be maintained as necessary and remain in place until final inspection.

e The 48-inch diameter valley oak tree shall be protected during construction by fencing
installed no closer to the trunk than the canopy edge, or as far away from the trunk as
feasible. The appropriate location of the protective fence shall be approved by a licensed
arborist who shall adjust the fence as necessary to provide the maximum protection
feasible for the tree.

e All activities, including any vehicles including tractors, trucks, and construction
equipment, other equipment, material storage, or worker use shall be prohibited within
the protective fence. A licensed arborist shall supervise all ground disturbances within
two canopy radii of the tree to treat root zone damage

e Whenever possible, the arborist shall direct construction crews to avoid root damage. All
roots larger than one inch in diameter shall be cleanly cut and treated under the
supervision of the licensed arborist.

e During construction and upon completion of construction the licensed arborist shall
provide treatment, as the licensed arborist determines is appropriate, to maintain and
improve the health of the tree, including pruning of the broken main stem, and soil
supplement and watering programs.

BR-4 Prior to final inspection, the applicant shall replace, in-kind at a two-to-one ratio, the one (1)
48-inch diameter valley oak tree to be impacted as a result of the grading and construction
activities on the project site, for a total of two (2) valley oak trees. The trees should be
included in the landscape plans for the project.

Replacement valley oak tree shall be from local native stock in deep, one-gallon container
sizes. All newly planted oak trees shall be maintained until successfully established. This
shall include caging from animals (e.g., deer and rodents), periodic weeding and adequate
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watering (e.g., drip-irrigation system). If possible, planting during the warmest, driest months
(June through September) shall be avoided. In addition, standard planting procedures (e.g.,
planting tablets, initial deep watering) shall be used. All trees shall be tagged and numbered
for future monitoring.

Once trees have been planted and prior to final inspection of grading permits, the applicant
shall retain a qualified individual (e.g., landscape contractor, arborist, nurseryperson,
botanist) to prepare a letter stating the above planting and protection measures have been
completed. This letter shall be submitted to the Department of Planning and Building.

BR-5  Prior to final inspection, to promote the success of the new trees, the applicant shall retain
a qualified individual (e.g., arborist, landscape architect/contractor, nurseryperson) to
monitor the new trees until successfully established, on an annual basis, for no less than five
years. The first report shall be submitted to the Department of Planning and Building one
year after the initial planting and thereafter on an annual basis until the monitor, in
consultation with the County, has determined that the newly planted vegetation is
successfully established. The applicant, and successors-in-interest, agrees to complete any
necessary remedial measures identified in the report and approved by the Department of
Planning and Building.

BR-6  Prior to any site disturbance, to avoid potential impacts to nesting birds, tree trimming or
removal associated with project activities shall be limited outside the bird nesting season,
which is February 15th to September 15th. However, if tree removal/ trimming acfivities are
required during the bird nesting season, a survey for nesting birds shall be conducted within
two weeks prior to ground disturbing activities by a qualified biologist, retained by the
applicant, in and adjacent to the project area. If nesting birds are found to be located within
or adjacent to the project area, an appropriate buffer area shall be established by a qualified
biologist to ensure protection of the nesting birds. The biologist shall determine the
appropriate buffer distance based on the bird species, topography, vegetation, and type of
disturbance and in consultation with CDFW and/or USFWS. At a minimum, the buffer area
shall be delineated with brightly colored construction fencing. No construction, grading, or
equipment staging activities shall occur within the buffer area, which shall remain in place
until the biologist has determined that the young have fledged from the nest. Construction
activities shall observe a 300-foot buffer for active raptor nests.

BR-7  Prior to issuance of grading and construction permits, the applicant shall apply for and
submit copies of permits and authorizations from the following agencies (or paperwork
received by the appropriate jurisdiction stating that a permit is not required):

a. Regional Water Quality Control Board;
b. State Water Resources Control Board; and,

c. U.S. Army Corps of Engineers.

Cultural Resources

CR-1 Prior to issuance of construction permits, the applicant shall submit for the review and
approval of the Environmental Coordinator, a detailed research design for a Paleontological
Mitigation Monitoring Plan (PMMP). The PMMP shall be consistent with the Paleontological
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CR-2

CR-3

Noise

N-1

Resources Assessment for Las Tablas Road at Bennett Way Project, Templeton, San Luis
Obispo County, California (Cogstone; July 2008) and shall be prepared by a qualified
paleontologist approved by the Environmental Coordinator. The PMMP program shall
include the following at minimum:

List of personnel involved in the monitoring activities;

b.  Clear identification of what portions of the project (e.g. phases, areas of the site, types
of activities);

c.  Description of how the monitoring shall occur;

d.  Description of frequency of monitoring (e.g. full-time, part time, spot checking);

e.  Description of what resources are expected to be encountered;

f. Description of circumstances that would result in the "work diversion" at the project

site;
g.  Description of procedures for diverting work on the site and notification procedures;
h.  Description of monitoring reporting procedures.

i. Disposition of collected materials;
J- Proposed analysis of results of data recovery and collected materials, including

timeline of final analysis results;

k.  Project Proponent’s Responsibilities;

I Research Questions.

During ground disturbing construction activities, the applicant shall implement the
PMMP measures as delineated in the PMMP.

Upon completion of all monitoring/mitigation activities, and prior to occupancy or
final inspection, whichever occurs first, the consulting paleontologist shall submit a report
to the Environmental Coordinator summarizing all monitoring/mitigation activities and
confirming that all recommended mitigation measures have been met and include analysis
of all discoveries per the PMMP. If the analysis included in the PMMP program is not
complete by the time final inspection or occupancy will occur, the applicant shall provide to
the Environmental Coordinator, proof of obligation to complete the required analysis.

Prior to any ground disturbing activities, the applicant shall employ and clearly specify in
its contractors’ specifications and improvement manuals the following noise-suppression
techniques to minimize the impact of temporary noise associated with construction and
improvement activities:

a.  Trucks and other engine-powered equipment shall include noise reduction features
such as mufflers and engine shrouds that are no less effective than those originally
installed by the manufacturer.

#BE2E county of San Luis Obispo, Initial Study Ex B-6



N-2

N-3

b.  Trucks and other engine-powered equipment shall be operated in accordance with
posted speed limits and limited engine idling requirements.

c.  Truck engine exhaust (‘jake") brake use shall be limited to emergencies.

d.  Back-up beepers for all construction equipment and vehicles shall be broadband sound
alarms or adjusted to the lowest noise levels possible, provided that OSHA and Cal
OSHA's safety requirements are not violated. These settings shall be retained for the
life of the project. On vehicles where back-up beepers are not available, alternative
safety measures such as escorts and spotters shall be employed.

e. Vehicle horns shall be used only when absolutely necessary, as specified in the
contractors’ specifications.

I Radios and other “personal equipment” shall be kept at the lowest most reasonably
effective volume.

g. Automobiles or light trucks used onsite for routine activities, shall generate noise levels
not exceeding County stationary source standards of less than 70 dBA Lmax daytime
and 65 dBA Lmax nighttime at the project’s property line such as by utilizing electric
vehicles and limiting vehicle speeds to 15 miles per hour or less (except in cases of
emergency).

At the time of application of construction permits, the applicant shall submit a revised
site plan that indicates that the trash enclosures west of Office Buildings 1, 2 and 3 have
been relocated to a location further distant from the neighboring single family residences and
apartments.

At the time of application of construction permits, the applicant shall indicate on
construction plans the roofs and facades of Office Buildings 2 and 3 and the Hotel that are
exposed to the line of helicopter flight shall make use of materials and construction
techniques designed to achieve a 30 dBA level sound reduction.

Prior to occupancy or final inspection, the owner, property manager and or operator of
the hotel shall provide persons renting or leasing space in the office structures, or renting
rooms in the hotel notice of the presence of the nearby heliport and the potential for
occasional noise disturbance.

Water/ Hydrology

W-1

W-2

Prior to issuance of grading and construction permits, the applicant shall submit a
Storm Water Pollution Prevention Plan (SWPPP) for the review and approval of the State
Water Resources Control Board and County of San Luis Obispo. This Plan shall outline
proposed Best Management Practices (BMPs) to control erosion and prevent sedimentation
from entering the storm water and drainage systems, methods to prevent accidental spills,
and a proposed clean-up plan.

At the time of application for construction permits for any phase, the applicant shall
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provide proof of sufficient water units from TCSD for the development and uses p(oposed in
that phase. In addition, the applicant shall provide proof of sufficient water units for any
remaining undeveloped phase (that would provide for at least some level of development of

the undeveloped parcels/phases).
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Date: November 22, 2013

DEVELOPER'S STATEMENT FOR PHASED VESTING TENTATIVE TRACT MAP

AND CONDITIONAL USE PERMIT
ED13-044 (SUB2008-00019/ TRACT 2992)

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

Note:

The items contained in the boxes labeled "Monitoring" describe the County procedures to
be used to ensure compliance with the mitigation measures.

Project Description: Request by Douglas Filipponi & Steve Boneso for a Phased Vesting Tentative
Tract Map (Tract 2992) and a concurrent phased Conditional Use Permit to allow for the subdivision
and mixed-use development of three existing parcels (APN 040-370-001, 040-289-030, 040-331-020,
and 040-371-070) and a remainder (Tract 2559), totaling approximately 15 acres, into 8 commercial
lots, ranging in size from 0.98 acres to 3.53 acres, and 2 residential lots, of approximately 13,000
square feet each. The project includes the development of the commercial lots with approximately
42,400 square feet of commercial retail space, 62,700 square feet of office space, and a 66,000 square
foot hotel (120 units). Each proposed residential lot would be developed with a single-family
residence. The proposed project is within the Commercial Retail, Office Professional and Residential
.Single Family land use categories and is located at the northwest comner of Las Tablas Road and
Bennett Way, in the community of Templeton. The project site is within the Salinas River planning

area.

AIR QUALITY

AQ-1

AQ-2

Prior to issuance tract improvement plan approval or issuance of construction
permits, the applicant shall conduct a geologic investigation for naturally occurring
asbestos on the project site. If naturally occurring asbestos is found at the site, the
applicant must comply with all requirements outlined in the Asbestos ATCM for
Construction, Grading, Quarrying, and Surface Mining Operations. These requirements
may include, but are not limited to: 1) an Asbestos Dust Mitigation Plan which must be
approved by the APCD before construction begins, and 2) an Asbestos Health and Safety
Program may be required. All recommended measures shall be reflected on tract
improvement or construction plans as appropriate.

Monitoring: The Department of Planning and Building shall verify receipt of APCD
documentation.

Prior to tract improvement plan approval or issuance of construction permits, the

following measures shall be incorporated into the construction phase of the project and

shown on all applicable plans:

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

b.  Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne
dust from leaving the site. Increased watering frequency would be required whenever
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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 identified in the approved project re-vegetation and
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 than one
month after initial grading shall be sown with a fast germinating native grass seed
and watered until vegetation is established;

£ All disturbed soil areas not subject to re-vegetation shall be stabilized using approved
chemical soil binders, jute netting, or other methods approved in advance by the
APCD;

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

h.  Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved

surface at the construction site;

All trucks hauling dirt, sand, soil, or other loose materials are to be covered or shall
maintain at least two feet of freeboard (minimum vertical distance between top of
load and top of trailer) in accordance with CVC Section 23114;

j.  Install wheel washers where vehicles enter and exit unpaved roads onto streets, or
wash off trucks and equipment leaving the site;

k. 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.

—

In addition, the contractor or builder should designate a person or persons to monitor the
dust control program and to order increase watering, as necessary, to prevent transport of
dust off site. Their duties shall include holidays and weekend periods when work may not
be in progress. The name and telephone number of such persons all be provided to the
APCD prior to land use clearance of map recordation and land use clearance for finish
grading of the structure.

Monitoring: The Department of Planning and Building shall verify inclusion of
required elements on plans. In addition, the contractor or builder shall
designate a person or persons to monitor the dust control program and to
order increased watering, as necessary, to prevent transport of dust
offsite. Their duties shall include holidays and weekend periods when
work may not be provided to the APCD prior to land use clearance.

AQ-3  Prior to commencement of construction activities, the applicant shall notify the APCD,
by letter, that the above air quality mitigation measures have been applied.

Monitoring: The Department of Planning and Building shall verify receipt of APCD
documentation.
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Prior to commencement of construction activities, the following measures shall be
incorporated into the project design. As applicable, these measures shall be shown on all
construction drawings prior to issuance of construction permits. Implementation shall be
verified prior to final inspection or occupancy, whichever comes first:

a.  All buildings shall be designed to be energy efficient. ‘Energy efficient’ shall be
defined as a building being able to achieve at least 40 points or more under the LEED
rating program,

b. Install efficient lighting and lighting control systems. This shall include building site
and design features that take advantage of daylight.

c.  Install energy efficient heating and cooling systems, appliances and equipment, and
control systems as defined under the LEED program.

d.  Install solar panels on rooftops or over parking areas.
Install water-efficient landscape, as defined in the County’s LUO.

Design buildings to be more water-efficient than what is currently required under the
UBC and UPC,

g Restrict watering methods (e.g., prohibit systems that apply water to non-vegetated
surfaces) and control runoff, including a method to provide ongoing monitoring of
watering methods.

h.  Devise a comprehensive water conservation strategy appropriate for the project and

location. The strategy may include many of the specific items listed above, plus other
innovative measures that are appropriate to the specific project.

i, Provide interior and exterior storage areas for recyclables and green waste and
adequate recycling containers located in public areas.

j. Limit idling time for commercial vehicles, including delivery and construction
vehicles.

k.  Promote ride sharing programs e.g,, by designating a certain percentage of parking
spaces for ride sharing vehicles, designating adequate passenger loading and
unloading and waiting areas for ride sharing vehicles, and providing a web site or
message board for coordinating rides.

. Provide the necessary facilities and infrastructure to encourage the use of low or zero-
emission vehicles (e.g., electric vehicle charging facilities and conveniently located
alternative fueling stations).

m. Provide adequate bicycle parking near building entrances to promote cyclist safety,
security, and convenience.

Monitoring:  All applicable mitigation measures will be shown on the grading and
building plans. Compliance, in consultation with APCD, will be
verified by the Planning and Building Department.
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AQ-6
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At the time of tract improvement plan construction, or construction permit issuance,

the applicant shall demonstrate compliance with the following measures:

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

J Fuel all off-road and portable diesel powered equipment with ARB certified motor
vehicle diesel fuel (non-taxed version suitable for use off-road);

e Use diesel construction equipment meeting ARB's Tier 2 certified engines or cleaner
off-road heavy-duty diesel engines, and comply with the State off-Road Regulation;

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

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

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

] Diesel idling within 1,000 feet of sensitive receptors is not permitted;

J Staging and queuing areas shall not be located within 1,000 feet of sensitive
receptors;

. Electrify equipment when feasible;

e Substitute gasoline-powered in place of diesel-powered equipment, where feasible;
and,

*  Usealternatively fueled construction equipment on-site where feasible, such as
compressed natural gas (CNG), liquefied natural gas (LNG), propane or biodiesel.

Monitoring: All applicable mitigation measures will be shown on the grading and
building plans. Compliance, in consultation with APCD, will be
verified by the Planning and Building Department.

Prior to application for construction permits for each phase of development, the

applicant shall consult with APCD to assess the operational emissions (including GHG)

and identify appropriate mitigation measures for the development and uses provided for in

that phase. The calculation of emissions and implementation of mitigation measures shall

be consistent with the CEQA Air Quality Handbook (SLO APCD: 2012) including the

mitigation measures listed in Table 3-5. This list includes measures that provide options

including;

. Site Design (e.g. provide pedestrian friendly and interconnected spaces, provide
shade trees in parking lots, etc.)

. Transportation (Provide employee lockers and showers, etc)

o Energy Efficiency (e.g. Utilize energy efficient interior lighting, utilize green
building materials, utilize on-site renewable energy systems, etc.)
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Monitoring: The Department of Planning and Building shall verify receipt of APCD
documentation,

BIOLOGICAL RESOURCES

BR-1

BR-2

BR-3

Prior to issuance of tract improvement plans or construction permits that would
affect the on-site swale, wetland delineation for the on-site swale should be completed and
verified by the U.S. Army Corps of Engineers (USACE) to determine impacts to federal
wetlands and waters.

Monitoring: The Department of Planning and Building shall verify receipt of the
US Army Corps of Engineers documentation. Additional mitigation
measures shall be incorporated into the project, if necessary.

Prior to issuance of tract improvement plans or construction permits that would
affect the on-site swale, the applicant shall provide a Wetland Mitigation Plan for the
review and approval of the County. The Plan shall be prepared by a qualified biologist with
experience in wetland restoration and shall provide for a 1:1 replacement (or greater, if
required by USACE) of comparable habitat for the impacted wetland area identified on the
project site.

Monitoring: The Department of Planning and Building shall review and approve
the Tree Protection Plan and verify implementation during
construction,

Prior to issuance of tract improvement plans or construction permits, the applicant
shall submit a Tree Protection Plan to be implemented during construction. The Plan shall
include the following or equivalent:

e  Limits of grading shall be clearly staked and approved by a consulting arborist or oak
tree specialist.

. Highly visible protection fencing shall be installed at the drip line of adjacent oak
trees. Fencing shall be maintained as necessary and remain in place until final
inspection.

. The 48-inch diameter valley oak tree shall be protected during construction by
fencing installed no closer to the trunk than the canopy edge, or as far away from the
trunk as feasible. The appropriate location of the protective fence shall be approved
by a licensed arborist who shall adjust the fence as necessary to provide the
maximum protection feasible for the tree.

. All activities, including any vehicles including tractors, trucks, and construction
equipment, other equipment, material storage, or worker use shall be prohibited
within the protective fence. A licensed arborist shall supervise all ground
disturbances within two canopy radii of the tree to treat root zone damage.

. Whenever possible, the arborist shall direct construction crews to avoid root damage.
All roots larger than one inch in diameter shall be cleanly cut and treated under the
supervision of the licensed arborist.




BR-4

BR-5
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o During construction and upon completion of construction the licensed arborist shall

provide treatment, as the licensed arborist determines is appropriate, to maintain and
improve the health of the tree, including pruning of the broken main stem, and soil
supplement and watering programs.

Monitoring: The Department of Planning and Building shall review and approve
the Tree Protection Plan and verify implementation. during
construction. Fencing requirements shall be verified in the field by
the Department of Planning and Building,

Prior to final inspection, the applicant shall replace, in-kind at a two-to-one ratio, the one
(1) 48-inch diameter valley oak tree to be impacted as a result of the grading and
construction activities on the project site, for a total of two (2) valley oak trees. The trees
should be included in the landscape plans for the project.

Replacement valley oak tree shall be from local native stock in deep, one-gallon container
sizes. All newly planted oak trees shall be maintained until successfully established. This
shall include caging from animals (e.g., deer and rodents), periodic weeding and adequate
watering (e.g., drip-irrigation system). If possible, planting during the warmest, driest
months (June through September) shall be avoided. In addition, standard planting
procedures (e.g., planting tablets, initial deep watering) shall be used. All trees shall be
tagged and numbered for future monitoring.

Once trees have been planted and prior to final inspection of grading permits, the applicant
shall retain a qualified individual (e.g., landscape contractor, arborist, nurseryperson,
botanist) to prepare a letter stating the above planting and protection measures have been
completed. This letter shall be submitted to the Department of Planning and Building.

Monitoring:  The Department of Planning and Building shall verify that valley oak
trees are planted correctly onsite.

Prior to final inspection, to promote the success of the new trees, the applicant shall retain
a qualified individual (e.g., arborist, landscape architect/contractor, nurseryperson) to
monitor the new trees until successfully established, on an annual basis, for no less than
five years. The first report shall be submitted to the Department of Planning and Building
one year after the initial planting and thereafter on an annual basis until the monitor, in
consultation with the County, has determined that the newly planted vegetation is
successfully established. The applicant, and successors-in-interest, agrees to complete any
necessary remedial measures identified in the report and approved by the Department of
Planning and Building.

Monitoring:  The Department of Planning and Building will verify compliance. The
Department of Planning and Building shall verify receipt of annual
monitoring reports.
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BR-7
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Prior to any site disturbance , to avoid potential impacts to nesting birds, tree trimming or
removal associated with project activities shall be limited outside the bird nesting season,
which is February 15th to September 15th. However, if tree removal/ trimming activities
are required during the bird nesting season, a survey for nesting birds shall be conducted
within two weeks prior to ground disturbing activities by a qualified biologist, retained by
the applicant, in and adjacent to the project area. If nesting birds are found to be located
within or adjacent to the project area, an appropriate buffer area shall be established by a
qualified biologist to ensure protection of the nesting birds. The biologist shall determine
the appropriate buffer distance based on the bird species, topography, vegetation, and type
of disturbance and in consultation with CDFW and/or USFWS. At a minimum, the buffer
area shall be delineated with brightly colored construction fencing. No construction,
grading, or equipment staging activities shall occur within the buffer area, which shall
remain in place until the biologist has determined that the young have fledged from the
nest. Construction activities shall observe a 300-foot buffer for active raptor nests.
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Monitoring:  The applicant shall submit a survey report prepared by the retained
County-qualified biologist to the Department of Planning and Building
for review and approval. The report shall discuss survey methods and
findings, and shall recommend additional mitigation measures, if
necessary.

Prior to issuance of grading and construction permits, the applicant shall apply for and
submit copies of permits and authorizations from the following agencies (or paperwork
received by the appropriate jurisdiction stating that a permit is not required):

a.  Regional Water Quality Control Board,

b.  State Water Resources Control Board; and,

¢. U.S. Army Corps of Engineers.

Monitoring: The Department of Planning and Building shall verify receipt of
appropriate documentation.

CULTURAL RESOURCES

CR-1

Prior to issuance of construction permits, the applicant shall submit for the review and
approval of the Environmental Coordinator, a detailed research design for a Paleontological
Mitigation Monitoring Plan (PMMP). The PMMP shall be consistent with the
Paleontological Resources Assessment for Las Tablas Road at Bennett Way Project,
Templeton, San Luis Obispo County, California (Cogstone; July 2008) and shall be
prepared by a qualified paleontologist approved by the Environmental Coordinator. The
PMMP program shall include the following at minimum:

a.  List of personnel involved in the monitoring activities;

b.  Clear identification of what portions of the project (e.g. phases, areas of the site, types
of activities);
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¢.  Description of how the monitoring shall cccur;
d.  Description of frequency of monitoring (e.g. full-time, part time, spot checking);
e.  Description of what resources are expected to be encountered;

f.  Description of circumstances that would result in the "work diversion" at the project
site;

g Description of procedures for diverting work on the site and notification procedures;
h.  Description of monitoring reporting procedures.
i.  Disposition of collected materials;

j-  Proposed analysis of results of data recovery and collected materials, including
timeline of final analysis results;

k.  Project Proponent’s Responsibilities;

L Research Questions.
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Monitoring: The Department of Planning and Building shall verify receipt of PMMP.

During ground disturbing construction activities, the applicant shall implement the
PMMP measures as delineated in the PMMP,

Monitoring: The Department of Planning and Building shall verify compliance with
the approved PMMP.. .. . .. .o

Upon completion of all monitoring/mitigation activities, and prior to occupancy or
final inspection, whichever occurs first, the consulting paleontologist shall submit a
report to the Environmental Coordinator summarizing all monitoring/mitigation activities
and confirming that all recommended mitigation measures have been met and include
analysis of all discoveries per the PMMP. If the analysis included in the PMMP program is
not complete by the time final inspection or occupancy will occur, the applicant shall
provide to the Environmental Coordinator, proof of obligation to complete the required

analysis.

Monitoring: The Department of Planning ‘and Building shall verify receipt of the
final monitoring report,

Prior to any ground disturbing activities, the applicant shall employ and clearly specify
in its contractors’ specifications and improvement manuals the following noise-suppression
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techniques to minimize the impact of temporary noise associated with construction and

improvement activities:

a.  Trucks and other engine-powered equipment shall include noise reduction features
such as mufflers and engine shrouds that are no less effective than those originally
installed by the manufacturer,

b.  Trucks and other engine-powered equipment shall be operated in accordance with
posted speed limits and limited engine idling requirements.

c.  Truck engine exhaust (“jake”) brake use shall be limited to emergencies.

d.  Back-up beepers for all construction equipment and vehicles shall be broadband
sound alarms or adjusted to the lowest noise levels possible, provided that OSHA and
Cal OSHA s safety requirements are not violated. These settings shall be retained for
the life of the project. On vehicles where back-up beepers are not available,
alternative safety measures such as escorts and spotters shall be employed.

e.  Vehicle horns shall be used only when absolutely necessary, as specified in the
contractors’ specifications.

f.  Radios and other “personal equipment” shall be kept at the lowest most reasonably
effective volume.

g.  Automobiles or light trucks used onsite for routine activities, shall generate noise
levels not excéeding County stationary source standards of less than 70 dBA Lmax
daytime and 65 dBA Lmax nighttime at the project’s property line such as by
utilizing electric vehicles and limiting vehicle speeds to 15 miles per hour or less
(except in cases of emergency).

Monitoring: The Department of Planning and Building shall verify compliance.

At the time of application of construction permits, the applicant shall submit a revised
site plan that indicates that the trash enclosures west of Office Buildings 1, 2 and 3 have
been relocated to a location further distant from the neighboring single family residences
and apartments.

Monitoring: The Department of Planning and Building shall verify compliance.

At the time of application of construction permits, the applicant shall indicate on
construction plans, the roofs and facades of Office Buildings 2 and 3 and the Hotel that
are exposed to the line of helicopter flight shall make use of materials and construction
techniques designed to achieve a 30 dBA level sound reduction.

Monitoring: The Department of Planning and Building shall verify compiiahce.
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Prior to occupancy or final inspection, the owner, property manager and or operator of
the hotel shall provide persons renting or leasing space in the office structures, or renting
rooms in the hotel notice of the presence of the nearby heliport and the potential for
occasional noise disturbance,

Monitoring: The Department of Planning and Building shall verify compliance.

WATER/ HYDROLOGY

W-1

Prior to issuance of grading and construction permits, the applicant shall submit a
Storm Water Pollution Prevention Plan (SWPPP) for the review and approval of the State
Water Resources Control Board and County of San Luis Obispo. This Plan shall outline
proposed Best Management Practices (BMPs) to control erosion and prevent sedimentation
from entering the storm water and drainage systems, methods to prevent accidental spills,
and a proposed clean-up plan.

Monitoring: The Department. of Planning and Building shall verify receipt of the
Storm Water Pollutlon Preventlon Plan, and nnplementatlon of the plan

in the field

At the time of application for construction permits for any phase, the applicant shall
provide proof of sufficient water units from TCSD for the development and uses proposed
in that phase. In addition, the applicant shall provide proof of sufficient water units for any
remaining undeveloped phase (that would provide for at least some level of development of
the undeveloped parcels/ phases).

Monitoring: The Department of P]aunmg and Bulldmg shall verify with Templeton
Community Services District (TCSD) that sufficient water units for
development have been.

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

Signature

U2 (D

Owner(s) Date

Douglas C. Filipponi

Name (Pr

int)
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t$&4kumkﬁ22hgim“n\

_ Signature of Owner(s)

Kathleen R. Filipponi
Name (Print)

[PE—————
3
Signature of Owner(s)

Ned M. Thompson
Name (Print)

Signature of Owner(s)

Connie G. Thompson
Name (Print)

Slg@:&(m/WWQ(
ve C. Boneso

Name (Print)

__ MaryAanBoneso
Name (Print)

| .23

Date

/(- 22~ i3
Date

[[-22-20 (>

Date

lt-72-1%

Date

[]-2272- 2012

Date
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Si&ﬁ'ature of Owner(s) Date
Robert M. Boneso
Name (Print)
T\Q@’M U | [—22 &
Signature/sf Owner(s) Date

Regina Boneso
Name (Print)




SAN LUIS OBISPO COUNTY
DEPARTMENT OF PUBLIC WORKS

Paavo Ogren, Director

County Government Center, Room 207 » San Luis Obispo CA 93408 + (805) 781-5252
Fax (805) 781-1229 email address: pwd@co.slo.ca.us

MEMORANDUM

Date: March 26, 2013
To: Karen Nall, North County Team Planner
From:  Michelle Matson, Development Services Engineer

Subject: Public Works Comments and Recommended Conditions of Approval for Tract
2992, SUB 2008-00019, Boneso. Hotel, Commercial, Medical and Residential
Subdivision Located on Las Tablas at Bennett Way, Templeton (APNs 040-289-
030, -331-020, -371-001 & -070-001)

Thank you for the opportunity to provide information on the proposed subject project referral. It
has been reviewed by several divisions of Public Works, and this represents our consolidated

response.

Public Works Comments:
1. At the time the project referral was received by Public Works the application acceptance
date had not been established. The attached recommended conditions of approval are
subject to change based on Ordinances and Policies in affect at the date of application

acceptance.

2. In accordance with the Grading and Drainage, Section 22.52.070 (B) (9) [Res. 3188
4/13/2010] onsite pad and access road grading is not exempt from a Grading Permit.
Therefore this work must be processed through the Planning and Building Department.
Public Works recommends the access road work be completed prior to final map
recordation [21.03.010 (d) (2)].

3. The project meets the applicability criteria outlined in Title 22.10.155 for Stormwater
Management; therefore, this project is subject to the NPDES General Permit
Attachment 4 Design Standards.

4. We have reviewed the latest traffic study prepared by ATE dated 2/21/13 and
subsequent email 3/22/2013 and are in concurrence with the recommendations.

Recommended Public Works Conditions of Approval

Access and Improvements:
Road and/or streets to be constructed to the following standards, unless design exceptions are

approved by the Public Works Department in accordance with Section 1.2 of the Public
Improvement Standards:
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Las Tablas Road shall be widened to complete the project frontage of an A-2 urban
street section fronting the property within a dedicated right-of-way easement of
sufficient width to contain all elements of the roadway prism.

Bennett Way shall be widened to complete the project frontage of an A-2 urban
street section in conformance with Tract 2559 improvements fronting the property
within a dedicated right-of-way easement of sufficient width to contain all elements of
the roadway prism.

The existing Bennett Way improvements fronting proposed Lots 1 and 2, as shown
on the tentative map, shall be reconstructed to repair deteriorated or incomplete
improvements; and upgraded as required to conform to current Public Improvement
Standards for an A-2 urban street standards.

All urban-standard improvements along Las Tablas Road and Bennett Way shall
include a parkway strip between the curb and sidewalk which meanders from a
minimum of four feet to a maximum of eight feet, in accordance with the Templeton
Community Plan.

A private shared access road traversing the project site between Las Tablas Road
and Bennett Way, as shown on the Tentative Map, shall be constructed to meet
Templeton Fire Department standards and to promote pedestrian circulation.

The proposed shared access road intersecting Las Tablas Road, as shown on the
tentative map, shall be constructed in accordance with County B-3 (commercial
driveway) and sight distance standards. Left turn movements from/onto Las Tablas
Road shall be prohibited by the use of onsite signage, a modified County B-3
driveway standard, and construction of center raised median in Las Tablas Road.

The proposed shared access road intersecting Bennett Way, as shown on the
tentative map, shall be constructed on both sides of the entrance in accordance with
County B-3 (commercial driveway) standards.

All roadway grading shall be done in accordance with Appendix Chapter 33 of the
1997 Uniform Building Code. All lot lines shall be considered as Site Area
Boundaries with slopes setback accordingly.

Offers, Easements and Restrictions
The applicant shall offer for dedication the following right-of-way easements by certificate on
the map or by separate document:

a.

For road widening purposes a variable offer along Las Tablas Road of sufficient
width to contain all elements of the roadway prism.

Except at the shared access road location approved by Public Works, access shall
be denied to Lots 3, 4 and 10 from Las Tablas Road and this shall be by certificate
and designation on the map.

Except at the shared access road location approved by Public Works, access shall
be denied to Lots 5 and 7 from Bennett Way and this shall be by certificate and
designation on the map.

Page 2 of 7



d. A 10-foot public utility easement on private property along Las Tablas Road and
Bennett Way frontages, plus those additional easements as required by the utility
company, shall be shown on the final map.

The applicant shall reserve the following easements by certificate on the map or by separate
document:

a. A blanket easement for the purpose of reciprocal private access, parking, drainage,
sewer and water easements, and public utility easements over all of tentative tract 2992
excluding building locations.

Roads and/or streets shall be maintained as follows:

a. The following streets/roads: Las Tablas Road and Bennett Way shall be accepted
for County maintenance following completion and certification of the widening
improvements. No maintenance financing service charge shall be required, as these
streets/roads are already in the County-maintained system, or are identified as new
Principal Arterials, Arterials or Collectors, or meet the required number of road
maintenance related smart growth points to be exempt.

b. All onsite roads shall not be accepted for County maintenance following completion
and certification of the improvements. The developer shall establish a Property
Owners’ Association or other organized and perpetual mechanism to ensure
adequate private maintenance, acceptable to the Department of Planning & Building.

Onsite Shared Access Road: _
Grading plans shall be prepared by a Registered Civil Engineer and submitted to the

Department of Planning and Building for approval. The plan is to include, as applicable:
Road plan and profile for the required onsite shared access road improvements.
Drainage ditches, culverts, and other structures (if drainage calculations require).
Erosion and Sedimentation control plan for road related improvements.

Public utility plan, showing all existing utilities and installation of all utilities to serve

every lot.

oo ow

Improvement Plans:
Improvement plans shall be prepared in accordance with County Public Improvement

Standards by a Registered Civil Engineer and submitted to the Department of Public Works
and the county Health Department for approval. The plan is to include, as applicable:

Street plan and profile.
Drainage ditches, culverts, and other structures (if drainage calculations require).
Water plan (County Environmental Health).

Sewer plan (County Environmental Health).
Grading and erosion control plan for subdivision related improvement locations.

Public utility plan, showing all existing utilities and installation of all utilities to serve
every lot.

The applicant shall demonstrate that the project construction plans are in
conformance with the Source Control BMP's as identified for project incorporation in

the applicant's Stormwater Quality Plan Application for Priority Projects

~Poo T

«
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h. Tree removal/retention plan for trees to be removed and retained associated with the
required improvement for the land division to be approved jointly with the
Department of Planning and Building.

i. Trail plan, to be approved jointly with the Park Division.

The applicant shall enter into an agreement with the county for the cost of checking the map,
the improvement plans if any, and the cost of inspection of any such improvements by the
county or its designated representative. The applicant shall also provide the county with an
Engineer of Work Agreement retaining a Registered Civil Engineer to furnish construction
phase services, Record Drawings and to certify the final product to the Department of Public
Works.

The Registered Civil Engineer, upon completion of the improvements, shall certify to the
Department of Public Works that the improvements are made in accordance with all conditions
of approval, including any related land use permit conditions and the approved improvement
plans. All public improvements shall be completed prior to occupancy of any new structure.

A final soils report by a Registered Civil Engineer shall be submitted for review prior to the final
inspection of the improvements.

Three (3) copies of a Preliminary Soils Report prepared by a Registered Civil Engineer in
accordance with Sections 17953, 17954, 17955 of the California Health and Safety Code shall
be submitted to the Public Works, Health and Planning and Building Departments prior to the
filing of the final tract map. The date and person who prepared the report are to be noted on
the map.

If environmental permits from the Army Corps of Engineers or the California Department of
Fish and Game are required for any public improvements that are to be maintained by the
County, the applicant or his engineer, prior to the approval of the plans by the Department of
Public Works shall:

a. Submit a copy of all such permits to the Department of Public Works OR

b. Document that the regulatory agencies have determined that said permit is not required.

Drainage:
Toad Creek is not capable of carrying additional runoff. Submit complete drainage calculations

to the Department of Public Works for review and approval. If calculations so indicate,
drainage must be detained in a shallow drainage basin on the property [21.03.010(e)(2)]. The
design of the basin is to be approved by the Department of Public Works, in accordance with
county standards.

If a drainage basin is required, the drainage basin along with rights of ingress and egress shall
be reserved as a drainage easement in favor of the owners and assigns. All drainage basin
areas shall be indicated as a building restriction.

The project shall comply with the requirements of the National Pollutant Discharge Elimination
System Phase | and / or Phase Il storm water program and the County’s Storm Water Pollution
Control and Discharge Ordinance, Title 8, Section 8.68 et sec.

Page 4 of 7



The project shall comply with the post-construction requirements of Land Use Ordinance,
Section 22.10.155. A “Private Stormwater Conveyance Management and Maintenance
System” shall be submitted to the Department of Public Works for review and approval. Upon
approval, the applicant shall record with the County Recorder's Office the “Private Stormwater
Conveyance Management and Maintenance System" to document on-going and permanent
storm drainage control, management, treatment, disposal and reporting.

In accordance with 8.68.130 (Article IIl), non-stormwater discharges into the county storm
drain system shall require an encroachment permit as described in Chapter 13.08 of the
County Code. Permits shall only be issued when applicant successfully demonstrates
compliance with all requirements of Article lll.

Utilities:
All existing overhead electric, telephone and cable television transmission and distribution lines
fronting or contained with the project site boundaries shall be relocated underground

(21.03.10(h)) and the poles removed.

Electric, telephone and cable television distribution (service) conduits shall be installed
underground (in accordance with 22.10.160) and stubbed to each new parcel.

New gas distribution mains shall be installed along the project frontage(s) and gas service
laterals shall be stubbed to each new parcel if gas service is reasonably available.

Additional Map Sheet:
The applicant shall prepare an additional map sheet to be approved by the county Department

of Planning and Building and the Department of Public Works. The additional map sheet shall
be recorded with the final parcel or tract map. The additional map sheet shall include the

following:

a. If a fenced drainage basin is required, that the owner(s) of Lots 1 through 10 are
responsible for on-going maintenance of drainage basin fencing, in perpetuity.

b. If a drainage basin is required, that the owner(s) of Lots 1 through 10 are
responsible for on-going maintenance of drainage basin and adjacent landscaping in
a viable condition on a continuing basis into perpetuity. The basin(s) area shall be

indicated as a building restriction.

C. If improvements are bonded for, all public improvements (roads, drainage, and
utilities) shall be completed prior to occupancy of any new structure.

d. In accordance with Title 13.01 of the County Code, the applicant shall be
responsible for paying to the Department of Public Works the Templeton Road
Improvement Fees for each future building permit in the amount prevalllng at the

time of payment.

e. Notification to prospective buyers that all private access roads within the subdivision
are to be privately maintained, indicating the proposed maintenance mechanism.

f. The property owner shall be responsible for the operation and maintenance of public
road frontage sidewalks, landscaping, street lighting, and pedestrian amenities in a
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viable condition and on a continuing basis into perpetuity, or until speciﬁgqlly
accepted for maintenance by a public agency. The encroachment permlt issued by
Public Works identifying the limits of responsibility shall be recorded with the County
Clerk.

g. At the time of application for construction permits, the applicant shall demonstrate
that the project construction plans are in conformance with the Source Control
BMP's as identified for project incorporation in the applicant's Stormwater Quality
Plan Application for Priority Projects.

h. The additional map sheet shall contain the final conditions of approval for the
Development Plan as they are shown in the Notice of Final Action.

Covenants, Conditions and Restrictions:

The developer shall submit proposed covenants, conditions, and restrictions for the subdivision
to the county Department of Planning and Building for review and approval, and shall establish
a Property Owners’ Association or other organized and perpetual mechanism to ensure
adequate private maintenance, acceptable to the Department of Planning & Building, and in
conformance with the requirements of the State Department of Real Estate. The CC&R's shall
provide at a minimum the following provisions:

a. If a fenced drainage basin is required, on-going maintenance of drainage basin
fencing, in perpetuity.

b. If a drainage basin is required, on-going maintenance of drainage basin and
adjacent landscaping in a viable condition on a continuing basis into perpetuity.

C. Maintenance of all streets/roads within the subdivision in perpetuity.

d. Maintenance of all common areas within the subdivision in perpetuity.

e. Operation and maintenance of public road frontage sidewalks, landscaping, street

lighting, and pedestrian amenities in a viable condition and on a continuing basis into
perpetuity, or until specifically accepted for maintenance by a public agency.

f. Notification to prospective buyers that an additional map sheet was recorded with
the final parcel or tract map. The restrictions, conditions and standards set forth in
the additional map sheet apply to future development. It is the responsibility of the
prospective buyers to read the information contained on the additional map sheet.

Miscellaneous:

This subdivision is also subject to the standard conditions of approval for all subdivisions using
community water and sewer a copy of which is attached hereto and incorporated by reference
herein as though set forth in full.

All timeframes on approved tentative maps for filing of final parcel or tract maps are measyred
from the date the Review Authority approves the tentative map, not from any date of possible
reconsideration action.
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The applicant shall apply to the Department of Planning and Building for approval of new street
names prior to the filing of the final parcel or tract map. Approved street names shall be shown

on the final tract map.

V:\_DEVSERV Referrals\Land Divisions\Tract Maps\Tr 2992 SUB08-00019 Boneso Las Tablas, Temp\Tr 2992 Las Tablas Village, TEMP.doc
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SAN LUIS OBISPO COUNTY HEALTH AGENCY

Public Health Department
2191 Johnson Avenue

San Luis Obispo, California 93401
805-781-5500 » FAX 805-781-5543

Jeff Hamm
Health Agency Director

August 19, 2011 Penny Borenstein, M.D., M.P.H.
Health Officer

Kirk Consulting
8830 Morro Road
Atascadero, CA 93422

ATTN: MANDI PICKENS
RE: TENTATIVE TRACT MAP 2992
PETERSEN RANCH RD, TEMPLETON CA
APN: 040-289-030, 040-371-001, 040-331-020

Water Supply and Wastewater Disposal

This office is in receipt of preliminary evidence of water and sewer service (in the form
of a conditional will serve letter) from the Templeton Community Services District for the
above noted tract map.

Be advised that a final will serve letter for both water and sewer services will be required
prior to final map recordation. The improvements for water and sewer in favor of each
parcel shall be built, accepted and immediately serving or bonded for prior to
recordation. The bond must be reviewed and approved by County Public Works prior to
recordation of the map.

TRACT MAP 2992 is approved for Health Agency subdivision map processing.

Ny -

LESLIE A. TERRY, R.E.H.S.
Environmental Health Specialist
Land Use Section

c North County Team, County Planning
TCSD



AIR POLLUTION
CONTROL DISTRICT

COUNTY OF SAN LUIS OBISPO

October 14, 2011

Karen Nall
SLO County Department of Planning and Building

County Government Center
San Luis Obispo CA 93408

SUBJECT:  APCD Comments Regarding the Las Tables Village/Boneso Mixed Use Project
Project Referral (SUB2008-00019, Tract 2992)

Dear Ms. Nall,

Thank you for including the San Luis Obispo County Air Pollution Control District (APCD) in the
environmental review process. We have completed our review of the proposed Las Tablas Village
project, located at the northeast corner of the Las Tablas Road/Bennet Way traffic signal in
Templeton. It would subdivide an existing vacant 15 acre property into eight commercial lots and
two single family residences. The proposed commercial properties would consist of a 53,200 square
foot (s.f.) of commercial retail space, a 62,700 s.f. office space, and a 66,000 s.f. - 120 unit hotel.

The project proposes 685 parking spaces, some of which would be shared spaces for the various
proposed land uses. The commercial retail and office space would be developed in one phase and the
hotel and two residences would be phased in later. The commercial tenants are unknown at this time
but the applicant expects tenants such as a drive-through pharmacy, a restaurant, and other retail
anchors, such as a market. The office tenants are expected to be medical related with the potential of
a small outpatient clinic. The proposed hotel would be for both conventional and extended stay
guests. The project referral notes that the project design is consistent with many features identified in

the Templeton Community Design Plan.

Approximately 90% of the site would be disturbed by the proposed development requiring 80,000
cubic yards (c.y.) of cut, 35,000 c.y. of fill and 45,000 c.y. exported to an approved site. A traffic
impact analysis was conducted and found that the project impacts would not significantly impact
peak hour operations at existing signals and would decrease the level of service from "C" to "D"
which the project referral states is still a county accepted level of service. The study indicates that
the project would result in an estimated 5,397 average daily trip ends. The project proposes to
provide a pedestrian scale with neighborhood path connections, improved jobs/housing balance,
native landscaping, and the location is close to downtown and within walking distance to the Las
Tables Park & Ride lot and transit stops near Twin Cities Hospital and the Peterson Ranch
neighborhood and adjacent multi-family developments. The following are APCD comments that are
pertinent to this project.

APCD’s GENERAL PROJECT SUPPORT

Mixed Use Support
APCD staff would like to commend the project proponents for this project’s promotion of mixed

used development. When people can walk to nearby stores, parks and work, traffic is reduced and

3433 Roberto Court » San Luis Obispo, CA 93401 « 805-781-5912 « FAX: 805-781-1002
info@slocleanair.org < www.slocleanair.org

@ printed on recycled paper
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the potential for mass transit use increases. Mixed use aspects of this project are consistent with
several of the APCD's land use goals and policies in the county’s Clean Air Plan (CAP).

Infill within City Limits & URL / Smart Growth

The APCD encourages balance of residential and commercial infill within the existing County
URL/VRLs, as this is consistent with the land use goals and policies of the CAP. Enabling residents
the opportunity to live, work and shop within areas that utilize Smart Growth principles reduces the
need to drive and minimizes vehicle exhaust emissions which account for over 50% of the County’s
air pollution including greenhouse gas emissions. Increasing density can reduce trips and travel
distances and encourage the use of alternative forms of transportation. The APCD supports this
project because it is consistent with the sustainable growth strategies in CAP and the
Conservation and Open Space Elements of the SLO County’s General Plan adopted by the
SLO County Board of Supervisors.

GENERAL COMMENTS

As a commenting agency in the California Environmental Quality Act (CEQA) review process for a
project, the APCD assesses air pollution impacts from both the construction and operational phases
of a project, with separate significant thresholds for each. Please address the action items
contained in this letter that are highlighted by bold and underlined text.

CONSTRUCTION PHASE IMPACTS

The APCD staff evaluated the construction impacts of this project using default settings in
CalEEMod version 2011.1.1, a computer model for estimating construction emissions related to the
development of land uses. The modeling results indicate that the construction of the project would
exceed the APCD’s137 pound per day and 2.5 ton per quarter thresholds for the ozone precursors,
reactive organic gases (ROG) and nitrogen oxides. In addition, the grading and hauling phase of the
project’s construction phase would exceed the APCD’s 7 pound per day diesel particulate matter
threshold and the fugitive dust threshold of 4 worked acres.

Prior to grading permit issuance, and at least three months before construction activities are to

begin, the applicant needs to demonstrate how the construction phase impacts will be below the

level of significance as identified in the APCD’s CEOQA Handbook. Required APCD
construction phase mitigation are:

Standard Mitigation Measures for Construction Equipment

The standard construction equipment mitigation measures for reducing nitrogen oxide (NOy),
reactive organic gases (ROG), and diesel particulate matter (DPM) emissions are listed below and in
section 2.3.1 of the APCD’s 2009 CEQA Handbook. These measures are applicable to all
construction phases of the project:
* Maintain all construction equipment in proper tune according to manufacturer’s
specifications;
* Fuel all off-road and portable diesel powered equipment with ARB certified motor vehicle
diesel fuel (non-taxed version suitable for use off-road);
= Use diesel construction equipment meeting ARB's Tier 2 certified engines or cleaner off-road
heavy-duty diesel engines, and comply with the State off-Road Regulation;




Project Referral for Las Tables Village/Boneso Mixed Use Project
October 14, 2011
Page 3 of 7

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

= Construction or trucking companies with fleets that that do not have engines in their fleet that
meet the engine standards identified in the above two measures (e.g. captive or NO, exempt
area fleets) may be eligible by proving alternative compliance;

* Al on and off-road diesel equipment shall not idle for more than 5 minutes. Signs shall be

posted in the designated queuing areas and or job sites to remind drivers and operators of the

5 minute idling limit;

Diesel idling within 1,000 feet of sensitive receptors is not permitted,;

Staging and queuing areas shall not be located within 1,000 feet of sensitive receptors;

Electrify equipment when feasible; ’

Substitute gasoline-powered in place of diesel-powered equipment, where feasible; and,

Use alternatively fueled construction equipment on-site where feasible, such as compressed

natural gas (CNG), liquefied natural gas (LNG), propane or biodiesel.

Best Available Control Technology (BACT) for Construction Equipment

During the grading and hauling construction phase of this project, the following BACT
mitigation measures are also required:

1. Further reducing emissions by expanding use of Tier 3 and Tier 4 off-road and 2010 on-
road compliant engines;

2. Repowering equipment with the cleanest engines available; and

3. Installing California Verified Diesel Emission Control Strategies. These strategies are

listed at: http://www.arb.ca.gov/diesel/verdev/vt/cvt.htm

Construction Phase Idling Limitations

Public health risk benefits can be realized by idle limitations for diesel engines. To help reduce the
emissions impact of diesel vehicles and equipment used to construct the project, the applicant shall
implement the following idling control techniques:

1. California Diesel Idling Regulations
a. On-road diesel vehicles shall comply with Section 2485 of Title 13 of the California

Code of Regulations. This regulation limits idling from diesel-fueled commercial motor
vehicles with gross vehicular weight ratings of more than 10,000 pounds and licensed for
operation on highways. It applies to California and non-California based vehicles. In
general, the regulation specifies that drivers of said vehicles:

1. Shall not idle the vehicle’s primary diesel engine for greater than 5 minutes at any
location, except as noted in Subsection (d) of the regulation; and,

2. Shall not operate a diesel-fueled auxiliary power system (APS) to power a heater, air
conditioner, or any ancillary equipment on that vehicle during sleeping or resting in a
sleeper berth for greater than 5.0 minutes at any location when within 1,000 feet of a
restricted area, except as noted in Subsection (d) of the regulation.

b. Off-road diesel equipment shall comply with the 5 minute idling restriction identified in
Section 2449(d)(2) of the California Air Resources Board’s In-Use off-Road Diesel
regulation.
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c. -Signs must be posted in the designated queuing areas and job sites to remind drivers and
operators of the state’s 5 minute idling limit.

d. The specific requirements and exceptions in the regulations can be reviewed at the

following web sites: www.arb.ca.gov/msprog/truck-idling/2485.pdf and
www.arb.ca.gov/regact/2007/ordiesl07/frooal. pdf.

2. Diesel Idling Restrictions Near the Adjacent Residential Properties
In addition to the State required diesel idling requirements, the project applicant shall comply
with these more restrictive requirements to minimize impacts to nearby sensitive receptors:
Staging and queuing areas shall not be located within 1,000 feet of sensitive receptors;
b. Diesel idling within 1,000 feet of sensitive receptors shall not be permitted,;
c. Use of alternative fueled equipment is recommended; and
d. Signs that specify the no idling areas must be posted and enforced at the site.

®

3. Truck Routing
Proposed truck routes should be evaluated and selected to ensure routing patterns have the

least impact to residential dwellings and other sensitive receptors, such as schools, parks, day
care centers, nursing homes, and hospitals. If the project has significant truck trips where
hauling/truck trips are routine activity and operate in close proximity to sensitive receptors,
toxic risk needs to be evaluated.

Fugitive Dust Control Measures
Construction activities can generate fugitive dust, which could be a nuisance to local residents and

‘businesses in close proximity to the proposed construction site. Projects with grading areas that
are greater than 4-acres or are within 1,000 feet of any sensitive receptor shall implement the
following mitigation measures to manage fugitive dust emissions such that they do not exceed the
APCD 20% opacity limit (APCD Rule 401) and do not impact off-site areas prompting nuisance
violations (APCD Rule 402):

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

b. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust from
leaving the site. Increased watering frequency would 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 identified in the approved project revegetation and
landscape plans should be implemented as soon as possible, following completion of any soil
disturbing activities;

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

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

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

h. Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved surface
at the construction site;
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1. 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 CVC Section 23114;

J. Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash off
trucks and equipment leaving the site;

k. 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;

. All PM,, mitigation measures required should be shown on grading and building plans; and,

m. The contractor or builder shall designate a person or persons to monitor the fugitive dust
emissions and enhance the implementation of the measures as necessary to minimize dust
complaints, reduce visible emissions below 20% opacity, and to prevent transport of dust
offsite. Their duties shall include holidays and weekend periods when work may not be in
progress. The name and telephone number of such persons shall be provided to the APCD
Compliance Division prior to the start of any grading, earthwork or demolition.

Asbestos / Naturally Occurring Asbestos _
Naturally occurring asbestos (NOA) has been identified by the state Air Resources Board as a toxic

air contaminant. Serpentine and ultramafic rocks are very common throughout California and may
contain naturally occurring asbestos.. The SLO County APCD has identified areas throughout the
County where NOA may be present (see the APCD’s 2009 CEQA Handbook, Technical Appendix
4.4). If the project site is located in a candidate area for Naturally Occurring Asbestos (NOA), the
following requirements apply. Under the ARB Air Toxics Control Measure (ATCM) for
Construction, Grading, Quarrying, and Surface Mining Operations, prior to any construction

activities at the site, the project proponent shall ensure that a geologic evaluation is conducted

to determine if NOA is present within the area that will be disturbed. If NOA is not present, an
exemption request must be filed with the APCD. If NOA is found at the site the applicant must

comply with all requirements outlined in the Asbestos ATCM. This may include development of an
Asbestos Dust Mitigation Plan and an Asbestos Health and Safety Program for approval by the
APCD. If NOA is not present, an exemption request must be filed with the Air District. More
information on NOA can be found at http://www.slocleanair.org/business/asbestos.php.

Developmental Burning
Effective February 25, 2000, the APCD prohibited developmental burning of vegetative material

within San Luis Obispo County. If you have any questions regarding these requirements, contact
the APCD Enforcement Division at 781-5912.

Construction Permit Requirements
Based on the information provided, we are unsure of the types of equipment that may be present

during the project’s construction phase. Portable equipment, 50 horsepower (hp) or greater, used
during construction activities may require California statewide portable equipment registration
(issued by the California Air Resources Board) or an APCD permit. Operational sources may also
require APCD permits.
The following list is provided as a guide to equipment and operations that may have permitting
requirements, but should not be viewed as exclusive. For a more detailed listing, refer to the
Technical Appendices, page 4-4, in the APCD's 2009 CEQA Handbook.

= Power screens, conveyors, diesel engines, and/or crushers

= Portable generators and equipment with engines that are 50 hp or greater
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Electrical generation plants or the use of standby generator

Internal combustion engines

Rock and pavement crushing

Unconfined abrasive blasting operations

Tub grinders

Trommel screens

Portable plants (e.g. aggregate plant, asphalt batch plant, concrete batch plant, etc)

To minimize potential delays, prior to the start of the project, please contact the APCD
Engineering Division at (805) 781-5912 for specific information regarding permitting

requirements.

OPERATIONAL PHASE IMPACTS

The APCD staff evaluated the operational impacts of this project using default settings coupled with
the traffic study average daily trip rates for the project in CalEEMod version 2011.1.1, a computer
model for estimating operational emissions related to the development of land uses. The modeling
results were 81 pounds per day of ozone precursor emissions which demonstrate that the

project would significantly exceed the APCD’s 25 pound per day threshold for ROG plus NOx

emissions.

The APCD’s analysis is not complete as it did not incorporate operational phase mitigation that
the project applicant would propose and the analysis was conducted for 2014 impacts only.
Projects that exceed the APCD’s ROG + NO, threshold and that are highly vehicle dependent
often require off-site mitigation to bring the project impacts to a level of insignificance. For

more information on on-site and off-site mitigation, please refer to the APCD’s 2009 CEQA
Handbook. The APCD suggests that, in cooperation with the APCD, the applicant work with a

consultant to refine the air quality modeling and appropriate mitigation or work directly with

the APCD to accomplish this under a cost-recovery agreement.

Greenhouse Gas Impacts and Mitigation
Assembly Bill 32, the California Global Warming Solution Act of 2006 requires reductions of

greenhouse gases (GHG) in the State of California. Following the adoption of SB 97, the Natural
Resources Agency adopted Amendments to the CEQA Guidelines for greenhouse gas emissions.
Based on these guidelines, GHGs (e.g., CO,, N,O and CH,) from all projects subject to CEQA must
be quantified and mitigated to the extent feasible. The California Office of Planning and Research
has provided the following direction to lead agencies for the assessment and mitigation of GHG

emissions:
» Make a good-faith effort to calculate, model, or estimate the amount of CO, and other

GHG emissions from a project, including the emissions associated with vehicular traffic,
energy consumption, water usage and construction activities;

= Regardless of the size, projects are cumulatively considerable. Lead agencies shall
evaluate a proposed project’s direct and/or indirect climate change impacts; and,

= Implement all feasible mitigation measures to reduce GHG emissions.

The preliminary modeling accomplished by the APCD indicates that the operational phase
GHG impacts from the project, combined with amortized construction phase GHG impacts are
4,602 metric tons of carbon dioxide equivalent (CO2e) emissions per year. Prior to finalizing
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the project’s mitigated negative declaration (MND), the applicant will need to present to the
APCD for review and approval the feasible GHG mitigation measures that the project would

be implemented.

Operational Permit Requirements

Based on the information provided, we are unsure of the types of equipment that may be present at
the site. Operational sources may require APCD permits. The following list is provided as a guide
to equipment and operations that may have permitting requirements, but should not be viewed as
exclusive. For a more detailed listing, refer to the Technical Appendix, page 4-4, in the APCD's
2009 CEQA Handbook.

* Portable generators and equipment with engines that are 50 hp or greater;
Electrical generation plants or the use of standby generator;
Dry cleaning;
Boilers;
Internal combustion engines;
Sterilization units(s) using ethylene oxide and incinerator(s); and

= Cogeneration facilities.
Most facilities applying for an Authority to Construct or Permit to Operate with stationary diesel
engines greater than 50 hp, should be prioritized or screened for facility wide health risk impacts. A
diesel engine-only facility limited to 20 non-emergency operating hours per year or that has
demonstrated to have overall diesel particulate emissions less than or equal to 2 Ib/yr does not need

to do additional health risk assessment. To minimize potential delays, prior to the start of the
roject, please contact the APCD Engineering Division at (805) 781-5912 for specific

information regarding permitting requirements.

Again, thank you for the opportunity to comment on this proposal. If you have any questions or
comments, feel free to contact me at 781-5912.

Sincerely,

~ ‘\‘
Andy Muz ;g/.? %

Air Quality Specialist

AJM/arr

cc: Doug/Steve Filipponi/Boneso
Tim Fuhs, Enforcement Division, APCD
Karen Brooks, Enforcement Division, APCD
Gary Willey, Engineering Division, APCD

h:\plan\ceqalproject_review\3000\3700\3700-113700-1.doc
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November 5, 2012

Ms. Xzandrea Fowler

San Luis Obispo County
Planning Dept

County Government Center,
San Luis Obispo, CA 93408

Subject: Re-Referral for County Project SUB2008-00019 Tract 2992 Boneso, dated 10/23/2012
Dear Ms. Fowler,

Before TCSD can provide full water and sewer service to this project, the applicant must purchase
additional water and sewer units of use. The project as proposed requires 88 water units of use. At this
time, the total number of water units available to this project is limited to 34 water units, far less than
what is required by the proposed project.

The District agrees in concept that the phasing plan as presented by the applicant be used as a
guideline for planning. Note, however, that there is no guarantee that additional water and sewer
service will be available from the District beyond the current 34 water units of use. The District will
make every attempt to identify potential problems associated with making water and sewer services
available to a project or parcel, however, additional items may arise once a more fully developed plan
is provided. The District’s main concerns are as follows:

1. The project as proposed requires 88 water units of use. That is 54 additional water units of use
that are not currently available. At this time the District is unable to serve the project more
than 34 water units of use. The District released a number of units for sale earlier this year and
those units have been sold. There is no timeframe available regarding potential additional
water units of use for sale at this time.

2. Given the density of the proposed project, the water and sewer infrastructure serving the
parcels needs to be evaluated. The District anticipates that water and sewer main lines will
need to extended and/or upgraded in order to adequately serve this project.

a. The District anticipates that as a minimum, the main water line in Bennett way shall be
extended to Las Tablas Road and a new water line looped through the project interior road.

b. The District shall also require that the wastewater be directed to the West Side Lift Station
and the sewer main lines be evaluated and upgraded as required.



3. Since there are only 34 water units available now, the District requested that the applicant
determine how those water units would be allocated to each lot in the event that no additional
water units become available. The applicant proposed assigning the existing water units as
follows:

. Assigned Water Unit Allocation per Kirk
Use and Bldg Type Consulting dated 10-2-12

Single Family Residential 1
Single Family Residential

Commercial/Retail C.3, General (10,800 sf)
Commercial/Retail C.4, Restaurant (7,800 sf)
Commercial/Retail C.1, Grocery (18,800 sf)
Commercial/Retail C.2, Pharmacy (15,800 sf)
Office 0.1, Medical (24,000 sf)

Office 0.2, Medical (24,000 sf)

Office 0.3, Medical (14,700 sf)

Hotel H.1, Hotel (61,500 sf)

TOTAL

tDOO\lmU'\-wap-g
->

SlhIbipdIDDID(A =
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The applicant also provided a breakdown of proposed future water and sewer needs for each lot 1-
10. Water demand calculations were provided for each proposed building use by RRM Design
group, and After reviewing the project proposal and water demand information provided by RRM
Design Group, the District suggests modifying the allocation of water units of use so that the water
demand needs for the earliest proposed buildings may be met without the purchase of additional
water units:

Suggested Water Units TOTAL Deficit
Water Unit required for WATER number of
Allocation Irrigation proposed UNITS Water Units
Lot Use and Bldg Type (aa) {bb) project {cc) REQ'D by lot (dd)
Phase 1
1 Single Family Residential 1 1 1 0
2 Single Family Residential 1 1 1 0
Phase 2
3 Commercial/Retail C.3 3 1 2 3 0
General (10,800 sf)
4 Commercial/Retail C.4 6 1 5 6 0
Restaurant (7,800 sf)
5 Commercial/Retail C.1 5 1 5 6 1
Grocery (18,800 sf)
6 Commercial/Retail C.2 3 1 2 3 0
Pharmacy (15,800 sf)
Phase 3
7 Office 0.1 4 1 7 8 4
Medical (24,000 sf)
8 Office 0.2 4 1 7 8 4
Medical (24,000 sf)
9 Office 0.3 4 1 3 4 0




| Medical (14,700 sf) | [ |
Phase 4
10 | HotelH.1 4 1 47 4 44
Hotel (61,500 sf) 8
TOTALS 34 8 54
8
Notes for table:

aa. Assigned allocation of water units modified in consideration of RRM Design Group water demand calculations
dated August 15, 2012. Each lot will be limited to this predetermined number of water units unless additional
approval is provided by TCSD.

bb.One unit of water is assigned to each building for irrigation purposes, except single family residential.

cc. Water use is calculated for each individual building, so number of units required are rounded up to the next whole
unit.

dd.Additional Water Units required prior to planning approval for individual lots and subsequent building permit
issuance. (NOTE: This is not a guarantee that water will be available from the District, but rather serves as a
guideline for planning.) Each lot will be limited to a predetermined number of water units unless additional
approval is provided by TCSD.

4. It is the District’s understanding that the applicant will address the stormwater with owner
designed and maintained stormwater detention on site. The District will not accept or maintain
these drainage facilities. The applicant is required to evaluate downstream impacts of this
project per County requirements.

5. The Fire Chief will be providing project comments under separate cover.
Please feel free to contact me at (805) 434-4915 should you have any questions or concerns.

Sincerely,

Bettina L Mayer,
District Engineer

tim@templetoncsd.org

cc: Jeff Hodge, General Manager
Jay Short, Utilities Supervisor
Jim Langborg, Fire Chief
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See Attached Project Plans:

Site Plan

Conditional Use Permit Project Phasing
Building Elevations — Retail

Building Elevations — Office

Building Elevations — Hotel

Site Sections

Vesting Tentative Tract Map

Tentative Tract Phasing Map
Conceptual Grading and Drainage Plan
Utility Plan

Landscape Plan

Conceptual Lighting Plan

Project

Filipponi/ Boneso Vesting Tentative Tract Map/ CUP
ED13-044 (SUB2008-00019/Tract 2992)

Exhibit 3

Project Plans
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