CHAPTER 2. PROJECT DESCRIPTION
2.1 INTRODUCTION

Dana Reserve, LL@nd NKT Development, LLG;ollectively referred to athe projectapplicant, is
requesting the adoption tife Dana Resen@pecific PlanDRSP; Appendix) by the County of San

Luis Obispo (County). The proposptbjectincludes a request for@pecific PlanConditional Use
Permit(CUP) for Oak Tree Removal and Grading/Impervious Surfa¢esting Tentative Tract Map
(VTTM) 3159 and Development Agreement to allow for the phased development of a master planned
communityknown as the Dana Reserfgeoject). On January 26, 2021, ti@ountyBoard of Supervisors
authorizedCounty staff to move forward withrocessing of the DRSptoject (includingelated

requested entitlemenjsandapproveda memorandum of understanding between the County and Dana
Reserve, LLQo help guide the planning and development process

The project would require annexation into the Nipomo Community Services District (NCSD) service area

tof acilitate NCSD6s provision ofpropased28@icreband wast ewa
Reserve (Specific Plafireg). The Specific PlamAreais within the NCSDB Sphere of Influence.

Annexation of theSpecific Plan Areainto NCSDD service area would be subject to the review and

approval of the San Luis Obispo Local Agency Formation CommisSIoBL(AFCO).

Concurrent with the DRSP project, the CouBtard of Supervisors also authorize@ountyinitiated
General Plan amendmeotchange the land use categoréthin the Specific Plan Areato allow for
development consistent with the proposed DR&IReflect the proposedcorporaion of the Specific

Plan Areainto the Nipomaurban reserve lindJRL), andto ensure the General Planconsistentwith the
DRSP ThisEnvironmental Impact ReporE(R) will evaluate both the proposed DRSP prajéutiuding
all related requested entittemedt®RSPE, CUP, VTTM, Development Agreement, and annexation into
the NCSI® andthe related General Plamendment being initiated by the County.

Following circulation of the Draft EIR (Juneil&ugust 1, 2022), the County worked with the project
applicant to incorporate several project modifications to try and minimize impacts and address concerns
raised by reviewing agencies, organizations, and the public. These changes are described ih0Qifapter
this Final EIR. The applicant has prepared a revised Dana Reserve Specific Plan (the 2023 Specific Plan)
to reflect these changes. Chapter 10 identifies each of the proposed changes and docurhents that t
revised project would not result in any new or maore severe environmental impacts and would not requirg
recirculation of the EIR. The 2023 Specific Plan has been included as Appendix A.

2.1.1  Overview of the Proposed Dana Reserve Specific
Plan

A specific plan is a planning tool that allows a county/community to provide a framework and vision for
future development of a defined area (Government Code Sectionsi 65457). TheDRSP would

provide a land use ammbnceptuatlevelopmenplanwith associated goals, policies, and development
standards to guide future development withingfe@posedspecific Plan Area which is comprised of the
288acre Dana Reservéhe DRSP would guide development of the Dana Reserve by defining land uses
and developmerstandards, circulation, parks and trails, and infrastructure for the future proposed
residential, commercial, and open space uHes.DRSRwvould also provide a phasing/implementation

plan anddescribe thg@ublic facility financingmechanisms available for the ongoing maintenance of
public and private improvements required for the DRSP

The DRSP ia primarily residential projeawith a majorityof the Specific Plan Areadesignated for
residential usesyhichwould accommodate up to B2single and multifamily residential units.
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However, italsoidentifies a mix of land uses within tiSpecific Plan Areato serve the new
neighborhoods and surrounding communiltye DRSP wouldllow for the future phased development

of residential usewijllage andflex commercial use@ncludinga hotel, educationétainingfacilities, and
retaillight industrial use€s open space, trails, and a public neighborhood park within the approximately
288acreSpecific Plan Area(Table 21). Major components of the DRSP include

1 Land use and development standdiodsesidential, commercial, and open space/recreational
uses

1 Site and building design guidelines

1 Goals supporting variety of housing types to allow a rang@pportunities for home ownership
or rentaloptions

1 Establishment of nortto-south roadway connectiotfsrough theSpecific Plan Areato better
connecfTefft Street and Pomeroy Road to Willow Rpad

1 Implementation of an interconnected network of walking, bicycling, and equessilarand
facilities; and

1 The generation of new employment opportunities and provision of accesstmwataygoods
and servicethrough development of a range of commercial uses

Table 2-1. Project Overview

Potential Floor Area

Land Use Zones Acres? Potential Units? (square feet)

Residential Single-Family 149.5 831

Residential Multi-Family 23.5 458

Residential Rural (Existing) 10.0 N/A2?

Recreation/Public Park 11.0°

Village and Flex Commercial* 22.3 110,000-203,000
Open Space, Trails, Basins 49.8

Roads 21.9

Total 288 1,289 110,000i 203,000

1 All acreage and potential units can be adjusted up to 10% to address site specific constraints and more suitable site design, subject to County review.

2 The Specific Plan Area includes two parcels between Cherokee Place and Willow Road (As s essor 6 s P aARNs]D91-Bo1-680 ands [
091-301-031) that are currently designated Residential Rural. The DRSP does not propose to change the land use designation of these parcels or
develop additional residential, commercial, or recreational uses within these parcels; they are included in the DRSP to provide a transit center and
roadway connections for Collectors A and B from Cherokee Place to Willow Road. These roadway and roadway-related improvements are the only
development proposed on these parcels; therefore, the identification of additional potential units is not applicable for these parcels.

3 Minimum requirement.
4 Proposed Commercial uses include a 60,000-square-foot hotel and a 30,000-square-foot educational/training facility.

2.1.2  Project Applicant Team

Applicant: Dana Reserve, LLCNKT Development, LLC
Project Representative: Nick Tokips
648 DuthHiguera Street, Suite B
San Luis Obispo, CA 93401

Project Design: RRM Design Group
Project Manageictor Montgomery, AlA
3765 SuthHiguera Street, Suite 102
San Luis Obispo, CA 93401
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2.2 PROJECT LOCATION

2.2.1  Project Site

The DRSPproject siteis located within the southwestern portion of unincorporated San Luis Obispo
County, California (Figur@-1). The site is located approximately 7 miles east of the Pacific @oean
7 miles southeast of ttaity of Arroyo Grande and is adjacent to tih@thern boundary of the Nipomo
URL. Although the proposed DRSP would only apply to development within Dana Reser8pdtific
Plan Areg, for purposes of this EIRhé project site includes tf8pecific Plan Areaandany offsite area
where projectelated improvements would oc¢as described in detail below

2.2.1.1 Specific Plan Area

The Specific Plan Areaconsists othreeadjoiningparcels totaling@pproximately288 acres, including

Assessdr BarcelNumbers (APNs) 09801-030, 091301-031, and 098B01-073(Figure2-2). Themain

parced APN 091-301-073 underlies the majority of thgpecific Plan Areaand is 274.4 acres in size

The remaining parcedlsAPNs 091301-030 and 094301-0318 connect thenain parceto Willow Road

and areapproximately 77 and 7.2acres in sizgrespectivelyFigure 23). The Specific Plan Areais

generally bounded bwural residential uses, Willow Road, and Cherokee Place to the north; existing
commercial uses along North Frontage Roadrasiiential developmentithin the community of

Nipomo to the south; existing residential development and Hetrick Avenue to the west; and U.S. Highway
101 (US 101) to the east.

2.2.1.2 Off-Site Project Areas

Although not within theSpecific Plan Area the project would require projeatlated disturbances and/or
improvements at additionaff-siteareas to facilitatéhe proposedevelopment within th&pecific Plan
Area Off-site project areas include locations where necessary transportatoer, and wastewater
related improvements would be necessary to serve the prjesteoff-siteareasdescribed in further
detail below, are included in the project area and have been fully evaluated in this EIR.

22121 OFF-SITE TRANSPORTATION IMPROVEMENTS

Buildout of theSpecific Plan Areawould require a number offf-sitetransportatiofrelated
improvements, including improvements to thibowing roadwaysand intersections:

1. An extension of North Frontage Road through APN-82%022 at the southeast corner of the
Specific Plan Area

2. Widening of Willow Road and signalization at t&llow Road/Collector Aintergctionwithin
existing rightof-way (ROW) areas;

3. Restriping andneway stop-control at theNillow RoadCollector Bintersectiorwithin existing
ROW areas;

4. Removal/closure of the existirdetrick Avenue driveway access from Pomeroy Road and
provision of a new driveway access to Hetrick Avenue from Collector B;

5. Restripingand oneway stop control at the Pomeroy Road/Collector B intersection within existing
ROW areasand

6. Emergency access ldetrick Avenue an€Cory Way.

These areas are shown in Fig@ré and described in further detail $ection 2.3.3.6, Off-Site
Transportation Improvements
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Figure 2-1. Project vicinity map.
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Figure 2-2. Project location map.
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22122 OFF-SITE WATER AND WASTEWATER IMPROVEMENTS

Buildout of theSpecific Plan Areawould also require a number off-site water and wastewaterelated
improvements, including improvements to the following NCSD infrastructure:

1 Water System Improvements

1. Extension of a 16nch ductile iron pip€DIP) from the intersection diVestTefft
StreefNorth Oakglemvenueto the north end dilorth OakglenAvenueto be installed
within the existing paved roadway;

2. Extension of a 1nch DIP from the north end of North Oakglé&venue under US 101,
to Sandydale Drive, to be installed within existing paved roadwayR@W areas;

3. Extension of a 12nch polyvinyl chloride PVC) pipe from the North Frontage
Road/SandydalBrive intersection to the southeastern corner of3becific Plan Area
to be installed within existing publROW area;

4. Extension of a 1-2nch PVC pipe from the proposed Willow Road/Collector A
intersection approximately 450 feet to the end of the existing water line in Willow Road;

5. Replacement/upsizing @hexisting 18inch DIP to a 16-inch DIP from the intersection
of WestTefft StreetNorth OakglerAvenuet 0 t he NCSDb6s existing Fo
site atthe North Dana Foothill Road/East Tefft Street intersection;

6. Il nstall ation of 2 million gallons of addit]i
Foothill water tank site at the North Dana Foothill Road/East Tefft Street intersection
and

7. Installation of ssecondvat er st orage tank at the NCSDO&s
station which will be located within the footprint of the existing pump station fadility

1 Wastewater System Improvements

1. Extension of a l2nch-diameter sewer main pipe within North Frontage Road between
the Specific Plan Areaand Juniper Street, to be installed within existing paved roadway
and existing publiROW areas;

2. Installation of a sewer lift staticend force maito accommodate DRSP flows located
near the southeast corner of 8pecific Plan Area

3. Upsizing of a planned sanitary sewer pipe from the North Frontage Road/Juniper Street
intersection and the South Frontage Road/Division Street intersection, to be installed
within existing paved roadwayand

4. Improvements/upgrades at the existing NCSD Southland Wastewater Treatment Facility

(WWTF), as previously analyzed in the EIR NCSD certified for the Southland
Wastewater Treatment Facility in 2011

Theseoff-site NCSD improvementare shown in Figuse2-5, 2-6, and 27, and are described in further
detailin Section 2.8.4.4, Off-Ste NCSD Improvement8 moredetailed mapbook showing the
approximatdocation of theseff-siteimprovements is included as Appendix

L This necessary improvement is cumulative in nature and is undergoing separate environmental review by the NCSD as CEQA
Lead Agency.

2 This necessary improvement is cumulative in nature and was previously evaluae&IR certified by the NCSD on May 3,

2009 for the NCSD Supplemental Water Project.

3 A 12- to 15inch pipe at this location was previously planned as patteoNCSEs 2007 Master Plan. The CEQA analysis for

the increased pipe size was completed and approved by the NCSD as CEQA Lead Agency in Marchsef-2020

)[The pipe will need to be upsized to a filb18inch-diameter pipe
along this stretch of pipeline to accommodate the DRSP prégject.
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1. Waterline Extension (16-inch DIP)
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ENVIRONMENTAL CONSULTANTS
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7. Second water storage tank at the NCSD’s existing Joshua

Road pump station
DANA RESERVE [ Dana Reserve Specific Plan Area
NCSD Water === Dana Reserve Development Water Mains
Systems == Proposed 12" Loop on Willow Road
Improvements

Proposed 16" on N Oak Glen Avenue and Tefft Street from
Foothill Tanks

San Luis Obispo County, CA
NAD 1983 StatePlane California
V FIPS 0405 Feet

35.0289°N 120.4764°W

Base Map: ESRI ArcGIS Oniine,
accessed August 2023

Updated: 8/2/2023

Project No. 64873

Aprx: 64873 DanaReserve_NCSD
Layout: NCSD Water Improvements

Figure 2-5. Off-site water system improvements.
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Figure 2-6. Off-site wastewater system improvements.
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Figure 2-7. Off-site wastewater system improvements: Southland Wastewater Treatment Facility.
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22123 OFF-SITE OAK MITIGATION SITE

The project alsproposeshe off-site dedication of an open spaared conservatioeasement on a
388-acreproperty known as Dana Ridge (APNs @®81-003 and 09@31-004) located approximateB/ ‘
miles east of the project site (see Figitd and 22). No development or disturbance is proposed at

Dana Ridge; therefore, no physical change to the environment would occur. -Bite dédication of a
permanent open space/conservation easement at the Dana Ridge property is proposed to minimize the
impacts b oak trees and oak woodland as a result of development of the Specific Plan Area.

The applicant proposes to permanently conserve approximately 388 acres, consisting of approximately
187228 acres of coast live oak woodlaadd 67.5 acres of coast live oak forthstt is intermixed with
95.9120acres of chamise chaparraf.2 acres of La Panza manzanita etnegd

) and26.42C-acres of grassland on the DdRidge site (excluding existing unpaved roads).

Dana Ridge currently consists of a single parcel comprised of approximately 854 acres (despite being
assigned two separate APNs). The project applicant (and owner of Dana Ridge) previously submitted an
application to the County for a lot split at Dana Ridg create two separate legal parcels, each with its

own independent APN. APN 049IB1-003, consisting of approximately 466 acres located on the western
facing slope of Dana Ridge and containing limited oak and biological resources, is proposed to be sold
and transferred to a third party. APN 6@81-004, consisting of approximately 388 acres, including 238
acres of coast live oak woodland, 120 acres of chamise chaparral, 20 acres of grassland, and 7.5 acres of
manzanita scrub, would be conserved undermg@eent conservation easement in perpetuity (see Figures
2-1 and 22). The proposed lot split and sale of APN @3&1-003 is independent of and a separate project
unrelated to the proposed DRSP; therefore, it is not evaluated in this EIR.

2.3 PROJECT BACKGROUND

TheCounty of San Luis Obispo General Pldantifies the project site as the faaa Rancl8pecific Plan

Area which is subject to preparation and adoption gfhecific plarprior to annexation of the site into

the Nipomo URL to accommodate development proposals and address pertinent issues. The property is
designated as an expansion area under the South County Area Plan (Sections 4.5 and 4.8) as well as the
San Luis Obispo @Qunty Codéd Title 22, InlandLand Use Ordinance (LUO) (Secti@2.98.072). Pethe

County Inland_UO, aspecific plarshall be prepared for the fada Ranch property and shall comply

with the following provisions:

a. Types of UsesThe concept of a Specific Plan is for uses in the following
priority for acreage, scale and intensity:

(1) Open space uses within the oak woodlands;

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

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

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

(5) Commercial retail uses that are in compliance with purpose and character
statements in Framework for Planninijland Area for highway
oriented retailand
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(6) Residential areas to contain a mix of housing unit types, a portion of
which should be affordable to average employee incomes on the site,
timing to be concurrent with or following establishment and operation of
nonresidential uses, the timing to be deiaad by a market feasibility
study.

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

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

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

e. Resource, facility and services needgxtent of necessary public, or private
where applicable, needs including, but not limited to, safety, health, waste
management and water supply.

On June 24, 202@he project applicargaubmitted alraft Specific Plan an&¥TTM to develop new

residential, commercial, light industrj@nd open spaaesesand related improvements on the 288e

Dana Reservproperty.The County also initiated proposedseneral Plammendmento designate the

Specific Plan Areaasa single land use category (e.g., Specific Plan), which would rederdto

incorporatethe proposedRSP. The Countyinitiated General Plaamendmentvould alsocensure
consistency t hr ough o uThe prohbosed DRSP nepregsénts a shidt m éhe @idrity Pl a n
of development within th8pecific Plan Area from the existing description of uses forf@da Ranch in

the South County Area Plamvhich focus primarily on job growth and addressing the jobs/housing

balance in Nipomo, to the residentially focugRSP.

2.4 PROJECT OBJECTIVES

Section 15124(b) of th€alifornia Environmental Quality AcCGEQA) Guidelines requires a statement of

a projectbdés objectives that i nfdhleudawjtelcda dwsn da ri|lmair
underlying purpose is to provideange of housing types, including affordable hngsind marketate

workforce housingPrimary objectives of the DRSP project include

1. To provide a mix of land uses thaffersa range of amenities accessible to residents and
community members.

2. Torespect Old Town Nipomdy providing asmall, neighborhoodriented village commercial
area designed to complement, rather than compete®idhrown Nipomo

3. To provide a public neighborhood paakdpocket parks and open space areas within each
residential neighborhood, linking the neighborhoods together through a network of trails and
open spaces.

4. To incorporate the rural history of the community through architectural design.

5. To provide a diversity of housing types and opportunities for home ownershigatadi
including affordable homes consistent with the goals and policies of the Housing Element of the
General Plan, thimtent of theC o u n tonmér mclusionary Housing Ordinance, and regional
housing needs.

6. To aeate new employment and jolining opportunities for the community and the broader
southSan Luis Obispo County area.
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7.

10.

11.

12.

13.

To enhance circulation within th8pecific Plan Areand existing community by continuing the
existing public roadway network through th&SPproperty to connect to Willow Road,
providing a newPark andRide lot to encourage carpooling, and creating new public
transportation points of connection to facilitate public transit use and reduceminglgant
automobile use.

To integrate a network of walking, bicycling, and equestrian facilities to conneiteon
residential neighborhoods and the broader community.

To maintain the large, centrally located dakest area as a site featused to ninimize ‘
impacts to speciatatus plants and animals-site.

To meet theState law requirements for energy efficiencies, State laviN&#D policies and
ordinances relating to water conservation, @odntyBuilding Code requirements for energy
efficiencies and water savings.

To reduce uncertainty in planning for and sec¢hbe orderly development of tt8pecific Plan
Area

To provide effective and efficient development of public facilities, infrastructure, and services
appropriate for th&pecific Plan Area

To meetor exceedhe requirements of the NCSD District Caaded Annexation Policto ensure

that the DRSPfundsor construct thevater and wastewater infrastructurecessary
1o serve the project withoatlverse impacts theNCSDd&s abi l ity to| ser

and future users

In addition to the abovapplicantstatedprimary objectives of thBRSP, the County Board of
Supervisors entered intdMemorandum of UnderstandinlyiOU) with the applicanbn January 26,
2021,that states thproject would have the following benefits to the County:

1.
2.
3.

4.

6.

2.5

251

|l mpl ementing the Countybés stated | and use goal
Dedication of aropen spaceasementeighborhoogark, and trail system.

Providing the County with anticipated increasedsir, property tax, and transient occupancy
tax revenues.

Providing for affordable housing in furtheranc
inclusionary housing goals and to assist in me
Allocation.

Providing a portion of the site to be developed as a business park, commercial area, or such
related uses, in support of the Countydés furth

Permanent conservation of 388 acres of oak woodlands or similar habitat loitatie

PROJECT COMPONENTS

Vesting Tentative Tract Map

Theproposed/TTM proposes a large lot subdivision of the 288e Dana Reserve into 20 private lots
and22 common aredots that would be managed by a Homeowners Association (HOA) or similar
entity(ies)(Figure 28). The private lots would include:

1

Sevenlots (Lots 3 through 9yanging betweet2.45and 3963 acres designated f@&ngle-
Family Residential uses

Threelots (Lots 1, 2, and 4) ranging betweed.26and11.61acres designated fivulti-Family
Residential uses
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1 Two existing Residentidkurallots (Lots 10 and 11dn which no additional residential
development is proposed, but which erx@uded in the DRSR provide accesand utility
connectiongrom the Specific Plan Areato Willow Road including providing areas for public
roadwaysa transit centeQpen space, and landscaped greas

9 Fourlots (Lots 13 through 16)anging between 24 and 885 acres in size designated fdex
Commercial uses

1 Threelots (Lots 17, 18, and 19panging betweer.13and2.8 acres in size designated féillage
Commercial usgand

I One0.88-acrelot (Lot 20)designated for Recreation use.

Residential lots are generally organized into 10 separately identified neighbgormbdsher described
below.Future proposed developmenttbése larger lotaeighborhoodsvould require the submittal of
additional future tract maps to further subdivide the neighborhoods into individutdriptsvate

ownership and singl&amily or multi-family uses. These future subdivisions would also be subject to the
adopted Development Agreement to implement the Specific Plan improvements.

Thecommon aredots would be privately owned and maintainegan HOA or similar entity(iejut

would beaccessible and available to the genptdilic, except for the approximately Here

neighborhood park, whicthe applicant proposés be dedicated in fee to and maintained by the County
Thesecommonareas includ@ocketparks and open space areas, trafsreation arealandscapingand
drainage basindaintenance responsibilities for these areas would be funded and proyideHOA

or similarentity(ies) associated witthe futuredevelopment of the private lo'€ommon aredots would
include:

1 One 106acre lot (Lot M33) to accommodate a public neighborhood park
1 Onel.Olacre lot (LotW/43) to accommodatan equestriastaging aresand

1 Twentylots to accommodate a mixtureayen space, trails, landscaping, and drainage basin
uses.

2.5.2  Environmental Review of Subsequent Development
Proposals

The DRSP EIR is intended to expedite the processing of future projects that are consistent with the DRSP
and consistent with the analysis and findings of this. Elierefore, though the specific details of future
developments within the DRS#enot currently known, this EIR evaluates a reasonable maximum
development scenario that would be allowed by the Specifi¢ &dtustrated in the Conceptual Master
Development Plan (Figure®. Similarly, identifiedoff-siteimprovements have not been designed! an

their precise location is not yet known.

If, when considering subsequent development proposals, the Gouddyapplicable respondid ‘
agenciesletermine thata proposed developmeniould be consistent with the uses described herein and
would not result in nevor more severe significant environmergéfects or require additional mitigation,

the Countyand/or applicable responsible agendcas approve the project without additional |
environmental review (California Government Code Section 6545B&tdCEQA Guidelines Section
15182). However, if there are significant changes propthegtdare not consistent withe approved

DRSPor thetype and level oflevelopment analyzed in this EtRat the Countyand/or applicable ‘
responsible agenciesncludes may result in nesignificant environmentampacts additional

environmental reviewould be requiredonsistent with the requirements of State CEQA Guidelines
Section 15162
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2.5.3 Dana Reserve Specific Plan

The proposed DRSP includes land use and development standards for residential, commercial, recreation,
and open space uses; policies for circulation improvements and provision of utilities and serviaes; and
phasing/implementation plahat describethe public facility financing mechanisms available for the

ongoing maintenance of public and private improvements required for the. Ea&#Pof the main

components of the DRSP are described in further detail below.

2.5.3.1 Land Use and Development Standards

The DRSHncludesland use designationgth a development plan and guidelines for any development

within the DRSPThe proposed land use designations are separated into three primary categories:
Residential, Commercial, and Recreation and Open SpheeDRSP includes land use designations and
guidelines forsingle and multifamily residential land uses within 10 identified neighborhcaus

commerci al l and uses planned near the projectos f
reserved for public recreatipneighborhood parks, trails, and open space.

The | and use category for the DRSP project area w
fiDana Reserv8pecific Plan ®he Dana Reserve Specific Plan would establish the following land use
districtswithin the Specific Plan Area
1 Residential Land Uses
1. Residential Singlé-amily 1 (DR-SF1)
2. Residential Single-amily 2 (DR-SF2)
3. Residential MultiFamily (DRMF)

1 Commercial Land Uses
1. Village Commercial (DRVC)
2. Flex Commercial (DR-C)

1 Recreation and OpeBpace Land Uses
1. Recreation (DRREC)
2. Open Space (D®S)

As part of the DRSP, no chargje the existing Residenti&uralland use designations are proposed for
APNSs 091301-031 and 094301-030at the north end of thgpecific Plan Area and they are included
within the DRSP only for the purposesaaicommodating @llector A, which would provide

access and infrastructucennectionsas well as public facilities such as a park and rideatotlescribed
below.

An overview ofthe proposed land usgistrictswithin the DRSP is identified ifigure 210and
summarized imable 22.
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Table 2-2. Land Use Summary

Density Range

(dwelling units/ Potential
Land Use Acres! acre) Potential Units Square Feet

Residential
Residential Single-Family-1 (DR-SF1) 132.6 417 707 -
Residential Single-Family-2 (DR-SF2) 16.9 11713 124 -
Residential Multi-Family (DR-MF) 23.5 18i 24 458 -
Public Park (DR-REC)

1 Public Park (10 acres) 112 - - -

1  Equestrian Staging (1 acre)
Pocket Parks® - - - -
Primary Roads 219 - - -
Residential Rural (RR) i Existing 10 - - -
Residential Subtotal 215.9 - 1,289 -
Commercial and Nonresidential
Village Commercial (DR-VC) and 22.3
Flex Commercial (DR-FC) 113.000

1  Visitor Serving / Hotel ) ) 60,000

1  Education 30,000
Internal Neighborhood Roads?® - - - -
Park and Ride* - - - -
Commercial Subtotal 223 - - 203,000
Open Space
Open Space (DR-OS) 49.82 - - -

1  Open Space

T Trails

1 Basins
Open Space Subtotal 49.8 - - -
Total 288.0 - 1,289 110,000i 203,000

1 All acreage and potential units can be adjusted up to 10% to address site-specific constraints and more suitable site design, subject to County review.
2 Minimum requirement.

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

4 Park and Ride acreage located within Primary Roads.

As shownin Figure 210 andTable 22, -approximately 215.9 acresr 75% of the 288acre Specific
PlanAreais proposed for residential uses within the 10 residential neighborhoods. This innijpesed
single and multifamily units, residential roadways, pocket patkg approximatelylO-acre
neighborhood parknd tacre equestrian staging araad the existing Residentiuralparcels
(APNs091-301-030 and 094301-031) at the north end of ti8pecific Pan Areabetween Cherokee Place
and Willow RoadApproximately 22.3 acres, or 7.7%f the Specific Plan Areais within the Flex
Commercial or Village Comercial land use categoriagjacent to US 10I'he remaining 49.8 acres, or
17.3% of the Specific Plan Areawould be designated for Open Space uses, includidgveloped open
space public trails, and stormwater drainage basiite land use acreages are summarized in TaBle 2
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Table 2-3. Land Use Acreage Summary

Land Use Acres Percent*
Residential
Residential Single-Family-1 (DR-SF1) 132.6 46.0%
Residential Single-Family-2 (DR-SF2) 16.9 5.9%
Residential Multi-Family (DR-MF) 235 8.2%
Recreation (DR-REC) 11 3.8%
Primary Roads 21.9 7.6%
Residential Rural (RR) i Existing 10 3.5%
Residential Subtotal 215.9 75%
Commercial
Village Commercial (DR-VC) 4.4 1.5%
Flex Commercial (DR-FC) 17.9 6.2%
Commercial Subtotal 223 7.7%
Open Space
Open Space (DR-0OS) 49.8 17.3%
Open Space Subtotal 49.8 17.3%
Total 288.0 100%

* All statistics are approximate.

The DRSHncludes theropose subdivsion oftheresidential areaisito 10 general neighborhoods
(NBDs). NBDs 3 through 9, as shown in Figure92are anticipated to be further subdivided into
individual privatelyowned singldamily lots. Lot sizes would vary between neighborhoods but would
generally range between 4,00fuarefeet(0.9 acreland 10,000guarefeet(0.2 acre)NBD 8 includes an
approximately3-acre amenity site; it is anticipated that the amenity site would include a clubhouse,
recreational area, and pool facility, which would be membership facilities simiéngéoHOA
amenitiesln addition,NBDs 1, 2, and 10 are proposed to be developed with +fauttiily development
andNBD 10 has been identified for affordable housing

The location of the proposed residential neighborhoods is shown in Fi@uae®the proposed size and
dwelling unit count for each proposed residential neighborhood is shown in Téble 2

Table 2-4. Housing Development Neighborhood Summary

NBD Product Type Land Use Land Use Acres % of Gross Site Unit Count
1 Multi-Family DR-MF 8.7 3.0% 173
2 Multi-Family DR-MF 10.5 3.6% 210
3 Cluster DR-SF2 16.9 5.9% 124
4 4,000i 5,000 sf lot DR-SF1 114 4.0% 72
5 4,000i 5,000 sf lot DR-SF1 17.2 6.0% 104
6 4,000i 5,000 sf lot DR-SF1 18.6 6.5% 114
7 4,500i 8,700 sf lot DR-SF1 28.9 10.0% 157
8 5,000i 8,600 sf lot DR-SF1 16.8 5.8% 62
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NBD Product Type Land Use Land Use Acres % of Gross Site Unit Count
9 4,500i 10,000 sf lot DR-SF1 39.7 13.8% 198
Subtotal 168.7 58.6% 1,214
10 Affordable units DR-MF 4.3 1.4% 75 minimum

(72.96 required)

N/A Internal Neighborhood Roads?
N/A  Pocket Parks (Park):

N/A Public Recreation DR-REC 11 3.8%
N/A  Primary Roads - 219 7.6%
N/A  Park and Ride?
N/A  Residential Rural® RR 10 3.5%
Total 215.9 75% 1,289

Notes: sf = square feet. All land use, percent of gross site, and unit counts shown above are approximate.

L% Internal Neighborhood Roads and Pocket Park acreage accounted for under Residential Neighborhood totals.
2° park and Ride acreage accounted for under Primary Roads.

3* Residential Rural is an existing land use and only included for the purposes of access and infrastructure connections. A transit center and Park and
Ride lot would be located within the RR land use designation adjacent to Collector A.

The DRSP provides development standards for each use and ladistuisgdentified in the Specific

Plan.In addition to new residential, commercial, and recreation/open space uses, future buildout of the
Specific PlarAreawould include internal roads, trails, and expanded utility infrastructure to serve the
community.Each of these project components is described in the sections below.

25311 RESIDENTIAL DEVELOPMENT STANDARDS

The DRSPwould allow fora variety of residential land uses with varying density raages
development standardBhese include Residential Singtamily 1(DR-SF1) Residential Single
Family 2 (DR-SF2) and Residential MukiFamily (DR-MF), as describetelow.

1 Residential SingleFamily 1 (DR-SF1)would allow for the development of singl@mily homes
on lots ranging from 4,000 to 10,000 square feet in sibesh would be detached or attached,
and would be one to two storitgl. Gross density would range between four to seven dwelling
units per acre.

1 Residential SingleFamily 2 (DR-SF2)would allow for the development of singl@mily homes
on lots ranging between 3,300 to 3,999 square\ideth would be detached or attached, and
would be one or twetoriestall. Gross density would range betwedio 13 dwelling
units per acre.

1 Residential Multi-Family (DR-MF) would allow for the development of mufamily
development with a wide range of housing typésich would be detached or attached and one to
threestoriestall. These uses would be located in close proximity to commercial areas and
community services and facilitiggoposed in the eastern portion of 8pgecific Plan Area Gross
density would range between a8d24 dwelling units pegrossacre(excluding any allowable
density bonusesThe DRSP provides that mufamily homes should have private outdoor
features, such as balconies or patios, and access to common outdoor-gieas on

Development standards for Residential Sirfegenily and Residential MuHramily uses are detailed in
Table 25.
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Table 2-5. Residential Development Standards

DR-SF1 DR-SF2 DR-MF
Minimum Setbacks
Front 16 ft 10 ft 10 ft
Side 5 ft 07 5 ft 5 ft
Street 10 ft 10 ft 10 ft
Rear 12 ft 5ft 10 ft
Garage 20 ft from back of sidewalk 5 ft from motor court -
Garage/carport - - 20 ft from back of sidewalk

Minimum Building Separation

Principal Building N/A N/A 10 ft

Between Facing Garages N/A N/A 28 ft

Maximum Porch Encroachment

6 ft N/A 3ft
Allowable Density
41 7 du/ac 11713 du/ac 18-24 du/ac*?
Maximum Lot Coverage®
NBDs 41 7 55%
65% 70% (net)
NBDs 81 9 60%

Maximum Height*

30 ft, two stories
(refer to special height
restrictions for NBDs 7, 8, 9,
described below)

35 ft, two stories 45 ft, four stories®

Special Height Restrictions

NBDs 71 9 Lots directly adjacent to
Hetrick Avenue and
Sandydale Drive are limited
to 22 ft, one story

Typical Lot Size

4,000 sfi 10,000 sf 3,300 sfi 3,999 sf -

Pocket Park Space®

NBD 3 - 1.5i 2.0 acres -
NBD 4 0.771 0.9 acres - -
NBD 5 1.1i 1.5 acres - -
NBD 6 0.7i 1.0 acres - -
NBD 7 2.1i 3.0 acres - -
NBD 8 0.6i 1.1 acres - -
NBD 9 1.8i 2.5 acres - -

Pocket Park Total 8.51 12 acres -
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DR-SF1

DR-SF2

DR-MF

Minimum Common Open Space

30% net site area

Minimum Private Open Space

300 sf rear yard with
12-ft minimum depth

300 sf side or rear yard
with 10-ft minimum depth.

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

Parking

2 enclosed off-street parking
spaces per home

2 enclosed off-street
parking spaces per home;
plus 1 guest space per

1 space per studio or
1 bedroom’

1.5 spaces per 2 bedroom’

5 homes
2.0 spaces per 3 bedroom’

1 guest space per 5 homes’

Notes: ft = feet; sf = square feet; du/ac = dwelling unit per acre

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

2 Excludes density bonuses.

3 Accessory Dwelling Units (ADUs) would be allowable and would not count towards lot coverage.

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

533 feet to the top of plate, 45 feet to the roof.
6 Sizes shown are approximate and may vary.

7 Standards may vary based on State Density Bonus laws.

Residential neighborhoods within tBpecific Plan Areawould be designed to accommodate installation
of solar panels on rooftops per the County Building Ctdile no specific architectural style is required
for the DRSP, design guidelines have been included in the DRSP to guatetttecturabdesign of

future projects as they are submitted are intended to reflect the rural history of the community

The DRSP also includes residential fencing standards that permit fencing along the front, side, and rear
property linesprohibit fencing within the required street setback agstablish a oot setback

requirement from the primary street facing facafla primary residencand limit the height of fencing

to 42 inches for front yard fences and 6 feet minimum/maximum for side and rear yard fences.

Table 26 outlines the allowable land uses within the propdsesidential Singlé-amily and Residential
Multi-Family land usedistrictswithin the Specific Plan Areaand the applicable permits and processes
that would be required prior to County approval of each use.

Table 2-6. Residential Allowable Uses

DR-SF1 DR-SF2 DR-MF
Primary Uses
Single-Family Dwellings ZC ZC N
Multi-Family Dwellings N N ZC
Secondary Uses
Accessory Dwelling Unit (Secondary Dwelling)* ZC ZC ZC
Child Daycare i Family Daycare Homes (less than 12 children) ZC ZC ZC
Child Daycare i Family Daycare Homes (12 or more children) MUP MUP MUP
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DR-SF1 DR-SF2 DR-MF
Community Center/Clubhouse/Pool ZC ZC ZC
Community Garden ZC ZC ZC
Detached Garage ZC N N
Home Occupation? ZC ZC ZC
Pocket Park ZC ZC ZC
Residential Accessory Uses® ZC ZC ZC
Residential Care Home, 6 or Fewer Boarders ZC ZC ZC
Residential Care Home, 7 or More Boarders N N MUP

Notes: ZC = Zoning Clearance; SP = Site Plan; MUP = Minor Use Permit; N = Not Permitted. Uses listed are consistent with County use definitions,
where applicable.

! Governed by applicable state law.

2Home Occupationusesarehome business that meet the Cou né.gy, Gosmore thanene customepaaatin@mno requi r ement s
signage, etc.)

3 Residential Accessory Uses include sheds, workshops, studios, etc.

Accessory Dwelling Units

In additionto the uses described abpvet he Countyds Accessory Dwelling
also allow for ADUsand Junior ADUSJADUSs)as a permitted use in all areas of 8pecific Pan Area

that allow for residential uses, consistent vettite ADU law.Except as otherwise mandated by state

ADU law, dl ADUs would be required to comply with ttltandards (including, but not limited to,

setbacks, height, size, and parking) of CowttyD Section 22.30.47(Residential Accessory

Dwellings), which allows for a variety of ADU types, consistent withte law, including(1) one ADU

andone JADU within a proposed singlfamily dwelling or existing structur€2) one new detached ADU

and oneJADU on a lot with a singléamily dwelling; (3) multiple ADUs within an existing mutamily

dwelling or developmenat least one unit and not more tha®@&f total existing dwellingsand(4) up

to two detached ADUs on a lot with an existing mfdtnily dwelling.

Development oADUs and JADW would be permitted consistent wistate ADU law, including

requirements for minimum setbacks, maximum size, maximum height, and parking requirements. For
attached ADUs, minimum front setbacks would comply with the requirements applicable to the attached
singlefamily dwelling unit.

Since the approvaif multiple pieces of legislatiostartingin 2019,construction and use of ADUs and
JADUs on qualifying parcels are allowed in San Luis Obispo County through ministerial approval,
meaning they are not subject to a discretionary review process and are statutorily exempt from CEQA.
Although ADUs are statutdly exempt from CEQA, the DRSP project is not; therefore, the potential for
ADUs and JADUs to be developed as part ofahtitlements requested by the DRSP project has been
evaluated in this EIR.

For purposes of this EIR analysis, it is assumed that up to 152 ADUs or JADUs could be developed
within the Specific Plan Areaover the life of the projecBased on the Housing Element of the Coansy
General Plan and historic ADU development within the unincorporated area of San Luis Obispo County
sincerecent state ADU lawsame into effect, this represents a reasorattieipatedmaximum

development scenario for ADUs and JADUs within $pecific Plan Area Historic ADU development

within the unincorpmted County since 2019 is shown in Tablé. 2
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Table 2-7. Historic ADU Development within Unincorporated San Luis Obispo County

Year ADU Permit Applications ADU Permits Issued Constructed ADUs
2019 39 12 1
2020 95 41 10
2021 136 65 30
Total 270 118 41

TheCountyd Blousing Element assumes that 185 ADUs will be constructed each year in the
unincorporated county. This is based on fimges the number of ADUs approved, under construction, or
completed in 2018@ndreflects an anticipated increase in ADU development within the County as the

state continues to encourage tiyise ofhousingdevelopmentThe number of constructed ADUs has
increased in theounty, as shown in Table2 however, actual ADU development over the Bagtars
hastotaled41 units, or just under 14 ADUs per year countywide. While actual ADU development may
increase in future years (the number of applications, permits issued, and ADUs constructed has increased
each year between 2019 and 2021), acdidl production in thecounty (approximately 14 ADUs/year)

is substantially less (7.5%) than the 185 Ap&tyear projection in the Housing Element.

Based on 2019 U.S. Census ddta, tbtal number of households in Nipomo &z358in 2019,
representingoughly 11.6% of the estimated 51,19fhousingunits in the unincorporated courity2018

If the proportionate amount of ADU development (11.6%) were to occur in the Nipomo area, the Housing
Element would assume development of approximately 22 ADUs in the Nipomo area eatftttyear.
proportionate amount of ADU development (11.6%) were to occur in the Nipomo area based on historic
ADU development trendsithin unincorporated San Luis Obispo CourdgdgTable 27), it would be

assumed that the Nipomo area would accommodate development of approximately 1.6 ADUs per year
(11.6% of 14 ADUsl/year)lherefore, the 152 ADUs that this EIR assumvesld be developed within

the Specific Plan Areaover the project lifetimeonservativelyrepresents approximatelp)0 years of

ADU developmenperthe historic ADU development trends within the entire Nipomo commuadty.
comparison purposebased ompdated?020 U.SCensus Datahe number of households in Nipomo
increased t®,327 in 2020

Edge Development

Layout of the land usareasandneighborhoods within the Specific PlAneawould provide buffering
between proposeuatimaryuses and existing adjacent residential developmeatdsgibed below. ADUs
and/or JADUs would be allowed per state law requirements.

1 Northern DRSP Property Line

1. NBDs5, 6, and 9would provide a minimum separation of et comprised of minimum
12-foot-wide rear yard setbacks NBDs 5, 6, and 9ots; a 30-foot-wide equestrian trail
25-foot-wide Cherokee Placand minimum 3€&oot-wide rear yard setbacks for the
existing ResidentidRurallots north of Cherokee Place.

1 Southern DRSP Property Line

1. NBD 3 would provide a minimum building separation6d feetcomprised ominimum
5-foot-widerear yard setbaskon NBD 3 lotsa 30-foot-wide equestrian trail, and a
minimum 30foot-wide rear yard setback for the existing Residential Suburban lots
fronting onto Sandydale Drive.

2. NBD 7 would provide a minimum building separation/@ffeetcomprised ot
minimum 12foot-wide rear yard setbaaotn NBD 7 lots a 30-foot-wide equestrian trail,
and a minimum 3@oot-wide rear yard setback for the existing Residential Suburban lots
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fronting onto Sandydale Driv@rimary residences NBD 7 immediately adjacent to the
southern DRSP property lirsee required tdve onestory.

1 Western DRSP Property Line

1. NBD 8 would provide a minimum building separation oRf6etcomprised of
minimum 12foot-wide rear yard setbaosn NBD 8 lots the 60-foot-wide Hetrick
AvenueROW, and a minimum 3®@oot-wide sidefear yard setback for the existing
Residential Suburban lots fronting olRomeroy Road or Calimex Plad&imary
residencesnh NBD 8 immediately adjacent to theesternDRSP property linare
required tadbe onestory.

2. NBD 9 wouldprovide a minimum building separation of2lfeetcomprised ok
minimum 12foot-wide rear yard setbaoén NBD 9 lots a 30-foot-wide equestrian trail,
the 60-foot-wide Hetrick AvenueROW, and a minimum 3foot-wide sideyard setback
for the existing Residential Suburban IsidingontoHetrick Avenue Primary
residencesnh NBD 9 immediately adjacent to theesternDRSP property linare
required tdbe onestory.

Affordable Housing

In concurrence with the goals and policies of the Cduttpusing Element anisitent oftheCount y 6 s
formerInclusionary Housing Ordinan¢€ounty LUOSection 22.12.080}he DRSRncludes the

proposé donation ofNBD 10 to a local noprofit(s) to allow for the construction of a minimum of 75
affordable residential units esite.

Additionally, an overarching goandvision of the project is to provide affordadig-design housing
geared towardBrst-time homebuyerandstarter homesBased on market research done by the project
applicantNBDs 1 and 2 would provide the most affordable mar&et housing within th&8pecific Plan
Area In addition, NBDs 3, 4, 5, and 6 would provid8QD- to 2,400-squarefoot homes on 3,00Q0
5,000squarefoot lots; market studies conducted by the project applicant indicaténéhatajority of
development within thesgeighborhoodsvould be within an affordable range for workforce housing.
Although there is no mechanism for ensuring kbergn affordability of marketate housing, thBRSP
includes standdiss for the design, density, and type of housing in an effort to feasibly meet its goals for
affordability by design.

2.53.1.2 COMMERCIAL DEVELOPMENT STANDARDS

The DRSP contains a variety of commercial land uses with varying density ranges. These include Village
CommercialDR-VC) and Flex CommercidDR-FC), as described belowlore specifically anticipated
individual commercial land usesayinclude a village center, flex commerciaheighborhood barrg
hotel,adaycare centegndaneducational/training campus

1 Village Commercial (DR-VC) would allow for development of retail commercéald service
establishments to meet daily shopping needs of residents and \asitiypsovide opportunities
for community gathering and meeting spadédsese uses would be located adjacent to residential
areas along collector or arterial streets and would serve to reduce the number of shopping trips for
daily needs and encourage walking and bicycling trips.

1 Flex Commercial (DR-FC) would allow for development of commercial, office, and light
manufacturing uses to support localjgénerating business, provide areas for highway traveler
servicesand uses associated with tourists and vacationers on collectors within urbaarsdeas
provide areas for development of public facilities and/or educaticaiaingfacilities to meet
public needs.
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The DRSP identifies commercial development standards to apply to the Village Commercial and Flex
Commercial land uses within ti8pecific Plan Areaand are intended to ensure consistency with the

DRSP vision while guiding the implementation and review of individual development proposals by the
County. The commercial development standards for Village Commercial and Flex Commercial land uses

are provied inTable 28.

Table 2-8. Commercial Development Standards

DR-VC DR-FC
Minimum Building Setbacks
Front 0ft 10 ft
Interior Side 0 ft 0 ft
Street 0ft 10 ft
Rear Per County Building Code Requirements, 20 ft

except 15 ft if adjacent to residential use
Minimum Lot Size
No minimum 0.5 acre

Maximum Lot Coverage

100% 70%

Maximum Floor Area Ratio

1.5; 2.5 for lodging or school uses

1.5; 2.5 for lodging or school uses

Maximum Height

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

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

Minimum Private/Common Area Landscaping

5% of parking area

10%

Landscape Buffer

Minimum of 10 ft along US 101

Minimum Parking Requirements®?

Restaurants and Bars

1 space per 200 sf

1 space per 200 sf

Commercial/Retail

1 space per 250 sf

1 space per 250 sf

Commercial Service

1 space per 250 sf

Lodging

1 space per room + 5% of total

1 space per room + 5% of total

Schools (Colleges/University)

1 space per 3.4 students

1 space per 3.4 students

Schools (Preschools to Secondary)

1 space per 1 staff member +
1 space per 5 children

Daycare 1 space per 1 staff member + -
1 space per 5 children
Office 1 space per 300 sf 1 space per 300 sf

Medical office

1 space per 200 sf

Small-Scale Manufacturing

1 space per 500 sf

Notes: ft = feet; sf = square feet

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

nonresidential use, up to a maximum of 20%.

2 Minimum parking requirements shall be calculated based on the net floor area in both Village Commercial and Flex Commercial areas of useable
space within a building. However, parking requirement calculations shall not include storage areas or mechanical space.
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Allowable land uses for the Village Commercial and Flex Commetatalgoriesire detailed in Table
2-9. Other uses not listed below may be approved bythentyDirector of Planning and Buildinif
foundconsistent with the intent of the DR&Rd processetthrough a minor use permit, unless
subsequent environmental review is requiesddescribed in Section 25Environmental Review of
Subsequent Development Proposals

Table 2-9. Commercial Allowable Uses

Land Uses DR-VC DR-FC

Alternative Fueling Stations ZC ZC
Animal Hospitals and Veterinary Medical Facilities N ZC
Automobile, Mobile Home, and Vehicular Dealers N

Automobile Service Stations/Gas Stations N

Building Materials and Hardware N ZC
Child Daycare Centers ZC ZC
Drive-In and Drive-Thru Services N SP
Food and Beverage Products N ZC
Furniture and Fixture Products, Cabinet Shops N ZC
General Retall ZC ZC
Health Care Services N ZC
Health/Fitness Club SP SP
Heavy Manufacturing N N
Lodging i Hotels and Motels, 40 or more units SP SP
Neighborhood Market (<10,000 sf) ZC ZC
Neighborhood Market (<50,000 sf) N SP
Personal Services ZC ZC
Public Assembly and Entertainment Facilities SP SP
Offices ZC ZC
Residential* MUP MUP
Restaurant and Bars (including breweries, wine tasting, and distilleries) SP MUP
Schools i College and University SP SP
Schools i Preschool to Secondary SP SP
Small Scale Manufacturing N SP
Warehousing N N

Notes: ZC = Zoning Clearance; SP = Site Plan; MUP = Minor Use Permit; N = Not Permitted. Per County use definitions, where applicable.
! Governed by applicable state law

Similar to the Residential Development Standandsspecific architectural style is required for
commercial uses withithe DRSP however design guidelines have been included in the DRSP to guide
thearchitecturaldesign of future projects #isey are submittednd are intended to reflect the rural history
of the community

The DRSP also includesmmercialfencing standardat permit fencing alonthe side and rear yard
property linesprohibit fencing within minimum setback areasake fencing adjacent to US 101 non
mandatoryexcept as required by Caltraasd establish a-hot height minimum/maximum.
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253.1.3 RECREATION AND OPEN SPACE DEVELOPMENT STANDARDS

The DRSP includeavariety of recreation and open space wsitilsin theRecreation (DRREC) and
Open Space (D®S)land usdlistrict, as described below

1 Recreation (DR-REC) identifies areas having recreatipatential whergrivate or public
development of recreational uses can be encouraged, such as public parks.

1 Open Space (DROS)identifies areas having value as natural areas capable of supporting
passive recreational activitieguch as picnic areas and hiking trails.

Table 210 outlines the allowable land uses for the Recreation and Open Space land uses within the DRSP
area.

Table 2-10. Allowable Uses within Recreation and Open Space Land Use Areas

Land Uses DR-REC DR-OS
Primary Uses
Equestrian Facilities (Trails and Trailhead) ZC ZC
Public Neighborhood Park ZC N
Outdoor Athletic Facilities ZC N
Pedestrian Trails zZC zct
Public Parks and Playgrounds ZC N
Child Daycare Centers ZC? N
Secondary Uses
Mobile Homes N N
Public Utility Facilities (Basins, Pumphouses) SP SP
Outdoor Sports and Recreational Facilities i Private SP N
Outdoor Sports and Recreational Facilities i Public SP N
Storage i Accessory MUP MUP

Temporary Events®
1T Farmerds Market
1  Non-Profit Events SP SP
1  Private Parties
1  Movie Nights

Notes: ZC = Zoning Clearance; SP = Site Plan; MUP = Minor Use Permit; N = Not Permitted. Per County use definitions, where applicable.
1 Pedestrian trails in the Open Space land use category shall be unpaved.

2 Child Daycare Centers within the DR-REC land use designation would be subject to minimum parking standards of one space per staff member plus
one space for each five children. Minimum parking requirements shall be calculated based on the net floor area in Recreation area of useable space
within a building. However, parking requirement calculations shall not include storage areas or mechanical space.

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

The DRSP includes fencing standards for Recreation and Open Space lamttusisgrequiring
4-foot-tall, splitrail fencing alongequestriarrails located adjacent to streststablishing a-4oot-
maximum fence height adjacent to streets, parks, and open apdpeoviding forfencing adjacent to
drainagébasins per Countyequirements
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2.5.3.2 Conservation, Open Space, and Recreation

The DRSHncludes49.8 acres of landroposed foOpen Space land use designation, including
undeveloped open space, trails, and stormwater basins, which would comprise approximately 17.3% of
the Specific Plan Area Open Space area inclitgeas thaivould remain undeveloped lortgrm, as well

as areas thavould provide opportunities for passive uses. Examples of areas intended to remain
undisturbed longerm include thgrimaryoak woodland areeentrally located within th&pecific Plan

Area while passive open space areasild include pedestrian and equestrian tratswell as seating

areas.

The DRSP includes H3-acre public neighborhood paalkd an approximatelyi.0l-acre equestrian
trailneadand staging areaithin the Recreation land use categay well adbetween 8.%nd12 acres of
publicly accessible but privately maintained pocket parks within residential neighborhoods. These areas
comprise between approximatel\8% and9% of theSpecific Plan Area The 18acre public
neighborhood partwas originallyproposed to be dedicated as usablemmonopen spacand the project
requestda wawer of 50% of Quimby fees per Section 21.09.020 of the County Code. Tlreibfor
project would nohavedevelogdtherecreational fadities at the park; the County woutdivemade
those improvements at a later dats funding becomes availabdes, part of their generalanagement of
County parks and facilitie€ounty acceptance and maintenance of the public neighborhood/qalck
be contingent upon County approval; currently, the CountysRadk Recreation Departmems not
agreed to accept this park on behalf of the pubidt hasndicated that there is currently no funding for
County development or maintenance of the pRefer to Chapter 10 for a description of charigdhe
proposedarkin the 2023 Specific Plan.

The public neighborhood parkowld beaccessible byhe residents of th8pecific PlarArea as well as
visitors and the communityfhe final park design has not besggvelopedhowever, Figure-A1 provides
a conceptual design of the park and the DRSP provides the following list of amenitesahlat be
considered in final park design

1 Bicycle racks

Drinking fountains

Entry sighage anthndscaping
Group and individual picnic areas
Interpretive and educational panels
Parking areas

1 Playground or play features

Restroom facilities

Shade canaps

Sports courts

Trail connections

Trash and recycle bins
Wayfinding signage and/or kiosks

=A =4 =4 =8 =4
= =4 -4 -4 A -

As shown in the conceptual design, it is anticipated that a future daycare center could be located within
the proposed neighborhood park. This is not an exhaustive list and other complementary and/or similar
amenities may also be included in the final design.

The proposed pocket park areas would be specific to each residential neighborhood within the DRSP area
and integrated into a larger open space network. The pocket parks would be positioned along a system of
connected trails to enable users to enter tllesystem and safely walk to each park within the DRSP.

The DRSP pocket parks would be designed with multigenerational activities and would emphasize the
physical and social inclusion of all ages and abilities. Pocket park features may include:

9 Bicycle racks 1 Neighborhood mailbox facilities
T Childrenbs play ar 1 Parking areas
1 Picnic areas 9 Trail connections
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1 Interpretive and educational panels 9 Trash and recycle bins
1 Natural play areas 1 Wayfinding signage and/or kiosks

Figure 2-11. Neighborhood park conceptual site plan.

The DRSHncludes proposed que st rian trail head access at the
open space areas to create a trail netwraxkugh theSpecific Plan Area Approximately 3.1 miles of
equestrian trailgsvould be accessible to residents and the commuAityequestriartrailheadis proposed

at the southeast corner of thana Reserve (on L&), andtrailhead facilitiesvould include parking to

allow for eight vehicles with trailers to pull through and park, hitching posts, information, and signage
(Figure 212).
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NEIGHBORHOOD 1

Figure 2-12. Equestrian trailhead conceptual site plan.

The DRSHncludes gropose pedestrian trail network torovide recreational opportunitiasdconnect

the individual neighborhoods to the commercial and job areas of the site without the need to use an
automobile Approximately 3.8 miles of pedestrian traisuld be accessible to residents and the
community. Pedestrian trails provided in ®8yecific PlanAreawould be maintained byraHOA or

similar entity(ies}o ensure ongoing maintenance of the trail systeminimum 1Gfootwide trail
easementvould be provided to allow the trail to meander and provide for adequate landscaping and
buffering/screening from adjacent properti€sails within open space areas are proposed to be unpaved.
Almost all ofthe streets within th8pecific Plan Areawould alsocontain sidewalks on both sides of the
street, except for tharivate motor courtsproposed ifNBD 3.

In addition, NBD 8 includes an approximat8hacre amenity site; it is anticipated that the amenity site
would include a clubhouse, recreational area, and pool facility, which woldvage membership
facilities similar to other HOA amenities.

2.5.3.3 Circulation

The DRSP would allow for the future development of primary roadways that conn&peitiéic Plan
Areato off-siteroads within the vicinity to act as a continuation of Cotmsjintained roadways. Primary
roadways are identified as Colledt, B, and C. Additional private roadways in the DRSP inclodal
streetsand motorcourts(within NBD 3). Primary and local roadway systems are shown in Figufess 2
and 214, andypical crosssections of primary collector and local streets are shown in Egti®& and
2-16.
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Figure 2-13. Primary public roadway system.
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Figure 2-14. Local roadway system.
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2.5.3.3.1 INTERNAL ROADWAYS
Collector A: North Frontage Road to Willow Road

Collector A would be designed as a Countgintained public collector road and located in the eastern
portion of theSpecific Plan Area Collector A is proposed as an extension of the existing North Frontage
Road that currently terminates near the southeast corner §b¢ledic Plan Area This road would

provide a through connection frovidlestTefft Street in the south to Willow Road to the natid would
provide accest infrastructure connections a®ll as public facilities such asPark andRide Lot.
Construction of Collector A would also include improvement/paving at the Collector A/Cherokee Place
intersection.

Collector B: Pomeroy Road to Willow Road

Collector B would be designed as a Coumtgtintained public collector road and located in the western
portion of theSpecific Plan Area The roadway would provide a direct connection througlstrexific
PlanAreafrom Pomeroy Road to Willow Road. At the proposed future Pomeroy Road connection, there
would be a onavay stop intersection. Collector B would act as a functional alternative to Hetrick
Avenue.The privately maintained southern portion of Hetrick Avewosild be accessed from Collector

B insteadof PomeroyRoad Construction of Collector B would also include improvement/paving at the
Collector A/Cherokee Place intersection.

P.L PL.
Yy
2
™ i)
v B2 .| 325 Yz
2 | =3 8| 3r-F <=
w : - - T
o w Q 2| u'!:.u _18
o= 73 =| Q15 =
a? 8 |& |o]|a”
10 8 Tgnoe 6s 10
LAND USE A LAND USE

D USE A 20" PUBLIC RIGHT OF WAY 7 VARIES

NOTE: DETACHED SIDEWALK WIDTH FOR
COMMERCIAL RETAIL SHALL BE 607, FOR ALL
OTHER LAND USES, SIDEWALK MAY REDUCE

TO 5-0" AND L.1.D. WOULD WIDEN TO 10-0°

Figure 2-15. Collectors A and B i typical.
Collector C

Collector C would be designed as a Coemigintained public collector roahdlocated centrally within
the Specific Plan Area It would provide a direct eat-west connection between the planned Collector
A and B. Roundabouts are proposed at the Collector A and Collector B intersections.

Local Streets (Residential)

Residential roadways would be located within the individual residential neighborhoodsSpkttigc
PlanAreaand would vary in orientation and design. Local streets are intended to provide connection from
the residential neighborhoods to collector roadsvemald be privately maintained bynddOA or similar
entity(ies) Circulation systems internal to tpeoposecheighborhoods are conceptual in hature and may

be subject to change based@uunty review of future tract maps.
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Figure 2-16. Single-family local street i typical.

Private Motor Courts

Privatemotorcourts are proposed withdBD 3 andwould be privately maintained by an H@A
similar entity(ies) Private motocourts are private streets that would vary in orientation and are intended
to provide access to adjacent local streets withirgtieeific Plan Area

Private Access Drive to Hetrick Avenue

A private access drive would be located on the west side of Collector B, near the intersection with
Pomeroy Road. This access drive would maintain access for the adjacent property owners along Hetrick
Avenue and would provide access to the adjacent staenivasin. The southernmost extent of Hetrick
Avenue would be closednd the existing Hetrick Avenue/Pomeroy Road would be removed and

replaced by the adjacent proposed Collector B/Pomeroy Road intersection.

2.5.3.3.2 INTERSECTIONS AND ROUNDABOUTS

The Specific PlarAreawould include five connection points to the surrounding community:

1 Proposed Collector A at Willow Road: a new signalized thvag intersection (located
approximately 1,000 feet west of the WL onrramps)

1 Proposed Collector B at Willow Road: a emay stopcontrolled intersectioallowing
unimpeded traffic flow along Willow Road

Proposed Collector A at North Frontage Road;

Proposed Collector B at Pomeroy Road: awag stop intersectioallowing unimpeded traffic
flow along Pomeroy Road; and

1 Proposed Collectors A and B at Cherokee Plaee. twoway stop intersections along Cherokee
Place allowing unimpeded traffic flow along proposed Collectors A and B

In addition to connection points, there are two proposed roundabouts witldpehigic PlanArea One

of these roundabouts would be located along Collector A at the Village Commercial area where Collector
A intersects with Collector C. The other roundabout would be located along Collector B adjacent to
proposed\BDs 6 and 9 wher€ollector Bintersects with Collector C.
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2.5.3.3.3 EMERGENCY ACCESS

Two additional emergency access points are proposed in theRERugh proposetBD 9 adjacent

to Hetrick Avenueand througiNBD 7 as a continuation of Cory Way. Emergency access points would be
constructed in compliance with California Departmerfofestry andrire Protection (CAL FIRE)
standardsThese emergency access points wdnddccessible to emergency vehicles only (not passenger
vehicles), as well as pedestrian, bicycle, and equestrian users.

25334 PARK AND RIDE LOT

TheCollector A street sectionas beemlesigned to accommodate future northbound and southbound
vehicular movement adjacentadrark andRide loton APN ®1-301-030 between Cherokee Place and
Willow Road at the northern boundary of the Dana Res€@wiector Ais comprised of a minimum
156-foot publicROW with two separate aredsone area fothe Collector A roadway and one for the
Park and Ride lofThe Park andRide lot would becomprised of a 24oot travel lane and ot parking
stalls on both sidesf the street centerline and will contain approximately 80 parking spaces.

2.5.3.35 PUBLIC TRANSIT

Public transit stops would be included in tHeecific Plan Areato encourage transit use by DRSP

residents, employees, and visitaZallectors A and C have been designed to accommodate a future

transit stopwithin the Village Commercial argast west of the roundaboand a thePark and Ride
locationalong Collector A just south of Willow Roaflan Luis Obispo County Regional Transit

Authority (RTA) is expected to provide service to and stops within these designated transit hub locations.

2.5.3.3.6 OFF-SITE TRANSPORTATION IMPROVEMENTS
North Frontage Road Improvements

North Frontage Road is an existioff-site public collector road that runs parallel to US 101 just south of
the Specific Plan Area It currently deagknds at the adjacent property (APN €825-022) near the
southeast corner of ti#pecific Plan Area The South County Circulation Study identifies the extension
of North Frontage Road north to Willow Road as a future improvement.

The North Frontage Road connection parcel (APN-828022) is an undeveloped parcel approximately
4.45 acres in size at the southeast corner of Dana Reserve. This parcel is not owned by the project
applicant (and owner of the Dana Reseraey it is not a part of the propos8gkcific Plan Area

Althoughthe parcel itself is not part of the Specific Phnea, there is an existing 4@ot-wide County

ROW extending northsouth fronting through the parcel within which the roadway extension would be
construted. The North Frontage Road connection parcatljgcent tdour singlefamily residential lots

to the west, Sandydale Drive and the North Frontage Road northern terminus to the south, US 101 to the
east, and undeveloped Dana Reserve to the north.

Prior to development of the DRSP, North Frontage Road would be required to be extended through the
connection parcel (APN 09325-022) and thé&pecific Plan Areato provide connection froestTefft
Street to Willow RoadThe existingROW area and proposed improvements are shown in Figlire 2
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Figure 2-17. North Frontage Road/Collector A extension.

Willow Road and Collector A Improvements

At the Willow Road/Collector A intersection, Willow Road would be expanded to provide turn pockets
and intersection signalization. The pulR©W along Willow Road is approximately 163 109 feet

wide; all improvements would be located within existR@W areas. Proposeuff-siteimprovements at
the Willow Road/Collector A intersection are shown in Figus2
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Figure 2-18. Willow Road/Collector A intersection.
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Willow Road and Collector B Improvements

Transportation improvements at the Willow Road/Collector B intersection would be limites new
connection and onay stop control vi&ollector B. Minimal restripinglong Willow Road would be
necessary to accommodate the new connection to Collector B.

Cherokee Place Intersections

Cherokee Place runs along the northern property line of the main parceBpgttific Plan Area

(APN 091-301-073), beginning at Hetrick Avenue in the west and terminating near the northeast corner of
the Specific Plan Area The project proposes two new intersections along Cherokee Place, at Collectors A
and B.Cherokee Place is currently an unpaved roadway approximately 20 feet in width. The project
would require improvements along Cherokee Place adjacent to the two northernmost Specific Plan
parcels (APNs 09B01-031 and 094301-030)andROW dedication, to be reviewed and approved by the
County Public Works Departmemlong the frontage of these two parcels, the prdaganticipatel to

improve the roadway to a 2fbot-wide paved section aligned with the existing unpaved road that lies
within the northern 280ot-wide offer of dedication on Cherokee Planor transitional improvements
immediately adjacent to these frontages would be requitaajmprovements on other portions of

Cherokee Place adjacent to ecific Plan Areaare proposedexhibits reflecting these changes are

located in Section-@ of the EIR.

Hetrick Avenue Improvements

The portion oHetrick Avenueoff Pomeroy Roads aprivateroad thatuns along a portion of the
souttwestern boundary of thgpecific Plan Area TheNipomo Community Plan and South County
Circulation Study identifjHetrick Avenueasa northi south connection between Pomeroy and Willow

Roads; however it has never been fully developaddhas insufficienROW width tocompletea
throughconnection With the addition ofCollector Bthroughthe Specific PlanArea, the project proposes

to close the existing direct connection of Hetrick Road at Pomeroy Road. To reduce turning movement
conflicts on Pomeroy Road, access to parcels currently utilizing the direct connection of Hetrick Road at
Pomeroy Roadthe three existing residential properties to the west of Hetrick Avenue closest to Pomeroy
Road would besened by a new proposed accéssn Collector B (Figure 219).
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Figure 2-19. Hetrick Avenue access drive from Collector B.

Pomeroy Road and Collector B Improvements

Pomeroy Road is an existiidf-site public arterial road that is located in the southwest corner of the
Specific PlamArea. It is currently designed with #&ot-wide vehicular travelanesand a Class Il bicycle
lane of varyingvidth (5 7 feet wide)on both sides of the street. Collector B is proposeuideide a
throughconnection from Pomeroy Road to Willow Road throughSecific Plan Area(seeFigure

2-13). A oneway stopcontrolled intersection is proposed at the Pomeroy Road/Collector B intersection.
This improvement would reroute a small portion of Pomeroy Road intgpihafic Plan Area

Emergency Access

Two emergency accessways are proposed to ensure adequate fire and safety accmctficREn

Area Emergency accessways would be provided from Hetrick Avenue into NBD 9 and from Cory Way
into NBD 7.Minor improvements would be required to connect/tie existing roadways into proposed
emergency access extensions intoSpecific Plan Area Hetrick Avenue is grivateroad that runs along

a portion of thesouttwestern boundary of the Specific Pl&@wory Way is an existingff-site public local

road thaterminates at the southern property line ofSpecific PlarArea Hetrick Avenue would

provide an emergency accessway at the northwest corner§dehiic Plan Area Cory Way would

provide an mergency accegmwintat thesouthern boundary of tigpecific Plan Area(seeFigure 214).

The emergency accessways would be constructe@Ale~IRE and County Public Improvement
Standards. Emergency access would also be designed to accommodate pedestrian, bicycle, and equestrian
access into th&pecific Plan Area No public or private vehicular access would be provided atthes
emergency accessways.

2.5.34 Utilities and Services

The project would require provision of infrastructure to support proposed development within the
Specific Plan Area including potable water, wastewater, stormwater, and other utititiek as natural
gas, electrical, telephone, and cable/data semiomesticwater and wastewater services for 8pecific
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PlanAreawould be provided by the NCSD through an annexation into the NCSD servicP atiadzle
waterand wastewater would be providéuloughexisting NCSD infrastructure withiNorth Frontage,
Willow, and Pomeroy Roadhndan extension ofvater andvastewater infrastructure routed within public
roads throughout thgpecific Plan Area Provision of water and wastewater services withingbecific

Plan Areawould also require a number off-siteimprovements as describedSection 2.53.4.4,

Off-Site NCSD Improvements

25341 POTABLE WATER

Thepotablewater system for th8pecific Plan Areais proposed to be comprised of aihgh main line
extension from North Frontage Road, at the southeast corner §fethigic Plan Area to Willow Road
andwouldinclude an internally looped system ofr¢h public water main line, whictvould provide fire
suppression to the development areas. Tivaser lineswvould be routed withimpproposedpublic roads.

The main trunk linegvould be owned and operated the NCSD. The private main line system for the
commercial areagould be protected at each connection point to the public system with a double detector
check assembly.

Domestic water services for each developmtitin the Specific Plan Areawould utilize County and

NCSD standard water services and metladividual rvice connectiongould connect to the above
referenced 8nch domestic main lines. Waterlines are proposed to be routed within streets or easements
and would includeife hydrants located adjacent to roadwaysspated as required by state law and the
CountyFire Marshal The proposegotablewater backbone infrastructure is shown in Figu02

2.5.3.4.2 RECYCLED WATER

The DRSPoroject wouldinstallr e cycl ed water | ines to mak&smthe he pro
future,theNCSD is able to provide recycled water to 8pecific Plan Area recycled watewould be

utilized for landscaping within the village and commercial grpablic recreation, neighborhood parks,

and streetscape and parkway areas. Irrigation for these identifiedvatdd®e converted from potable

water to recycled water #ie time recycled water becomes availablee project proposes tostall

purple recycled waterlines within theckbone infrastructuraf the Specific Plan Areaas shown in

Figure 221. Although recycled water is not currently available in Niporhis pipeline system would be

available if and when the NCSD provides regional recycled water service.

25343 WASTEWATER

The wastewater collected frowithin the $ecific Plan Areawouldbe conveyedtothd CS D& s e x i st i n
infrastructure within North Frontage Road and then to the Southland Wd¢ated south of the project

site along & 101 on Old Windmill Plac&he projectwvould require an extension of the existingih2h

gravity line within North FrontagRoad to provide sewer to the proposed development areasnain

trunk lineswould be owned and operatedttye NCSD. All water and sewer lines dedicated to, and

acceptd by, NCSD must be located within public streets or dedicated propE§D does not accept

easements unless no reasonable alternative ;axéstsdevelopment projects casuallybe designed to

avoid a requirement for easements

In addition to the extension of existing infrastructure, two proposed sewer lift stations would be located
on two separate dedicated lots on the west side ofpbeifie Plan Areanear Hetrick Avenue and

Pomeroy Road that would be owned/operated by the NCSD. The proposed wastewater backbone
infrastructure is shown in FigureZ22. Additional offsite improvements to NCSD infrastructure would

be required to serve th@é&cific Plan Area These improvements are described in further det&éaction
2.5.3.4.4 Off-Site NCSD Improvements
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Figure 2-21. Proposed recycled water backbone infrastructure.
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Figure 2-22. Proposed wastewater backbone infrastructure.
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