et COUNTY OF SAN LUIS OBISPO

5 SAN LUIS DEPARTMENT OF PLANNING & BUILDING

NOTICE OF DETERMINATION - ADDENDUM TO A
PREVIOUS MITIGATED NEGATIVE DECLARATION

OBISPO

ENVIRONMENTAL DETERMINATION NO.: ED24-156 DATE: October 17, 2024

PROJECT TITLE: Carroll Parcel Map and Minor Use Permit (N-SUB2021-00019 / N-DRC2024-00033 /
ED24-156)

APPLICANT NAME: Steve Carroll
ADDRESS: 2653 Victoria Ave, San Luis Obispo, CA 93401
TELEPHONE: (805) 781-4097 EMAIL: steve@carrollbuilding.com

PROPOSED USES/PROJECT DESCRIPTION: A request by Steve Carroll for a Vesting Tentative Parcel
Map and Minor Use Permit to divide a 1.3-acre parcel into two parcels of 0.85 and 0.68 acres each
and allow a mixed-use development consisting of three buildings: Building 1 - Commercial 3427 sq
ft, Building 2 - Commercial/Residential 7605 sq ft, Building 3 - Commercial/Residential 6662 sq ft.
The proposed project is within the Commercial Retail Land Use Category and is located at 221 N.
Main Street.

LOCATION: 221 Main St, Templeton, CA 93465; APN: 040-216-001

LEAD AGENCY: County of San Luis Obispo
Dept of Planning & Building
976 Osos Street, Room 200
San Luis Obispo, CA 93408-2040
Website: http://www.sloplanning.org
(805) 781-5600

The proposed project includes additional information regarding the proposed infrastrucutes that was
anticipated with the development of the previously approved Templeton Properties Tract Map and
Conditional Use Permit (SUB2008-00041). Additionally, the previously adopted Mitigated Negative
Declaration (MND) (ED10-033) prepared the approved project is still adequate (see attached MND).
No potential environmental impacts that were not previously addressed are anticipated; therefore,
no new MND is necessary, and an Addendum to the previously adopted MND has been prepared.

STATEMENT OF FINDINGS

The Environmental Coordinator, after review of the previously adopted MND , finds that: there are
no substantial changes proposed for the project which would require substantial revisions of the
previous MND ; no substantial changes have occurred with respect to the circumstance under which
the project is undertaken; and, no new information of substantial importance has been identified
which was not known at the time that the previous MND was adopted. Therefore, recirculation of the
previously adopted Negative Declaration is not required.
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Based on staff's determination that all the above conditions apply, an addendum to the adopted MND
is appropriate pursuant to Public Resources Code Section 21000 et seq. and CA Code of Regulations
Section 15000 et seq. The basis for this conclusion is described in the following section. In addition,
please refer to the original MND (attached) for further discussion about all potentially significant
issues originally identified for the proposed project.

Basis for Addendum: The following section includes a discussion of the relevant environmental
issue areas pertaining to the proposed project and why the proposed changes will not result in any
significant additional impacts.

Agricultural Resources - the MND evaluated the conversion of the Templeton Livestock Market to
residential uses and the proximity of residences to hay farming operations. A condition of approval
required supplemental disclosure to all future owners concerning the nature of the neighboring
agricultural activities and the County’s Right to Farm Ordinance.

The project site is the commercial lot of Tract 2994, which is bordered by residential development
and other commerecial retail zoned property. No agricultural impacts can be expected with the
proposed commercial/mixed-use development.

Air Quality - The MND found that the project would have less than significant air quality Impacts
with the implementation of standard construction or operational mitigation measures. The
proposed mixed-use development will not increase impacts to a significant level. The air quality
mitigation measures and conditions of approval have been updated to current standards. A
greenhouse gas reduction plan was required to identify measures to reduce energy demand of the
project by 10 percent beyond what would otherwise be required by 2010 Title 24 California Building
Code energy requirements. Such measures are now incorporated as standard requirements in the
current Title 24 California Building Code, thus this condition is no longer necessary. Additionally, a
geologic investigation to determine the presence of naturally-occuring asbestos was required as a
condition of approval; however, the availability of current mapping information makes it clear that
the area is not known to contain naturally occurring asbestos. This condition is no longer required.

Biological Resources - The MND evaluated the conversion of anthropogenic habitat to other
anthropogenic uses and potential impacts due to tree removal and proximity to Toad Creek. The
subject site is not located near Toad Creek, so measures related to potential impacts to riparian
habitat are not applicable. The site was previously developed with structures and landscaping. One
non-native tree is proposed for removal. No increase in biological resource impacts can be
expected. Measures requiring a setback of 25ft from the top of the creek bank are not applicable, as
the site is not near any creek. The requirement for a nesting bird survey prior to any tree removal or
ground disturbance that occurs between March 15 and August 15 has been is included in the
conditions of approval.

Cultural Resources - A Phase 1 surface survey conducted in 2008 found no evidence of prehistoric
cultural materials on the property and no mitigation measures were required. The site is previously
disturbed and no additional impacts resulting from the proposed development are expected.

Geology and Soils - The MND evaluated potential impacts related to the northern portion of the
project site for Tract 2994 being located in a Flood Zone. The subject site is not within a flood hazard
area. A drainage plan was required due to poor soil drainage pursuant to the Inland Land Use
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Ordinance Section 22.52.080. Public Works reviewed the project and requires a drainage plan and
stormwater management conditions that have been included in the conditions or approval.

Hydrology and Water Quality - The MND noted that Templeton Community Service District (TCSD)
had issued an intent to serve letter for the development and that no significant water quantity or
quality impacts were identified. Standard drainage and erosion control measures were determined
to provide sufficient protection for surface water quality. TCSD evaluated the proposed
development in the context of water credits available for the site and issued an intent to serve letter
in 2022. The applicant entered into a Main Line Extension Agreement with the District in 2021. The
project was re-referred in 2024 and the TCSD confirmed the same conditions still apply. The project
will not result in any new or increased impacts to water or wastewater resources.

Noise - The MND identified that the area is within the County’s 60 decibel threshold area due to
proximity to roadways including N. Main Street and found that specific construction measures
specified in the County’s noise element would reduce interior noise levels to acceptable levels. The
same requirements apply to the proposed project.

The project site is across the street from existing residences. Standard limitations imposed by
County code (Section 22.10.120) limit construction hours of operation to between the hours of 7am
and 9pm on weekdays and 8am to 5pm on weekends. Additionally, the proposed residential and
office uses are consistent with the surrounding uses. The project will not result in any significant
noise impacts.

Population/Housing - The proposed project provides additional residential units and commercial
uses in close proximity to existing residential areas and commercial services within an established
community. The project will not cause any new housing and population impacts.

Recreation - The original development of the tract map required payment of Quimby fees and
dedication of a trail easement adjacent to toad creek. The development also included a 1.17 acre
park/open space area to serve the residential lots. As a new parcel map, the proposed project will
be required to pay Quimby fees per County ordinance. No additional impacts are anticipated and no
new mitigation measures are necessary.

Transportation/Traffic - The MND determined that development of the tract would not result in any
significant increase in traffic as compared to the previously existing use of the site as a livestock
market. Road improvements were required by ordinance and applicable road fees resulted in less
than significant impacts. In 2019 a trip generation analysis was prepared for the development of
three commercial buildings on the subject site. This analysis found that the three commercial
buildings would be expected to generate 41 PM Peak Hour Trips, which is 54% fewer PM Peak Hour
Trips than originally estimated, and that no road improvement fees would be required due to credits
from the previous land uses on the project site. The current proposal for one commercial and two
mixed-use buildings can be expected to further reduce trips as compared to the project that was
previously approved in 2019 due to the inclusion of residential uses. No new traffic impacts will
result.

At the time the MND was adopted, CEQA did not require analysis of Vehicle Miles Traveled (VMT).
The currently proposed development was analyzed using the County’'s VMT tool. The net VMT for the
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project were determined to be below the established threshold of significance. No significant
impacts can be anticipated.

Other CEQA Issues Considered - County staff also considered issue areas such as Energy,
Greenhouse Gas Emissions (covered under Air Quality), Hazards and Hazardous Materials, Land Use
and Planning, Public Services, Minerals, Utilities and Service Systems, Wildfire, and Cumulative
Impacts, and determined that impacts to these issue areas are less than significant as the overall
operational characteristics will not change.

Additional Information: Additional information pertaining to this environmental determination may
be obtained by contactlng the Lead Agency at the above address or telephone number.

State Clearinghouse No. 2010101035

This isto adwse that the San Luis Obispo County. _Subdivision Review Board as [X] Lead Agency
I:I Responsible Agency approved the above described project on Nmm_b_e:ﬁ._zg_zg, and has made
the following determinations regarding the above described project:

The project willl not have a significant effect on the environment. A MrtigatedNe,gatiVe Declaration

was prepared for this project pursuant to the provisions of CEQA. Mitigation measures were

- made a condition of the approval of the project. A Statement of Overriding: Cons:deratlons was
- not adopted for this project. Findings were made pursuant to the provisions of CEQA.

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

- /% Cheryl Ku cku@co.slo.ca.us 11/4/2024 County of San Luis Obispo
¢  Project Manager Date Public Agency

Signature
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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 andfor wildiife 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 agencles or groups that were contacted as a
part of the initial Study. The Environmental Division uses the checklist to summarize the results of
the research accomplished during the initial environmental review of the project. .
Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo
Envirenmental Division, Rm. 200, County Government Center, San Luis Obispo, CA, 93408-2040 or

call (805) 781-5600.

A. PROJECT

DESCRIPTION: Request by Will Tucker/Templeton Properties for a Vesting Tentative Tract Map
(Tract 2994) to subdivide an existing 16.76 acre parce! into: 107 residential lots, one commaercial tot of
72,072 square feet and eight paridopen/commeon space lots of totaling 2.47 acres with 1 .1'{ acres of
usable recreation space and a 12 foot trail easement along Toad Creek. The residenti_a! pprthn of the
project features 67 small lot 4-packs (four parcels sharing a common driveway) ranging in size from
2,600 square feet to 3,999 square feet, and 40 traditional single family lots ranging in size from 4,800
square feet to 6,662 square feet. The project will result in the disturbance of the entire 16.76 acre
parcel. The division will create two new on-site roads and extend Waterfall, Headwaters, and
Reflection Place. The proposed road names are: Creekview Avenue and Swee_twater l:ane. The
proposed project is within the Recreation, Residential Multi-Family, and Commercial Retail fand use
categories and is located at 221 Main Sireet (at the existing auction yard), on the northeast comer of
Mairn Street and Creekside Ranch Road, in the community of Templeton, The site is in the Salinas

River planning area,

The site has been the home to the Templeton Livestock Market since 1947, The Market provides
livestock auction services to the local and regional area. Existing structures include feed lot stock
pens, hay barns, an auction house, an arena and two commercial structures containing a restaurgnt
and offices. A portion of the site is used for truck and trailer transfer and storage, and also pipe
storage. Hay, feed, and composted manure are stored and sold on site.

The Planning Commission denied the proposed project on November 19, 2009 due to the under-
utifization of the Residential Multi-Family category. The applicant then appealed the Planning
Commission’s denial to the Board of Supervisors. The Board of Supervisors upheld the appeal but
directed the applicant to include a more centralized park space. The applicant redesigned the project

fo include park space in a more centra) location.

ASSESSOR PARCEL NUMBER(S): 040-211-026

Latitude: 120 degrees 41'57.07"N Longilude: 35 degrees 33'38.96" SUPFRVISORIAL DISTRICT # 1
w
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B.  EXISTING SETTING
PLANNING AREA:  Salinas River, Templaton

LAND USE CATEGORY:

COMBINING DESIGNATION(S):  Flood Hazard
EXISTING USES:

TOPOGRAPHY: Nearly level

VEGETATION: Ruderal

PARCEL SIZE: 16.76 acres

SURROUNDING LAND USE CATEGORIES AND USES

mon’h !ndus{nat and Ccmmerclai Refail;
agricultural uses
heavy commerc:almght mdustna!

Sou!h Commerclai Retail and Resldenhal M ulti
Family; undeveloped and
single-family residence(s)

Recreation, Residential Multi-Family, Commercial Retall

East Res:dentia! Smg!e Fam:ly,
single-family residence(s}

e et Ty

Agricultural uses, cattle auction yard retail commercial restaurant and offices

Wes{ Resuienual Subtrban; undeveloped
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C. ENVIRONMENTAL ANALYSIS

During the Initial Study process, several issues were identified as having potentially significant
environmental effects (see following Initial Study). Those potentially significant items associated with
the proposed uses can be minimized to less than significant levels.

COUNTY OF SAN LUIS OBISPO
INITIAL STUDY CHECKLIST

1. - Wi ject: Potentially Impacfcan Iasignificant Not
AE‘STHET‘CS- wil thepro;ect Slgnificant & will be Impact Applicable

mitlgated

X

a)  Create an aesthetically incompatible ] []
site open to public view?

X

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

DO 000
M X X
00O Oad

KX

c) Change the visual character of an
area?

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

e} Impact unique geologlical or
physical features?

t) Other: I:]

Setting. The project will be visible from Main Street, an arterial and can be seen from Highway 101
(1200 feet to the easl). The project site is within the community of Templeton and proposes
residentlal uses as allowed and anticipated by the land use category. The view from Main Street is
shown on the attached graphics (Exhibit A). Thie project does not sithouette against any ridgelines as
viewed from public roadways. The project is considered compatible with the surrounding uses.

Impact. No significant visual impacts are expected to occur as the resulting development will be
consistent with uses associated with the underlying land use categories and consistent with the urban

area .

Mitigation/Conclusion. No mitigation measures are necessary.

] ' Potentially Impactcan  Insignificant Not
2. AG 5}3 L‘:,LTURAIE RESOURCES Significant & will be impact Applicable
- Wiil the project: mitlgated
a)  Convert prime agricultural land to ] M ] O
non-agricultural use? -
b)  Impalir agricultural use of other ] X (] []
property or result in conversion to
other uses?
Page 4
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Insignificant  Not

2. AGRICULTURAL RESOURCES Potontially  impactcan  Inslgoifiant ol

- Will the project: mitigated

¢}  Conflict with existing zoning or (] ] <] []
Williamson Act program?

d  Other: 7 ] L L]

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

Land Use Cateqory: Recreation, Residential Multi- Historig/Existing Commercial Crops: None
Farnity, Commercial Retail

State Classification: Prime Farmiand if irfgated in Agricultural Preserve? No
Under Williamson Act contract? No

Tha soil type(s) and characteristics on the subject property include:

Hanford and Greenfield gravelly sandy loams (2 - 9% slope).

Hanford. This gently sloping, coarse loamy bottom soil is considered moderately drained. The
soil has low erodibility and iow shrink-swell characteristics. No severe potential septic system
constraints were identified. The soll is considered Class IV without irrigation and Ciass |l when
irrigated. '
Greenfield. This gently sloping, coarse loamy bottom soil is considered mederately drained.
The soil has low erodibility and low shrink-swell characteristics. No severe potential septic
system constraints were identified. The soil is considered Class 1V without irrigation and Class
It when irrigated. .

Lockwood shaly loam (0 - 2% slope). This nearly level soil is considered moderately drained. The
soil has high erodibility and moderate shtink-swell characteristics, as well as having potential
seplic system constraints due to: slow percolation. The soil is considered Class {V without

irrigation and Class {l when irrigated.
Since 1947 the project site has housed the Templeton Livestock Market. The Market provides .

livestock auction services to the local and regional area. Since the Market was established the
community of Templeton has grown and residential developments are located to the south and east of

the site.

Impact. Limited agriculural activies accur in the vicinity including an equestrian facility and small hay
production on the property to the north and dry farm activies on the property to the west. These
faciiities are not considered praduction agriculture,

The County Agricultural Commissioner reviewed the proposed project (Co. Department of Agricuiture;
Lynda Auchinachie August 25, 2008) and determined the following:

The proposed project will result in the conversion of the Templeton Livestock Market to residential
uses. While the livestack market has played an important role in the sale of local and regional
livestock, new technologies such as video auctions and internet sales offer ranchers cost effective
options for selling livestock. For this reason, the conversion of the livestock markst will not
significantly impact agricultural operations.

The proposed residential development will be near small scale hay production operations. These
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operations do not require buffering In accordance with the County Agriculture Element Appendix C,
however, fulure properly owners should be notified about on going activities and the County’s Right to
Farm Ordinance. In addition, the proposed residential properties are located within one mile of a
designated farmland area and disclosure of the State Right to Fam should be included in accordance
with Section 11010 of the Business and Profession Code.

Mitigation/Conclusion Based on the above impact discussion, the project wili be required fo
incorporate the following measures to reduce potentially significant impacts to agricuitural resources
to less than significant levels:

1. Require supplementat disclosure to all future owners concerning the nature of the neighboring
agricultural activiies and hours of operation, the County’s Right te Farm Ordinance and the
State's Right to Farm Disclosure in accordance with Section 11010 of the Business and
Profassions Code.

- Wi + Potentially Impactcan lasignificant Not
3. AR QUALITY VWcheproject. Significant & wiil be Impact Applicable

mitigated

a)  Violate any state or federal amblent ] ] X 1
air quality standard, or exceed air
quality emission thresholds as
astablishad by County Alr Pollution
Control District?

b)  Expose any sensitive receptor to ] M X L]
substantial air poliutant
concentrations? .

¢)  Create or subject individuals to ] ] X L]

| obfectionable odors?

d)  Beinconsistent with the District's [] ] = ]
Clean Air Plan?

¢) Other: ] ] {:] L]

Setting. The Air Poflution Control District (APCD) has developed the 2009 CEQA Air Quality
Handbook 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 has been adopted (prepared by APCD).

The California's Attorney General has required numerous projects reviewed through CEQA, to
quantify and impiement feasible project level mitigation of greenhouse gas (GHG). em-lssicns. Further,
the Attorney Generatl has stated that any project that produces large GHG emission increases clearly
could be an obstacle fo the State's effort to reach the goals defined in AB 32 and SB 375 fo reduce
greenhouse gas emissions and promote sustainable community strategies.

Cn June 18, 2008, the State of California’s Governor's Office of Planning and Research (OPR)
released a Technical Advisory entitted CEQA AND CLIMATE CHANGE: Addressing Climate Change
Through California Environmental Quality Act Review. This document states:

County of San Luis Oblspo, initial Study Page 6



Lead agencies should make a good-faith effort, based on available information, to
calcufate, model, or estimate the amount of CQ, and other greenhouse gases (GHGs)
emissions from a project, including the emissions associated with vehicular traffic,
energy consumplion, water usage and construction activities. .

The potential effects of a project may be individually limited but cumuiatively
considerable. Lead agencies should not dismiss a proposed project's direct and/or
indirect climate change impacts without careful available information and analysis
should be provided for any project that may significantly contribute new GHG
emissions, either individually or cumulatively, directly or indirectly (e.g., transportation

impacts).

The California Air Poliution Control Officer Association (CAPCOA) published a document in January

2008 entitled “CEQA and Climate Change.” The document is available at:
hitp:/iwww.capcoa. org/CEQA/CAPCOA% 20White %20Paper.pdf

This document provides methods for analyzing GHG both quantitatively and qualitatively and also
provides a list of mitigations. This document is supported by both the Office of Planning and
Research and the Attorney General's office.

impact. As proposed, the project will result in the disturbance of approximately 16.76 acres.
Construction Phase Impacts

Construction Emissions - importation of fill ~ The project will also include the importation of 44,657

cubic yards of material to the site. Transportation of this material will require a minimum of 1489 truck
trips. The applicants have not indicated the source of this fill. Given this number of trips impacts to
air quality may be significant, however based on the estimated number of trips during a typical
construction phase, as indicated by the following table (derived from the CEQA Air Quality

Handbook):

Threshold Days Needed to Stay
Pollutant Pounds per Cuble Yard (Ibs/day) Be?'ow the Threshold
Particuiate Matter (Diesel) 0.0045 185 1
Reactive Organic Gases 0.0203 185 3
Nitrogen Oxides 0.0935 185 23

Given the size of the project, it is highly unlikely that the construction phase andfor importation of
material for this project will be completed in fewer than 23 days, based on the proposed earthwork

guantities.

Naturally Occurring Asbestos- The project site is located in an area containing potentially naturally
oceurring 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. Under the ARB Air Toxics Control Measure (ATCM) for Construction,
Grading, Quarrying, and Surface Mining Operations, prior to any grading 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 appficant must comply with all requirements outlined in the
Asbestos ATCM. These requirements may include, but are not limited fo, 1) preparation of an
“Asbhestos Dust Mitigation Plan®, which must be approved by APCD before grading begins; and 2)
preparation of an “Asbestos Health and Safety Program®, as determined necessary by APCD.
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Revelopmental Buming - Developmental burning will not be allowed as part of devetopment of the
project site

Fugitive Dust — The project will include grading over 16 acres in close proximity to sensitive receptors
(neighboring residences).

- Greenhouse Gases — The project will result in emissions of carbon dioxide (CO;) and other
greenhouse gases (GHGs), based on the following activities:

Construction vehicle trips

Equipment / machinery use

Production of source malerials (embodied energy)
Transportation of source materials

Removal of vegetation (reduction of carbon sequestration)

O C 0 o0o0

Operational Phase

Emissions- The development of this subdivision will exceed APCD's CEQA significance threshold
value of 25 pounds per day of ozone pre-cursors (ROG + NOx).

Greenhouse Gases — The project will result in emissions of carbon dioxide (COz) and other
- greenhouse gases (GHGs), based on the following activities:

o Vehicle trips
o Energy use lo power residences

The Attomey General requires GHG impact evaluation and the implementation of feasible mitigation
at the project level. As such, the project's environmental review should identify the project’s carbon
dioxide (CO,) emissions as well as other GHG sources converted fo carbon dio;dde gquwalents anfi
shouid identify feasible mitigation that the project shall implement. The San Luis Obispo Cognty _Alr
Pollution Control District (APCD) ran the computer model URBEMIS 9.2 software (a tool for estimating
vehicle travel, fuel use and the resulting emissions) to estimate operational CO;, emissions for the
project (and noted that this is an underestimate because it does not inciude GHG impacts frpm energy
use and irrigation). The project's CO, emissions are expscted to be approximately 4.5 metric tons per
day or 1,642.5 melric fons per year, The population of the project is 321 persons (average household
size in Templeton 3.0 X 107), which brings the CO-equivalent emissions to approxqmatei.y {5.11 metric
tons per capita. Although the APCD feels this is an underestimate, the removal of the existing uses gt
the site, including the Livestock Market, restaurant, office, and industrial uses were not coqsidered in
the calculation of GHG impacts. Consideration of the removal of existing uses (and assoglated GHG
emissions) would likely negate any underestimation associated with the URBEMIS calculations.

At this time, the San Luis Obispo County Air Pollution Control District (APCD) has not adopted
revisions fo its CEQA guidelines to incorporate GHG standards and thresholds. The APCD has,
however, recently referenced the standards and thresholds adopted by the Bay Area_ Air Quality
Management District (BAAQMD), which are set at 4.6 metric tons per capita. Based on this thre;ho!d,
the project is considered significant for greenhouse gas emissions. Additionally, v{hen considered
cumulatively with other existing and proposed projects, this projecl may also contribute towards a

cumulatively significant effect.

Mitigation/Conclusion. The project wili be required to comply with the following standard
construction or operational mitigation measuras, as dascribed‘in AP{:D'S response or CEQA Ajr
Quality Handbook: fugitive dust control measures (as specified in Section 22.52.160C.1 of the Land
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Use Ordinance), incorporate operational emission reductions by including seve:-rai measures to
increase efficiency above minimum state requirements and/or provide for alternative transportation
modes. In addition, developmental buming will not be affowed as part of development of the project
site. The applicant shall submit a Construction Activities Management Plan for the review anc;
approval of the SLOAPCD, as well as a project phasing plan.‘ hauling plan, and invenlory o
equipment for the review and approval of the Department of Planrgmg and Building The applicant is
required to implement feasible GHG mitigation measures identified in the above-referenced CAQCOA
document or from other proven energy efficiency measures. In some cases where the available
measures are marginally effective, off-site GHG mitigation fees are appropriate. Refer {o Exhibit B —
Mitigation Summary Tabla.

Upen implementation of these measures, air quality impacts will be reduced to less than significant
levels.

4, BIOLOGICAL RESOURCES - Potentially impactcan [Insignificant Not

; . t iith Impact Applicable
Will the project: Significan ﬁ,{}‘{gatﬁd P
a)  Resultin a loss of unique or special (] [] X [}

status specles or thelr habitats?

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

Od O
UX O
XO X
OO O

¢} Impact wetland or riparian habitat?

d) Intraduce barriers to movement of
resldent or migratory fish or wildlife
species, or factors, which could
hinder the normal activities of
wildlife?

1-3) Other: D D D D

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

Qn-site Vegetation: Ag Land/Cropland and Pasture

Name and distance from blug line creek(s): Toad Creek a tributary to the Salinas River courses along
the north boundary of the property.

Habitat(s):

The Natural Diversity Database {or other biological references) identified the following species
potentially existing within approximately one mile of the proposed project

Mesa horkelia (Horkelia cuneata spp. puberula) List 18

American badger (Taxidea taxus)

California red-legged frog (Rana aurora draytonii) FT

Western spadefoot toad (Spea (=Scaphiopus) hammondii) FSC, CSC
White-tailed kite (Elanus leucurus) FSC
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The project site is hame to the Templeton Livestock Market. The site includes unpaved areas of
livestock holding pens, corrals, a riding arena, parking areas, a hay bam, other outbuildings,
roadways, and equipment storage. Paved areas include commercial buildings and a small paved
parking area fronfing Main Street. The site is mostly bare dirt. Landscape trees are scattered across
the property. A single mature valley oak is the only naturally occurring native tree on the property. A
large walnut tree is located along Toad Creek. Several Monterey pine trees and toyons were planted
near the commercial buildings. Toad Creek a seasonal tributary stream to the Safinas River that
enters the property near the northwest corner of the property via two box culverls under Main Street
and follows the perimeter around the northwest comer and afong a portion of the northern property
boundary. The current alignment is the result of a historic realignment from what was most likely a
more natural course through the northwest portion of the project site.

A biolagical survey was complated for the project site {Althouse and Meade, November 2008) and
reviewed by the Environmental Coordinater office. The report divided the site into three habitat types:
anthropogenic, ruderal and seasonal drainage. The anthropogenic habitat consists of livestock pens,
corrals, a riding arena, barns, dirt parking fots and roads, and commercial buildings, landscape trees
and shrubs. The ruderal habitat consists of a weedy grasses and forbs that occur on a slope at the
northeastern property comer and is of very poor quality habitat. Common reptiles and rodents may
use this habitat. The seasonal drainage habitat type consists of Toad Creek, Toad Creekisa
seasonal tributary stream to the Salinas River that runs through the property entering in iwo locations
from box culverts under Main Street and at the northwest property corner the creek makes a 90
degree bend east. The creek has no riparian canopy and the stream bottom supports a variety of

upland species with a few weedy welland indicator species.

A wetland delineation report {Alihouse and Meade, 2008) was prepared for the site. While no
jurisdictional wetlands were observed at the site, 1,080 linear feet of section 404 non-wetland waters

of the United States were observed at the site within the boundaries of Toad Creek.

A bat survey (Althouse and Meade, 2008) was prepared for the site. Existing structures on the
property were surveyed to determine if roosting bats werg present. Bat roots were not present on the

property and are very unfikely to occur due to poor quality patential roasting sites.

Section 1600-1607 of the Fish and Game Code. The California Department of Fish and Game
(CDFG) is responsible for conserving, protecting, and managing California’s fish, wildlife, and native
plant resources. To meef this responsibility, the law requires any person, state or Ioca{ government
agency, or public ulifity proposing a project that may impact a river, stream, or lake to notify the COFG
before beginning the project. If the CDFG determines that the proposed project may adversgiy affect
existing fish and wildfife resources, a Lake or Streambed Alterafion Agreement is required. A
Streambed Alteration Agreement lists the CDFG conditions of approval relative to the proposed
project, and serves as an agreement between an applicant and the CDFG for a term of not more than

five years for the performance of activities subject to this section.

Project activities proposed within or adjacent to streambeds, banks, channels or associated riparian
resources, may falt under the jurisdiction of the CDFG; therefore, any impacts to jurisdictional areas
will be regulated under Section 1600-1807 provisions.

Section 401 of the Clean Water Act. Saction 401 of the Clean Water Act (CWA) and ils pr_owsions
ensure that federally permitted activities comply with the federal CWA and state water quality laws.
Section 401 is implemented through a review process that is conducted by the Regional Water Quality
Control Board (RWQCB}) or the County, and is triggered by the Section 404 permitting process. The
RWQCB or the County certify, via the 401 process, that a proposed project complies with ap;:_:!tcabte
effluent limitations, water quality slandards, and other conditions of California law. Eya{ua;m_g the
effects of the proposed project on both waler quality and quantity (runoff) falls under the jurisdiction of

the RWQCB or the County.
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Proposed project activities that have the potential to result in impacts to water quality and quantity
may require certification by the RWQCB or the County.

Impact. The biological report found that the proposed project would have the fot{owmg_lmpacts: Al
anthropogenic habitat would be converted fo other anthropgenic uses. All ruderal habitat would be
converted to anthropogenic habital, the loss of the ruderal habitat could negatively affect common
animal species such as the Westemn fence lizard, and California ground squirrel. The proposed
project includes re-alignment and restoration of the creek.” The creek will be re-graded to a more
natural configuration and revegetated with native riparian species. To ensure that the development
will not impact the creek, the residences will be set back 25 feet from the top of the newly re-

_established creek bank.

Although not observed at the site the project coﬁld impact nesting birds (in trees or shrubs). The
project may also reduce or temporarily block wildlife movement corridors (Toad Creek). Common

wildfife species may be impacted and permanently displaced as a result of the project.

Mitigation/Conclusion, Based on the above-discussed impacts, the project will be rec;uir_ed to
incorporate the following measures to reduce potential biological impacts to less than significant

fevels:

Prior to commencement of tree removal associated with subdivision public improvements or
new residential development (within one week of ground disturbance or free removal, if work
occurs between March 16 and August 15, nesing bird surveys shall be conducted. 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 16 to August 15. If construction activities must be
conducted during this period, nesting bird surveys shall take place within one week of habitat _
disturbance. If survey do not locate nesting birds, construction activities may be conducted. If nesting
birds are located, no construction activities shall occur within 100 feet of nests untif chicks are fledged.
Construction activities shall abserve a 300-foot buffer for active raptor nests.

All residential development shall be setback 25 from the top of the creek bank.

A Riparian enhancement plan shall be submitted for review and approvat by the Depariment of
Ptanning and Building (more details can be found in Exhibit B Mitigation Summary Table.).

5. CULTURAL RFSOURCES - Potentially fmpactcan Insigoificant 23:3-"“[)]0

Wil the project: Significant ; I?I(gla ?:d impact
a)  Disturb pre-historic resources? [ [ X ]
b}  Disturb historic resources? ] 1] 24 M
¢)  Disturb paleontological resources? (] 1. <] ]
d)  Other: (] (] ] ]
Setting. The project is focated in an area  historically occupied by the

Obispeno Chumash and Salinan. The site is the home of the Tempeipton Livestock Market. The
Markef has been in operation since 1947, and has played an important role in the agricultural industry
in the area. However, no historic structures are present and no paleoniological resources are known
to exist in the area.

Impact. A Phase | surface survey was conducted (Conway, March 2008). No evidence of prehistoric
culturat materials was noted on the property. The project will result in the loss of the Templeton
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- Potentially Impact can  Insignificant Not_
6. GEOLOGY AND SOILS Significant & will be Impact Applicable

Will the project: mitigated

h)  Beinconsistent with the goals and 1 ] <] (]
policies of the County's Safety
Element relating to Geologic and
Seismic Hazards?

i} Preciude the future extraction of ] | [] X ]
valuable mineral resources?

j)  Other: ‘ ] (] ] |

Setting

GEOLOGY - The following relates to the project's geologic aspects or conditions:
Topography: Nearly level
Within County's Geologic Study Area?: No
Landslide Risk Potential: Low to high
Liguefaction Potential: Low to moderate
Nearby potentiafly active faults?: Yes Distance? 0.5 mile
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 - The following relates to the project’s drainage aspects:
Within the 100-year Flood Hazard designation? Yes

Closest creek? Toad Creek tributary to the Salinas River Distance?  Courses along the
northem propery line.

Soil drainage characteristics: Maderately drained

The area proposed for development is within the 100-year Flood Hazard designation. A Fiood Study
(Wallace Group, 2010) was prepared for the site to determine potential impacts of the pfopqsed
development with respect to flooding. Toad Creek runs through the property entering in two locations
from box culverts under Main Street and at the northwest property corner the creek makes a 80
degree hend east. Toad Creek used to flow through the sita and the FEMA maps and Flood Hazard

designation reflect the historic course of Toad Creek.
Public Works reviewed the Flood Study and had the following comments:

The northerly portion of the property is currently shown on the Flood Insurance Rate Map (EIRM) as
being within Zone A. In order for buildings to be constructed in that area, as shown on the site plan /
proposed grading plan, that northerly portion should to be removed from Zone A, as follows:

’ The applicant neads to first apply to the Federal Emergency Management Agency
. (FEMA} for a Conditional Letter of Map Change prior fo any grading on the property or
the issuance of any building permits.

. After approvat by FEMA, the applicant may grade the property.
. Then after grading, a Letter of Map Revision will need to be processed with FEMA to
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show the removal of the area from Zone A.

A Flood Study was prepared for the proposed project {(Wallace Group). The Public Works Department
reviewed the report and determined that the report was adequate to initiate the process with FEMA.

The flood zone boundary as shown on a FIRM is not accurate, the creek channel is shown in a
location where there hasn't been a creek channel for over 80 years (which pre-dates the federal Flood

Insurance program)

As described in the Natural Resource Conservation Service Soil Survey, the soil is considered very
poorly drained. For areas where drainage is identified as a potential issue, the Land Use Ordinanga
(CZLUO Sec. 23.05.042) includes a provision to prepare a drainage plan to minimize potential
drainage impacts. When required, this plan would need to address measures such as: censtructing
on-site retention or detention basins, or installing surface waler flow dissipaters. This plan would alse
need to show that the increased surface runoff would have no more impacts than that caused by
histatic flows,

For areas where drainage is identified as a polential issue, the Land Use Ordinance (LUO Sec.
22.52.080) includes a provision to prepare a drainage plan to minimize potential drainage impacts.
When required, this plan would need to address measures such as: constructing on-site retention or
detention basins, or installing surface water flow dissipaters. This plan would also need to show that
the increased surface runoff would have no more impacts than that caused by historic flows.

SEDIMENTATION AND EROSION ~ Soil type, amount of disturbance and slopes are key aspects to
analyzing potential sedimentation and erosion issues. The project's soil types and degcnptions are
listed in the previous Agriculture section under “Setling”. As described in the NRCS Soit Survey, the

the project’s soil erodibility is as follows:
Soif erodibility; Low

When highly erosive conditions exist, a sedimentation and erosion control plan is required (LUO Sec.
22.52.080} 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 gnvolvmg more
than one acre of disturbance are subject to the preparation of a Storm Water Poliution Prevention
Plan (SWPPP), which focuses on controlling storm water runoff. The Regional Water Quality Control
Board is the local extension who monitors this program.

The project is subject to the Section 22.10.155 Stormwater Management reqt{irements‘ “i:he purpose
of these standards is to address stormwater runoff from new development projects. Requirements for
Driange Pians, Erosion and Sedimentation Control Plans with constrction phase and long-term Best

Management Practices.

Impact. As proposed, the project will result in the disturbance of approximately 16.76 acres. ‘I:he
project includes widening the creek channel to a more natural alignment and planfing riparian
vegetation to create a riparian environment. The floodplain will be filled to allow development. The
project incorporates Low Impact Design features to ensure that the Toad Creek watershed is not
impacted by developed drainage pollutants. Best Management Practices will be utilized to filter
surface water before it reaches the creek. - The project also includes landscaped biofilter swales. Al
structures will be set back 25 from.the top of the bank of Toad Creek.

The project incorporates Low Impact Design (LID) features to ensure that the Toad Creek watefshsd
is not impacted by developed drainage poliutants. Using water quality Best Management Practices,
surface water will be filtered before it reaches the creek. Landscaped biofilter swales will be
incorporated into the street design to capture and cleanse surface drainage within the larger IoE -
development porion of the project. These bioswales, located within the landscaped “pop-outs inthe
right-of-way, will be maintained by the Home Owner's Association. (n the higher-density four-pack
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portion of the project, units share common driveways to reduce the amount of impervious surface
area. The common driveways will be constructed with a pervious gutter drain down the center to
capture and percolate developed surface water before it reaches the streets.

A portion of the creek park is designed to serve as a biological filter to remove pollutants from street
runoff before it reaches the creek channel, Sheet flow from Sweetwater Lane will be conveyed to this
park at the northwest corner. The comer park area is designed to act as a large, shallow basin that
wili capture and filter pollutants and sediments before surface flows reach the creek channel.

Because the project will involve in excess of one acre of site disturbance, the applicant's will need to
apply to the State Water Resources Contro! Board (SWRCB) for coverage under the Ceonstruction
General Permit. This entails preparation of a Stormwater Poliution Prevention Plan (SWPPP). A
SWPPP is a document which specifies stormwater Best Management Practices (BMPs) to be put into
place prior to, during, and after construction activities. Pursuant to the new Construction General
Permit order (effective July 2010), a qualified practitioner will be required to monitor for compliance

with the SWPPP.

Mitigation/Conclusion. Several low-impact design (LID) strategies have been incorporated into the
design of the project. These measures will help reduce the amount of runoff leaving the developed
portions of the site. The project includes widening the creek channel to a more natural alignment and
planting riparian vegetation to creale a riparian environment, All structures will be built outside of the
100 year flood plain. Additional measures to further reduce drainage and sedimentation impacts are
recommended to be included in the project and are Ordinance requirements. These measures, along
with a comprehensive drainage plan, sedimentation and erosion control plan and Storm Water
Pollution Prevention Plan will reduce impacts to a levet of insignificance.

The project shall be consistent with Section 22,10.155 Stormwater Management standards.

All exisling drainage features are to be contained in drainage easement(s) dedicated on the map, to
the satisfaction of the Department of Public Works.

Submit complete drainage calculations to the Department of Public Works for review and approval. if
calculations so indicate, drainage must be retained or datained 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. The basin/s isfare to be maintained in perpetuity.

Portions of the site are located Within a FEMA Flood Hazard Zone A designation as shown on F_IRM
Map Number 06078C0812F. Submit complete drainage calculations to the Department of Public
Works for review and approval in accordance with County Code, Section 22.14.060.

Any vegetation planted within drainage swales and floodways shall cbnform to the “Flood Study of
Toad Creek for Tract 2994" prepared by Wallace Group, dated May 2010, or subsequently approved

revisions.

if a drainage basin is required, the drainage basin along with rights of ingress and egress shall be )
offered for dedication to the public by certificate on the map with an additional easement reserved in
favor of the owners and assigns. All drainage basin areas shall be indicated as a building restriction.

Prior to approval of any public improvement plans or issuance of construction permits the applicant
shall document to County Public Works the Federal Emergency Management Agency’s (FEMA)
approval of a Conditional Letter of Map Change (CLLOMC) addressing the proposed changes to Toad
Creek and the Miller Levee (as shown in the "Flood Study of Toad Creek for Tract 2994" prepared by
Wallace Group, dated May 2010, or subsequently approved revisions). The CLOMC is {0 determine
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the Base flood Elevations for all propetties affected by the proposed changes and to correct the
current Flood Insurance Rate Map (FIRM) which does not reflect the current focation of either Toad

Creek or the Miller Levee.

Prior to occupancy or final of any new structure, a Letter of Map Revision shall be filed and approved
by the Federal Emergency Management Agency.

The project shall comply with the requirements of the National Pollutant Discharge Efimination System
Phase ! and/or Phase |l storm water program and the County's Storm Water Poliution Contro! and

Discharge Ordinancs, Title 8, Section 8.68 et sec.

All structures will be built above the 100 year flood zone.

AZA AZA Potentiatly Impact can  Insignificant  Not
7. H RDS & H RDOUS Significant & will be Impact Applicable

MATERIALS - Will the project: mitigated

a)  Resultin a risk of explosion or ] [] X L]
release of hazardous substances
{e.g. oll, pesticides, chemicals,
radiation} or exposure of people to
hazardous substances?

D)  Interfere with an emergency
response or evacuation plan?

L] X
c) Expose people to safety risk ]

L]

(]

X

associated with airport flight
pattern?

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

e)  Create any other heaith hazard or
: potential hazard? '

) Other: ]

X

L T I R W B O

L] L]

OO 0O 00

Sefting. The project is not located in an area of known hazardous materiai cqntammatl_on. The
project is not within a high severity risk area for fire. The project is not within thg Airport Review area.
Based on the County's fire response tirme map, it will take approximately 5-10 mmute:s to rgspond tq a
call regarding fire or life safety. Refer to the Public Services section for further discussion on Fire

Safety impacts.
Portions of the subject project are within the 100-year Flood Hazard Combining designation (I_-’H).
These areas will be filled and removed from the flood zone as discussed in the Geologic Section of

this report. o )
The site has served as staging area for emergencies and a designated evacuation site for livestock

during emergency events (according to Rhonda Viecas of the Atascadero Horsemen's Club).

Impact. The project dees not propose the use of hazardous materals. The pn:}ject does not. present
a significant fire safety risk. The project is not expected to conflict with any regional evacuation plan.
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The site will no longer serve as a staging area for emergencies and a desighated evacuation site for
livestock during emergency events, however there are cther locations that may be used for these
activities in the future. County Parks was recently bequeathed a park site in Templeton, the
Duveneck parcel. This site may be able to serve this purpose.

Mitigation/Conclusion. No significant impacts as a result of hazards or hazardous materials are
anticipated, and no mitigation measures are necessary.

8. NOISE - will the project: Potentlally  Impactcan Insignificant Not
Will the p!’Ojecf Slgniﬁcanl & will be impact Applicabls
mitigated

a)  Expose people to noise levels that (] ]
exceed the County Noise Element D E
thresholds?

b}  Generate Increases in the ambient [ (] X [
noise levels for adjoining areas?

¢}  Expose people to sevare nolse or ] [] 2 (]
vibration? |

d) Other: ] ] M (]

Setting. The proposed project is within close proximity to the following roadways: (Main §lreet and
Highway 101). Due to the proximity of these noise sources a portion of the project (approximately 25
residences) are proposed within the county's 60 decibel threshold area.

Impact.' Based on the expected noise levels, specific construction measures, as s?gciﬁed in the
Noise Element, would reduce interior noise levels to acceptable levels. Outside activity areas are
acceplable at 60dB.

Mitigation/Conclusion. The project, being within the 80-65 future decibel boundary, as identified in
the County’s Noise Element, will be subject to additionat bmldmg construction measures {0 insure
acceptable interior noise levels can be achieved.

The applicant will demonsirate that the homes are designed to minimize interior noise
exposure including, but not fimited to {he following features:

a. Air conditioning or a mechanical ventilation system
b. Windows and sliding glass doors mounted in low air infillration rate frames (0.5 ofm or
iess, per ANSI specifications
c. Solid core exterior doors with perimeter weather stripping and threshoeld seals
g P - Potentlally  Impactcan Insignificant Not
OPULATION/HOUSING Significant . &willbe  Impact Applicable
Will the project: mitigated
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- Potentlally = impactcan (nsignificant Not
9. POPULATION/HGUSING Significant &wilibe  Impact Applicable

Wiil the project: mitigated

a}  Induce substantial growth in an area {] ] X (]
elther directly or indirectly {e.g.,
through projects in an undeveloped
area or extension of major
infrastructure}?

b)  Displace existing housing or people,
requiring construction of
replacement housing elsewhere?

] ]
¢)  Create the need for substantial new [ []
] [l

X

housing in the area?

di  Use substantial amount of fuel or
ahergy?

o) Other: (] ] n L]

N X
0O 3

Setting The County Housing Element’s long-term goal is “to achieve an adequate supply qf safe and
decent housing that is affordable to all residents of San Luis Obispo County.” Towards this end, the
Element includes policies, objectives and programs designed to retain existing affordable housing,
facilitate provision of new affordable housing, and reduce homelessness. Projects are encouraged to
incorporate features from the County's Strategic Growth Principals and Policies, such as housing
choices (for all income levels) and placement of housing near employment {reduced travel and
compact communities). The County has an Inclusionary Housing Ordinance that applies to both
residential and non-residential development and subdivisions.

The proposed project is within close proximity to commercial uses. The project is approximately ¥
mile from the central business district.

Impact. The project will not result in a need for a significant amount of new housing, and will not
displace existing housing. The project includes two housing options with lots as small as 2,600
square feel and as large as 6,600 square feet.

MitigationfConclusion. No significant population and housing impacts are anticipated. The project
will mitigate its cumulative impact to the shortage of affordable housing stock by providing affordable
housing unit{s) either on-site and/or by payment of the in-lieu fee (residential projects). No mitigation

measures are hecessary.

. P | c ES - Potentially Impactcan  iInslgnificant Not
® ‘gﬁ%ﬁgp?gg:\zlaﬁes ;lj':;tl%glupin' Significant & will be Impact - Applicable
or result in the nead for new or mitigated

altered public services in any of the

following areas:
a}  Fire protection? ] £ L] U
b)  Police protection (e.g., Sheriff, CHP)? ] X ] L]
7 L]

X L]

¢) Schools?
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10. PUBLIC SERVICES/UTILITIES - Potentlally Impactcan  Insignificant Not
. Will the project have an effect upon, Significant & will be impact Applicabte
or result in the need for new or ~ mitigated '
alftered public services in any of the

following areas:
d} Roads?

e) Solid Wastes?
f)  Other public facilities?

HODOK
OO
ooy

EERENEN

g} Other:

~ Setting. The project area is served by the following public services/facilities:
Palice: County Sheriff ~ Location: Templeton (Approximately 0.5 miles fo the soulhwest)
Eire:  Community Service District Hazard Severity. Not Applicable Response Time: 5-10 minutes
Templeton
Leocation: Approximately 0.7 miles to the southeast

School District: Templeton Unified Schoot District.

Impact. No significant project~speciﬁc impacts to ulilities or public services were identified. This
project, along with others in the area, will have a cumulative effect on police, fire protection, and
‘schools. The project’s direct and cumulative impacts are within tha general assumptions of ailowed
use for the subject propersty that was used to estimate the fees in place.
Access for the proposed project is provided by three existing roadway connections: Creekview
Avenue, Waterfall Road, and Headwaters Road; all three roads connect with Creekside Ranch Road
which connects to Main Streel. Waterfall Road and Headwaters Road both extend south of Creekside
Ranch Road and cennect to River Run Road, which connects to Main Street. This connection

provides secondary access to Main Street for the development.

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.

kmpactcan  (nsignificant Not

. C A Wi ject: Potentiatly
11. RECREATION - will the project Signlficant S wilibe  Impact Applicable
mitigated
aj  Increase the use or demand for parks L] X [] N
or other recreation opportunities?
b)  Affect the access to tralls, parks or [ ] X ]

other recreation opportunities?

¢} Other ' D I:l D D

Setting. Based on the County Trails Map, the project is within reasonably close proximity to the
Salinas River Trall, Juan Batista De Anza National Historic Traif, Creston to Salinas River Trail, Whale
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Rock to Templeton Trail. The project is adjacent to Toad Creek, a tributary to the Salinas River.
Facilities at the Templeton Livestock Market include an arena that is used for recreational activities
such as cattle sorting, leam penning, and roping. The arena will be removed as a result of the
development. The arena is not a public arena.

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

Prior to map recordation, county ordinance requires the payment of a fee (Quimby) for the
improvement or development of neighborhood or community parks. The applicant will be requesting

partial credit for providing common open space (not to exceed 50%).

County Parks Division reviewed the proposed project. The County's Parks & Recreation Element
designates the Toad Creek Trail corridor in the vicinity of this property. 1n addition, the Templeton
Community Design Plan Guidelines call for the preservation of the existing natural creek while also
providing recreational opportunities within a creek preservation zone. Guideline lil.DA: states: “It is
recommended that offers of dedication along Toad Creek be required with subdivision and
discretionary land use permit applications on creek-front properties where there is reasonable B
expectation that a continuous corridor can eventually be acquired.” County Parks has been acquiring
{rail easements along Toad Creek with the intent to connect the Salinas River Irail corridor to the
Templeton to Whate Rock traif corridor. County Parks recomimends the inclusion of a 12’ trail

- easement! adjacent {o Toad Creek, located on top of the creek bank, outside of the creek flood plain.

Impact. The proposed project includes park /open space areas totaling 1.17 acre, these areas will
serve the 107 residential lots as open space and recreationai spaces.

The park/ open space areas include a small “tot lot" play area and a creek park with a Sustainable
Landscape Demonstration Garden with interpretive signage to illustrate the bioswale function and
explain the Low Impact Development (LID) principles of the park, street bioswales and overall
tandscape design. The creek park will also feature a design element to commemorate the Tempelton
Livestock Market in Tempeiton's history. The park will feature a design element reminiscent of the
auctioneer's booth, with a small single-row amphitheater bench facing a central speaking podium
encircled with “corral” fencing. A commemorative plaque will be placed at this location with information
- about the site’s previous use as the former Templeton Livestock Market to connect future residents to
the history and culture of the site. This park's perimeter fencing is proposed to reflect the pipe corrals
of the cattle yard, using cobblestone pilasters supporting three 4" round rails. The rails will be of
round wood post material or, if possible, the iron pipe rails from the existing corrals will be re-used for

this purpose. '-
The open space lots will be maintained by the project Home Owners Association for the use of the
residents.

Mitigation/Conclusion. The project will be required to incorporate the following measures to reduce
potentially significant recreational impacts to less than significant levels:

Prior to map recordation, county ordinance requires the payment of a_fee (C_luimby) for ghe
- improvement or development of neighborhood or community parks. The applicant will be requesting
partial credit for providing common open space (not to exceed 50%).

Prior to map recordation, the applicant shall dedicate a 12 foot trail easement adjacent to Toad Creek,
iocated on top of the creek bank, outside of the creek flood plain. :
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12. TRANSPORTATION/ fotentlally  Impactcan  Inslaniflcant Mot atte

Significant & will be tmpact
CIRCULATION - will the project: g mitigated
a}  Increase vehicle trips to local or [ X ] (]
areawide circulation system?
b}  Reduce existing “Levels of Service" ] ] <l 1
on public roadway(s)?
¢}  Create unsafe conditions on public [ ] DX (]

roadways {e.qg., limited access,
design features, sight distance,
slow vehicles)?

X

di  Provide for adequate emergency
access?

e}  Result in inadequate parking
capacity?

B Result in inadequate internal traffic
circulation?

9)  Confiict with adopted policies, plans,
or programs supporting alternative
transportation {e.g., pedestrian
access, bus turnouts, bicycle racks,
etc.)?

h}  Resuit in a change in air traffic ] ]
patterns that may result in
substantial safety risks?

f)- Othar: D D ' D D

O 0O 0
Ly O 0O O
X X
OO o

X

U

>

Setting. The counly has established the acceptable Levet of Service (LOS) on roads, for urban area
as “D” or better. The existing road network in the area including the project’s access streets: Main
Street and Creekside Ranch Street are operating at acceptable levels, Based on existing road
speeds and configuration (vertical and horizontal road curves), sight distance is considered
acceplable.

A traffic study was prepared for the project {Associated Transportation Engineers, April 2009) was
prepared to evaluate the impacts of the proposed development. The report was reviewed by the
Department of Public Works. '

Referrals were sent to Public Works and Callrans.

Public Works review of the project recommends public improvements are constructed prior fo map
recordation. Caltrans referral review requested that the applicant's prepare a full traffic analysis to
study and document the traffic impacts on State highway facilities. Caltrans stated that cumulative
impacts can be addressed by paying into the County's Templeton Area Traffic Impact Fee program.

Circulation Study Area. The project is within the Templeton Area A Circulation Fee area. This fee
provides the means to collect “fair share” monies from new development to help fund ce:}am regtqnai
road improvements that will be needed once the area reaches “buildout”. The project will be subject
to this fee.

County of San Luis Obispo, Initial Study Page 21



impact. The Traffic Study determined that proposed project is estimated to generate about 1,034
trips per day, based on the Institute of Traffic Engineer's manual of 8.57/unit. The project is estimated
to generate about 1,034 trips per day, with 81 trips occurring during AM peak hour and 108 trips
occurring during the PM peak hour. The existing uses at the Templeton Livestock Market include: a
restaurant, offices, and agricultural uses, The existing uses generate 614 trips per day, with 86 trips
oceurring during AM peak hour and 92 trips occurring during the PM peak hour. An additional 420
trips will result from the proposed development. This small amount of additional traffic will not resuit in
a significant change to the existing road service or traffic safety ievels. .

Access for the proposed project is provided by the site’s three roadway connections: Creekview
Avenue, Waterfall Road, and Headwaters Road; alf three roads connect with Creekside Ranch Road
which connects to Main Street. Waterfall Road and Headwaters Road both extend south of Creekside
Ranch Road and connect to River Run Road, which connects to Main Street. This connection
provides secondary access fo Main Stree! for the development,

The interior streets are designed to accommodate the anficipated traffic associated with the
development. The pavement width is narrowed in areas where ‘pop-outs’ are shown to soften the

streelscape and control traffic.

Main Street is designated an arterial road. Improvements along the site’s frontage on Main Street are
required by Ordinance

Public Works comments regarding transportation are as follows:

Main Street Road Section: The existing section is 32' from centerline to curb face fronting a
portion of the site - shown on the construction plans for Tract 2057, This section approximates
the current standard A-3b i (5,000 to 16,000 future ADT) road section (31 from centertine to curb
face). At the two Toad Creek bridges under Main Street, the Public Works Department has
determined that parking may be eliminated in that area as shown on the Tentative Map.

Street Maintenance per Board of Supervisors’ Resolution 2007-334: Information provided by the
applicant indicates that the project satisfies the criteria for public maintenance (Residential Muiti-
family: 8 points from the list of screening criteria required). Public Works concurs that they meet
the 8 point minimum provided that Reflection Place is extended from Cattail Road in Tract 2057

{COAL 98-0080) to Headwaters Road as shown on the Tentative Map.

The Clrcufation Efement of the General Plan shows that Creekside Ranch Road (Phillips Lane) is
a Collector. Therefore, the Public Works Department will recommend that access be; denied from
the adjacent residential lots because they have adequate access onto the local interior streets,

The Salinas River Area Plan calls for a future north-south coflector in this general location. Although
this requirement is called for in the Salinas River Area Plan, the Public Works Depariment feels that
this future road is not warranted and that the Public Works Department likely does not have the
necessary right-of-way for this collector. Please note that the Public Works Department's Templeton
Cireulation Study Comprehensive Updalte 2009 does not include the fulure Collector as recommended
mitigation for the traffic impacts to the Main Street — Ramada Drive corridor because it would direct
heavy truck traffic to and from the industrial area through a residential neighborhood. Therefore, the
Public Works Depariment does not recommend constructing the future Collector as shown in the
Circutation Element of the General Plan. When the Circulation Element of the General Plan is next
reviewed, the Public Works Department will recommend that the future Collector be deleted. The
applicant does provide an offer of dedication for this future coliector.

Extend Toad Creek culveri(s), as necessary, to accommodate road widening.
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The applicant has requested design adjustments in accordance with Title 21, Section 21.03.020:
To Section 21.03.010 (d) (7) to allow access to ten (10} lots (out of thirty-nine (39} total
easement access lots) from a single private easement in the high density portion of the
project. Public Works supports this request because that portion of the project is high
density, because of the constrainis caused by Toad Creek, and the need to maximize
density within the riparian water rights area adjacent to Toad Creek.

To Section 21.03.010 (d) (1) to narow Watesfall Road to a 40 foot wide right of way
between Reflection Place and Sweetwater Lane (shown as 38 feet wide on the June 8%
subrmittal, which does not meet the requirements of Section 908, af seq. of the Streets and
Highways Code for publicly maintained streets.) Public Works supports this request
because; first, while this is a portion of the future Collector, the Public Works Department
would prefer to eliminate that use as discussed above, and second, this would maximize
the area of Lots 112 and 113 which are to be two of the mini parks desired by the Board of
Supervisors. As discussed above, the additional width to provide a 50 foot wide
reservation for the future Collector shown on the Final Map from Creekside Ranch Road to
the northerly property line may be vacated after the Circulation Element is amended.

Mitigation/Concfusion, Based on the previously-discussed project impacts, roqd improvements are
required by Ordinance. incorporation of applicable road fees will reduce traffic impacts to less than
significant levels:

. - Wi Potentially Impactcan  [nsignificant Not
13 ngTEWATER Will the Significant &willbe  Impact Agplicable
project: mitlgated
a)  Violate waste discharge requirements [] (] I L]

or Central Coast Basin Plan criteria
for wastewater systems?

b)  Change the quality of surface or ] [ DX ]
ground water (e.g., nitrogen-loading, _
day-lighting)?

¢}  Adversely affect community ] [] X L]

wasltowater service provider?

. d) Other: D D D D

Setting. The project will be served by Templeton Community Service District (TCSD) for wastewater
disposal. This system is currently operating at acceptable levels and the system has the capacily to
support existing commitments in addition to the proposed project.. A referral was sent to the TCSD,
the TCSD had comments regarding the wlility lines. The applicant’s engineer is working with TCSD to
address all of their concerns,

Impact. The project proposes to use a communily system as its means to dispose of wastewater.
Based on the proposed project, the proposed cormmunity system has the capacity to handie the
project’'s additional effluent.
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Mitigation/Conclusion. Given that the system is currently operating at acceptablg levels an_d' tha} it
has the capacity to support existing commitments in addition to the proposed project, no mitigation
measures are necessary,

The applicant will be required fo meet the requirements of the TCSD

- fact Potentially Impactcan  Insignificant Not
14. WATER - Will the project: Significant & will be Impact Applicabte
mitigated
a)  Violate any water quality standards? M ] X ]
b)  Discharge into surface waters or [] ] X ]

otherwise alter surface water quality
{e.g., turbidity, temperature,
dissolved oxygen, efc.)?

¢}  Change the quality of groundwater
{e.g., saltwater intrusion, nitrogen-
loading, etc.)?

d)  Change the quantity or movement of ]

X O
O X

avallable surface or ground water?

Ll
]
L

U
[

e)  Adversely affect community water
service provider?

§  Other: ' ] ] ]

3

Setting. The local Templeton Community Services District provides watqr tg the community from
groundwater, Salinas River underflow and rectaimed water. The Services District has a 240 acre_foot
per year allocation from the Lake Nacimiento water project (under construction).

The topography of the project is nearly level  The closest creek from the proposed development is
Toad Creek a tributary to the Salinas River thal courses along the north property line. As described in
the NRCS Soil Survey, the soll surface is considered to have low erodibilily. The subject property is
within the Salinas Valley/Paso Robles groundwater basin.

Projects involving more than one acre of disturbance are subject to preparing a Storm U\fater Poi}uhon
Prevention Plan (SWPPP) to minimize on-site sedimentation and erosion, When work is clione in the
rainy season, the County Ordinance requires that temporary sedimentation and erosion control
measures be installed during the rainy season. '

Due to

lmpact. Based on the project description, as caiculated on the County’s water usage warksheet, the
project's water usage is estimated as follows:

Indoor: 21.38 acre feet/year (AFY);
Outdoor: 16.05 AFY
Total Use: 37.47 AFY o
The existing use is currently served by a supersized TCSD water meter. The existing water use
“credit” (in terms of TCSD ‘water units) was determined by a summary of the gallons of water used in
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one year divided by 365, which amounted to 4,040 gpd / 430 = 9.39, or nine water unils. The TCSD
assigned a value of 9 water units (at 430 gpd each, per Ordinance #87-4) to ihc? exisling uses. The
TCSD concluded that they have adequate water to serve the project, and a conditional will serve was
issued for the project. An agreement made in 1996 respects the groundwater development and

transfers the groundwater well facilities, riparian agency relationship and water service on site.

Sources used for this estimate include one or more of the following references: County's Land Use
Ordinance, 2000 Census data, Pacific institute studies (2003), City of Santa Barbara Water Demand
Factor & Conservation Study 'User Guide' {1989).

Regarding surface water quality, as proposed, the project will result in the disturbance of
approximately 16.76 acres. The project is within close proximity to sur_fac_,e water sources. Drainage
and Erosion control are incorporated into the project by Ordinance requirements

Mitigation/Conclusion. Since no potentially significant water quantity or quality impacts were
identified, no specific measures above standard requirements have been delenmnad. necessary.
Standard drainage and erosion control measures will be required for the proposed project and wilf
provide sufficient measures to adequately protect surface water quality.

z jant inconsistent Potentially Consistent  Not
15. LAND USE - will the project: Ineonsistont Applicable
a}  Be potentially inconsistent with fand (] D [] ]

use, policy/regulation (e.g., general
plan feounty land use element and
ordinance], local coastal plan,
specific plan, Clean Air Plan, efc.)
adopted to avold or mitigate for

environmental effects?

b}  Be potentially inconsistent with any ] (1 x [
habitat or community conservation
plan?

¢)  Be potentially inconsistent with [] ] PX] (]

~ adopted agency environmental
plans or policles with jurisdiction
aver the profect?

d)  Be potentially incompatible with (] (] < L
surrounding land uses?

e)  Other: ] (] _ (] ]

Setting/lmpact. Surrounding uses are identified on Page 2 of the [nitial Study. The pro;_:osed project
was reviewed for consistency with policy andfor regulatory documents relating to the environment and
appropriate fand use (e.g., County Land Use Ordinance, Local Coastal Plan, etc.). Referrals were
sent to outside agencies to review for policy consistencies (e.g., CAL FIRE for Fire Cade, APCD for
Clean Air Pian, etc.). The project was found to be consistent with these documents (refer also to

Exhibit A on reference documents used).

The project is not within or adjacent to a Habitat Conservation Plan area. The project is consistent or
compatible with the surrcunding uses as summarized on page 2 of this [nitial Study.
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Exhibit A . Initial Study References and Agency Contacts
The County Planning or Environmental Divisions have contacted various agencies for their comments

on the proposed project. With respect to the subject application, the following have been contacted
{marked with an [X]) and when a response was made, it is either altached or in the application file:

Contacted Agency Response

{X{ County Public Woarks Department Attached

X County Environmental Health Division Attached -

X County Agricultural Commissioner's Office  Attached

[ County Airport Manager Not Applicable

] Airport L.and Use Commission Not Applicable

X Air Pollution Control District Attached

:f County Sheriff's Dapartment Not Applicable

Z Regional Water Quality Control Board Not Applicable

.... CA Coastal Commission Not Appticable

- CA Department of Fish and Game Not Applicable

n CA Department of Forestry {Cal Fire) Not Applicable

Z] CA Department of Transportation Not Applicable
_. X’ Termpleton Community Service District Attached

] Other Not Applicable

j Other ‘ Not Applicable

** *No comment” or “No concems™type responsas are usually not attached

The following checked (*IX]"}) reference materials have been used in the environmental review for ghe
proposed project and are hereby incorporated by reference into the Initial Study. The following

information is avallable at the County Planning and Building Department.

B Project File for the Subject Application BJd  Salinas River Area Plan
County documents and Update EIR
[C]  Airport Land Use Plans B4  Templeton Circutation Study
Xl Annual Resource Summary Report Other documents
L] Building and Construction Ordinance Xl Archaeoclogical Resources Map
[[] Coastal Policies Bd  Area of Critical Concerns Map
[X]  Framework for Planning (Coastal & infand) Xl  Areas of Special Biological
General Plan {Inland & Coastal), including alt importance Map
maps & elements; more pertinent elements DJ cCalifornia Natural Spacies Diversily
considered include: Database
Agriculture & Open Space Element X  Clean Air Plan
X Energy Element Fire Hazard Severity Map
: Environment Plan {Conservation, Flood Hazard Maps )
Historic and Esthetic Elements) D4 Natural Resources Conservation
X Housing Element Service Soil Survey for SL.O County
4 Noise Element [X] Regional Transportation Plan
X Parks & Recreation Element Uniform Fire Code
X safety Element Water Quality Control Plan (Central

Coast Basin — Region 3)
GIS mapping layers (e.g., habitat,
streams, confours, efc.)

Other Templeton Design Plan

L.and Use Ordinance

Real Property Division Ordinance
Trails Plan

Solid Waste Management Plan

IROX
X X XX
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In addition, the following project specific i‘nforrn_at_ion and/for reference materials have been considerad
as a part of the Initial Study:
'Final Biologicat Repor for Vesting Tentative Tract 2994 Althouse and Meade November 2008

Wetland Delination Vesting Tentative Tract 2994 Althouse and Meade September 2008
Bat Surveys for Vesting Tentative Tract 2894 Althouse and Meade December 2008
Final Traffic and Circulation Study (Associated Transportation Engineers April 2009)
Flood Study of Toad Creek (May 2010)

Supplemental Archeaological Surface Survey (March 2008)

GeoTechnical Engineering Report (March 2008}
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Exhibit B - Mitigation Summary Table

Agriculture

AG-1 Require supplementa! disclosure to all future owners conceming the nature of the neighboring
agricultural activities and hours of operation, the County's Right to Farm Ordinance and the
State’s Right to Farm Disclosure in accordance with Section 11010 of the Business and
Professions,

Air Quality

AQ-1. Prior to recordation of the map, In order to address the project’'s contribution and towards
cumuiatively significant greenhouse gas impacts, the applicant shall develop a greenhouse
gas reduction plan, incorporating appropriate measures fo reduce energy demand of the
project by 10 percent beyond what would otherwise be required by 2010 Title 24 California
Building Code energy requirements, The greenhouse gas reduction plan may include, buf is
not be fimited to, any combination of the measures identified in the California Air Poliution
Control Officers Association (CAPCOA)'s document CEQA and Climate Change {January

2008), such as the following:

a. LEED Certification — Require compliance with Leadership in Energy and Epvironmgntat
Design (LEED) criteria, which incorporate sustainable site devalapman waler savings,
energy efficiency, materials selection, and environmental quality requirements.

b. Green Building Materials — Use materials which are resource efficient, recycled, have a
long life cycle, and are managed in an environmentally friendly way. _

C. Landscaping — Use of draught-resistant native trees, trees with low emissions and high
carbon sequestration potential, and planting of frees to create shade. ‘

d. Facilities. Projects shall use high-efficiency pumps, natural gas or electric stoves {i.e.
no wood-burning), solar water heaters, and energy star applicances.

e, Roofing —Roofing shall be energy star compliant, vegetated (l.e. green roof), or light-
colored and highly emissive.

f. On-Site Renewable Energy - Provide an on-site renewable energy system.

Exceed Energy Requirements - Exceed Title 24 (Calfifornia Code of Regulations)
energy requirements by 10 percent.

h. Solar Orienlation — Orent buildings to face either north or south, provide roof
overhands, and use landscaping to create shade. '

i Shading — {nstail energy-reducing shading mechanisms for windows, porches, patios,

walkways, etc.

Ceiling Fans — Install energy reducing ceiling fans.

Programmable Thermostats — Install energy reducing programmable thermostats that

automatically adjust temperature settings.

Passive Heating and Cooling — Install passive heating and cooling systems.

m, Day Lighting —~ Install energy reducing day lighting systems (e.g. skylights, fight
shelves, transom windows).

e
L

n, Local Building Materials — Use locally made building materials for construction projects
and related infrastructure.

0. Recycle Demolished Construction Malterials — Recycle or reuse demolished
consiruction material.

p. Off-Site Mitigation Fee — Provide or pay into an off-site mitigation fee program, which
focuses primarily on reducing emissions from existing development and buildings.

q. Offset Purchase — Provide or purchase offsets for additional emissions by acquiring

carbon credits or engaging in other market “cap and trade” systems.
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Pre-mifigation and post-miligation quantification of energy use shall be provided to
demonstrate compliance with the 10 percent reduction requirement.

AQ-2, Priar to recordation of the final map, the applicant shall choose 18 air quality mitigation
measures from Table 3-5 of the Air Pollution Control District's CEQA Handbook {December

2009). These measures shalf be clearly reflected in all applicable plans.

AQ-3. Prior to acceptance of the subdivision public iImprovement plans the project plans shali
include all dust control measures specified in Section 22.52.160C.1 of the Land Use

Ordinance,

AQ-4. Prior to map recordation/ Prlor to acceptance of the subdivision public improvement
plans, the following idling restrictions shall be shown on the project plans:

Staging and queuing areas shall n6t be located within 1,000 feet of sensilive receptors

a.
(residences);

b. Diesel idling within 1,000 feet of sensilive receptors is not permitted;

c. Use of alternative fusled equipment is recommended whenever possible; and

d. Signs that specify the no idling requirements must be posted and enforced at the

construction site.

AQ-5. Prior to map recordation, a geologic investigation will be prepared and then submitted to the
county {o determine the presence of naturally-occurring asbestos. If naturally occurring
ashestos is found at the site, the applicant must comply with all requirements outlined in the

Asbestos ATGM before grading begins.

AQ-6. Prior to commencement of construction activitles, the applicant shall consult with the
APCD regarding construction and operational equipment to be used on the project site to

determine if any APCD permits are needed.

AQ-7. Prior o commencement of construction activities, the applicant shall notify the APCD, by
letter, indicating the person designated to ensure compliance with the dust control program.
This letier shall include the name and phone number of the contact person in the event of dust

or ador complaints from the construction site..

AQ-8. Prior to map recordation, whichever occurs first, all applicable elements of the greenhouse
gas reduction sirategy shall have been implemented. '

AQ-9. Prlor to final Inspections or occupancy, whichever occurs first, the applicant shall have
implémanted all applicable air quality mitigation measures, including the 18 measures selected

from Table 3-5 of APCD's CEQA Handbook.

AQ-10.No developmental burming of vegetative material is allowed.

'AQ-11 Prior to issuance of grading permits, the applicant shall submit a Construction Ac_t_ivities
Management Plan for the review and approval of the SLOAPCD. This plan shall include but
not be limited to the following Best Available Control Technologies for construction equipment:

Minimize the number of large pieces of construction equipment operating during any
given period.

a.
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b. Schedule construction related truck/equipment trips during non-peak hours to reduce
peak-hour emissions and averall daily and quarterly emissions.

c. Properly maintain and fune all construction equipment according to manufacturer's
specifications.
d. tuel all off-road and portable diesel powered equipment including but not limited to:

bultdozers, graders, cranes, loaders, scrapers, backhoes, generators, compressors,
auxiliary power units, with ARRB certified motor vehicle diese! fuel,

e. All diesef construction equipment shall meet ARB's Tier 3 standard for off-road heavy
duty dieset engines.

f. All on-road heavy-duty trucks shall meet the ARB's 2007 or newer certification
standard for on-road heavy-duty diesel engines.

g. All on and off-road diesel equipment shall not be allowed to idle for more thar_1 5
minutes. Signs shall be posted in the designated queuing areas and or job sites fo
remind drivers and operators of the § minute idiing limit.

h, Electrify portable equipment where possible throughout ihe project area.

i All diesel powered portable equipment used shall have tier 2 or tier 3 engines and
retrofitted with an ARB level 3 verified diesel emissions control strategy (VEDEC).

i Locate construction staging areas at least 1000 fest from sensitive receptors.
AQ-12 Prior to the issuance of grading permits, the applicant shall submit a project phasing plan,

hauling plan, and inventory of equipment for the review and approval of the.Depart_ment of
Planning and Building. The plans shall include, but are not limited to, the following features:

4. The phasing plan shalf describe the approximate start date and end date for each
camponent of the grading phase of the project.

b. The phasing plan shall specify the estimated number of hours per day and days per

' week when work wilf ocour.

C. The phasing plan must demonstrate that work will be phased over 23 days or more.

d. The hauling plan shall specify the destination site and proposed routing. _The
destination site must have the appropriate permits to receive the designated quantity of
material,

e. The hauling plan shall specify the capacity of frucks and how truck trips will be phased.

f. The equipment inventory shall specify the type of equipment that will be used in

association with grading, the energy source (e.g. electiic, Diese!, gas, etc.), and specify
when and for how long each piece of equipment will be used.

Biological Resources

BR-1 Prior to commencement of tree removal associated with subdivision public
improvements or new residential development (within one week of ground disturbance
or tree removal), if work occurs between March 15 and August 15, nesing bird surveys shall
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be conducted. 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. If construction activities must be conducled during this period, nesting bird surveys
shall take place within one week of habitat disturbance. If survey do not locate nes-tmg birds,
construction activilies may be conducted. If nesting birds are located, no construction
activities shall occur within 100 feet of nests until chicks are fledged. Construction activities

shall observe a 300-foot buffer for active raptor nests.

BR-2 Al structures shall be set back 25 feet from the riparian corridor, as measured from edge of
the top of the proposed bank This setback shall be shown on all applicable plans submitted
for county approval. Prior to final inspection or eccupancy, whichever oceurs first, the
applicant shall provide verification to the satisfaction of the county that the required setback

has been achieved.

BR-3 A Riparian enhancement plan shall be submitted for review and approval by the Department of
Planning and Building. The plan shall also include the foliowing:

a.

b.
c.

d.

The Riparian Enhancement plan shafl be prepared by a County-approved biologist and
shall include the locations, amounts, size and types of plants to be replanted.

Ali grading and construcfion plans shall reflect replanting logations. '
Planting and weed control methods, irrigation methods and timing shall be discussed in

the plans. ' o
The plans shall address monitoring msthods and timing, and success criteria, and

reporting requirements. S
The restoration plan shall be monitored for success by a County-approved biologist for
a minimum of five years or until the Counly has determined that restoration is

stuccessful, _ .
A fencing plan shall be prepared demonstrating how public intrusion into the sensitive

riparian areas will be minimized. : ,
The restoration plan and habitat mitigation plan shall meet with the approval of the

County and all state, and federal agencies with jurisdiction over the impacted wellands.

BR-4  All plant restoration work shall be completed and verified by the county prior to final
inspection.

BR-5 The applicant agrees to have the revegetation area monitored and maintained for no less than
five years by a qualified individual (approved by the county) and until the plants are
successfully reestablished. At a minimum, this shall include quarterly monitoring reponts for
the first year after planting and thereafter annually unil it is determined to be successiully
established (at least 80% success rate). Prior to recordation of the map, the appitpgnt
agrees to secure a bond with the county to cover the costs of monitoring and maintaining the
site for the minimum three-year period. [Release of the bond will occur after the three-year
period, and at the point the 80% success rate has been confinned by the county.)
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Geology and Soils

GS-1 The project shall be consistent with Section 22.10.155 Stormwater Management standards.

GS-2 Al existing drainage features are to be contained in drainage easement(s) dedicated on the
map, {0 the satlisfaction of the Depariment of Public Works.

GS-3  Submit complete drainage calculations to the Department of Public Works for review and
approval. If calculations so indicate, drainage must be retained or detained in a shaliow
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. The basin/s isfare to

be maintained in perpetuity.

GS-4 Portions of the site are located within a2 FEMA Flood Hazard Zone A designation as shown on
FIRM Map Number 068079C0612F, Submit complete drainage calculations to the Depariment
of Public Works for review and approval in accordance with County Cade, Section 22.14.080.

GS-5 Any vegetation planted within drainage swales and floodways shail conform to the “Flood
Study of Toad Creek for Tract 2994" prepared by Wallace Group, dated May 2010, or

subsequently approved revisions.

GS-6 if a drainage basin is required, the drainage basin along with rights of ingress and egress shall
be offered for dedication to the public by certificate on the map with an addition?I e_asement
reserved in favor of the owners and assigns. Al drainage basin areas shall be indicated as a

building restriction.

G8-7 Prior to approval of any public improvement plans or issuance of construction permits the
applicant shafl document to County Public Works the Federal Emergency Management
Agency's (FEMA) approval of a Conditional Letter of Map Change (CLOMC) addressing the
proposed changes to Toad Creek and the Miller Levee (as shown in the "Flood Study of Toad
Creek for Tract 2994" prepared by Wallace Group, dated May 2010, or subsequently approved
revisions). The CLOMC is to determine the Base flood Elevations for afl properties aﬁqcted by
the proposed changes and {o correct the current Fiood Insurance Rate Map (FIRM) which
does not reflect the current location of either Toad Creek or the Miller Levee.

GS-8 Prior to occupancy or final of any new structure, a Letter of Map Revision shall be filed and
approved by the Federal Emergency Management Agency.

GS-@  The project shall comply with the requirements of the National Poilutant Discharge Elimination
System Phase | and/or Phase I storm waler program and the County's Storm Water Pollution

Control and Discharge Ordinance, Title 8, Section 8.68 et sec.

GS-10 All structures will be built outside of the 100 year flood zone
Nolse

N-1  The applicant wili demonstrate that the homes are designed to minimize interior noise
exposure including, but not limited to the following features:
a. Air conditioning or a mechanical ventilation system -
b. Windows and sliding glass doors mounted in low air infiliration rate frames (0.5 cfm or
less, per ANSI specifications
c. Solid core exterior doors with perimeter weather stripping and threshold seals

County of San Luis Obispo, Initial Study Page 33



Racraation

Rec-1 Prior to map recordation, county ordinance requires the payment of a fee (Quimby) for the
improvement or development of neighborhood or community parks. The applicant will be

requesting partiat credit for providing common open space (not to exceed 50%).

Rec-2 Prior to map recordation, the applicant shall dedicate a 12 foot trail easement adjacent to Toad
Creek, located on top of the creek bank, ouside of the cresk flood plain.

Transportation / Girculation

TC-8 The projectis located in the Templeton A Road Fee Area. Road fees current at the time of
building permit issuance shal{ be paid to the County Department of Public Works.
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Shading - install energy-reducing shading mechanisms for windows, porches, patios,
walkways, etc.

Ceiling Fans — install energy reducing ceiling {ans.

Pragrammable Thermostats — Install energy reducing programmable thermostats that
automalically adjust temperature settings.

Fassive Heating and Cooling ~ Install passive heating and cooling systems.

Day tighting - Install energy reducing day lighting systems {e.g. skylights, light
shelves, transom windows).

Local Building Materials — Use locally made bullding materials for construction projecis
and refaled infrastructure. ]
Recycle Demolished Construction Materials — Recycle or reuse demolished
construction material. )
Oft-Site Mitigation Fee — Provide or pay into an ofi-site mitigation fee prograrm, which
focuses primarily on reducing emissions from exisling development and buiidings.
Offset Purchase — Provide or purchase offsels for additional emissions by acquiring
carbon credils or engaging in other market "cap and trade” systems.

Pre-mitigation and - post-mitigation quantification of energy use shall be provided to
demonstrate compliance with the 10 percent reduction requirement.

Monitoring: Compliance will be verified by the Deparment of Planriing and Building prior 1o
recordation.

3. Prior to recordation of the final map, the applicant shall choose 18 air quality mitigation
measures from Table 3-5 of the Air Pollution Control District's CEQA Handbook (December
2009). These measures shall be clearly reflected in all appficable plans.

Monitoring: Compliance will be verified by the Department of Planning and Building and the

Department of Public Works prior to recordation,

4, Prior to acceptance of the subdivision public improvement plans the project plans shall
include all dust control measures specified in Section 22.52.160C.1 of the Land Use
Ordinance.

Monitoring: Compliance will be verified by the Depariment of Planning and Building and the
Department of Public Works prior to recordation.

5. Prior to map recordation/ Prior to acceptance of the subdivision public improvement
plans, the following idling restrictions shall be shown on the project plans:

@

oo

Staging and queuing areas shall not be located within 1,000 feel of sensitive receptors
(residences};

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

Use of allernative fusled equipment Is recommended whenever possible; and

Signs that specify the no idiing requirements must be posted and enforced at the
construction sile. '

Monitoring: Compliance will be verified by the Depariment of Planning and Building and the
Department of Public Works prior to acceptance of improvement plans.




8. Prior to map recordation, a geologic investigation will be prepared and then submitted to ghe
county to determine the presence of naturally-coccurring asbestos. If naturally oocurming
asbestos is found at the site, the appficant must comply with alf requirements outlined in the
Asbestos ATCM before grading begins.

Monitoring: Compliance will be verified by the Department of Planning and Building and the
Department of Public Works prior to recordation.

7. Prior to commencement of construction activities, the applicant shall consult with the
APCD regarding construction and operational equipment to be used on the project site to
detorming If any APCD permils are needed.

Monitaring: Compliance will be verified by the Department of Planning and Building and the
Department of Public Works prior to consiruction activities. ,

8, Prior ta commencement of construction aclivities, the applicant shall notify the APCD, by
letter, indicating the person designated to ensure compliance with the dust control program.
This letter shall include the name and phone number of the contact person in the event of dust
or odor complaints from the construction site.

Monltoring: Compliance will be verified by the Department of Planning and Building and the
Depariment of Public Works prior ko construction aclivities.

9. Prior to map recordation, whichever occurs first, all applicable elements of the greenhouse
gas reduclion strategy shall have been implemented.

Monitoring: Compliance will be verified by the Department of P!anmng and Building and the
Department of Public Works prior to recordation.

10.  Prior to final inspections or accupancy, whichever occurs first, the applicant shall have
implemented alf applicable air quality mitigalion measures, including the 18 measures selected
from Table 3-5 of APCD's CEQA Handhook.

Monitoring: Compliance will be verilied by the Department of Planning and Building and the
Department of Public Works prior 1o final ingpections or occupancy.

11.  Nodevelopmental burning of vegetative material is allowed.

Monitoring: Gompﬁahoe will be verified by the Department of Planning and Building and the
Department of Public Works.,

12.  Prior lo issuance of grading permits, the applicant shall submiit a Construction Activities
Management Plan for the review and approval of the SLOAPCD. This plan shall include but .
not be fimited to the following Best Available Control Technologies for construction equipment:

a, Minimize the number of large pieces of construction equipment operating during any
given period,




Schedute consiruction retated truck/equipment trips during non-peak hours to reduce
peak-hour emissions and overail daily and quarterly emissions.

Properly maintain and tune all construction equipment according to manufacturer’s
specifications.

Fuel all off-road and portable diesel powered equipment including but not limited to:
hulidozers, graders, cranes, loaders, serapers, backhoes, generalors, Comprassors,
auxiliary power units, with ARB certified motor vehicle diesel fusl.

All diesel construction equipment shall meet ARB's Tler 3 standard for off-road heavy
duly diese! engines.

All on-road heavy-duly trucks shall meet the ARB’s 2007 or newer cerification
standard for on-road heavy-duty diesel engines.

All on and off-road diese! equipment shall not be allowed to idle for more thar] ]
minutes. Signs shall be posted in the designated queuing areas and or job sites to
remind drivers and operators of the 5 minute idling fimit.

Electrify poriable equipment where possible throughout the project area.

All digsel powered portable equipment used shall have tier 2 or tler 3 engines and
retrolitted with an ARB level 3 verifiad diesel emissions control stralegy (VEREC).

Locate construction staging areas at least 1000 {eet from sensitive receptors.

Monitoring: Comptliance will be verified by the Air Polfution Control District and the Department of
Planning and Building.

13. Prior to the issuance of grading permits, the applicant shall submit a project phasing plan,
hauling plan, and inventory of equipment for the review and approvat of the Departrment of
Planning and Building. The plans shafl include, but are not limited to, the following features:

d.

b.

The phasing plan shall describe the approximate start date and end date for each
component of the grading phase of the project, _

The phasing plan shall specify the estimated nurnber of hours per day and days per
week when work will occur.,

The phasing pfan must demonstrate that work will be phased over 23 days or more.
The haullng plan shall speclly the destination sile and proposed routing. The
destinalion site must have the appropriate permits to receive the designated quantity of
material.

The hauling plan shall specify the capacity of trucks and how truck trips will be phased.

The equipment inventory shall specify the type of equipment thal will be used in
association with grading, the energy source (e.q. electric, Diesel, gas, elc.), and specify
when and for how long each piece of equipment will be used.

Monitoring: Compliance will be verified by the Department of Planning and Building.




Bioiogical Resources

14.  Prior to commencement of tree removal associated with subdivision public .
improvements or new residential development {(within one week of ground disturbance
or tree remaval), if work occurs betwaen March 15 and August 15, nesing bird surveys shall
be conducted. To avold impacis 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. If construction activities must be conducted during this period, nesting bird surveys
shall take place within one week of habitat disturbance. 1f survey do not locate nesting birds,
construction activities may be conducted. If nesting birds are located, no construction
activilies shall occur within 100 {est of nests until chicks are fledged. Construction activities
shall observe a 300-foot bulfer for active raplor nests.

Monitoring: Compiiance will be verified by the Depariment of Planning and Building and the
Department of Public Works prior to grading / tree removal.

15. Al struclures shall be set back 25 feet from the riparian corvidor, as measured from edge of
the top of the proposed bank. This setback shalt be shown on all applicable plans submitted
for county approval. Prior to final inspection or occupancy, whichever oceurs first, the
applicant shall provide verification to the satisfaction of the county that the required setback
has been achieved.

Monitoring: Compliance will be verified by the Department of Planning- and-Building and- the-
Department of Public Works prior {o finat inspection or occuparicy.

16. A Riparian Enhancement Plan shail be submitted for review and approval by the Department
of Planning and Bullding. The plan shall also include the following: .
a. The Riparian Enhancement plan shali be prepared by a County-approved biologist and
shalf include the locations, amounts, size and types of plants to be replanted.

b. Ali grading and construction plans shall reflect replanting Ioce_uigns. - )

3 Planting and weed control methods, irigation methods and tliming shatl be discussed in
the plans. o

d. The plans shall address monitoring methods and timing, and success criteria, and
reporting requirements.

e. Tha restoration plan shall be monitored for success by a Couqty~approved hiologist lgr
a minimum of five years or uniil the County has determined that restoration is
succassiul. o .

. A fencing plan shall be prepared demonstrating how public intrusion into the sensitive
tiparian areas wili be minimized. )

g The restoration plan and habital mitigation plan shali meet with the approval of the
Counly and all state, and lederal agencies with jurisdiction over the impacted wetlands.

Monitoring: Compliance will be verified by the Depadment of Planning and Building and the
Depantment of Public Works prior to construction activities.

17. All plant restoration work shall be compleied and verified by the county prior to final
Inspection,

Monitoring: Compliance will ba verified by the Department of Planning and Buiiding and the
Department of Public Works prior {o construction activities.




18.  The applicant agrees to have the revegelalion area monitored and maintained for no less than
five years by a qualified individual (approved by the county) and until the plants are
successfully reestablished. At a minintum, this shall include quarterly monitoring reports for
the first year after planting and thereafter annually until it is determined to be suoces;fuliy
established {at least 80% success rate). Prior to recordation of the map, the appizcgmt
agrees (o secure a bond with the county 1o cover the costs of monitaring and maintaining the
sile for the minimum three-year petiod. [Refease of the bond will ocour after the three-year
period, and at the point the 80% success rate has been confirmed by the county.}

Monltoring: Compliance will be verified by the Department of Planning and Building and the
Oepartment of Public Works prior to recordation.

Geology and Soils
19.  The project shall be consistent with Section 22.10.155 Stormwater Management standards.

Monitoring: Compliance will be verified by the Depariment of Planning and Building and the
Department of Public Works prior to consiruction activities.

20.  Poriions of the site are located within a FEMA Flood Hazard Zone A designation as shown on
FIRM Map Number 06079C0612F. Submit complete drainage calculations to the Departiment
of Public Works for review and approval in accordance with County Code, Section 22,14.080.

Monitoring: Compliance will be verified by the Department of Planning and Building and the
Departrment of Public Works prior lo construction agciivities.

21.  Any vegetation planted within drainage swales and floodways shali conform to the "Flood
Study of Toad Creek for Tract 2994" prepared by Wallace Group, dated May 2010, or

subsequently approved revisions.

Manitoring: Compliance will be verified by the Department of Planning and Building and the
Department of Public Works prior to construction activities.

22.  Prior fo approval of any public improvement plans or issuance of construction permils the
applicant shall document to County Public Works the Federal Emergency Management
Agency's (FEMA) approval of a Conditional Lefter of Map Change (CLOMC) addressing the
proposed changes to Toad Creek and the Miller Berm (Levee) (as shown in the "Flood Study
of Toad Creek for Tract 2994" prepared by Wallace Group, dated May 2010, or subseque:?tly
approved revisions). The CLOMC is to determine the Base flood Elevations for all properties
aftected by the proposed changes and to correct the current Flood Insurance Rate Map
(FIRM) which does not reftect the current location of either Toad Creek or the Miller Berm

(Levee),

Monitoring: Compliance will be verified by the Department of Planning and Building and the
Department of Pubiic Works prior to approval of any public improvement plans or issuance of

construction permils.




23.  Prior to oceupancy ot final of any new structure, a Letter of Map Ravision shall be filed and
approved by the Federal Emergency Management Agency.

Monitoring: Compliance will be veritied by the Departmant of Planning and Building and the
. Depariment of Public Works prior 1o cccupancy or final of any new structure.

24.  The project shall comply with the requirements of the Nationat Poliutant 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.

Monitoring: Compliance will be verified by the Department of Planning and Building and the
Department of Public Works prior to construction activities.

25. Al structures will be built above Gf\!he 100 year flood zone upon FEMA approval of the CLOMC
(per condition 22), .

Monitoring: Compliance will be verified by the Department of Public Works during building permit
raview.

Noise -
256.  The applicant wil demonstrale that the homes are designed to minimize interlor noise

exposure including, but not limited 1o the following features: :
a. Air conditioning or a mechanical ventilation system

b. Windows and sliding glass doors mounted in low air infiltration rate frames {0.5 cfm or
less, per ANSI speclications
c. Solid core exterior doors with perimeter weather stripping and threshold seals

Monitoring: Compliance will be verified by the Department of Planning and Building at building
permil issuance.

Recreation

27.  Prior to map recordation, caunty ordinance requires the payment of a fee {Quimby) for the
improvement or development of neighborhood or community parks. The applicant will be
requesting partial credit for providing common open space (not to exceed 50%}).

Monitoring: Compliance wiil be verified by the Department of Planning and Building prior to map
recordation,

28,  Priorto map recordation, the applicant shall dedicate a 12 foo! trail easement adjacent to Toad
Creek, localed on top of the creek bank, outside of the creek flood plain.

Monitoring: Compliance will ba verlfied by the Deparimant of Planning and Building prior to map
recordation,




Transportation / Circulation

The project is located in the Templeton A Road Fee Aréa. Road fees currént at the time of

29,
building permnit issuance shall ba paid to the County Department of Public Works.

Monitoring: Compliance will be verified by the Department of Public Works prior to building permit
issuance.,

The applicant understands that any changes made fo the project description subsequent to thls
environmental delerrnination musl be reviewed by the Environraental Coordinalor and may
require a new environmental determination for the project. By signing this agreement, the
owner(s) agrees to and accepls the incorporation of the above measures into the proposed

project description.

M&eo\ W U Tockdar Seet. 502000
 Signature of Qwner(s) Name {Print) " Date




































































































PUBLIC WORKS COMMENTS AND

RECOMMENDED CONDITIONS OF APPROVAL FOR
Tract 2994 with concurrent Conditional Use Permit, SUB2008-00041

By: Templeton Properties, a California Limited Partnership
A subdivision of 16.76 acres into: 107 residential fots, one commercial lot, and three parkfopen space lots
APN: 040-211-026

REVISED REFERRAL:; June 8, 2010

-

Referral prepared by: Sam Taylor 788-2177 6'T
Date: August 31, 2010

Public Works Comments:
1. The application was accapted for processing September 8, 2009.

2. The Planning Commission's November 19, 2009, deniat of this projact was overturned _b_y the
Board of Supervisors on February 2, 2010. These comments and recommended conditions

reflect the Board's direction.
3. Drainage will be addressed with the building permits.
4. Flood hazard will be addressed with the building permits, howaver:

a. The northerly partion of the praperty is currently shown on the Flood Insurance Rate Map
(FIRM) #06079C0612F as being within Zone A. In order for buildings to be constructed in
that area, as shown on the sile plan / proposed grading plan, provided by the appficant, that
northerly portion should to be removed from Zone A, as follows:

« The applicant needs to first apply to the Federal Emergancy Management Agency
(FEMA) for a Conditional Letter of Map Change prior to any grading on the property
or the issuance of any building permits,

+ After approval by FEMA, the applicant may grade the property. ]

+ Then after grading, a Lefter of Map Revision will need to be processed with FEMA to
show the removal of the area from Zone A. )

The applicant's engineer (Wallace Group) has provided a flocd study which the Public
Works Department believes will be adequate lo iniliate the process with FEMA (although,
the Public Waorks Department wouid like this study updated with the cuirent FIRMS and
tabular Data and profilas from tha current Flood Insurance Study).

b. The Public Works Department does not believe that a flood zone boundary as shown on a
FIRM which also shows a creek channel in a location whers there hasn't been a creek
channel for over 60 years {which pre-dates the federal Flood fnsurance program) is
trustworthy, therefore this is an additional reason why the Public Works Department is
recommending that the applicant correct the existing FIRM. Please note that:

« The current FIRM and ils predecessor #060304 0238 B, dated July 5, 1982, show
Toad Creek diagonally crossing the northwest comer property, however

« The present location of Toad Creek — parallet to Main Streel, on the east side
thereof, from the southerly culvert to the vicinity of the northery culvert, then easterly
along tha north property line of {he project is clearly shown on:
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10.

(a) The U. S. Geological Survey 7.5 minute quadrangle map published in 1948
{Templeton Quadrangle, California — San Luis Obispeo Co, and
(b) Aerial photographs, dated 5-20-69, in the Public Works Department fites.

Mair} Street Road Section: The existing section is 32' from centerline to curb face fronling a
portion of the site - shown on the construction plans for Tract 2057. This section approximates
the current standard A-3b 11 {5,000 to 16,000 fulure ADT) road section (31' from centerline to curb

face). At the two Toad Creek bridges under Main Street, the Public Works Department has

determined that parking may be eliminated in that area as shown on the Tentative Map. Finally
there are existing driveways and parking lots in the Commercial Retail land use which do not

meet the Templeton Design Plan,

Street Maintenance per Board of Supervisors' Resolution 2007-334: Information provided by the
applicant indicates that the project satisfies the criteria for public maintenance (Residential Multi-
family: 8 points from the list of screening criteria required). Public Works concurs that they meet
the 8 point minimum provided that Reflection Place is extended from Cattail Road in Tract 2057

(COAL 98-0080) to Headwaters Road as shown on the Tentative Map.

The Circulation Element of the General Plan shows that Creekside Ranch Road (Phillips Lane) is
a Collector. Thersfore, the Public Works Depariment will recommend that access be denied from
the adjacent residential lofs because they have adequate access onto the local interior sfreets.

The Circulation Element of the General Plan shows a future Collector on the east side of Main
Street. Please note {hat the Public Works Depariment's Templelon Circulation Study
Comprehensive Update 2009 does not include the future Collector as recommended mitigation for
the traffic impacts to the Main Street ~ Ramada Drive corridor because it would direct heavy truck
teaffic to and from the industrial area through a residential neighborhood. Therefore, the Public
Works Department does not recommend constructing the future Collector as shown in the
Circulation Element of the General Plan. When the Circulation Element of the General Plan is
next reviewed, the Public Works Department will recommend that the future Collector be deleted.

For the Study, please sea:
www.slocounty.ca. gov/Assets/PW/Traffic/circulation+studies/Templeton+2009+Comprehensivet
Update.pdf '

However because it is currently part of the Circulation Element of the General Plan, the Tentative
Map shows a 50-foot wide possible future road right-of-way for that purpose. Public Works will

- recommend that it be shown on the Final Map (it can be abandoned after the Circulation Element

of the General Plan is revised.)
Extend Toad Creek culveri(s), as necessary, to accommodate road widening.

The applicant has requested design adjustments in accordance with Title 21, Section 21.03.020:
a. To Section 21.03.010 (d) (7) to allow access to ten (10) lots {out of thirty-nine (39) total
easement access lots) from a single private easement in the high density porfion of the
project. Public Works supports this request because that portion of the project is high
density, because of the consiraints caused by Toad Creek, and the need to maximize
density within the riparian water rights area adjacent {o Toad Creek.

b. To Section 21.03.010 (d} (1) to narrow Waledall Road to a 40 foot wide right of way
betwaen Reflection Place and Sweetwater Lane (shown as 38 feet wide on the Juns 8"
submittal, which does not meet the requirements of Section 906, ef seq. of the Streets and
Highways Code for publicly maintained streets.) Public Works supports this request
because: first, while this is a portion of the future Collector, the Public Works Depariment
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would prefer to efiminate that use as discussed above, and second, this would maximize the
area of Lots 112 and 113 which are to be two of the mini parks desired by thq Board of .

Supervisors. As discussed above, the additional width to provide a 50 foot wide reservation
for the future Collector shown on the Final Map from Creekside Ranch Road to the northerly

property line may be vacated after the Circulation Element is amended.

11.  The Preliminary Grading and Drainage Plan shows retaining walls in the pubtic‘ri.ght of way of
Reflection Place. The County Public Improvement Standards do nof allow retaining walls within
the public right of way of county maintained streets. Absenla compelling reason, the Public

Works Department will not approve plans showing such walls.

12.  The Public Works Department believes that the bulb outs on various interior sireets will eliminate
needad parking spaces from the neighborhood. Howaver, the bulb outs a[ong Wate{fa!l Road,
because of its length (~750 feel) and straightness, will serve as a traffic calming devise.

Recommended Public Works Conditions of Approval

Access and Improvements:
Road and/or streets to be constructed to the foliowing standards, unless design adjustments are approved
by the Public Works Depariment in accordance with Saction 1.2 of the Public Improvement Standards:

a. Main Streat:

1.

Shall be widened to complete the project side of an A-3b Il (5,000 to 16,000 future ADT)
section fronting the property within a dedicated right-of-way easement of sufficient widih to
contain all elements of the roadway prism.
From Toad Creek to northerly property line the section may be reduced to eliminate the
parking lane on the project side with a minimum 6-foot wide sidewaik.
The existing commercial site driveways on Main Streat shall be either eliminated or madified
as follows: .

i. The ane approximately 90 feet north of Creekside Ranch Road cenfedine be

eliminated / moved to conform to the Templeton Design Plan, Guideline V.E.10:

Entry Location Design. ' )
ii. One of the driveways approximately 375 feet and 440 feet north of Creekside Ranch

Road centerline shall be eliminated.
iil. Any existing driveways which remain shall be upgraded to current standards (B-3
senes).
Tapers designed in accordance with the California Depariment of Transportation (Caltrans)
Design Manual shall be constructed as necessary at the ends of the project to canform to
the existing improvements on Main Strest.

- Shall be striped for a two-way left-turn lane, based on a striping plan approved by the Public

Works Department.

b, All interior streets shall be constructed:

1.

To a modified A-2 urban road section as shown on the Tentative Map with adjust_njafﬂs for
curb bulb outs, within a minimum 50-foot dedicated right-of-way, except as noted in item 2

below . '
The portion of Waterfail Road between Reflection Place and Sweetwater Lane shall be

constructed to a modified A-2 urban road section as shown on the Teniative Map, within a
minimum 40-foot dedicated right-of-way.

c. Reflection Place shail be constructed to provide a connection between Caltail Road in Tract
2057 to Headwalters Road as shown on the Tentative Map with a madified A-2 urban road
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section with adjustments to provide curb bulb outs, within a minimum 50-foot dedicated right-of-
way.

The private access {o Lots 41-43, 45, 46, 50-53, 58-61, 66-69, 74-77, 80-84, 88-94, 87, 88, 101,
102, 108, and 106 shall be constructed to Templeton Fire Department Standards within private
access easements of sufficlent width to contain all elements of the roadway prism. The access
roads shall terminate in @ Templeton Fire Depariment standard cul-de-sac or other Templeton

Fire Department approved terminus.

The applicant offer for dedication to the public by certificate on the map or by separate document:
a. 20-fool radius property line returns at the intersections of Headwaters Road, Waterfall Road and

Creekside Avenue with Creekside Ranch Road as shown on the tentative parcel map.

Roads and/or streets to be maintainad as follows:
a. The following strests/roads: All project roads and/or streets shall be accepted for County

maintenance following completion and certification of the improvements. No maintenance
financing service charge shall be required, as these streetsfroads 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. The following streels / roads: The private access roads to Lots 41-43, 45, 46, 50-53, 58-61, 66-
69, 74-77, 80-84, 88-94, 97, 98, 101, 102, 105, and 106 shall not be acceptad 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 fo the Depariment of Public Works and the

Templeton Fire Department.

Accass shall be denied to Lots 1, 17, 18, 32 and 33 from Creekside Ranch Road and this shall be by
certificate and designation on the map.

A minimum 50-foot wide ressrvation for future Collector, as shown on the Circulation E!e_ment of thfa
General Plan, shall be shown on the Final Map from the intersection of Waterfail Road and Creekside

Ranch Road to the northerly boundary of the fract.

Private easements shall be reserved on the map for access lo Lots 41-43, 45, 46, 50-53, 58-61, 66-69, 74-
77, 80-84, 88-94, 97, 98, 101, 102, 105, and 106 as shown on the Tentative Map.

Easements shown to be quitclaimed on the tentative map shall be done so prior to filing the final map.

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

improvement Plans:
Improvement plans shall be prepared in accordance wilh County Public Improvemant 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 profila. :
Drainage ditches, cuiverts, and other struclures (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 ulilities o serve every lot.

TRAooTw
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ga. Tree removalfretention plan for trees to be removed and retained associated with the required
improvement for the land division to be approved jointly with the Depariment of Planning and
Building. )

h, 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 wilh an Engineer of Work -
Agreement retaining a Registered Civil Engineer o 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 cerlify to the Depariment of
Public Works that the improvements are made in accordance with all conditions of approval, including any
refated land use permit condltions and the approved improvement plans. All public improvements shall be
completed prior to ocoupancy of any new structure.

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

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

a. Submit a copy of all such permits to the Depariment of Pubtlic Works OF} ) )
b. Document that the regulatory agencies have determined that said permit is not required.

Drainage:
All existing drainage features are to be contained in drainage easement(s} dedicated on the map, to the

satisfaction of the Department of Public Works.

Submit complete drainage calculations to the Department of Public Works for review and approval. If
calculalions so indicate, drainage must be retained or detained in a shallow drainage basin on the property
[21.03.010(e)(2)]. The design of tha basin is to be approved by the Dapartment of Public Works, in
accordance with county standards, The basin/s Isfare to be mainfained in perpeluity.

Portions of the site are located within a FEMA Floed Hazard Zone A designation as shown‘ on FiRM Map
Number 06079C0812F. Submit complete drainage calculations to the Department of Public Works for
review and approval in accordance with County Code, Section 22.14.060.

Any vegetation planted within drainage swales and floodways shall conform to the “Flood Study of Tpad
Creek for Tract 2994° prepared by Wallace Group, dated May 2010, or subsequently approved revisions.

If a drainage basin is required, the drainage basin along wilh dghts of ingress and egress s-haﬁ be offered
for dedication to the public by certificate on the map with an additional ease?meni re;;e.wed in favor of the
owners and assigns. All drainage basin areas shall be indicated as a building restriction.

Prior to approval of any public improvement plans or issuance of construction permils the applicant shall
document o County Public Works the Federal Emergency Management Agency's (FEMA) approval of a
Conditional Letter of Map Change (CLOMC) addressing the proposed changes to Toad Creek and the
Miller Levee (as shown in the "Flood Study of Toad Creek for Tract 2994 prepared by Wallace Group,
dated May 2010, or subsequently approved revisions). The CLOMC is to determine the Base flood
Elevations for all properties affected by the proposed changes and to correct the current F!ood insurance
Rate Map (FIRM) which does not reflact the current location of either Toad Creek or the Miller Levee.
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Prior to occupancy or final of any new slructure, a Letter of Map Revision shall be filed and approved by
the Federal Emergency Management Agency.

The project shall comply with the requirements of the National Pollutant Discharge Elimination System
Phase | and/or Phase |l storm water program and the County’s Storm Water Pollution Control and

Discharge Ordinance, Titte 8, Section 8.68 et sec.

Utilities:
All existing and new elactric, telephone and/or cable television lines shall be installed underground and

service laterals shaff be stubbed to each lot,
(Gas lines shall be installed and service laterals stubbed to each lot.

Public utility easements on private properly, as required by the utility company(ies), shall be shown on the
final Parce! or Tract Map.

Feas:
The project is located in the Templeton A Road Fee Area, Road fees curren! at the time of building permit

issuance shall be paid {o the County Department of Public Works.

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 fract map. The additional map sheet shali include the following:

a. If a drainage basin is required, that the owner(s) of the lols containing the basin(s} are
responsible for on-going maintenance of drainage basin and adjacent landscaping in a viable
condition on a continuing basis into perpeluity. The basin(s) area shall be indicated as a
building restriction. :

All driveway approaches shall be constructed in accordance with County Public improvement
Standards.. All driveway approaches constructed on County roads or project related roads to be
accepted for County maintenance shall require an encroachment permit.

Prior to approval of any public improvement plans or issuance of construction permits the
applicant shall document to County Public Works the Federal Emergency Management
Agency’s (FEMA) approval of a Conditlonal Letter of Map Change (CLOMC) addressing the
proposed changes to Toad Creek and the Miller Levee (as shown in the “Flood Study of Toad
Creek for Tract 2994" prepared by Wallace Group, dated July 2009, or subsequently approved
revisions). The CLOMC is to determine the Base fload Elevations for alt properties affected by
the proposed changes and to correst the current Flood Insurance Rate Map (FIRM) which does
not reflect the current location of either Toad Creek or the Miller Levee. All building permit
submittals shall show compliance wilh County Code 22.14.060, Flood Hazard.

If improvements are bonded for, alf public improvements {roads, drainage, and utilities) shall be

completed prior to occupancy of any new structure.
Prior to occupancy or final of any new structure, a Letter of Map Revision shall be filed and

approved by the Federal Emergency Management Agency. )
The project is located in the Templeton A Road Fee Area. Road fees current at the time of

building permit issuance shall be paid to the County Depariment of Public Works.
Notification to prospective buyers that al private access roads within the subdivision are to be

privately maintained, indicating the proposed maintenance mechanism.
The additional map sheet shalf contain tha final conditions of approvat for the Development Plan

as they are shown in the Notice of Final Action.

Page 6 of 7



Covenants, Conditions and Restrictions: _ - .
The developer shall submit proposed covenants, conditions, and restrictions for the subdivision o the

county Department of Planning and Building fot review and approval. The CC&R's shall provide ata

minimum the following provisions: . ] o
a. If a fenced drainage basin is required, on-going maintenance of drainage basin fencing, in
perpetuy. | _ _ _ _
b. If a drainags basin is required, on-going maintenance of drainage basin and adjacent

landscaping in a viable condition on a continuing basis into pematuity. - .-
Maintenance of all streets/roads within the subdivision until acceptance by a public agency.
Maintenance of the private access roads within the subdivision in perpetuity.

Maintenance of all common areas within the subdivision in perpeluity. ‘

Nofification to prospective buyers that an additional map sheet was recorded with the final
parcel or tract map. The restrictions, conditions and slandards set forth in the___ad_dmon_al map
sheet apply to future development. It is the responsibility of the prospective buyers to read the

information contained on the additional map sheet.

"o an

Miscellanaous: . N
This subdivision is also subject to the standard conditions of approvat 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. '

Prior to sale or development of any designated remainder or omitted parce!, if applicable, the applicant
shall obtain approval of a certificate of compliance or conditional cerfificate of compliance from the County.

All timsframes on approved tentative maps for filing of final parcel or fract maps are measurgd from the
date the Review Authorily approves the tentative map, not from any date of possible reconsideration

action.

The applicant shall apply to the Department of Planning and Building for approval of new strest names
prior to the filing of the final parcel or tract map. Approved street names shall be shown on the final parcsl

or tract map.

)

Vi\_DEVSERYV Referals\_Referral ResponsesiLand Divistons\Tract MapstTr 2694 SUB0S-00041 Main St, Templeton\20100831.
Revised PW Slock COA.dos '
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RE: Davis TR 2994 Traffic Study ‘
g;‘" James Kilmer to: Cindy Lewis 05/15/2009 03:44 PM
Ce: kbrown, knall, gdmarshall

¢‘ +
,«%-

Hi Cindy,
We looked through the Davis Traffic Study focusing on trip generation and

trip distrzbut;on/assignment Oir interpretation of those aspects of the
traffic: study lead us to believe that the Davis proposal does not create
significant project-specific: traffic impacts on State highway facilities
in that area. We further assume that the Davis Project will conribute to
The County's Templeton Area Traffic Impact Fee Program to address it's
cumulative traffic impacts on State highway facilities.

~James

James Kilmer

Agssociate Transportation Planner
District 5

Development Review

Phone § (805} 549-3683
Fax # (805) 549-3077

"Cindy Lewis* _
<CindyL@wallacegr .
' (e}

oup.us>
#"James Kilmer®

04/23/2009 10:19 <james_kilmer@dot.ca.gov>

AM

cc
<kbrown@co.slo.ca.us>,
<knall@co.slo.ca.us>,
<gdmarshall@co.slo.ca.us¥,
<graniterealestateinc@msn.com>,
<jimialoggia@yahoo. com>

A Subject

RE: Davis TR 2994 Traffic Study

‘Hi, James! Yes, I gave it to Peter to put on your desk.

Orlglnally you provided your comments to Kerry Brown, in County Planning
{se¢ copy attached}. I think she might be out on maternity leave now,
and if 80, Karen Nall would be the contact. Glenn Marshall in PFublic
Works is alsa worklng on the appllcatlon review, and he requested that I

drop off a copy of the report to you.

Cindy Lewis
Wallace Group



805 544-4011

From: James Kilmer [mailto: james_kilmerédot.ca.gov} .
Sent: Thursday, April 23, 200% 1G:14 aM

To: Cindy Lewis

Subject: Re: Davis TR 2994 Traffic Study

Hi Cindy, )
I received the ATE Traffic Study yesterday from a Permits Engineer.
Typically I submit comments to the Planner assiqned to the project

during the pre-approval process and cc Public Works

Who is the County Planner assigned to the project?
-Janes

James Kilmer

Associlate Transportation Planner
District §

bevelopment Review

Phone # (B805) 548-3683
Fax § {803) 549-3077

"Cindy Lewis®

<CindyL@wallacegr

oup . s>
<james_kilmer@dot.ca.gov>
04/15/2009 11:16
oo
AM <graniterealestateincfmsn.com>,
<jimlaloggia@yahoo,com>
Subject

Davis TR 2994 Traffic Study



Hi, James., I dropped off a revised Traffic Rnalysla te your office last
week, Have you had a chance to review it yet? I assume that you will
forward your comments diractly back to Glenn Marshall at County Public
Works, and we were wanderlnq when that might happen°

Did you have any gusstions of need any other infarmation? Please let we

know.

Cindy Lewis

Wallace Group

612 Clarion Court

San Luis QObispo, €A 93401
{805} 544~4011

(See attached file: Caltrans Response to lst subm.pdf) Calans Respanse to 15t subm.pd!






sewer manhole. Many curved lines have been eliminated. Creekside Avenue
and Headwaters tand still shows curved fines. District preference is to
eliminate all curved lines.

4. Sewer and water mains must be contained within the public street or District
easement, Clarify the alignment at the west end of Reflection Place and the
aliey. Easement clarified,

5. Each individual unit must be served by its own water meter, Water or sewer fines
cannot cross other lots. {Units on Sweetwater) Water meters are to be set in front of
each unit, on its own lot. Water laterals serving the four pack units must be located in
an easement or within the property belng served. Minimum 10 foot separation
between water and sewer is required in easements.

6. A 20 foot wide-easement must be shown and provided for each water and sewer utility
to be maintained by the District. {Four Packs) Okay, shown.

7. A composite plan showing all dry utllities together with water, sewer and storm-drains is
required to identify conflicts. Show fine sizes and material, Applicant will provide this at
time of construction permit application.

8. Provide profiles or cross sections at utility crossings (storm drain, sewer, and water} 10
identify crossing conflicts. There are a number of underground crossings that are of
concern, In general, avoid crossing wherever possible. Elevations of critical crossings of
storm drain, sewer and water have been provided,

8. Clarify how landscaping irrigation water, Greenbelts, etc require a separate landscape
meter. it is the District’s understanding that the greenbalts, ete will be irrigated witha
combination of Irrigation well water and District irrigation meters. Placement of
meters and water use estimates are to be provided so that the total water use does
not exceed the assigned water units, Please show the focation of the existing irrigation
meter and the irrigation area and water use amounts it is serving.

10. All fire hydrants should be visible and accessible. The Fire Chief will require red paint on
the curbs in the area of the hydrants in compliance with 22514 of the California Vehicle
Code (no parking within 15 feet). The concern is that due to the fact many of these
homes have smail driveways, people will park in front of or too close to-the hydrants.
Please see additional concerns expressed by Fire Chief Jim Langborg In the attached
letter including the need for an additional fire hydrant on the east drive connection

hetween Reflection Place and Sweetwater Lane.

Please feel free to contact me at (805} 400-7595 should you have any questions.
Sincerely,

Bettina L Mavyer, PE

District Engineer
tim@temptetoncsd.or

cc: Jeff Hodge, General Manager
Jay Short, Utilities Supervisor
lim Langborg, Fire Chief









Templeton Area Advisory Group
Architectural Review Committee (ARC)

Committee meeting on July 1, 2009 (Members Bifl Pelfrey, and Rob Rosales)
Cindy Lewis of the Wallace Group, as agent for the Applicant, presenting.

Referral: SUB 2008-00041 Tract 2994/Templeton Properties - subdivision of O/P, RMF, CR and
Rec zoned 16.7 acres into 107 residential parcels, one commercial lot and two open space lots.

Located at Templeton Sales Yard, N Main Street, APN 040-211-026.

Community Visien: Even though more density is permitted, ARC feels TAAG should support
density as proposed, allowing mwore livable space within subdivision. Even with lower density,

there is concern about the density of the project, in particufar the proposed setbacks, ARC also
feels that TAAG should support 4° wide sidewalks, rather than the standard 6’ width — less width
gives subdivision a more rural feel and is still adequate for all pedestrian traffic in a residential
area. While there is local historic value of the site in its current use as the region’s only
Livestock Sales Yard, the residential uses immedfately adjacent to the property do not allow for

continued use of the site as a Sales Yard,

Site Layout and Architectural Design: A number of exceptions to the setback requirements

are requested. Varied setbacks of front yards, garages, and side yards provide individuality to
the units. However, applicant is requesting reduced setbacks that need to be discussed by the
Group.

Varied elevations, building footprints, use of side access garages, wrap around front pprches,
color schemes help to give homes character. Various home models, and use of different
architectural designs also provide attractive character to the subdivision.

Landscaping: ARC feels TAAG should support proposed use of xeroscaping, with no turf in
front yards as a water conservation measure. A variety of street trees and landscape trees wil

provide screening and shade homes. All plants should be drought tolerant and taken from the
County Approved Plant List.

Perimeter Fencing: Post fencing as proposed along Main St helps give the subdlvision a rtgrai_
feel and commemorates the properties historic significance. However, such open fencing

between the proposed trail along the west side of the subdivision and adjacent residences d.oes
not allow for adequate privacy and security of those residences, thus we support closed fencing,
perhaps only 4° high, given the burm that rises from the trail way fo the residences.

Biological Resources; Cuirent use Is commercial, as a livestock sales yard. Per the applicant,
a Biological Study was performed as part of an environmentat review w/n the last year.

Drainage, Erosion & Sedimentation; Toad Creek waterway with its culvert under Main

Street and 90 degree turns just east of Main Street and adjacent to the subject property has
been a source of flooding concerns. The subject property is in the lower area of the Toad Creek
Watershed and is a significant flood hazard area (TCDP, HI) requiring measures to be taken



prior to any improvements being built on the site. Public Works and the applicant should resolve
any flood issues in cooperation with the owners/developers of neighboring properties (LRP2008-
00010/Clouston and R. Miller). It is our understanding that this is afready taking place, and
widening/realignment of the creek is proposed. ARC feels that TAAG should support realignment
of Toad Creek in this area even though the TCOP recommends that no significant alteration of
the creek channel be allowed. We would note that the intent of the TCDP Guideline is to
“preserve the natural characteristics and water carrying capacity of Toad Creek,” and that the

waterway is probably not in its natural flow state, as is.
The use of bioswales throughout the subdivision will help filter and significantly reduce runoff

that goes into the community storm drain system.

Grading: Grading of the site, including any grading for realignment of Toad Creek should be
done taking measures necessary to mitigate inconveniences caused by noise and dust to

neighbors, and minimize any negative impact to the environment

Roads/Circulation: Access into the davelopment is from Creekside Ranch Rd., off of N Main
Street. In this area, Main St has three lanes, with bikelanes and sidewalk on the north side. Itis

our understanding that there is no longer a proposal for a future north-south collector parailel
to Main St, thus no access easement is necessary.

Having off street access to garages in the RMF area reduces congest:on{parkmg on the streets.
Use of bulb-outs and narrower streets helps give the subdivision a rural feel and slow traffic,
but any exceptions to road width standards, and width of common dnveways shall be approved
by TCrD and Public Works.

Because of the density in the RMF area, proposed sethack exceptions and proposed narrower
streets, measures should be considered to mitigate any parking concerns, both on and off

street,

Trails & Parks: There are currently no trails on neighbor properties, however proposed
developments on those sites do require trails, While County is requiring dedication for a trail on
the subject property, it is not willing to accept the dedication. We would suggest that applicant
condition the dedication for a trail for a specified period of time (10 years...), rather than in
perpetuity. The tot lot and the park with its reflective area, walking paths, benches, small turf
- area and BBQ pits offers many alternative recreation choices. TAAG shouid supgort the proposal
to place a commemorative plaque at the park to recognize the historic significance of the Sales

Yard.
Lighting: According to the TCDP, no street lights are permitted. However, if' the;re are safety

concerns, in particutar at busier intersections within the subdivision and at public sites gpark and
adjoining parking lot) bollards are preferred. If it is deemed that street lights are required, then

must use historic lights as stipulated in the TCDP.

in summary, ARC's vote was 1-1(Pelfrey)-1 abstain (La Rue) regarding this referral, with the
above noted considerations.
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with the applicant to determine whether the applicant can purchase additional water “units” so that the
project’s residential density can be in better alignment with the maximum Multi-Family zoning density.

CONSTRUCTION PHASE MITIGATION
The APCD stafT considered the construction impacts of this development by running the URBEMIS2007

version 9.2.4 computer model, a tool for estimating construction emissions related to the development of
land uses. This indicated that construction phase impacts will likely be less than the APCD’s signiﬁ_cance
threshold values of 137 Ibs/day of ozone pre-cursors {reactive organic gases (ROG) and nitrogen oxides
{NOx)) and/or 2.5 tons/year of ROG + NOx. Therefore, with the exception of the requirements below,
the APCD is not requiring other construction phase mitigation measures for this project.

Asbestos / Naturally Occurring Asbestos o
Naturally occurring asbestos (NOA) has been identified by the state Air Resources Board as a toxic air
contaminani. 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 w%lere
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 preject proponent

shall ensure that a geologic evaluation is conducted to determine if NOA is present within the arca
that will be disturbed. If NOA is not present, an exemption request must be !:Ied 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

hitp://fwwwisocleanair.org/business/asbestos.asp.
Developmental Buming
Effective February 25, 2000, the APCD prohibited developmental burning of ve etative materia

within San Luis Obispo County. If you have any questions regarding these requirements, contact the
APCD Enforcement Division at (805) 781-5912.

Demolition of Asbestos Containing Materials '
Demolition activities can have potential negative air quality impacts, including issues surrqudmg proper
handling, demolition, and disposal of asbestos containing material (ACM). Asbestos containing materials

could be encountered during demolition or remodeling of existing buildings. Asbestos can also be found
in utility pipes/pipelines (transite pipes or insulation on pipes). If building(s) are removed or
- » L ‘

rencyated; or utility pipelines are scheduled for removal or relocation this project may be subject
to various regulatory furisdictions, including the requirements stipulated in the National Emission
Standard for Hazardous Air Pollutants (40CFR61, Subpart M - ashestos NESHAP). These
requirements include but are not limited to: 1) notificalion requirements to the APCD, 2) asbestos survey
conducted by a Certified Asbestos Inspector, and, 3) applicable removal and disposal requirements of

identified ACM. Please contact the APCD Enforcement Division at (805} 781-5912 for further
information,

Bust 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. Dust complaints could result in a

violation of the APCD’s 402 "Nuisance” Rule. Prejects with grading areas that are greater than




Proposed Redevelopment of Existing Templeton Livestock Market & Commercial Structures
June 28, 2310
Page 3of5

4 acres or are within 1,000 feet of any sensitive receptor shall implement the following mitigation

A UL L E L LI T A0

measures to minimize nuisance impacts and to sigaificantly reduce fugitive dust emissions:

a.
b.

—

Reduce the amount of the disturbed area where possible;

Use of water trucks or sprinkler systems in sufficient quantities to prevent aithome 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;

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

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
aclivities;

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

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

All roadways, driveways, sidewalks, etc. lo be paved should be completed as soon as pnssnl?le, In
addition, building pads should be laid as soon as possible after grading unless seeding or soil

binders are used;
Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved surface at (he

consfruction sile; ..
All tucks hauting dirt, sand, soil, or other locse materials are to be covered or should maintain at
least fwo feet of freeboard (minimum vertical distance between top of load and top of trailer) in

accordance with CVC Section 231 14;
Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash off trucks

and equipment leaving the site;

Sweep strects at the end of cach day if visible soil material is carried onto adjacetzt paved roads.
Water sweepers with reclaimed water should be used where feasible;

Al PM10 mitigation measures required should be shown on grading and building plans;

The contractor or builder shall designate a person or persons to monitor the fagitive dust
emissions and enhance the 1mplementatwn 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 Cormpliance Division

prior to the start of any grading, earthwork or demolition.

Construction Permit Requirements

Based on the information provided, we are uasure of the types of equipment that may be present during
the project's construction phase. Portable equipment, 50 horsepower (hp) or greater, uset'i during
construction activitics may require California statewide portable equipment registration (1ssued 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 thal 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 APCI)'s 2009 CEQA Handbook.

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

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

Internal combustion engines

Rock and pavement crushing
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Unconfined abrasive blasting operations
Tub grinders

Tromme screens
Portable plants {c.g. aggregate plant, asphalt batch plant, concrete batch plant, etc)

Jo minimize potential delays, prior to the start of the project, please contact the APCD

Enginecriag Division at {805} 781-58912 for specific information regarding permitting requirements,
OPERATIONAL PTHASE MITIGATION

Operational Phase Impacts- Exceeds Threshold

The APCD staff considered the preliminary operational phase impacts of the residential and park/open
space component of this development only by mnning the URBEMIS2007 computer model, a tool for
estimating vehicle travel, fuel use and the resulting emissions related (o this project’s land uses. This
indicated that operational phase impacts of these two project components will likely be 38 pounds per day
of ozone pre-cursors (ROG + NOx) which exceed the APCD's CEQA significance threshold value of 25

pounds per day. The applicant will need to determine the additional operational phase emissions
from the future cammercial component of the proposed project. The applicant will also need to
implement aperational phase air quality mitigation that will reduce the inifial and {inal phases of
the project below the CEQA significance thresheld. Table 3-5 in the 2009 APCD's CEOA
Handbooi has a list of mitigation measures that the applicant can reference in their selection of
measures to implement. Please condition this project to comply with a mitigation plan te bring this
project (both residential and commercial components) below the 25 1b/day operational threshold.

Project Specific GHG Comments

The Attorney Gengral requires GHG impact evaluation and the implementation of feasible
mitigation at the project icvel. As such, the APCD staff considered the operational phase GHG impacts
of the residential and park/open space component of this development only by running the

URBEMIS2007 computer model, a tool for estimating vehicle travel, fuel use and the resulting emissions
related to this project’s land uses. The project's carbon dioxide (CO2) emissions are expected to be .
approximaately 4.5 metric tons per day. This is an underestimation the actual impacts of the residential
and park/open space components of this project because it does not include GHG impacts from energy

use and irrigation. The applicant needs to identify additional impacts from these sources as well as
the future commercial development. The GHG impact evaluation should include:
a. The short term GHG impacts from the construction phase amortized over the life of the project
(50 years for residential or residential support facilities and 25 years for commercial or industrial
facilities) to provide a mechanism for the project to mitigate these impacts by adding these

amortized impacts to the operational phase impacts; and
b. The project's operational phase GHG impacts

The feasible GHG mitigation measures to implement should be identified frem the CAPCOA

document entitled “CEQA and Climate Chaage”
www.capcoa.org/CEQA/CAPCOAY20White% 20 P aner.pd) or from other proven cney

efficiency measures, In some cases where the available measures are marginally effective. off-site

GHG mitigation fees are appropriate,
Residential Wood Combustion .
Under APCD Rule 504, only APCD approved wood burning devices can be instajled in new dwellin

units. These devices include: :
* All EPA-Certified Phase 1l wood burning devices; )
Catalytic wood burning devices which emit less than or equal to 4.1 grams per hour of particulate
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matter which are not EPA-Certified but have bcen verified by d nanenaily—recagmzed tcstmg lqb :
4 _Non—catalyuc wood burning devices which emit less than or equal to 7.5 grams per hour of :

pamculatc matler whxch are not EPA Cert:t“ ed but have heen ven{" ed by a, nauonatl y-recogmzed

testing. fat; - R S Lo
*  Pellet-fuefed woodheaters; and

*» Dedicated gas-fired fireplaces:
If you have any questions about approved wood bummg dewces p!ease contact the APCD Enfotccment

leswn at (805) ?81‘5912

M:xedUseIncomganbt!:ly E . ' ';
As the commercial component of the projcct moves rnnvmwm_mmmm '
some uses may nof be compatible and could result in otentisl nuisance mblcms(:e odors and/or :
dust). Therefore, it is essential that individual uses be carcfully evaluated prior t issuance of use perm:ts.;: :
The following uses could be problemauc :f res:dentzal quarters are; mcluded in the same bulldmg L

tNallSaions_ : o S S

a  Dry-<cleaners: _

« Coffee Roasters

*  Gasoline S!at:ons :

*  Fumiture refu:b:shmg/ref’mshmg

. Any type of Spray Paint Operauon ' S
To minimize potentizl delays, prior to the start of the project, pleasc contzet the APCD Engmcenng

_ Dmsxon at (805) ?8 ! -59 12 for spec:ﬁc mformauon regardmg pcrmutmg mqu:rements. o

Again, thank you for the opportunity to comment on this proposa! lfyou have any qucstwns or’
_ _commems feel free to contact me at (805} ?81-5912 ST . S

Smcercly,

Andy M - '
__ A:r Qualuy Specxahst

_AJM{;Ek .

cer Will Tucker, Apphcant _
Tim Fuhs, Enforcement Division, APCD o
Karen Brooks, Enforcement Division, APCD:
_ .Gary Wllicy, Engmeenng Dmswn, APCD :

K \p!an\ceqa‘pmjcct mvmquBG\IBOGEZS‘H 208992 doc -









206 5™ Street, P.O. Box 786
Templeton, CA 93465
B805/4344911

{ax 805/434-4820
tfd@templetoncsd.org

Greg O’Sullivan, Fire Chief

6-8-10

Department of Planning and Building

San Luis Obispo County Planning and Building
County Gavernment Center

San Luis Obispo, CA 93408

Attn: North County Team

The Templeton Fire Department has reviewed a project refermal for a proposed subdivision which would allow
the construction of 108 single family units to be located in Templeton (12994). In order to meet the
requirements of the California Fire Code, as amended, the Templeton Department will require the following:

I. Fire hydrants will be required at minimum of 400* spacing. Fire Chief will determine the locatior} of
hydrant(s) at time construction plans are submitted. Hydrants instatled must meet minimum flows required

based on table HI-A of the California Fire Code.

2. Per TCSD Ordinance 2008-1 alt units will be reguired to be fire safety sprinklered using NFPA 13P and
Templeton Fire Department guidelines as the standard for design and installation. Plans for Salsi fire
sprinkler system shall be reviewed, approved and stamped by a Fire Protection Engineer (FPE) prior to

being submitted to the Department.

3. The information provided indicates the applicant will be constructing rew roads. Road widths shall be so
constructed so to provide a minimum twenty-foot fire access road. This road can be incorporated with the
improved roads, however the fire lane shall be maintained free and unobstructed, If necessary, no parking
may be required to meet this standard, if so, obtaining the approval for such no parking shsll be the
responsibility of the applicant. If parking on the street is to be permitted street widths shall be constructed
per the following: One side parking requires street to be 30-feet wide, both side parking requires street to be

40-wide,

Other fire protection measures may be required when specific plans are submitted.
Should you have any further questions, piease do not hesitate to call.

Respectfully,

Greg O’Sullivan
Fire Chief












Plan. Page 4-29 states: “Implementation of the Templeton Community Design Plan will
ensure high quality development that is integrated within the community’s historical

character and rural features.

County Parks recommends the inclusion of a 25 trail easement adjacent to Toad Creek,
located on fop of the creek bank, outside of the creek flood plain. The trail easement
could be located within the 50° riparian setback from the floodway of Toad Creek.
County Parks also recommends relocating the proposed park from within the creek flood
plain to a central location in the proposed development, 6_u_ts_id_§_: of the flood plain, Please
contact me at (805) 781-4388 if you have any questions or need any further information.

Sincerely,

Shaun Cooper,
Park Planner

oo Kerry Brown, San Luis Obispo Counly Department of Planning and Building
Cindy Lewis, Wallace Group, 612 Clarion Court, San Luis Obispo, CA 93401






Plan. Page 4-29 states: “Implementation of the Templeton Community Design Plan will
ensure high quality development that is integrated within the community’s historical

character and rural features.

County Parks recommends the inclusion of a 25" trail easement adjacent o Toad Creek,
lecated on top of the creek bank, outside of the creek flood plain. The trail easement
could be focated within the 50° riparian setback from the floodway of Toad Creek.
County Parks also recommends relocating the proposed park from within the creek flood
plain {6 a central location in the proposed development, outside of the flood plain. Please
contact me at (§05) 781-4388 if you have any questions or need any further information.

Sincerely,

Shaun Cooper,
Park Planner

o Kery Brawn, San Luis Obispo County Department of Planning and Building
Cindy Lewis, Wallace Graup, 612 Clarion Caurt, San Luis Obispo, CA 93401
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Project Description and Aericuliural Setting

The applicant is requesting to subdivide a 17 acre project site into 111 parcels ranging in size
from 2,750 square feet to 1.65 acres for residential and commercial development within the
Residential Multi-Family, Commercial Retail, Office and Professional and Recreation land
use categories. The project site is located at 401 North Main, within the community of

Templeton.

The project site has been the home of the Templeton Livestock Market since 1947, The
facility provides livestock auction services to the local and regional area. The project site is
aiso developed with a restaurant and offices. The community of Templeton has grown
around the livestock market with residential neighborhoods located directly to the south and
east of the market and holding corrals. Since (he development of the residences, complaints
about odor, dust, noise, and vector issues associated with the livestock facility have
increased. Market management implemenied several operational changes to mitigate these
issues; however, land use incompatibilities remain particularly during the warm summer

months.

Properties to the north and west have been identified for industrial and commercial
development. Currently the property to the north includes an equestrian facility and small
scale hay production while dry farm activities occur periodically on the property (o the west.
None of these operations are considered production agriculture.

Impaets to Apriculfural Resources

One of the primary goals of the Agricullure and Open Space Element is to ensure the long-
term sustainability and protection of agricultural resources and operations. Part of the land
use review process is to identify impacts to agricultural resources and potential land use
conflicts between proposed development and existing or potential production agriculture.

The proposed project will result in the conversion of the Templeton Livestock Market o
residential uses. While the livestock market has played an important role in the sale of local and
regional livestock, new technologies such as video anctions and internet sales offer ranchers cost
effective options for setling livestock. For this reason, the conversion of the livestock market

will not significantly impact agricultural operations.

The proposed residential development will be near small scale hay production operations. These
aperations do not require buffering in accordance with AOSE Appendix D, however, future
property owners should be notified about the on going activities and the County’s Right to Farm
Ordinance. In addition, the proposed residential properties are located within one mile of a
designated farmland area and disclosure of the State Right to Farm should be included in
accordance with Section 11010 of the Business and Professions Code.
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Recommended Mitigation Measures

1. Provide supplemental disclosure to purchasers of these properties conceming the nature
of the neighboring agricultural activities and hours of operation, the County’s Right to
Farm Qrdinance, and the State's Right to Farm Disclosure in accordance with Section
11010 of the Business and Professions Code.

If we can be of further assistance, please cail 781-5914.




































It's best to move development flows through Toad Creek to the Salinas River thus maintaining
Toad Creek's channel capacity for the watershed’s peak discharge. County Code 8.68 will
require that all development storm flows be filtered o the maximum extent possible prior to
discharge into Toad Creek. _

Public Works also supports the applicant’s recommendations to utilize the proposed park
areas as shallow percolation ponds.

Issue 2:

FIRM Community Panel 06079C0612F identifies that a portion of the project site is located
within the 100-year flood plain, Zone AE. Zone AE is a detailed flood study area with flood
water surface elevations determined. The applicant's engineer has proposed filling a portion of
this area to provide for public improvements and residential and future commercial building
pads. County ordinance has adopted FEMA requirements for grading within a FIRM identified
flood plain and aliows for no more than a 1-foot rise in the flood water surface elevation in an
AE Zone. Other construction standards for flood zones are applicable in accordance with
22.14.060.

To compensate for the volume of stormwater storage displaced by grading (filling) in the
floodplain the engineer has proposed realigning and widening that portion of Toad Creek along
the northerly and westerly property frontage. According to the engineer's flood study these
improvements to Toad Creek will mitigate the flood plain fill and meet County requirements.

Public Works Response to Issue 2:

Public Works staff engineers with expertise in hydrology and hydraulics have extensively
reviewed the engineer’s preliminary flood study. Although staff has identified minor calculation
errors we support the engineer's assumptions methodology and conclusions. Should the
Board approved this project the revisions to the report will be required prior to permit issuance.
Additionally, FEMA review and approval of the Flood Study will be required as part of the
Letter of Map Amendment, a project condition of approval prior to map recordation.

Comments on the December 6, 2010 Fair Argument letter submitted by James Wood, PE

At the December 7, 2010 Board hearing a letter was submitted from Mr, Wood, P.E. This letter
is a written professional opinion that the project flood study is flawed and requested that an
Environmental Impact Report be prepared. Although Mr. Wood is a State of California
licensed Mechanical Engineer his letter provided no supporting evidence of his expertise in the
field of storm water hydrology and hydraulics. In Mr. Wood's letter he identified issues which
are paraphrased below together with Public Works comments:

Hydrology lssues:

Paraphrased Comment 1. Mr. Wood stated that there is no evidence that the upstream US
101 culveris actually reduce peak flows and therefore the resuits of the more conservative
SCS HEC-HMS or Caltrans Regression be utilized rather than the FEMA design flows.

Response 1. Toad Creek between the Salinas River and US 101 is a detailed study area with
Base Flood Elevations determined by FEMA using the HEC-1. Public Works has historically
accepted the FEMA study data as technically accurate but also supports those cases when
professional engineers choose to pursue a more conservative design approach, such as SCS
HEC-HMS. The Caltrans Regression is considered a less conservative methodology.
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Regardless, a Letter of Map Amendment processed with FEMA is a required condition of
project approval. At that time additional professional review of the flood study will be
performed by FEMA and the engineer will be responsible for addressing any of their concerns.

Paraphrased Comment 2. Mr. Wood stated that drainage assumptions found in the Templeton
Community Design Plan {TCDP) should not cited in the flood study since it is not an
gngineering study.

Response 2. The drainage section of the TCDP was prepared by Engineering Development
Associates, under the direction of Keith Crowe, a licensed civil engineer with notable local
expertise in the field of storm water hydrology and hydraulics. Therefore, drainage discussions
contained within the TCDP can be considered technically accurate.

Hydraulic lssues:
Paraphrased Comment 3; Mr, Wood stated the 10-feet fill is prohibited by the TCDP and

shouid not be used for the flood analysis.

Response 3: The preliminary design plans show fill of up to 8-feet however it must be noted
that only 1-2 feet of flood waters within the project flood plain are being displaced (per Section
A of Vesting Tentative Tract 2994, page 3 of 6).

Guideline 111.E.2, Third Priority Guideline states “The area east of Main Street must be
removed from the flood hazard zone before more intensive uses can be allowed.” It does not
“orohibit” filling within the flood plain nor does County Code. The applicant is proposing to
remove the flood hazard designation by filing a Letter of Map Amendment with FEMA. The
engineer's flood study is the mechanism for amending the FIRM.

Paraphrased Comment 4: Mr. Wood states that a “more rigorous study” be performed on the
effects of the railroad culvert fo upstream Toad Creek be required.

Response 4. The engineer’s flood study evaluates Toad Creek between the railroad culvert
and Main Street cuiverts, and Appendix F of the engineer’s flood study evaluates the
theoretical capacity of the railroad culvert. The flood study was reviewed by staff engineers
and found it sufficiently addresses the flooding and drainage issues as required for preliminary
approval.

Paraphrased Comment 5. Mr. Wood states that Toad Creek improvements will result in an
unattractive flood channel which violates the TCDP.

Response 5. The engineer’s flood study provides proposed cross sections of the realigned
Toad Creek which provide gentle vegetated side slopes and a trail. According to Page 1-5 of
the October 28, 2010 Planning Commission meeting agenda, the proposed channel
improvements are consistent with the TCDP.
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Paraphrased Commenf 6 Mr. Woad states the Flood Study is ﬂawed and a forma[
Enwronmental lmpact Repod must be prepared o
Response 5: The engineer's ﬂood report was rewewed by staff engineers havmg expertzse m
the field of hydrology and hydrauhcs and have determined that this preliminary report it is.

techmcaily accurate and acceptable for further processmg should the Bcard approve the
progect : _ o - . S :

Summary . o , o _ o
Public Works disputes the Mr. Wood's Fair Argument clalm based on the fo!lowmg facts. The
preliminary flood study in question was prepared by a licensed civil engineering firm with :
known expertise in the field of hydrau!acs and hydroiogy It was reviewed by a minimum of two:
County staff persons licenised as civil engineers and having years of experience and exper’nse
in the field of hydraulics and hydro!ogy Although County staff engineers identified minor
calculation errors we find the assumptions methodology and conclusions presented in the flood.
study to be consistent with County Codes and best engineering judgment, Therefore Public :
Works. staff flnds the prelimmary flood study acceptabie for further processmg of the proposed :
pro;ect ' . - _ _ Lo _ ; o

Should the Board approve thls pro;eci then revisions to the report thi be requ&red priof to
permit issuance. Additionally, FEMA review and approval of the Flood Study will be requrred
as part of the Letter of Map Amendment a pro;ect condztron of approva! pr:or to map
_’rec:ordatlon U . . . S Lo :
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MEMORANDUM

January 5, 2011

To: Kerry Brown, Current Planning Division

Fr. Glenn Marshall, Public Works Development Services

SUBJECT: PUBLIC WORKS COMMENTS TO TRACT 2994 DRAINAGE ISSUES

Anticipated drainage concerns associated with the development of Tract 2994 can be divided
into two main issues: Drainage associated with the additional impervious area being proposed
by the proposed development, and the grading (filling) of that portion of the project site located
within the existing flood plain as shown on the Federal Emergency Management Agency's
(FEMA) Flood Insurance Rate Maps (FIRM).

Issue 1:

To deal with development drainage the applicant’s engineer is proposing direct discharge of
storm flows into Toad Creek rather than detention via onsite drainage basins. Section 5 of the
County Public Improvement Standards requires that proposed development projects handle
waters generated by storms such that there are no adverse impacts to adjacent, upstream and
downstream properties as a result of the development. Frequently retention or detention
basins are utilized in a development design to mitigate development drainage and in certain
communities basins are reguired. However, it is also a commonly accepted engineering
practice to allow direct discharge of new development storm flows into existing natural
drainage courses when it is determined to be advantageous.

However, the County also promotes Low Impact Development (LID). Onsite retention and
detention basins can be considered LID facilities and are promoted extensively throughout the
county when the underlying soils are conducive to percolation, such as the sandy soils of the
Nipomo Mesa. During testimony at the December 7, 2010 Board of Supervisors hearing the
applicant's engineer stated that LID would be incorporated in the project design by utilizing the
proposed park areas as shallow percolation ponds. The import (fill) soils used to grade the
project and ponds would allow for percoiation.

Public Works Response to [ssue 1:

Public Works has reviewed the preliminary flood study and supports the engineer's
recommendation to directly discharge the site storm flows rather than detain the flows in a
basin due to the close proximity of Toad Creek and the Salinas River. Requiring detention
basins which meter out development storm flows to Toad Creek may only aggravate existing
flooding conditions by adding development storm water volumes to the Toad Creek volumes.
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it's best to move development flows through Toad Creek to the Salinas River thus maintaining
Toad Creek’s channel capacity for the watershed's peak discharge. County Code 8.68 will
require that all development storm flows be filtered to the maximum extent possibie prior to
discharge into Toad Creek.

Public Works aiso supports the applicant's recommendations to utilize the proposed park
areas as shallow percolation ponds.

Issue 2:

FIRM Community Panel 06079C0612F identifies that a portion of the project site is located
within the 100-year flood plain, Zone AE. Zone AE is a detailed flood study area with flood
water surface elevations determined. The applicant's engineer has proposed filling & portion of
this area to provide for public improvements and residential and future commercial building
pads. County ordinance has adopted FEMA requirements for grading within a FIRM identified
flood plain and aflows for no more than a i-foot rise in the flood water surface elevation in an
AE Zone. Other construction standards for flood zones are applicable in accordance with
22.14.060.

To compensate for the volume of stormwater storage displaced by grading (filling) in the
floodplain the engineer has proposed realigning and widening that portion of Toad Creek along
the northerly and westerly property frontage. According to the engineer’s flood study these
improvements to Toad Creek will mitigate the flood plain fill and meet County requirements.

Public Works Responge to lssue 2:

Public Works staff enginears with expertise in hydrology and hydraulics have extensively
reviewed the engineer's preliminary flood study. Although staff has identified minor calculation
errors we support the engineer's assumptions methodology and conclusions. Should the
Board approved this project the revisions to the report will be required prior to permit issuance.
Additionally, FEMA review and approval of the Flood Study will be required as part of the
Letter of Map Amendment, a project condition of approval prior to map recordation.

Comments on the December 6, 2010 Fair Argument letter submitted by James Wood, PE

At the December 7, 2010 Board hearing a letier was submitied from Mr. Wood, P.E. This letter
is a written professional opinion that the project flood study is flawed and requested that an
Environmental Impact Report be prepared. Although Mr. Wood is a State of California
ficensed Mechanical Engineer his letter provided no supporting evidence of his expertise in the
field of storm water hydrology and hydraulics. In Mr. Wood's letter he identified issues which
are paraphrased below together with Public Works comments:

Hydrology Issues:
Paraphrased Comment 1. Mr. Wood stated that there is no evidence that the upstream US

101 culverts actually reduce peak flows and therefore the results of the more conservative
SCS HEC-HMS or Calirans Regression be utilized rather than the FEMA design flows.

Response 1. Toad Creek between the Salinas River and US 101 is a detailed study area with
Base Flood Elevations determined by FEMA using the HEC-1. Public Works has historically
accepted the FEMA study data as technically accurate but also supports those cases when
professional engineers choose to pursue a more conservative design approach, such as SCS
HEC-HMS. The Calirans Regression is considered a less conservative methodology.
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Regardless, a Letter of Map Amendment processed with FEMA is a required condition of
project approval. At that fime additional professional review of the flood study will be
performed by FEMA and the engineer will be responsibie for addressing any of their concerns.

Paraphrased Comment 2. Mr. Wood stated that drainage assumptions found in the Templeton
Community Design Plan {TCDP) should not cited in the flood study since it is not an
engineering study.

Response 2. The drainage section of the TCDP was prepared by Engineering Development
Associates, under the direction of Keith Crowe, a licensed civil engineer with notable local
expertise in the field of storm water hydrology and hydraulics. Therefore, drainage discussions
contained within the TCDP can be considered technically accurate.

Hydrautic Issues:
Paraphrased Comment 3. Mr. Wood stated the 10-feet fill is prohibited by the TCDP and

should not be used for the flood analysis.

Response 3. The preliminary design plans show fill of up to 8-feet however it must be noted
that only 1-2 feet of flood waters within the project flood plain are being displaced (per Section
A of Vesting Tentative Tract 2894, page 3 of 6).

Guideline 111.E.2, Third Priority Guideline states “The area east of Main Street must be
removed from the flood hazard zone before more intensive uses can be allowed.” lt does not
“prohibit” filling within the flood plain nor does County Code. The applicant is proposing to
remove the flood hazard designation by filing a Letter of Map Amendment with FEMA. The
engineer's flood study is the mechanism for amending the FIRM.

Paraphrased Comment 4. Mr. Wood states that a “more rigorous study” be performed on the
effects of the railroad culvert to upstream Toad Creek be required.

Response 4. The engineer's flood study evaluates Toad Creek between the railroad culvert
and Main Street culverts, and Appendix F of the engineer’s flood study evaluates the
theoretical capacity of the railroad cuivert. The flood study was reviewed by staff engineers
and found it sufficiently addresses the flooding and drainage issues as required for preliminary
approval.

Paraphrased Comment 5. Mr. Wood states that Toad Creek improvements will result in an
unattractive flood channel which violates the TCDP.

Response 5. The engineer’s flood study provides proposed cross sections of the realigned
Toad Creek which provide gentle vegetated side slopes and a frail. According to Page 1-5 of
the October 28, 2010 Planning Commission meeting agenda, the proposed channel
improvements are consistent with the TCDP,
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Paraphrased Comment oH Mr Wood states the. Flood Study 13 fiawed and a formal
_Envrronmenta! lmpact Report must be prepared L .

Response 5. The engineer’s flood report was reviewed by staff engineers havmg exper’use m
the field of hydrology and hydraulics and have determined that this preliminary reportitis:
techmcally ac:curate and acceptable for further processmg shou!d the Board approve the
pro;ect" S

Summary R . L , . . :
Public Works d;sputes the Mr. Wood's Fafr Argument claim based on the following facts.. The
prehmmary flood study in question was prepared by a licensed civil engineering firm with: -
known expertise in the field of hydraulics and hydrology. it was reviewed by a minimum of two!
County staff persons licensed as civil engineers and having years of experience and expertlse
in the field of hydraulics and hydrology. Although County staff engineers identified minor
calculation errors we find the assumptions methodology and conclusions presented in the flood:
study to be consistent with County Codes and best engineering judgment. Therefore Public
Works staff finds the prellmmary ﬂoed study eceepteb!e for further processmg of the pfoposed

pro;ect

Should the Board approve this project then revisions to the report will be required prior td
permit issuance. Additionally, FEMA review and approval of the Flood Study will be requ:red
as part of the Letter of Map Amendment a pro;ect cendmon of approvai prler to map :
recordaﬂon : _ .. R : S
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