MEMORANDUM
TO:

CITY COUNCIL

FROM:

TERESA McCLISH, COMMUNITY DEVELOPMENT DIRECTOR

BY:

MATTHEW DOWNING, ASSISTANT PLANNER

SUBJECT: CONSIDERATION OF AMENDED CONDITIONAL USE PERMIT 15-001,
LOT MERGER 15-001, AND VARIANCE 15-001; LOCATION – OAK
PARK PROFESSIONAL PLAZA (APNs 007-771-053, -062, AND -072);
APPLICANT – RUSS SHEPPEL
DATE:

MARCH 24, 2015

RECOMMENDATION:
It is recommended by the Planning Commission that the City Council approve the
proposed modifications to an approved project by adopting a Resolution approving
Amended Conditional Use Permit Case No. 15-001, Variance Case No. 15-001, and Lot
Merger Case No. 15-001 for the construction of an approximately 55,000 square-foot,
70-bed assisted living/memory care facility and sixteen (16) unit independent living
facility.
IMPACT ON FINANCIAL AND PERSONNEL RESOURCES:
There may be additional City costs of approximately $200 per month associated with
landscape and pedestrian path maintenance within the creek setback area if the City
accepts the offer of dedication.
BACKGROUND:
This project is an integral part of a prior Planned Development (PD-1.1) area, and
therefore requires City Council action to amend the previously approved plan.
The project site is located within the Oak Park Professional Plaza (the “Plaza”) on the
southeast corner of James Way and Oak Park Boulevard in the Office Mixed-Use
(OMU) zoning district. The 3.74-acre Plaza is developed with two medical office
buildings and a health club (Kennedy Club Fitness). Surrounding the Plaza is a church
to the North, the Best Western Casa Grande Inn to the South, Meadow Creek and
Leisure Gardens condominiums to the East, and commercial development within the
City of Pismo Beach to the West. The 1.8 acre site is constrained by an existing access
from James Way and a fifty-foot (50’) setback from Meadow Creek, leaving a narrow
strip approximately forty-feet (40’) wide for development.
On January 28, 2014 the City Council adopted Resolution No. 4565 approving
Conditional Use Permit 12-002, Variance 12-004, and Amended Vesting Tentative Tract
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Map Case No. 12-001 (Attachment 1). These approvals allowed the construction of a
55,000 square-foot memory care facility and eight (8) townhomes (see Sheet A1.0 of
Attachment 15 for the approved site plan). The project also included a thirty-five foot
(35’) setback from the top of the Meadow Creek bank. During processing of the
permits, it was discovered that several private easement issues exist on the project site
to the benefit of several of the other businesses in the area, including the Best Western
Casa Grande Inn. Deliberations included the need to address and resolve these
easement issues prior to construction of the project.
The applicant is requesting an amendment to the approved project. This includes
modifying the ingress/egress routes on the site, parking space numbers and locations,
assisted living facility design and location to the Meadow Creek top of bank, and
changing the approved townhomes to an independent living facility.
Location

Independent Living
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The proposed project encompasses the same 1.8 acres as the previously approved
project. The site is generally bordered by Kennedy Club Fitness and the Sheppel
Medical Center to the north, another medical facility to the west, Casa Grande Inn and
Kmart to the south, and Meadow Creek and a residential development to the east. The
property is zoned Office Mixed-Use (OMU). The site also slopes from Oak Park
Boulevard to Meadow Creek.
Staff Advisory Committee
The Staff Advisory Committee (SAC) reviewed the proposed project amendment on
January 14, 2015. Members of the SAC discussed different issues related to the
project, including ensuring proper turning radius from James Way for the Five Cities Fire
Authority, proper signage to allow improperly parked vehicles to be towed, and location
and maintenance of the creek side path. Overall, members of the SAC were in support
of the proposed project amendment and conditions of approval have been included in
the proposed Resolution.
Architectural Review Committee
The Architectural Review Committee (ARC) reviewed the proposed project on February
2, 2015 (Attachment 2). Committee members discussed issues surrounding the project,
including implementation of Low Impact Development features as much as possible on
site, maintaining the assisted living building at the previously approved 37’ height limit
instead of the proposed 39’, the need to install the creek side path during construction
of the project, and the need for the proposed use in the community. The ARC
recommended approval of the project with conditions addressing the maximum height of
the building and creek setback reduction. Staff has added these to the previous ARC
conditions that have not yet been addressed by the applicant and included them in the
proposed Resolution.
Planning Commission
The Planning Commission reviewed the proposed project on March 3, 2015
(Attachment 3). The Planning Commission was in support of the project as presented,
but did discuss the two driveways and ingress/egress options for the driveways,
including limiting the turning movements of one of the driveways if egress were
maintained for both existing driveways.
ANALYSIS OF ISSUES:
Project Description
The applicant is proposing to modify portions of the previously approved mixed-use
project to construct a 55,000 square-foot assisted living and memory care facility with
70 beds (approved at 69 beds) and a 16-bed independent living facility of approximately
16,000 square-feet. The independent living facility is replacing eight (8) townhomes
previously approved for the westernmost parcel being developed. The project will be
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phased, with Phase I consisting of the assisted living/memory care facility and Phase II
consisting of the independent living facility.
Phase I
Phase I consists of a 70-bed assisted living/memory care facility in a single structure.
The memory care facility will include an Alzheimer’s care wing while the remainder of
the units will be utilized for assisted living. In total, the proposed project includes
twenty-six (26) Alzheimer units and forty-four (44) assisted living units. Other uses
proposed for the building include dining and activity areas for the different resident
types, offices, and outdoor sitting and garden areas. The only change proposed by the
applicant regarding the building is the addition of one bed, but overall building squarefootage is not changing.
The memory care facility will be located across the two southernmost parcels adjacent
to Meadow Creek. A lot merger is required as structures are not permitted to be built
across lot lines.
Phase II
Phase II consists of replacing the approved 8-unit townhome project with a 16-unit
independent living facility. Each independent living unit will be approximately 650
square-feet, including separate living, kitchen, and bedroom areas. The ground floor of
the building, which was utilized for tandem parking in the townhome project, will include
laundry and maintenance facilities for the project. Although originally proposed to be
thirty-nine feet (39’) in height, the applicants have revised the plans so that the building
height is 37’ 7”, which is 2’ above the maximum height allowed in the Office Mixed-Use
zoning district. The current entitlement was approved with a building height of 37’;
however, a variance was required for building height. Therefore, the variance is also
requested to be amended to accommodate the 37’ 7” building height. During the
February 2, 2015 review, the ARC recommended a condition of approval that requires
the building to maintain the previously approved height of 37’. The applicant has
indicated this can be accomplished through slight modifications to building design, if
reinforced by the Council.
Architecture
The memory care facility will still utilize several different materials including a mixture of
cement fiber lap siding and smooth cement plaster in green and beige hues, cement
fiber trim in a brown hue, and Eldorado stone river rock will be used on some of the
lowest portions of the building as well as accent columns near the building base. The
applicant is proposing to modify the massing of the building to be more uniformly
rectangular with consistent heights across the length of the building. The design
modification helps accommodate improved site circulation.
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The elevations included for the independent living facility show the applicant plans to
continue with similar architecture compared to the townhome component of the
approved project, with the inclusion of Eldorado stone river rock bases, smooth plaster
siding in a more pastel earth tones. The structure will have somewhat reduced
fenestration, given that the structure will not include individual townhomes, but wall
planes will remain offset to provide massing relief on the building. The applicant has
indicated the purpose of the change in architecture between the buildings is to show
that they are two separate uses, but carry enough similar features to show that they are
related.
Creek Setback
The project site sits adjacent to the Meadow Creek tributary. Municipal Code
Subsection 16.44.050.D.1.a.ii requires a setback of 50’ for Meadow Creek. As part of
the previous approval, that City Council approved a variance from the setback
requirement, resulting in a 35’ building setback measured from the top of the creek
bank, which was determined to be at the seventy-one foot (71’) elevation line
(Attachment 4). In order to accomplish site circulation and parking goals, the applicant
has indicated that additional encroachment into the creek setback is required and is
requesting a creek setback of 32’ from the top of the bank. The current entitlement was
granted in light of a previous entitlement with a creek setback of 25’, the codified
setback for Meadow Creek at that time. Because the previous entitlement could have
been constructed at the 25’ setback, the City Council granted a variance for the
reduction of the current 50’ creek setback to the 35’ distance.
Municipal Code Section 16.44.050 sets forth regulations for creek protection. The
purpose of the setback requirement is to protect biological resources, help prevent
erosion and sedimentation (flood control), provide open space amenities, and where
feasible, to provide for passive recreational opportunities such as pedestrian trails. The
Municipal Code specifically identifies fences and other structures, such as projecting
decks and support structures, as being allowed within the creek setback area, so long
as the structures allow wildlife passage and unimpeded flow of water. The placement of
patios and similar outdoor sitting areas has also been allowed so long as materials used
allow for the percolation of stormwater into the ground.
In reviewing a variance for creek setback, impacts to biological resources should be
considered. The existing site is covered with a high proportion of ruderal species that
have established since site grading and fill was performed as part of the Plaza
development. As outlined in the Wetland Mitigation Plan prepared by Morro Group, Inc.
and previously approved by the Army Corps of Engineers, which is referenced in the
Initial Study adopted for the approved project, a substantial amount of riparian
revegetation is required and will significantly enhance the health of the riparian habitat
on the project site adjacent to Meadow Creek. The applicant is required to provide
correspondence from the Army Corps of Engineers that the reduced setback is
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acceptable, which is expected prior to construction activities at the site if the amended
project is approved. Additionally, to ensure the public enjoyment and use of the riparian
area and assist the City in completing the trail segment, a condition of approval has
been included that requires the applicant to design the entire segment of pedestrian trail
to the satisfaction of the City, while constructing the portion of the trail residing on the
subject property.
Parking
Municipal Code Requirements
Arroyo Grande Municipal Code (AGMC) Section 16.56.060 sets forth parking
requirements based upon proposed use. Assisted living uses require a minimum of one
(1) uncovered parking space for every three (3) beds in the facility. Based upon these
requirements, the proposed 70-bed facility requires twenty-three (23) parking spaces.
In addition to the 23 parking spaces required for residents, one (1) space is required for
every employee on the largest shift. According to information provided by the applicant,
a maximum of twenty (20) employees on the largest shift would require an equal
amount of parking. Therefore, the total amount of parking required for the memory care
facility is 43 spaces.
For the one-bedroom independent living units, the AGMC requires one (1) covered
space per unit. Therefore, sixteen (16) covered parking spaces are required; however,
the requirement for covered parking can be waived though consideration of the
Conditional Use Permit. The parking required for both Phase I and Phase II totals fiftynine (59) spaces. The following table summarizes these requirements:
Table 1: Meadow Creek Development Parking Requirements
Municipal Code Requirement
Project Details
Spaces Required
Assisted Living – 1 space/3 beds 70 beds
23 spaces
Independent Living – 1 covered
16 rooms
16 spaces
space/room
1 space/employee on largest shift 20 employees
20 spaces
Total
59 spaces
Parking to be Provided
On the three lots proposed for development, the applicant has indicated they will
construct seventy-four (74) parking spaces in conjunction with the development (see
Sheets A1.5 and A1.6 of Attachment 15 for visual explanation of existing spaces being
removed, replaced, and new parking). The applicant is indicating twenty-six (26) of
these spaces will be restricted for use by the Meadow Creek development itself (see
Sheet A1.1 of Attachment 15). Additionally, the applicant is indicating eighteen (18) of
the spaces are dedicated to be shared by the Casa Grande Inn and the Meadow Creek
development. The shared parking is part of a parking easement benefitting the hotel
property. In total, forty-four (44) new spaces will be designated in some fashion for use
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by the Meadow Creek development. The thirty (30) remaining spaces will be open for all
Plaza users.
Table 2: Meadow Creek Development Parking
Parking Dedication
Meadow Creek dedicated spaces
Meadow Creek spaces shared with Casa Grande Inn
Plaza shared spaces
Total

Number of Spaces
26 spaces
18 spaces
30 spaces
74 spaces

The parking being dedicated to the Meadow Creek development constitutes a 25%
reduction in parking when looking only at the spaces dedicated to Meadow Creek, but
an excess of fifteen (15) spaces when considering all shared parking being developed
in conjunction with the project.
Shared Parking with Hotel
Staff has reviewed the recently executed agreement between the applicant and the
Casa Grande Inn property owner with regard to the parking easement on the subject
property. The agreement states that the eighteen (18) shared spaces are primarily for
the benefit of the Casa Grande Hotel but can also be used by Meadow Creek, as
available. This would appear to meet the City’s definition of shared parking, which is set
forth in AGMC Section 16.04.070 as a situation where the same parking spaces can be
utilized by two or more different uses due to the differing peak hours of operation of the
uses involved. Additionally, AGMC Section 16.56.050 states that common parking
facilities may be provided in lieu of individual requirements if the total number of spaces
is the sum of the requirements for individual uses and located within five hundred feet
(500’) of the use. In this case, the shared parking would be available for the two uses
and although they could be used by either, as available throughout the day, it would be
anticipated that the hotel’s peak use would be in the evening and overnight while
Meadow Creek’s peak use would be during the day when residents are awake.
However, it should be noted that if the hotel needs to utilize the parking spaces when
someone from Meadow Creek is using them, the Meadow Creek users may be asked to
vacate the spaces.
If the Council determines this proposed setup does not meet the intent of the shared
parking definition, it may not be appropriate to count the eighteen (18) shared spaces
toward meeting Meadow Creek’s parking requirements. If the Council thinks it
inappropriate to count the spaces, Meadow Creek would be providing 26 dedicated
spaces of the fifty-nine (59) required, which is a 56% reduction in required parking.
If the Council determines the eighteen (18) parking spaces shared with Casa Grande
Inn should not be counted toward fulfilling the parking requirements of the project, but
would consider the thirty (30) non-designated spaces as counting toward the
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requirements, a total of fifty-six (56) spaces would be provided. This corresponds to a
parking reduction of five percent (5%). A parking reduction greater than 20% but less
than a maximum of 30% requires a full parking study prepared by a licensed engineer
or architect that clearly shows the uses have different hours of operation and would not
conflict in their time of use.
Plaza Parking
As part of the original approval for the Plaza, a Master Plan was developed that
established shared access, parking and drainage easement agreements, which connect
all six (6) parcels. During approval of Conditional Use Permits 98-573 (Kennedy Club
Fitness) and 98-572 (860 Oak Park Medical), a traffic impact and parking study was
completed by Penfield & Smith (1999) that discussed parking demands of the proposed
uses (Attachment 5). The study utilized Institute of Transportation Engineers (ITE) and
Urban Land Use (ULI) parking data based upon time of day usage to determine the
adequacy of parking for the two medical offices and fitness center (reference Page 6 of
the study). The approved required parking for the medical office buildings and Kennedy
Club Fitness was 140 spaces.
After the Kennedy Club Fitness Center and second medical office building (860 Oak
Park Boulevard) were occupied, a series of issues and disputes arose with regard to
parking. Following a series of meetings by the Planning Commission in 2003 and 2004,
a follow-up study was completed by Orosz Engineering Group, Inc. (OEG) that
investigated the parking space occupation and utilization at the Plaza (Attachment 6).
The reported parking issue at the Plaza was lessened following the implementation of
several recommendations from the study and the Planning Commission’s review of the
Plaza. These included designating several spaces as having exclusive use for the
medical offices during particular hours, enforcement and management of parking
restrictions, and encouraging employees to park elsewhere. During permit processing
for the currently entitled project, OEG submitted analyses supporting that project based
on proposed parking supply and demand at the Plaza (Attachment 7). The applicants
have provided an updated parking summary that shows the proposed project has less
parking demand than previous projects based on ULI parking data (Attachment 8).
Currently, 146 parking spaces are provided between the medical office uses, Kennedy
Club Fitness, and improved parking on the project site, with certain amounts restricted
for use by the medical offices during daytime hours, as previously discussed. In total,
199 spaces are required for the Plaza under the approved required parking for the
existing development and the Municipal Code requirements for the proposed project. A
grand total of 193 parking spaces will be located at the Plaza, which constitutes a three
percent (3%) mixed-use parking reduction. The following table summarizes parking at
the Plaza. An expanded discussion on plaza parking is included in Attachment 9.
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Table 3: Oak Park Professional Plaza Parking Provided/Allocated
Existing Plaza Uses
Allocated Use
Spaces Provided/Allocated
Sheppel 1 (880 Oak Park Medical Building)
22 spaces
Farro Building (Sheppel 2 - 860 Oak Park 22 spaces
Medical Building)
Kennedy Club Fitness
58 spaces
Non-Designated
44 spaces
Subtotal
146 spaces
Non-Designated
Parking
removed
for (27 spaces)
construction of Meadow Creek
Subtotal
119 spaces
Proposed Meadow Creek Project Amendment
Allocated Use
Spaces Provided/Allocated
Non-Designated
30 spaces
Proposed Meadow Creek Facilities
26 spaces
Proposed Meadow Creek Shared with Hotel
18 spaces
Grand Total
193 spaces
Traffic
The City’s Traffic Impact Study Policy states that a complete and thorough study will be
required for a development proposal when the projected trip generation during peak
hour is equal to or greater than 20 trips, using the trip generation rates provided in the
San Diego Association of Governments (SANDAG) Trip Generation manual. This does
not take into account the uses already established on a site and only looks at the traffic
generation of the proposed uses. Based on SANDAG traffic generation rates, the
entitled project was anticipated to generate 19.62 PM peak-hour trips, which is below
the 20 peak-hour trips threshold that requires a traffic study. The proposed amended
project is anticipated to generate 18.03 PM peak-hour trips, less than the previously
approved project, and therefore would have less impact than the approved project.
Access
The existing Plaza is accessed by two driveways located on James Way. The westerly
(upper) driveway is located approximately 240 feet from the Intersection of James Way
and Oak Park Blvd. The easterly (lower) driveway is located approximately 310 feet
from the intersection of James Way and Oak Park. The two driveways are located
approximately 70 feet apart. James Way is an arterial roadway which has a posted
speed limit of 40 mph.
The Highway Design Manual indicates that these driveways should comply, at a
minimum, with both corner sight distance as well as stopping sight distance. Due to
vertical grades of James Way, both distances for the driveways are limited by Oak Park
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Blvd. The minimum corner sight distance for a 40 mph design speed is 440 feet and the
minimum stopping sight distance is 300 feet.
Neither driveway complies with the corner sight distance requirement. In fact, only the
most easterly driveway complies with the 300 foot minimum stopping sight distance. In
order to mitigate these existing driveways, staff is recommending that the most westerly
(upper) driveway be restricted to ingress only and the most easterly (lower) driveway be
allowed both ingress and egress. The applicant's Traffic Engineer has reviewed the
access and indicates that this solution is acceptable for traffic circulation onsite (refer to
Attachment 8) and references previous traffic and circulation studies prepared for the
Plaza, including a 2006 OEG study (Attachment 10). If driveways are allowed ingress
and egress to increase circulation benefit to the project site, this will increase the
development’s impact on the public right-of-way. While there was consensus by all
Planning Commissioners that they preferred allowed egress from both driveways, a
formal recommendation was not made to require it.
Density
Density equivalencies for mixed-use districts are set forth in the density equivalency
table in Development Code Section 16.36.030.C (set forth below). This table dictates
the density equivalency of residential units within mixed-use districts.
Table 4: Density Equivalencies
Residential Dwelling Unit Type
Live/Work Unit
Studio
1-bedroom
2-bedroom
3-bedroom
4-bedroom

Density Equivalent
.5
.5
.75
1
1.5
2

The proposed project includes sixteen (16) one-bedroom independent living units, fortyfour (44) studio and single-bed assisted living units, and twenty-six (26) studio and
single-bed Alzheimer’s care units.
These unit types, along with their density
equivalency are shown in the following table:
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Table 5: Project Densities
Unit Type
Units Proposed
Ind. living – 1-Bedroom
16
Assisted Living – Studio
2
Assisted Living – 1-Bedroom
42
Alzheimer’s Care – Studio
20
Alzheimer’s Care – 1-Bedroom 6
Total Proposed Density Equivalency

Project Density Equivalent
12
1
31.5
10
4.5
59

Municipal Code Table 16.32.50-B notes that the maximum allowable density for
congregate care, assisted living, and convalescent living arrangements shall be thirtyfour (34) dwelling units per gross acre. The total area of the sites being developed is
approximately 1.80 acres. Maximum density of the project site totals 61 dwelling units.
The proposed density is less than the maximum allowed under the Municipal Code.
Landscaping
The applicant has included conceptual landscape plans (see Sheets L1.0 and L2.0 of
Attachment 15). In general the landscaping plan has been bolstered with many drought
tolerant species, including screen shrubs, accent shrubs and grasses, succulents, sun
and shade tolerant shrubs, and spreading ground cover. When the landscape plan was
reviewed by the ARC, members were happy with the plant selections and
recommended only to have staff review the final planting plan to ensure conformance
with the conceptual plan.
Development Standards – Office Mixed-Use (OMU)
The proposed project is subject to the Office Mixed-Use (OMU) Development Standards
(AGMC Section 16.36.020), General Mixed Use Development Standards (AGMC
Section 16.48.065), and density standards found in various areas of the Development
Code. Note that most of these standards have been written to allow flexibility to
compensate for site constraints and allow for more creative design and an overall better
project than through conventional zoning. Below are the development standards for the
OMU District. The approved project met all OMU standards with a couple of
exceptions.
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Table 6: Project Summary and Zoning District Standards
AGMC Table 16.363.020(H) – Office Entitled
Amended
Mixed-Use (OMU) Standards
Project
Project
1. Maximum
Density
Mixed
Use
Projects
2. Maximum
Density
Multifamily
housing
3. Minimum
Density

4. Minimum
Lot Size

5. Minimum
Lot Width

20 dwelling units/acre

15 dwelling units/acre

75%
of
maximum
density (measured on
residential
portion
horizontal
mixed-use
project area or 50% of
project area, whichever
is less.
10,000 sq. ft (20,000
sq. ft. for residential)

100 feet

51.75 density
equivalent
units
(Care
facility: 27.75
units;
Townhomes:
8 units)

Comments

59
density None
equivalent
units
75%, or 39.6
dwelling units

75%, or 39.6
dwelling units

Care
78,408 sq. ft.
Facility:
~52,000 sq.
ft.
Townhomes:
1132-1246
sq. ft. (Site:
~26,000 sq.
ft.
Care
~250’
Facility:
~120 feet

Lots required
to be merged
for
construction
and
design
purposes

None

Townhomes:
~150 feet
6. Front
Yard
Setback

0 – 10 feet. Exceptions
may include entrance
courtyards and areas
for
outdoor
dining
determined
through
discretionary review.

Care
17’ 6”
Facility: 1720.5 feet

None

Townhomes:
~12 feet
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7. Rear Yard 0 – 15 feet
Setback

8. Side Yard 0 – 5 feet
Setback

Care
~10’
Facility: 7-9
feet
Townhomes:
~12 feet
Care
Facility:
~52,000 sq.
ft.

None

Varies
but None
complies with
OMU
requirements

Townhomes:
1132-1246
sq. ft.

9. Street
0 – 15 feet. Exceptions
Side Yard may include areas for
Setback
outdoor dining or
architectural/landscape
features
determined
through
discretionary action.
10. Building
Maximum height for
Size
mixed residential
Limits
/commercial use is 35
feet or three stories,
whichever is less.
Maximum building size
is 50,000 sq. ft.
Three-story
building
components
allowed
only with substantial
transitional
space
and/or
lower
story
elements adjacent to
residential
districts/
uses.
11. Site
Maximum coverage of
Coverage site by structures is
and Floor 70%

N/A

N/A

None

Care
Facility:
~55,000 sq.
ft. - 37 feet in
height
(2
stories with
basement)

Care
Facility:
~55,000 sq.
ft. ~39’ (2
stories with
basement)

Building
greater
than
50,000 sq. ft.
approved
through CUP

Ind. Living:
Townhomes: ~16,000 sq.
1132-1246
ft. ~33’ (2
sq. ft. - 29 stories with
feet in height basement
(2
stories
with
basement)
Care
~32%
Facility:
coverage
~42%
0.85 FAR

Building height
measured from
average
finished
ground level to
roof,
minus
vents, etc.
Standards
written
for
flexibility in site
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Area
Ratio

Parking
Requirements
Creek
Setback

coverage
Maximum Floor Area 1.05 FAR
Ratio is 1
Townhomes:
~36%
coverage
0.37 site FAR
56 spaces
59 spaces

development
standards
through CUP
process

Meadow Creek: 50 feet

Variance
required
for
reduced creek
setback from
50’ to 32’

35 feet

32 feet

See discussion
on parking

Amended Conditional Use Permit
An amendment to the conditional use permit is required for the change from multifamily
housing to independent living and one (1) unit expansion of the assisted living facility.
The proposed Amended Conditional Use Permit will allow the construction and
operation of the 70-bed assisted living/memory care facility as well as the sixteen (16)
unit independent living facility.
Variance
The proposed project requires a variance for the reduction of the setback from Meadow
Creek from fifty feet (50’) to thirty-two feet (32’). The previously entitled project included
a creek setback of thirty-five feet (35’). The purpose of a variance is to provide flexibility
from the strict application of development standards when those standards would result
in a practical difficulty or unnecessary hardship resulting from special circumstances
pertaining to the property, such as size, shape, topography or location deprives such
property of privileges enjoyed by other property in the vicinity. The findings required for
approval, which staff has included in the attached Resolution, are centered on this
purpose. Because of the narrow shape of the subject property, the fifty foot (50’)
setback from Meadow Creek would reduce the buildable lot width significantly.
Additionally, as discussed in the creek setback section of the staff report, the significant
amount of invasive species removal and revegetation resulting from the development
will greatly enhance the health and function of the riparian area, one of the goals of the
creek setback provisions.
Lot Merger
The proposed project amendment requires a lot merger due to the development
spreading over three existing parcels. Although a tentative map was included in the
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approved project, it is not required in the proposed project. Because the memory care
facility will cross existing lot lines and the independent living facility is constructed
adjacent to lot lines, lot merger is needed.
General Plan
The project is consistent with the following General Plan objectives and policies:
Land Use
LU5: Community commercial, office, residential and other compatible land uses shall
be located in Mixed-Use (MU) areas and corridors, both north and south of the freeway,
in proximity to major arterial streets.
LU5-1:
Provide for a diversity of retail and service commercial, offices,
residential and other compatible uses that support multiple neighborhoods and
the greater community, and reduce the need for external trips to adjacent
jurisdictions, by designating Mixed Use areas along and near major arterial
streets and at convenient, strategic locations in the community. (The project site
is within walking distance to shopping and restaurants within the K-Mart shopping
center and across Oak Park Blvd. in the Pismo Beach commercial center.
Kennedy Club Fitness provides recreational amenities).
LU5-3:
Ensure that all projects developed in the MU areas include
appropriate site planning and urban design amenities to encourage travel by
walking, bicycling and public transit. (Given its proximity to shopping and public
transit at the Kmart center, the project encourages multi-modal forms of
transportation, including walking and/or cycling).
LU5-11:
Promote a mixture of residential and commercial uses along Mixed
Use corridors including substantial landscaping and streetscape improvements.
(The project adds a needed residential development to existing and compatible
office and recreational uses. Proposed landscaping within the project area along
James Way, within the open space parcel and along the creek will enhance the
overall look of the existing commercial area).
ALTERNATIVES:
The following alternatives are provided for the Council’s consideration:
 Adopt the attached Resolution approving Amended Conditional Use Permit 15001, Variance 15-001, and Lot Merger 15-001;
 Modify and adopt the attached Resolution Adopt the attached Resolution
approving Amended Conditional Use Permit 15-001, Variance 15-001, and Lot
Merger 15-001;
 Do not adopt the attached Resolution, provide specific findings and direct staff to
return with a Resolution denying approval of the project; or
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Provide direction to staff.

ADVANTAGES:
The proposed project provides a much needed health care service and housing option
to elderly residents and those in need of special medical care in the area. The project
will be required to provide pedestrian access near Meadow Creek and restoration of
important riparian habitat along the project frontage. The project is more compatible
with existing uses at the Plaza and neighboring sites.
DISADVANTAGES:
The proposed project will further reduce the building setback from Meadow Creek from
the previously approved thirty-five feet (35’) to thirty-two feet (32’). The project will
further intensify uses at the Plaza, adding traffic and demand for parking. However, in
comparison to the current entitlement, the proposed project rectifies access and parking
easement issues, has a reduced anticipated traffic demand, and is more consistent with
the existing uses on the site.
ENVIRONMENTAL REVIEW:
The City Council previously adopted a Mitigated Negative Declaration for the entitled
project on January 28, 2014 (Attachment 11). Staff has reviewed the proposed project
amendment in accordance with the California Environmental Quality Act (CEQA)
Guidelines and has prepared a Draft Addendum to the Mitigated Negative Declaration
(Attachment 12).
PUBLIC NOTICE AND COMMENT:
A Notice of Public Hearing was sent to all property owners within 500’ of the project site,
posted at City Hall, on the City’s website, and in the Tribune on March 13, 2015. The
Agenda was posted at City Hall on March 19, 2015 and the staff report was posted on
the City’s website on March 20, 2015.
Although comments in opposition of the project were received by the hotel owner were
received prior to the Planning Commission’s review of the project (Attachment 13), staff
has received additional correspondence withdrawing those objections for the proposal
(Attachment 14).
ATTACHMENTS
1.
City Council Resolution 4565
2.
February 2, 2015 ARC Minutes
3.
Draft March 3, 2015 Planning Commission Minutes
4.
Top of Bank Study by Triad/Holmes Associates, dated June 1, 2004
5.
Traffic and parking study completed by Penfield & Smith dated June 2, 1999
6.
Parking lot operation monitoring results from Orosz Engineering Group, Inc.
dated April 30, 2004
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7.
8.
9.
10.
11.
12.
13.
14.
15.

Letter from Orosz Engineering Group, Inc. (OEG), dated June 3, 2013 in
support of the proposed project as it relates to traffic and parking
Memorandum from Central Coast Transportation Consulting dated February
20, 2015 regarding traffic and parking for the proposed project
Expanded parking discussion
Memorandum from OEG dated April 26, 2006 regarding James Way driveway
monitoring
Adopted Initial Study/Mitigated Negative Declaration – Meadow Creek Care
Facility Project
Addendum to CEQA Initial Study/Mitigated Negative Declaration – Meadow
Creek Care Facility Project
Letter from Glick & Haupt, LLP on behalf of Ray Bunnell, dated February 12,
2015
Letter from Glick & Haupt LLP on behalf of Ray Bunnell, dated February 18,
2015
Project plans (available for public review at City Hall)
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A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
ARROYO
GRANDE
APPROVING
AMENDED
CONDITIONAL USE PERMIT CASE NO. 15-001,
VARIANCE CASE NO. 15-001, AND LOT MERGER CASE
NO. 15-001 FOR THE CONSTRUCTION OF AN
APPROXIMATELY
55,000
SQUARE-FOOT,
70-BED
ASSISTED LIVING/MEMORY CARE FACILITY AND
SIXTEEN (16) UNIT INDEPENDENT LIVING FACILITY;
LOCATED AT THE OAK PARK PROFESSIONAL PLAZA
(APNs 007-771-053, -062, AND -072); APPLIED FOR BY
RUSS SHEPPEL
WHEREAS, on January 28, 2014, the City Council adopted Resolution No. -4565
approving Conditional Use Permit 12-002, Variance 12-004 and Amended Vesting
Tentative Tract Map 12-001 for the subdivision of 1.8 acres into ten (10) lots and
authorizing the development of an approximately 55,000 square-foot, 69-bed assisted
living/memory care facility and eight (8) townhomes on real property, located at 880 Oak
Park Blvd., Arroyo Grande, CA (the "subject property"); and
WHEREAS, Russ Sheppel (the "applicant") has submitted new applications to amend
the entitled project for a 55,000 square-foot, 70-bed facility with 44 beds proposed for
assisted living use and 26 beds proposed for Alzheimer's care use and a sixteen (16) unit
independent living facility; and
WHEREAS, the City Council has reviewed the project in compliance with the California
Environmental Quality Act (CEQA), the State CEQA Guidelines, and the Arroyo Grande
Rules and Procedures for Implementation of CEQA and based on the initial study and
findings has determined that the Mitigated Negative Declaration previously adopted
through Resolution No. 4565, as supplemented by an Addendum will mitigate all project
impacts to a less than significant level; and
WHEREAS, the City Council of the City of Arroyo Grande has reviewed and considered
the project at a duly noticed public hearing in accordance with the Development Code of
the City of Arroyo Grande on March 24, 2015, at which time all interested persons were
given the opportunity to be heard; and
WHEREAS, the City Council finds, after due study, deliberation and public hearing, the
following circumstances exist:
Conditional Use Permit Findings:
1.

The proposed use is permitted within the subject district pursuant to the
provisions of this section and complies with all the applicable provisions of
this title, the goals, and objectives of the Arroyo Grande General Plan,
and the development policies and standards of the City.
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The proposed assisted living facility and memory care facility as well as
independent living is allowed in the Office Mixed-Use (OMU) zoning
district per section 16.36.030 of the Municipal code and is consistent with
development standards for the OMU zoning district per Municipal Code
Section 16.36.020.H with concurrent approval of a variance for creek
setback reduction from fifty feet (50? to thirty-two feet (32)' and a lot
merger.
2.

The proposed use would not impair the integrity and character of the
district in which it is to be established or located.
The proposed assisted living and memory care facility as well as
independent living facility would not impair the integrity or character of the
Office Mixed-Use zoning district, as it is consistent with the stated
purposes of the OMU zoning district per Municipal Code Section
16.36.020.H.

3.

The site is suitable for the type and intensity of use or development that is
proposed.
The site is 1. 8 acres in area in a mixed-use development, which is
permitted in the Office Mixed-Use zoning district and meets applicable
development standards, excepting maximum building size, which was
previously approved by Conditional Use Permit 12-002 and the minimum
creek setback allowed by Variance 15-001.

4.

There are adequate provisions for water, sanitation, and public utilities
and services to ensure public health and safety.
-

.

Adequate capacity for water, sanitation and public utilities and services
exist to serve the project; therefore, public health and safety will not be
impacted.
5.

The proposed use will not be detrimental to the public health, safety or
welfare or materially injurious to properties and improvements in the
vicinity.
Impacts associated with the proposed use have been adequately
mitigated to ensure the use will not be detrimental to the public health,
safety or welfare nor will it be materially injurious to properties and
improvements in the vicinity.
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Variance Findings:

1.

That strict or literal interpretation and enforcement of the specified
regulation would result in practical difficulty or unnecessary hardship not
otherwise shared by others within the surrounding area.
The strict enforcement of the fifty foot (50? creek setback would require
the complete redesign of the facility and cause further parking and access
impacts, resulting in a practical difficulty or unnecessary hardship not
otherwise shared by others within the surrounding area. Additionally, due
to narrowness of the site combined with the extensive creek setback,
extensive vertical improvements beyond thirty-five feet (35? are required
to gain usable square-footage for the project and provide a more open
feel within the units.

2.

That there are exceptional or extraordinary circumstances or conditions
applicable to the property involved or to the intended use of the property
that do not apply generally to other properties classified in the same zone.
The very narrow shape of the property makes imposition of a fifty foot
(50? setback from the top of creek bank an extraordinary condition that
does not generally apply to other properties in the Office Mixed-Use
(OMU) zoning district.

3.

That strict or literal interpretation and enforcement of the specified
regulation would deprive the applicant of privileges enjoyed by the owners
of other properties classified in the same zone.
Strict enforcement of the fifty foot (50? creek setback would deprive the
applicant of privileges enjoyed by owner~ of other properties in the Office
Mixed-Use (OMU) zoning district due to the narrowness of the property.

4.

That the granting of the variance will not constitute a grant of special
privilege inconsistent with the limitations on other properties classified in
the same zone.
The granting of the variance will not constitute a grant of special privilege,
as few properties within the OMU zone are impacted by lot narrowness
and large creek setback requirements as the subject property.

5.

That the granting of the variance will not be detrimental to the public
health, safety or welfare, or materially injurious to properties or
improvements in the vicinity.
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The granting of the variance will not be detrimental to the public health,
safety or welfare, nor will it be materially injurious to properties or
improvements in the vicinity as the building will be constructed in
accordance will all applicable California Codes and additional impacts
associated with the proposed use have been adequately mitigated to
ensure this.
6.

That the granting of a variance is consistent with the objectives and
policies of the General Plan and the intent of this title.

The granting of the variance is consistent with the objectives and polices
of the General Plan (Land Use Element LU5, LU5-1, LU5-3, and LU5-11)
and the intent of the Development Code (Section 16.44.050.A).
Lot Merger Findings:
1.

Merged lots should comply wherever feasible with the minimum lot size,
lot width, and lot depth requirements of the zoning district in which it is
located.

The proposed project would merge three (3) lots into one (1) and the new
lot would be conforming to the OMU zoning district development
standards for size, lot width, and lot depth.
2.

Adequate access and placement of easements shall be provided.

Access to the single lot resulting from the lot merger would be maintained
from James Way.
Required CEQA Findings:

1.

The City of Arroyo Grande had previously prepared an initial study
pursuant to Section 15063 of the Guidelines of the California
Environmental Quality Act (CEQA), for Conditional Use Permit 12-002,
Variance 12-004, and Amended Vesting Tentative Tract Map 12-001.

2.

Based on the initial study, a Mitigated Negative Declaration was prepared
and adopted by the City Council on January 28, 2014. A copy of the
Mitigated Negative Declaration and related materials is located at City Hall
in the Community Development Department.

3.

After holding a public hearing pursuant to State and City Codes, and
considering an Addendum to the adopted Mitigated Negative Declaration,
the City Council finds that there is no substantial evidence of any
significant adverse effect, either individually or cumulatively on wildlife
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resources as defined by Section 711.2 of the Fish and Game Code or on
the habitat upon which the wildlife depends as a result of development of
this project.
NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Arroyo
Grande has considered the Addendum to the adopted Mitigated Negative Declaration
and hereby approves Amended Conditional Use Permit 15-001, Variance 15-001, and Lot
Merger 15-001, as presented to the City Council on March 24, 2015, and as shown in
Exhibit "B", attached hereto and incorporated herein by this reference, with the above
findings and subject to the conditions as set forth in Exhibit "A", attached hereto and
incorporated herein by this reference.
BE IT FURTHER RESOLVED that this Resolution shall supersede Resolution No. 4565,
except as regards to the Mitigated Negative Declaration adopted thereby.

On motion by Council Member _ _ _ , seconded by Council Member ____ , and
by the following roll call vote, to wit:
AYES:
NOES:
ABSENT:

the foregoing Resolution was adopted this 24th day of March, 2015.
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JIM HILL, MAYOR

ATTEST:

KELLY WETMORE, CITY CLERK

APPROVED AS TO CONTENT:

ROBERT McFALL, INTERIM CITY MANAGER
APPROVED AS TO FORM:

TIMOTHY J. CARMEL, CITY ATTORNEY

Item 9.a. - Page 23

RESOLUTION NO.
PAGE 7
EXHIBIT 'A'
CONDITIONS OF APPROVAL
AMENDED CONDITIONAL USE PERMIT 15-001, VARIANCE 15-001,
AND LOT MERGER 15-001
APNs 007-771-053, -062, AND -072

The approval authorizes the merger of a three (3) lots into one (1) 1.8-acre lot, and
development of a 55,000 square-foot, 70-bed residential care facility and sixteen ( 16)
unit independent living facility. Also approved is a reduction of creek setback
requirements to thirty-two feet (32') from the top of creek bank and a maximum building
height of 37'.
COMMUNITY DEVELOPMENT DEPARTMENT
GENERAL CONDITIONS:

1.

The applicant shall ascertain and comply with all Federal, State, County and City
requirements as are applicable to this project.

2.

The applicant shall comply with all conditions of approval for Amended Conditional
Use Permit 15-001, Variance 15-001, and Lot Merger 15-001.

3.

This approval shall automatically expire on March 24, 2017 unless the lot merger
is recorded or an extension is granted pursuant to section 16.12.140 of the
Development Code.

4.

The applicant shall agree to indemnify and defend at his/her sole expense any
action brought against the City, its present or former agents, officers, or employees
because of the issuance of said approval, or in any way relating to the
implementation thereof, or in the alternative, to relinquish such approval. The
applicant shall reimburse the City, its agents, officers, or employees, for any court
costs and attorney's fees which the City, its agents, officers or employees may be
required by a court to pay as a result of such action. The City may, at its sole
discretion, participate at its own expense in the defense of any such action but
such participation shall not relieve applicant of his/her obligations under this
condition.

5.

Development shall occur in substantial conformance with the plans presented to
the City Council at the meeting of March 24, 2015.

6.

Development shall conform to the Office Mixed-Use (OMU) zoning district
standards except as otherwise approved.

7.

All conditions of approval and mitigation measures for the project shall be
included in construction drawings.
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SPECIAL CONDITIONS:
8.
The lot merger shall show an irrevocable offer to dedicate the 32' creek setback
area to the City.
9.

The lot merger shall show an irrevocable offer to dedicate the pedestrian path to
the City.

10.

Prior to the issuance of a building permit, the applicant shall record a new,
non-exclusive pedestrian trail easement that coincides with the project plans.
This easement instrument shall be to the satisfaction of the City Attorney. The
applicant shall submit construction plans for the pedestrian trail for review and
approval by the Community Development and Public Works Departments.

11.

Prior to the issuance of a building permit, the applicant shall design a
complete pedestrian trail from James Way to the pedestrian bridge, to the
satisfaction of the Community Development Director.

12.

Prior to issuing a certificate of occupancy, the developer shall install the
pedestrian trail on the subject property in accordance with the approved
construction plans.

13.

Prior to issuing a certificate of occupancy, the developer shall enter into a
maintenance agreement for the pedestrian trail on behalf of the City to the
satisfaction of the City Attorney.

14.

The pedestrian trail shall connect the public sidewalk on James Way by means
of an ADA ramp and stairs.

15.

Only native riparian plants shall be planted within the 32' creek setback area.
Detailed planting plans shall be submitted in advance of or concurrent with
improvement plans.

16.

Signs shall oe posted prohibiting the use of herbicides or other toxic substances
potentially harmful to creek habitat.

17.

No lighting other than that approved on the care facility shall be installed
adjacent to the creek.

18.

The applicant shall submit documentation submitted to the U.S. Army Corps of
Engineers to satisfy requirements outlined in the "Wetland Mitigation Plan" and
creek setback reduction prior to improvement plan review.

19.

The project shall provide bicycle parking in a location acceptable to the
Community Development Director.

20.

Fencing shall be installed along the pedestrian creek path that does not prohibit
migration of fauna between the path and riparian area.
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21.

All impact trees shall be a minimum 36" box in size, or of a size acceptable to the
Community Development Director.

22.

The applicant shall demonstrate to the satisfaction of the City Engineer that the
turning radiuses within the project site, including access from James Way, can
accommodate a range of vehicles from large trucks and buses, to cars, or the
project shall return to the City Council for additional review and modification.

23.

The applicant shall verify access agreement includes all necessary parties
(medical offices, fitness center, and hotel).

24.

The applicant shall demonstrate to the satisfaction of the Fire Chief that the
turning radiuses within the project site can, including access from James Way,
accommodate the Fire apparatus.

25.

Any modification to the conceptual plans that is determined not to be in
substantial conformance shall be reviewed by the Architectural Review
Committee and approved by the Community Development Director.

26.

The developer shall comply with Development Code Chapter 16.20, "Land
Divisions".

27.

The developer shall comply with
"Dedications, Fees and Reservations".

28.

Double detector check valve assemblies shall be located directly adjacent to or
within the respective building to which they serve.

29.

All fire department connections shall be located near a fire hydrant, adjacent to a
Fire access roadway, away from the public right-of-way, incorporated into the
design of the site, and screened to the maximum extent feasible.

30.

All electrical panels shall be architectural integrated into the buildings.

Development

Code

Chapter

16.64,

ARCHITECTURAL REVIEW COMMITTEE CONDITIONS
31.

The lower sign to identify the Plaza shall be retitled, removed or relocated, or a
new sign shall be placed at the top entrance near Oak Park Boulevard to indicate
the professional center and/or fitness club.

32.

The applicant shall comply with recommendations by the Army Corps of
Engineers regarding creek setback reduction.

33.

The project shall maintain the 37' building height limit previously approved.

34.

Preliminary plant materials and layout are acceptable and the final planting plan
shall be reviewed by City staff for conformance with the preliminary plan.
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ENGINEERING DIVISION CONDITIONS:
GENERAL CONDITIONS
38.

Perform construction activities during normal business hours (Monday through
Friday, 7 A.M. to 5 P.M.) for inspection purposes. The developer or contractor
shall refrain from performing any work other than site maintenance outside of
these hours, unless an emergency arises or approved by the Community
Development Director. The City may hold the developer or contractor responsible
for any expenses incurred by the City due to work outside of these hours.

39.

Prior to the issuance of a grading permit, the developer shall submit one (1)
copy of the final project-specific Storm Water Pollution Prevention Plan (SWPPP)
consistent with the Regional Water Quality Control Board (RWQCB) requirements
and shall comply with RWQCB Construction General Permit and Post
Construction Requirements.

40.

A grease interceptor shall be required for the proposed care center.

41.

The applicant shall provide and include on the plans trash enclosures that screen
visibility of trash facilities to the satisfaction of the Community Development
Director.

42.

Applicant shall limit project access to James Way. Two driveway access points on
James Way exist. The most westerly (upper) driveway shall be signed and striped
to limit access to ingress only. The most easterly (lower) driveway shall be signed
and striped to allow ingress and egress. The most easterly driveway shall be
aligned with driveway on Northerly side of James Way. Any deviation from
described access will require review and approval by the Traffic Commission.

NOISE
43.

All residential units shall be designed to mitigate impacts from non-residential
project noise, in compliance with the City's noise regulations.

IMPROVEMENT PLANS
44.

All project improvements shall be designed and constructed in accordance with the
City of Arroyo Grande Standard Drawings and Specifications.

45.

The Developer shall submit three (3) full-size paper copies and one (1) full-size
mylar copy of approved improvement plans for inspection purposes during
construction.
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46.

The Developer shall submit as-built plans at the completion of the project or
improvements as directed by the Community Development Director. As-builts
shall be submitted on mylar as well as electronically. Electronic as-builts shall be
provided both in AutoCAD and PDF format.

47.

The following Improvement plans shall be prepared by a registered Civil Engineer
and approved by the Community Development Department:
a.
b.
c.
d.
e.
f.

48.

Grading, drainage and erosion control,
Street paving, curb, gutter and sidewalk,
Public utilities,
Water and sewer,
Landscaping and irrigation,
Any other improvements as required by the Community Development
Director.

The site plan shall include the following:
a.

b.
c.
d.
e.
f.
g.

The location and size of all existing and proposed water, sewer, and
storm drainage facilities within the project site and abutting streets or
alleys.
The location, quantity and size of all existing and proposed sewer
laterals.
The location, size and orientation of all trash enclosures.
All existing and proposed parcel lines and easements crossing the
property.
The location and dimension of all existing and proposed paved areas.
The location of all existing and proposed public or private utilities.
The location of all proposed low impact development storm water
facilities.

49.

Improvement plans shall include plan and profile of existing and proposed on and
off.:.site utilities and retaining walls.

50.

Landscape and irrigation plans are required within the public right of way.
Public Works Director shall approve the irrigation plan.

The

WATER
51.

Non-potable water is available at the City Corporation Yard. The City of Arroyo
Grande does not allow the use of hydrant meters.

52.

Lots using fire sprinklers shall have individual service connections. A fire sprinkler
engineer shall determine the size of the water meters.
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53.

Utilities to this project have been stubbed out with the prior mixed-use project. The
developer shall be required to use these existing stubbed out utilities on James
Way. No work shall be permitted on James Way for these utilities.

54.

The applicant shall pay a water neutralization fee for each new residential unit.

SEWER
55.

All sewer mains or laterals crossing or parallel to public water facilities shall be
constructed in accordance with the Standard Plans.

56.

Sewer to this project has been stubbed out with the prior mixed-use project. The
applicant shall utilize these utilities and shall not be permitted to do work on James
Way.

57.

The Developer shall obtain approval from the South County Sanitation District for
the development's impact to District facilities prior to building permit issuance.

58.

The Developer shall mitigate lift station #1 CIP force main replacement.

PUBLIC UTILITIES
59.

The Developer shall underground all existing and new public utilities in accordance
with Section 16.68.050 of the Development Code.

60.

Prior to approving any building permit within the project for occupancy, all public
utilities shall be operational.

STREETS
61.

No work shall be permitted on James Way.

CURB, GUTTER, AND SIDEWALK
62.

The Developer shall utilize saw cuts for all repairs made in curb, gutter, and
sidewalk.

63.

The Developer shall install ADA compliant facilities where necessary. Ramps on
James Way shall be brought up to the City and State standards including the ramp
at the intersection of James Way and Oak Park Blvd. Decorative crosswalks shall
be installed across driveway aprons along James Way.

64.

The Developer shall install tree wells for all trees planted adjacent to curb, gutter
and sidewalk to prevent damage due to root growth. Root barriers are to be
installed on the sidewalk side of tree wells per City standards.
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65.

Any sections of damaged or displaced curb, gutter & sidewalk or driveway
approach shall be repaired or replaced to the satisfaction of the Public Works
Director

GRADING
66.

The Developer shall perform all grading in conformance with the City Grading
Ordinance including setback for cut or fills.

67.

The Developer shall submit a preliminary soils report prepared by a registered Civil
Engineer and supported by adequate test borings. All earthwork design and
grading shall be performed in accordance with the approved soils report.

68.

The Developer shall submit all retaining wall calculations for review and approval
by the Community Development Director for walls not constructed per City
standards.

69.

Existing 24" CMP pipe behind the building shall be removed and replaced with 24"
HOPE pipe that has a smooth interior with integral bell and spigot or approved
equal as determined by the Public Works Director.

70.

The Developer shall provide outlet structure for Meadow Creek storm drain. A
stormceptor and or clarifier for storm drain leading to Meadow Creek shall be
required.

Post Construction Requirements Regional Water Quality Control Board. Stormwater
Control Plan. Operations and Maintenance Plan, and Annual Stormwater Control
Facilities Maintenance
71.

The Developer shall develop, implement and provide the City a:
Stormwater Control Plan that clearly provides engineering analysis of all
a.
Water Quality Treatment, Runoff Retention, and Peak Flow
Management Controls.
b.
Operations and Maintenance Plan and Maintenance Agreements that
clearly establish responsibility for all Water Quality Treatment, Runoff
Retention, and Peak Flow Management controls.
c.
Annual Maintenance Notification indicating that all Water Quality
Treatment, Runoff Retention, and Peak Flow Management controls
have been maintained and are functioning as designed.
All reports must be completed by either a Registered Civil Engineer or Qualified
Stormwater Pollution Prevention Plan Developer (QSD).
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72.

Prior to any Permit- Stormwater Control Plan. The Stormwater Control Plan
must include, at minimum:
a.
Contents
1. Project information including project name; application number;
location; parcel numbers; applicant contact information; land use
information; site area; existing, new, and replaced impervious area,
and applicable PCR requirements and exceptions.
2. Narrative analysis or description of site features and conditions,
and opportunities and constraints for stormwater control.
3. Narrative description of site design characteristics that protect
natural resources including endangered species habitat, protected
vegetation, and archaeological resources, and preserve natural
drainage features, minimize imperviousness, and disperse runoff
from impervious areas.
4. Tabulation of proposed pervious and impervious DMAs, showing
self-treating areas, self-retaining areas, areas draining to selfretaining areas, and areas tributary to each LID facility.
5. Proposed sizes, including supporting calculations, for each LID
facility.
6. Narrative description of each DMA and explanation of how runoff is
routed from each impervious DMA to a self-retaining DMA or LID
facility.
7. Description of site activities and potential sources of pollutants.
8. Table of pollutant sources identified from the list in Appendix A and
for each source, the source control measure(s) used to reduce
pollutants to the maximum extent practicable.
9. Description of signage for bioretention facilities.
10. General maintenance requirements for bioretention facilities and
site design features.
11. Means by which facility maintenance will be financed and
implemented in perpetuity.
12. Statement accepting responsibility for interim operation &
maintenance of facilities.
b.
Exhibits
1. Existing natural hydrologic features (depressions, watercourses,
relatively undisturbed areas) and significant natural resources.
2. Proposed design features and surface treatments used to minimize
imperviousness and reduce runoff.
3. Existing and proposed site drainage network and connections to
drainage off-site.
4. Entire site divided into separate Drainage Management Areas
(DMAs). Each DMA has a unique identifier and is characterized as
self-retaining (zero-discharge), self-treating, or draining to a LID
facility.
5. Proposed locations and footprints of LID facilities.
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73.

6. Potential pollutant source areas, including .loading docks, food
service areas, refuse areas, outdoor processes and storage,
vehicle cleaning, repair or maintenance, fuel dispensing,
equipment washing, etc.
Prior to Final Approval - Operations and Maintenance Plan. The Operations
and Maintenance Plan must include, at minimum:
a.
Stormwater Control Measures report number.
b.
A site map identifying all Stormwater Control Measures requ1nng
Operations and Maintenance practices to function as designed.
c.
Operations and Maintenance Procedures for each structural stormwater
control measure including, but not limited to, Low Impact Design
facilities, retention and detention basins, and manufactured or propriety
devices operations and maintenance.
d.
Short-and long-term maintenance requirements, recommended
frequency of maintenance, and estimated cost for maintenance.

74.

Prior to Occupancy - Maintenance Agreement. The Applicant shall provide a
signed statement accepting responsibility for the Operations and Maintenance of
the installed Storm Water Control Measures. The Applicant shall include written
conditions in the sales, lease agreements, deed, CCRs, HOA or any other legally
enforceable mechanism that require the assumed responsibility for the Operations
and Maintenance of Stormwater Control Facilities. Additionally, the signed
statement shall include the following information:
a.
Stormwater Control Measures Report Number.
b.
The location and address of Storm Water Control Facilities.
c.
Completion dates of the following milestones:
1. Construction;
2. Field verification of Stormwater Control Facilities;
3. Final Project approval/occupancy.
d.
Party responsible for O&M.
e.
Source of funding for O&M.
f.
Statement indicating the Storm Water Control Facilities are Maintained
as required in the Operations and Maintenance Plan and facilities
continues to function as designed or have been repaired or replaced.
g.
Statement describing any vector or nuisance problems.

75.

Annual - Maintenance Notification. The Owner/Applicant shall provide a signed
statement notifying the City of all maintenance of the installed Storm Water Control
Measures. Additionally, the signed statement shall include the following
information:
a.
Stormwater Control Measures Report Number;
b.
The location and address of Storm Water Control Facilities;
c.
Completion date of the maintenance activities;
d.
Party responsible for O&M;
e.
Source of funding for O&M;
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f.

g.

Statement indicating the Storm Water Control Facilities are Maintained
as required in the Operations and Maintenance Plan and facilities
continues to function as designed or have been repaired or replaced;
Statement describing any vectqr or nuisance problems.

DRAINAGE
76.

All on-site and off-site drainage facilities shall be designed to accommodate a 1DOyear storm flow. The applicant shall provide detailed drainage calculations
indicating that increased run-off can be accommodated by existing facilities and/or
provide on-site retention basins, to the satisfaction of the Director of Community
Development.

77.

The project is in Drainage Zone C. Infiltration basins will be required so that peak
storm flows do not exceed the existing Oak Park Blvd basin capacity.

78.

Infiltration basins shall be designed based on soil tests: Infiltration tests shall
include a minimum of 2 borings 15 feet below the finished basin floor. Additional
borings or tests may be required if the analysis or soil conditions are inconclusive.

79.

All drainage facilities shall be in accordance with the Drainage Master Plan.

80.

The applicant shall provide on-site storm water retardation facilities designed and
constructed to Public Works and Community Development requirements, and the
following:
a.
b.
c.

d.
e.
f.

g.
h.

i.

The facilities shall be designed to reduce the peak flow rate from a postdevelopment 100 year storm.
The 100 year basin outflow shall not exceed the pre-development flow.
The 100 year basin outflow shall be limited to a level which does not
cause the capacity of existing downstream drainage facilities to be
exceeded.
The basin design shall include freeboard equal to 20 percent of the
basin depth, to a minimum of 12 inches.
The basin shall be fully constructed and functional prior to occupancy for
any building permit within the project.
The basin shall be maintained by the City. The applicant shall enter into
an agreement to fund the maintenance of the basin. The funding
agreement shall be approved by the City Attorney and shall be
recorded.
The basin design shall include landscaping and irrigation.
The basin shall be fenced around the perimeter. Fencing shall be
subject to the review and approval of the Community Development
Director and the Public Works Director.
Provide secondary overflow spillway for detention basin.
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81.

The applicant shall submit an engineering study regarding flooding related to the
project site as directed by the Director of Public Works. Any portions of the site
subject to flooding from a 100-year storm shall be shown on the plans and shall be
noted as a building restriction.

82.

Storm drain inlets, both public and private, will be required to be stenciled with
the warning: "Drains to Creek" or other appropriate advice as directed by the
City.

83.

The project shall comply with the Regional Water Quality Control Board Low
Impact Development requirements. Currently the City is utilizing Guidelines that
include calculations by the applicant of the additional stormwater runoff that will
be generated by their project. With that information the applicant will develop a
plan for handling on-site drainage including a determination of how much runoff it
may be possible to percolate, or store for irrigation purposes, or otherwise use
on site. Stormwater runoff that cannot be retained on site for percolation or use
must be treated through the use of bioswales and then directed into the
appropriate drainage system described in the Drainage Master Plan.

DEDICATIONS AND EASEMENTS
84.

Reciprocal access and maintenance agreement will be required for the proposed
project and the adjacent businesses using the existing parking area.

85.

All existing underlying lot lines shall be merged.

86.

All easements, abandonments, or similar documents to be recorded as a
document separate from a map, shall be prepared by the applicant on 8 1/2 x 11
City standard forms, and shall include legal descriptions, sketches, closure
calculations, and a current preliminary title report. The applicant shall be
responsible for all required fees, including any additional required City processing.

87.

A Public Utility Easement (PUE) shall be reserved a minimum 6 feet wide adjacent
to all street right-of-ways. The PUE shall be wider where necessary for the
installation or maintenance of the public utility vaults, pads, or similar facilities.

88.

The property owner shall be responsible for maintaining the creek path and
vegetation until the offer of dedication is accepted by the City.

PERMITS
89.

Obtain an encroachment permit prior to performing any of the following:
a.
b.
c.

Performing work in the City right of way,
Staging work in the City right of way,
Stockpiling material in the City right of way,
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d.
90.

Storing equipment in the City right of way.

Obtain a grading permit prior to commencement of any grading operations on site.

FEES
91.

Pay all required City fees at the time they are due.

92.

Fees to be paid prior to plan approval:
a.
b.

Plan check for grading plans based on an approved earthwork estimate.
Plan check for improvement plans based on an approved construction
cost estimate.
Permit Fee for grading plans based on an approved earthwork estimate.
Map check for tentative tract map based on the engineer's cost
estimate.
Inspection fee of subdivision or public works construction plans based
on an approved construction cost estimate.

c.
d.
e.

93.

Impact fees for Lift Station #1 force main replacement shall be as determined by
the Public Works Director.

PROCEDURE FOR PROTESTING FEES, DEDICATIONS, RESERVATIONS OR
EXACTIONS:

(A)Any party may protest the imposition of any fees, dedications, reservations, or
other exactions imposed on a development project, for the purpose of defraying
all or a portion of the cost of public facilities related to the development project by
meeting both of the following requirements:
(1)

Tendering any required payment in full or providing satisfactory evidence of
arrangements to pay the fee when due or ensure performance of the
conditions necessary to meet the requirements of the imposition.

(2)

Serving written notice on the City Council, which notice shall contain all of
the following information:
(a)

A statement that the required payment is tendered or will be
tendered when due, or that any conditions which have been imposed
are provided for or satisfied, under protest.

(b)

A statement informing the City Council of the factual elements of
the dispute and the legal theory forming the basis for the protest.

(B) A protest filed pursuant to subdivision (A) shall be filed at the time of the
approval or conditional approval of the development or within 90_ days after the
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date of the imposition of the fees, dedications, reservations, or other exactions to
be imposed on a development project.
(C) Any party who files a protest pursuant to subdivision (A) may file an action to
attack, review, set aside, void, or annul the imposition of the fees, dedications
reservations, or other exactions imposed on a development project by a local
agency within 180 days after the delivery of the notice.
(D) Approval or conditional approval of a development occurs, for the purposes of
this section, when the tentative map, tentative parcel map, or parcel map is
approved or conditionally approved or when the parcel map is recorded if a
tentative map or tentative parcel map is not required.
(E) The imposition of fees, dedications, reservations, or other exactions occurs, for
the purposes of this section, when they are imposed or levied on a specific
development.

AGREEMENTS
94.

Inspection Agreement: Prior to approval of an improvement plan, the applicant
shall enter into an agreement with the City for inspection of the required
improvements.

95.

Subdivision Improvement Agreement: The applicant shall enter into an
agreement for the completion and guarantee of improvements required. The
agreement shall be on a form acceptable to the City.

96.

Covenants, Conditions, and Restrictions: The subdivider shall prepare project
CC&Rs for maintenance and repair of all privately owned improvements. The
CC&Rs shall be subject to the review and approval of the City Attorney and the
Director of Public Works.

IMPROVEMENT SECURITIES
97.

All improvement securities shall be of a form as set forth in Development Code
Section 16.68.090, Improvement Securities.

98.

Submit an engineer's estimate of quantities for public improvements for review by
the Community Development Director.

99.

Provide financial security for the following, to be based upon a construction cost
estimate approved by the Community Development Director:
a.

Faithful Performance: 100% of the approved estimated cost of all
subdivision improvements,
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b.
c.

d.

Labor and Materials: 50% of the approved estimated cost of all
subdivision improvements
One Year Guarantee: 10% of the approved estimated cost of all
subdivision improvements. This bond is required prior to acceptance of
the subdivision improvements.
Monumentation: 100% of the estimated cost of setting survey
monuments. This financial security may be waived if the developer's
surveyor submits to the Director of Public Works a letter assuring that all
monumentation has been set.

PRIOR TO ISSUING A CERTIFICATE OF OCCUPANCY
100.

All utilities shall be operational.

101.

All essential project improvements shall be constructed prior to occupancy. Nonessential improvements, guaranteed by an agreement and financial securities,
may be constructed after occupancy as directed by the Community Development
Director.

102.

Prior to the final 10% of occupancies for the project are issued, all improvements
shall be fully constructed and accepted by the City.

BUILDING AND LIFE SAFETY DIVISION AND FIVE CITIES FIRE AUTHORITY
CONDITIONS:
98.

All buildings shall comply with the latest adopted California Codes.

99.

The applicant shall pay all applicable development impact fees prior to the
issuance of a building permit.

100.

At least one (1) covered passenger loading zone complying with Section 11 B503 of the California Building Code shall be provided at an accessible entrance
to licensed medical care and licensed long-term care facilities where the period
of stay may exceed twenty-four hours.

101.

The project shall provide complete compliance with State and Federal disabled
access requirements.
Per S.B. 1025, 10% of the primary entry levels of
multistoried dwelling units must comply with the HCD's accessibility provisions.

102.

The applicant shall show all setback areas for the lot on the lot merger prior to
recordation.

103.

The creek side of the care facility building is adjacent to wildland where the
opportunity for conflagration exists. The building shall be built following the
Wildland Urban Interface requirements of the CBC Chapter 7A.
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104.

The developer shall provide a Fire Department turnaround or provide access
through the hotel site subject to approval by the Fire Chief.

FIRE LANES
105.

Prior to issuance of a certificate of occupancy, the applicant shall post
designated fire lanes, per Section 22500.1 of the California Vehicle Code.

106.

All fire lanes must be posted and enforced, per Police Department and Five Cities
·Fire Authority guidelines.

107.

In accordance with the California Fire Code, appendix D1 05, buildings or portions
of buildings exceeding 30 feet in height above the lowest level of fire department
vehicle access shall be provided with approved fire apparatus access roads
capable of accommodating fire department aerial apparatus. The width of these
roadways shall be 26 feet exclusive of shoulders, in the immediate vicinity of any
building or portion of building more than 30 feet in height. At least one of these
aerial access roadways shall be located a minimum of 15 feet and a maximum of
30 feet from the building, and shall be positioned parallel to one entire side of the
building.

FIRE FLOW/FIRE HYDRANTS
108.

Project shall have a fire flow based on the California Fire Code Appendix 111-A.

109.

Prior to bringing combustibles on site, fire hydrants shall be installed per Five
Cities Fire Authority and Public Works Department standards. Locations shall be
approved by the Fire Chief.

110.

The developer shall provide a fire hydrant on the James Way end of the property
at the location where the existing 8 inch ACP water main was to be abandoned.
The Double Detector Check Valve Assembly (DDCVA) and Fire Department
Connection (FDC) shall be located on the James Way side of the building.

FIRE SPRINKLERS
111.

Prior to Occupancy, all buildings must be fully sprinklered per Building and Fire
Department guidelines.

112.

The project shall provide Five Cities Fire Authority approved access and sprinkler
system per National Fire Protection Association Standards 13d or 13R as
appropriate.

113.

Any covered parking areas must be fire sprinklered and sized to allow the passage
of a fire apparatus 20 feet in width with 13 feet 6 inch minimum head clearance.
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ABANDONMENT/NON-CONFORMING
114.

Prior to issuance of a grading permit or building permit, whichever occurs first,
the applicant shall show proof of properly abandoning all non-conforming items
such as septic tanks, wells, underground piping and other undesirable conditions.

OTHER APPROVALS
115.

The project shall comply with Federal and local flood management policies.

116.

Any review costs generated by outside consultants shall be paid by the applicant.

MITIGATION MEASURES
A negative declaration with mitigation measures has been adopted for this project. The
following mitigation measures shall be implemented as conditions of approval and shall
be monitored by the appropriate City department or responsible agency. The applicant
shall be responsible for verification in writing by the monitoring department or
agency that the mitigation measures have been implemented.

MITIGATION MEASURES:
MM 1-1: The applicant shall submit a lighting plan verifying that all exterior
lighting for the development is directed downward and does not create spill or
glare to adjacent properties and riparian habitat.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - COD; Police Dept.
Prior to issuance of Building Permit

MM 111-1: Based on the recommendation by the APCD, the applicant shall
demonstrate how the construction phase impacts will be below the level of
significance as identified in the APCD's CEQA Handbook prior to grading permit
issuance and at least three months before construction activities are to begin.
MM 111-2: The following standard mitigation measures for construction equipment
shall be implemented to reduce the ROG, NOx, and diesel particulate matter
(DPM) emissions during construction of the project:
a. Maintain all construction equipment in proper tune according to
manufacturer's specifications;
b. Fuel all off-road and portable diesel powered equipment with ARB
certified motor vehicle diesel fuel (non-taxed version suitable for use offroad);
c. Use diesel construction equipment meeting ARB's Tier 2 certified engines
or cleaner off-road heavy-duty diesel engines, and comply with the State
Off-Road Regulation;
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d. Use on-road heavy-duty trucks that meet the ARB's 2007 or cleaner
certification standard for on-road heavy-duty diesel engines, and comply
with the State On-Road Regulation;
e. Construction or trucking companies with fleets that do not have engines in
their fleet that meet the engine standards identified in the above two
measures (e.g. captive or NOx exempt area fleets) may be eligible by
proving alternative compliance;
f. All on- and off-road diesel equipment shall not idle for more than 5
minutes. Signs shall be posted in the designated queuing areas and or
job sites to remind drivers and operators of the 5 minute idling limit;
g. Diesel idling within 1,000 feet of sensitive receptors is not permitted;
h. Staging and queuing areas shall not be located within 1,000 feet of
sensitive receptors;
i. Electrify equipment when feasible;
j. Substitute gasoline-powered in place of diesel-powered equipment, where
feasible; and
k. Use alternatively fueled construction equipment on-site where feasible,
such as compressed natural gas (CNG), liquefied natural gas (LNG),
propane or biodiesel.

MM 111-3: Prior to any construction activities at the site, the project proponent
shall ensure that a geologic evaluation is conducted to determine if Naturally
Occurring Asbestos (NOA) is present within the area that will be disturbed. If
NOA is not present, an exemption request must be filed with the APCD. If NOA
is found at the site, the applicant must comply with all requirements outlined in
the Asbestos Air Toxins Control Measure (ATCM) regulated by the California Air
Resources Board (ARB) and may require development of an Asbestos Dust
Mitigation Plan and an Asbestos Health and Safety Program for approval by the
APCD.

MM 111-4: Prior to any demolition activities or the removal or relocation of utility
pipelines at the site, if necessary, the project proponent shall notify the APCD to
ensure the activities occur in accordance with the requirements stipulated in the
National Emission Standard for Hazardous Air Pollutants (NESHAP).

MM 111-5: The following mitigation measures shall be implemented during
construction to manage fugitive dust emissions such that they do not exceed the
APCD 20% opacity limit (APCD Rule 401) or prompt nuisance violations (APCD
Rule 402):
a. Reduce the amount of the disturbed area where possible;
b. Use of water trucks or sprinkler systems in sufficient quantities to prevent
airborne dust from leaving the site. Increased watering frequency will be
required whenever wind speeds exceed 15 mph.
Reclaimed (nonpotable) water shall be used whenever possible;
c. All dirt stockpile areas should be sprayed daily as needed;
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d. Permanent dust control measures identified in the approved project
revegetation and landscape plans shall be implemented as soon as
possible, following completion of any soil disturbing activities;
e. Exposed ground areas that are planned to be reworked at dates greater
than one month after initial grading shall be sown with a fast germinating,
non-invasive, grass seed and watered until vegetation is established;
f. All disturbed soil areas not subject to revegetation shall be stabilized using
approved chemical soil binders, jute netting, or other methods approved in
advance by the APCD;
g. All roadways, driveways, sidewalks, etc. to be paved shall be completed
as soon as possible. In addition, building pads shall be laid as soon as
possible after grading unless seeding o soil binders are used;
h. Vehicle speed for all construction vehicles shall not exceed 15 mph on
any unpaved surface at the construction site;
i. All trucks hauling dirt, sand, soil or other loose materials shall be covered
or shall maintain at least two feet of freeboard (minimum vertical distance
between top of load and top of trailer) in accordance with CVC Section
23114;
j. Install wheel washers where vehicles enter and exit unpaved roads onto
streets, or wash off trucks and equipment leaving the site;
k. Sweep streets at the end of each day if visible soil material is carried onto
adjacent paved roads. Water sweepers with reclaimed water shall be
used where feasible;
I. All PM 10 mitigation measures required shall be shown on grading and
building plans; and
m. The contractor or building shall designate a person or persons to monitor
the fugitive dust emissions and enhance the implementation of the
measures as necessary to minimize dust complaints, reduce visible
emissions below 20% opacity. Their duties shall include holidays and
weekend periods when work may not be in progress. The name and
telephone number of such persons shall be provided to the APCD
Compliance Divisions prior to the start of any grading, earthwork or
demolition.

MM 111-6: Prior to any construction activities on the site, the project proponent
shall contact the APCD Engineering Division to obtain all necessary permits for
portable equipment used during the construction and operational phases of the
project. Typical equipment requiring a permit includes, but is not limited to, the
following:
• Diesel engines;
• Portable generators and equipment with engines that are 50 horsepower
or greater;
• Electrical generation plants or the use of standby generators; and
• Portable plants (e.g. aggregate plant, asphalt batch plant, concrete batch
plant, etc.
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MM 111-7: Proposed truck routes shall be evaluated and selected to ensure
routing patterns have the least impact to residential dwellings and other sensitive
receptors, such as schools, parks, daycare centers, nursing homes, and
hospitals.
MM 111-8: The project proponent shall coordinate with and obtain all necessary
equipment and operation permits that are required by APCD. Typical equipment
requiring such permits includes, but is not limited to, the following:
• Portable generators and equipment with engines that are 50 hp or greater;
• Electrical generation plants or the use of standby generators;
• Boilers;
• Internal combustion engines;
• Sterilization unit(s) using ethylene oxide and incinerator(s); and
• Cogeneration facilities.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - Public Works Dept.,
Building Division, Engineering Division
Prior to issuance of Grading Permit and during
construction

MM IV-1: The applicant shall revegetate the 0.18-acre mitigation area as outlined
in the "Wetland Mitigation Plan" prepared by the Morro Group, Inc., dated May
21, 2002. Any plants that do not survive shall be replaced in kind and monitored
until established. Temporary irrigation shall be provided for all planting areas for
three (3) years or until plants are established. An independent consultant
specializing in biological resources shall be hired by the City and paid for by the
applicant to monitor the mitigation for a minimum of five (5) years.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo
Installation of
issuance of
Monitoring of
years.

Grande - COD; ACOE
plant material shall occur before
a Certificate of Occupancy.
plants shall occur for at least 5

MM IV-2: The applicant shall consult and coordinate with the Regional Water
Quality Control Board (RWQCB) and the United States Corps of Engineers
(USACE) regarding the project. The applicant shall obtain all permits required
for the construction, operation, or. mitigation of the project. If permits are not
required, the applicant shall provide written verification as such from the
appropriate agency.
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Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande- COD; ACOE; RWQCB
Prior to issuance of a Building Permit

MM IV-3: The applicant shall obtain compliance with Section 1602 of the
California Fish and Game Code (Streambed Alteration Agreements) in the form
of a completed Streambed Alteration Agreement or written documentation from
the CDFG that no agreement would be required. Should an agreement be
required, the applicant shall implement all the terms and conditions of the
agreement to the satisfaction of the CDFG. The CDFG Streambed Alteration
Agreement process encourages applicants to demonstrate that the proposed
project has been designed and will be implemented in a manner that avoids and
minimizes impacts on riparian habitat and the stream zone.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - COD; CDFG
Prior to any work being performed in the creek
area

MM IV-4: All non-native plant species shall be eliminated from the 35' wide creek
setback area.
MM IV-5: The developer shall record an irrevocable offer of dedication open
space agreement and thirty-five foot (35') creek easement on the property
measured from top of bank. No structures shall occur within the 35' creek
setback area, in accordance with Section 16.44.050 of the Municipal Code.

Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - COD
Prior to issuance of a Certificate of Occupancy

MM IV-6: Siltation/sedimentation control measures shall be implemented along
the entire eastern property boundary prior to site construction. Such control
measures shall include sediment fences and/or hay bales placed into the crux of
the bank of Meadow Creek. Erosion/sediment control barricades shall be placed
around the perimeter of each construction zone with the potential to drain to
Meadow Creek.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - Engineering Division;
Public Works Department
Prior to issuance of a Grading Permit
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MM IV-7: Soil shall not be stockpiled in areas located near the eastern property
margin adjacent to Meadow Creek, or in areas that have potential to drain to
Meadow Creek. Stockpiled soil should be properly covered at all times to avoid
wind and water erosion, and consequent siltation to Meadow Creek.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - Engineering Division;
Public Works Department
During grading activities

MM IV-8: No heavy equipment shall be allowed within the Meadow Creek
corridor.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - Engineering Division;
Public Works Department
During
grading
activities
and
project
construction

MM V-1: If a potentially significant cultural resource is encountered during
subsurface earthwork activities, all construction activities within a 100-foot radius
of the find shall cease until a qualified archaeologist determines whether the
uncovered resource requires further study. A standard inadvertent discovery
clause shall be included in every grading and construction contract to inform
contractors of this requirement. Any previously undiscovered resources found
during construction shall be recorded on appropriate California Department of
Parks and Recreation (DPR) forms and evaluated for significance in terms of
California Environmental Quality Act criteria by a qualified archaeologist.
Potentially significant cultural resources consist of, but are not limited to, stone,
bone, glass, ceramic, wood, or shell artifacts; fossils; or features including
hearths, structural remains, or historic dumpsites. If the resource is determined
significant under CEQA, the qualified archaeologist shall prepare and implement
a research design and archaeological data recovery plan that will capture those
categories of data for which the site is significant. The archaeologist shall also
perform appropriate technical analysis, prepare a comprehensive report, and file
it with the appropriate Information Center and provide for the permanent curation
of the recovered materials.
MM V-2: If human remains are encountered during earth-disturbing activities, all
work in the adjacent area shall stop immediately and the San Luis Obispo
County Coroner's office shall be notified immediately. If the remains are
determined to be Native American in origin, the Native American Heritage
Commission shall be notified and will identify the Most Likely Descendent, who
will be consulted for recommendations for treatment of the discovered remains.
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Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - Engineering Division;
Public Works Department
Prior to issuance of a grading permit and
during grading activities

MM Vl-1: All construction plans shall incorporate the recommendations of the
soils engineering report prepared for the project site by Earth Systems Pacific
dated October 30, 2006.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - Engineering Division;
Public Works Department
Prior to issuance of a Grading Permit

MM Vll-1: All construction plans shall reflect the following GHG-reducing
measures where applicable. Prior to issuance of building permits, the applicant
shall submit impact reduction calculations based on these measures to the
APCD for review and approval, incorporating the following measures:

•
•

•
•
•
•

•
•
•
•

Incorporate outdoor electrical outlets to encourage the use of electric
appliances and tools.
Provide shade tree planting in parking lots to reduce evaporative
emissions from parked vehicles. Design should provide 50% tree
coverage within 10 years of construction using low ROG emitting, low
maintenance native drought resistant trees.
Provide conduit for future fueling of electric vehicles (one space in parking
area).
No residential wood burning appliances.
Provide employee lockers and showers. One shower and 5 lockers for
every 25 employees are recommended.
Trusses for south-facing portions of roofs shall be designed to handle
dead weight loads of standard solar-heated water and photovoltaic
panels. Roof desigh shall include sufficient south-facing roof surface,
based on structures size and use, to accommodate adequate solar
panels. For south facing roof pitches, the closest standard roof pitch to the
ideal average solar exposure shall be used.
Increase the building energy rating by 20% above Title 24 requirements.
Measures used to reach the 20% rating cannot be double counted.
Plant drought tolerant, native shade trees along southern exposures of
buildings to reduce energy used to cool buildings in summer.
Utilize green building materials (materials which are resource efficient,
recycled, and sustainable) available locally if possible.
Install high efficiency heating and cooling systems.
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•

•
•
•
•
•
•
•
•

•

•

•

Design building to include roof overhangs that are sufficient to block the
high summer sun, but not the lower winter sun, from penetrating south
facing windows (passive solar design).
Utilize high efficiency gas or solar water heaters.
Utilize built-in energy efficient appliances (i.e. Energy Star®).
Utilize double-paned windows.
Utilize low energy street lights (i.e. sodium).
Utilize energy efficient interior lighting.
Install energy-reducing programmable thermostats.
Use roofing material with a solar reflectance values meeting the EPA/DOE
Energy Star® rating to reduce summer cooling needs.
Eliminate high water consumption landscape (e.g., plants and lawns) in
residential design. Use native plants that do not require watering and are
low ROG emitting.
Provide on-site bicycle parking both short term (racks) and long term
(lockers, or a locked room with standard racks and access limited to
bicyclist only) to meet peak season maximum demand. One bike rack
space per 10 vehicle/employee space is recommended.
Require the installation of electrical hookups at loading docks and the
connection of trucks equipped with electrical hookups to eliminate the
need to operate diesel-powered TRUs at the loading docks.
Provide storage space in garage for bicycle and bicycle trailers, or
covered racks I lockers to service the residential units.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - COD; Building
Division; APCD
Prior to issuance of a Grading Permit or
Building Permit

MM IX-1: A Stormwater Pollution Prevention Plan (SWPPP) shall be developed
and implemented in consultation with the City, Regional Water Quality Control
Board (RWQCB), and other regulatory agencies. The SWPPP shall include
BMPs to reduce potential impacts to surface water quality through the
construction and life of the project. The SWPPP shall adhere to the following
requirements:

•

•
•

The SWPPP shall include measures to avoid creating contaminants,
minimize the release of contaminants, and water quality control measures
to minimize contaminants from entering surface water or percolating into
the ground.
The water quality control measures shall address both construction and
operations periods.
Fluvial erosion and water pollution related to construction shall be
controlled by a construction water pollution control program that shall be
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•
•
•
•

•
•

•

•
•
•

filled with the appropriate agency and kept current throughout any site
development phase.
The water pollution prevention program shall include BMPs, as
appropriate, given the specific circumstances of the site and project.
The SWPPP shall be submitted for review and approval to the RWQCB.
A spill prevention and countermeasure plan shall be incorporated into the
SWPPP.
Designation of equipment and supply staging and storage areas at least
150 feet from the outside edge of the Meadow Creek 35-foot setback
area. All vehicle parking, routine equipment maintenance, fueling, minor
repair, etc., and soil and material stockpile, shall be done only in the
designated staging area.
Major vehicle/equipment maintenance, repair, and equipment washing
shall be performed off site.
A wet and dry spill cleanup plan that specifies reporting requirements and
immediate clean up to ensure no residual soil, surface water or
groundwater contamination would remain after clean up.
Designating concrete mixer washout areas at least 100 feet from the
outside edge of the Meadow Creek 35-foot setback with the use of
appropriate containment or reuse practices.
A temporary and excess fill stockpile and disposal plan that ensures that
no detrimental affects to receiving waters would result.
Requiring all grading and application of concrete, asphalt, etc. to occur
during the dry season from April 15 to October 15.
Required site preparation and erosion control BMPs for any work that may
need to be completed after October 15.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - Engineering Division;
Public Works Department; RWQCB
Prior to issuance of a Grading Permit

MM IX-2: To reduce erosion hazards due to construction activities, grading shall
be minimized and project applicants shall use runoff and sediment control
structures, and/or establish a permanent plant cover on side slopes following
construction.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - Engineering Division;
Public Works Department
Prior to issuance of a Grading Permit

MM IX-3: Erosion control and bank stabilization measures shall be implemented
to ensure that the creek bank does not erode. In addition, alternative bank
protection methods, such as restoration of native vegetation, root wads, or other
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bioengineering methods of stabilization, shall be used whenever possible. In
order to reduce long-term effects of soil compaction and changes in topography,
construction vehicles and personnel shall not enter the low flow channel and wet
areas. Construction mats and other devices shall be used whenever possible to
reduce impacts associated with soil compaction.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - Engineering Division;
Public Works Department
During construction

MM IX-4: All temporary fill placed during project construction shall be removed at
project completion and the area restored to approximate pre-project contours
and topography.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - Engineering Division;
Public Works Department
Prior to issuance of a Certificate of Occupancy

MM IX-5: No construction debris or materials shall be allowed to enter the creek
bed, either directly or indirectly. Stockpiles shall be kept far enough from the
banks of the active channel and protected to prevent materials from entering the
creek bed.
Responsible Party:
Monitoring Agency:
Timing:
MM IX-6:
project:

•
•

•

•

Developer
City of Arroyo Grande - Engineering Division;
Public Works Department
During Construction

The following water quality BMPs shall be incorporated into the

Run-off Control. Maintain post-development peak runoff rate and average
volume of runoff at levels that are similar to pre-development levels.
Labeling and Maintenance of Storm Drain Facilities. Label new and
existing storm drain inlets with "No Dumping - Drains to Ocean" to alert
the public to the destination of stormwater and to prevent direct discharge
of pollutants into the storm drain.
Common Area Litter Control. Implement a trash management and litter
control program to prevent litter and debris from being carried to water
bodies or the storm drain system.
Food Service Facilities. Design the food service facility to have a sink or
other area for cleaning floor mats, containers, and equipments that is
connected to a grease interceptor prior to discharging to the sanitary
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•

•

•

•

sewer system. The cleaning area shall be large enough to clean the
largest mat or piece of equipment to be cleaned.
Refuse Areas. Trash compactors, enclosures and dumpster areas shall
be covered and protected from roof and surface drainage. Install a selfcontained drainage system that discharges to the sanitary sewer if water
cannot be diverted from the areas.
Outdoor Storage Controls. Oils, fuels, solvents, coolants, and other
chemicals stored outdoors must be in containers and protected from
drainage by secondary containment structures such as berms, liners,
vaults or roof covers and/or drain to the sanitary sewer system. Bulk
materials stored outdoors must also be protected from drainage with
berms and covers.
Process equipment stored outdoors must be
inspected for proper function and leaks, stored on impermeable surfaces
and covered. Implement a regular program of sweeping and litter control
and develop a spill cleanup plan for storage areas.
Cleaning, Maintenance and Processing Controls.
Areas used for
washing, steam cleaning, maintenance, and repair or processing must
have impermeable surfaces and containment berms, roof covers, recycled
water wash facility, and discharge to the sanitary sewer.· Discharges to
the sanitary sewer may require pretreatment systems and/or approval of
an industrial waste discharge permit.
StreeUparking lot Sweeping: Implement a program to regularly sweep
streets, sidewalks and parking lots to prevent the accumulation of litter
and debris. Debris resulting from pressure washing should be trapped
and collected to prevent entry into the storm drain system. Washwater
containing any cleaning agent or degreaser should be collected and
discharged to the sanitary sewer.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - COD; Engineering
Division; Building Division
Prior to issuance of a Building Permit

MM Xll-1: Construction activities shall be restricted to the hours of 8 a.m. and 6
p.m. Monday through Friday. No construction shall occur on Saturday or
Sunday. Equipment maintenance and servicing shall be confined to the same
hours. To the greatest extent possible, grading and construction activities should
occur during the middle of the day to minimize the potential for disturbance of
neighboring noise sensitive uses.
MM Xll-2: All construction equipment utilizing internal combustion engines shall
be required to have mufflers that are in good condition. Stationary noise sources
shall be located at least 300 feet from occupied dwelling units unless noise
reducing engine housing enclosures or noise screens are provided by the
contractor.
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MM Xll-3: Equipment mobilization areas, water tanks, and equipment storage
areas shall be placed in a central location as far from existing residences as
feasible.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - COD; Engineering
Division; Public Works Department
During construction

MM XIV-1: The applicant shall pay the mandated Lucia Mar Unified School
District impact fee.
Responsible Party:
Monitoring Agency:
Timing:

Developer
City of Arroyo Grande - Building Division;
Lucia Mar Unified School District
Prior to issuance of a Building Permit
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PROJECT STATISTICS

SITE STAu.lm. . .l
ADDRESS:
ASSESSOR PARCEL NUMBER
PARCELS
TRACT NO.
SHE AREA:
ZONING
EXISnNG USE!
PROPOSED USE:
PROPOS[O OCCUPANCY:
PROPOSED CONSTRUCTION NPE:
PROPOSED SPRitiKLERS:
PROPOSED NUMBER or S10RifS:
AllOWABlE 8UllD1NG HEIGfH
PROPOSED 6UitotNG HEIGHT:

PARKING STATISTICS· REQUIRED
880 OAK PARI: ROAD
007·7/1..053,062
A-31, P.M . .ol7 & 3-32.P.M.31
2713
[52,185SFII.2ACR£S
MU·PD T.l
VACANT lOT/PARKING lOI
ASSISTED liVING FACIUTY
R-2.1
V·A

YES
2 • BASEMENT
.oiS'-0"
•1-39'.(}'

-rA"Rll'RC-IrnU!lm7ll!lJntft:AtrfA.CiliTY:
ROOMS
1DifOS• 1/31rol
STAFF SPACFS
,,._~nl~l ~un~20£MI'L0YllSI':I
TOTAl PARKiNG REQUIJ!Eci
I' AI KING REQUIRED ·INDEPENDENT UVING:
16 UNITS
1 efO/I'OOM Ur-II'IS 'i 1 ~'M:fll~<ll
TOTAL fAiliNG iEQUIJ:Eci
TOTAL PARKING REGUIR£0 FOR NEW PROJECT
!()'){,SHARED PARKING li'EDUCTION
TOTAl PAUING ReQUIRED fOI NEW PIOJECT

24SPACES
\OSP,A..CES
34SI'ACU

16Sr.ACES
16SPACES

SO SPACCS
-5 SPACES
45 SPACU

PARKING STATISTICS· EXISTING

-rntrme·t~A'IillfC-PR~

CIVIl ENGINEU

~ERINGGROUP
3.C80SOUIIi H/GUfR.A STREEI. SUITE 130
SAN LUIS OBISPO, CA 93401
A liN
GR[GG IIOVERST£1~
PllONE {005) .C-40-3800
EMAIL
gnggh()OICI'sbcglobalne-1
lANDSCAPE ARCHITECT

FiiMi--187 IAt~t: fARM ROAD. SUIIE 230
SA~llUIS OBISPO. CA 9340\
ATTN
DAVID fOOTE
PHONE (805) 781-9800

[MAll

BUILDING STATISTICS: ASSISTED LIVING

-fiOl'OSEfriUffiDNC~AREJ.::

&

MEMORY CARE

SASEMENT
FIRST FlOOR
SECOND FLOOR
101Al PROPOSED BUilDING AREA

UN11MIX:
ll!!f @.<t
I-BED
STIJOIO
PRIVATE
PRIVATE
TOTAl

17.669SF
18.593SF

~M

KENNEDY ClUB FITNESS
St1EPPEL I MEDICAL OffiCES
SHEPPEt 2 MEDICAl OFACES
SHARED PARKING
TOtAl EXISTING rAIKtNGri6VIDfD

58 SPACES
22SPACES
22SPACES
2.CSPACES
12, SPACES

54,377SP

PARKING STATISTICS· PROPOSED

-p'(OfOSnJPl.lfltRG
YM!

IY'l

ASSISTED UVING: I-BED
ASSISTED UVLNG: STUDIO
AllH£1M£R: I BED
AlZHEIMER· I BED t STUDIO

!fOS

1
1
I
1

70

Q!!
-42
2

20
6

70

O!t,.o,

[l~l

Jpr.._t Sf

563
3-42

23.646
68-4
299
5.980
3B9
2,33.C
32,1.44Sf

jAUIS/LO t. INOirltn!INIUYINGJ

PROPOSED PROJECT PARt:ING:
PROPOSW SHARED PARKING
fOTAl PARKiNG P'iOVIDEOR:iiNEW PltOJfCT

26SPACES
23SPACES
49 SPACU

PROPOSED PARI:ING StlARE'D WITH BUNNEll
TOTAl NEW rARKING

67SPACES

16SPACB

dovk:fOri-moconsultonls.com

BUILDING STATISTICS: INDEPENDENT LIVING • PHASE 2

PARKING STATISTICS· OVERALL

-PR'O"POS"ElrJOr£lirHG"AREA:

FIRSIHOOR
lAUNDRY/MAINTENANCE/STORAGE 3.175 Sf
470Sf
lOBBY/STAIR/ElEVATOR
SECOND flOOR
CIRCULAnON
1,19.CSf
I-BEDROOM UNITS [BAT 6S2Sf)
5.216SI
THIRD flOOR
CIRCULATION
84.C SF
!·BEDROOM UNITS /B AI 652 Sf)
5,'116 Sf
TOTAl PROPOSED BUilDING AREA

3,595SF

Ttll! P~0JU:1PROPOSU C:(»olf'I ... EH'IARY U$~$ •\I.LOWitlG fO~ \H"~ED '"tl1NG lOR
O."M'll. h<E l.tfDICAI OfflCtli'VI'ICA!L Y O'l~ME fVOO UO 14M TQ 5 PM. AIIO "llf
CIOUOOIIWfHtUOS ltli~COUfSPONOS IQH.Nri£0'1\PU.l u\"Gfi\Mt froM~"'"'
TO 11-M I ~PM T0,PM011¥1ftf0.0.YSAIIDWfHfUO~

I

C.A

DRAWING IN~-,
AO.O
AO.l

COVER SHFET
PROJECT DATA

A 1,0
A 1.1
A1.2
A1.3
A 1.-4
A 1.5
A I .6

PREVIOUSt Y APPROVED SITE PlAH
PROPOSED MOO/RED SITE PLAN
TRUCK TURI~INGSHJOY
ACCCSS EASEMENT EXHI!IT
lANDSCAPE ARE.A CAlCUlATIONS
PARKING ANALYSIS: EXISnNG S1TE PLAN
PARt::ING ANAlYSIS: PROPOSED Sllf. PLAN

A2.0
A2.1
A2.2
A2.3

CONCEPTUAl SITE&. BASEMENT PLAN
CmlCEPTUAl SITE&. FIRST FlOOR PlAN
CONCEPTUAl SECOND FlOOR PIAN
CONCEPTUAL UNIT PtANS

A3 0
A3.1
A3.2
A3.3
A3 .C

CONCEPTUAL PERSPECTIVES· CARE fACIUJ'I'
CONCEPTUAl PERSPECTIVES-CREEK WALK
CONCEPTUAL PERSPECTIVES· CREEK WALK
CONCEPTUAl PERSPECTIVES ·INOEPFNDENT liVING
CONCEPTUAl PERSPECTIVES ·INDEPENDENT liVING

A-4.0
A-4.1
A4.2
A·U
M.-4
A4.5

CONCEPTUAL EtEVAnONS·CAREFACit/TY
CONCEPTUAl ElEVAnONS-CAilEFACilfTY
ENLARGED CONCEPTUAL ELEVATIONS· CARE FACllfTY
ENLARGED CONCEPTUAL ElEV ATIO~IS ·CARE FACiliTY
CONCEPTUAL ElEVATIONS -INDEPENDENT UVING
CONCEPTUAl EtEVATIOHS ·INDEPENDENT LIVING

A5 0
,.,_5.1

CONCEPTUAl SIJE SEC liON
CONCEPTUAL SHE SECTIONS

L!.O
12.0

CONCEPTUAllANDSC,.,_PEPI.AN
CONCEPTUM UD. FEATU~ES

VICINITY MAP

I

PROJECT DESCRIPTION

I

THIS PROJECT CONSISTS Of IWO BUILDINGS, BUll T OVER
TWO SEPARATE PHASFS, AND ASSOCI.AIED PARKit~G
LOCATED AT 880 OAK PAilt:: WAY IN ARRO'I'O GRANDE.
CA. THE MAIN BUILDING. AND FIRST PHASE, IS THE ASSISTED
LIVING AND MEMORY CARE FACIUN WHILE THE SECOND
BUilDING, WHICtl WAS ONCE AN 6·UI~11 RES!DEI~TIAI
PROJECT.IS NOW 16 UNITS Of INDEPENDENT liVING. I!IJtll
DURING THE SECOND PtlASE. THESE TWO BUilDINGS NOW
COMPLIMENT EACH OfllER AND AllOW THE OWNER TO
EXPAND THE SERVICES PROVIDED TO ITS RESIDENTS.
RESIDENTS Will HAVE THE ABILIIY rO Tll,ANSinON Fli'OM THE
INDEPENDENT liVING TO ASSISTCD C.ARE WITHOUT l EAVINC
THE SITE.
PH.ASE I. TilE ASSISTED liVING & MfMORY CARE fACitiiY
PROPOSES A REVISION TO HIE EXISTING APPROVED
PROJECT FROM A Mlll TI·FAMIL Y RE.SIDENnAl Pr?OJ[CT TO
A Nmt-SKIUED NURSING fACiliTY TO CARE fOR SENIORS
AND AtlHElMERS PATIEt>/TS.

I

PHASE 2. THE: IUDEPENDCNI LIVING PORTION Of 1HE
PROJECT REVISES THE APPROVED 8 UNIT BUILDING. THlSE
UI'IITS Will BE APARTMENT LIKE HOUSE FO~ EXCLUSIVE USE
TO RESIDENTS OVER THE AGE Of 65 AtiD WILl WOil~ IN
CONJUNCTION WITH nlE CARE FACILITY.
SCOPE OF PROJECT INClUDES:
REVISE PREVIOUSl V APPROVED PROJECT TO AllOW FOR
THE ASSISTED liVING FACILITY AND INDEPENDENT LIVING.
RE-CONFIGURE HIE f'ARKlHG tOT TO AllOW FOR MORE
PARICitiG OVERAll. THIS IS A MIXED USE CENTFR SO THE
PARKttiG WltL BE SHARED AMONGST THE OIFFERfNT
USES.
PROT[CT THE EXISTING FIRE O(PARTMENI ACCESS FROM
JAMES WAY TO AOJACFNT PROJECT.
PROTECT THE EXISnNG EASEMENTS fllOM IHE ADJACENT
HOTEL THROUGH THIS PROPERTY 10 JAMES WAY

6,410Sf

6.0b0 SF

EXISTING PARt:ING
PROPOSED PROJECT PARKING:
PROPOSED PARKING SHAREO WITH BUNNELL
TOTAl ON-SITE PARKING

126~PACES

48SPACES
IBSPACES

Jus;Acu

--16.065 SP

Meadow Creek

~'-'''"1\.~l•·ru"t'·(.~,,
~ " J
I n cl ~ r c n ,, .. n I
L I ' i II !I

Arroyo Grande, California
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IN ORDER TO PROTECT THE NATURAL RESOURCES
THAT ABUTS OUR PROJECT. OUR CONCEPT
PROVIDE BREAKS IN THE CURB LINE THAT WOULD
AlLOW WATER TO SHEET FlOW ACROSS THE
PAVING AND ENTER INTO A lANDSCAPED AREA
THAT WOUlD HAVE A MIX OF DRAINAGE
MATERIAL AND NATIVE PLANTINGS. THIS WOUlD
AllOW WATER TO BE CLEANSED NATURAllY
PRIOR TO ENTERING THE WATER TABLE AND
RE-CHARGING THE GROUNDWATER LEVELS.
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Preliminary Plant Materials List

~

Broad Leaf Evergreen Trees
Jacaranda mimosifolia I Jacaranda

WUCOLS Rating

M
L
L

Melaleuca quinquenervia/Cajeput Tree
Tristania conferta/Brisbane Box

(\}
~

"S'

Deciduous Trees
Acer platanoides/Norway Maple Tree
Platanus acerifolia/London Plane Tree
Fraxinus oxycarpa 'Raywood'/Raywood Ash Tree
Pyrus calleryana/'Bradford' Ornamental Pear

M
M
M
M

Accent Trees
Arbutus 'Marina' /Strawberry Tree
Cassia leptophylla/Golden Medallion Tree
Lagerstroemia indica /Crape Myrtle

L
L
L

WUCOLS Rating
Spreading Ground Cover
WUCOLS Rating
L
~·... Baccharis pilularis 'Twin Peaks'/Dwarf Coyote Brush
L
M
.~'jj:f;f Ceanothus 'Yankee Pomt' /California Lilac
L
L
· ·' ·· Cistus salvifolia/Sageleaf Rockrose
L
Lavandula 'Mundstead' /Lavender
L
Accent Shrubs, Grasses, and Succulent
Rosmarinus officinalis/Rosemary
L
~ Calamagrastus 'Karl Foerster'/Feather Reed Grass L
Senecio mandraliscae/(no common name)
L
Phormium tenax 'Atropurpurea'/New Zealand Flax L
Agave attenuata/Foxtail Agave
L

em

Drought-tolerant Screen Shrubs
Ceanothus spp./California Lilac
Photinia fraseri /(no common name)
Rosmarinus officinalis/Rosemary

;~%1;~

~ Shrubs
(shady locations)
Clivia miniata/Kaffir Lily
Loropetalum chinense/Fringe Flower

~

M
L

Drought Tolerant Shrubs
(sunny locations and color borders)
Callistemon 'Little John' /Dwarf Bottlebrush
Lavandula spp./Lavender
Phormium tenax 'Maori Queen' I New Zealand Flax
Raphiolepis indica/Indian Hawthorn

L
L
L
L

•*
..
@

Broad L:eaf Evergreen Trees

(e.g. Melaleuca, Jacaranda)

~roes

1

'Tin··fira,,fi·r~]flc~-.·.r

Native Riparian Corridor

-.~~ ~,.~-r,~'i1if'.1Tni-......;.. ··~ --'f

Evergreen Trees
Quercus agrifolia/California Live Oak

VL
M
M

Shrubs
Arctostaphylos "Howard McMinn'/ Manzanita
Ceanothus 'Centenniai'/California Lilac
Heteromeles arbutifolia/Toyon
Mulhelenbergia rigons/Deer Grass
Rhamnus californica/Coffeeberry
Rosa californica/California Rose
·

.. '· ·

.\

tan .. u ............. no.a..L .. Oblopo.U. tlOQ1
,._.111._
lloiOSno-

VL

Deciduous Trees
Aesculus californica/California Buckeye
Platanus racemosa/California Sycamore
Populus fremontii/Cottonwood

(e.g_.) A\butus, Cassia., U~ger.stroemia) ··..

v
L

VL
L
L
L

;

~
~Drou\ght
Tolerant Shrubs and Groundco~ps'
·
(e.g. Lavandula, Baccharis,Ceanothus)

Drought Tolerant Steen Shrubs
(e.g. Ceanothus, Heteromeles, Photinia)

3460 S. HIGUERA ST.
SUITE 130
SAN LUIS OBISPO, CA

Existing Parking Lot Trees
Deciduous Trees
(e.g. Acer, Pyrus, Fraxinus)

~

.~
LID- Bloswale
See Page L2.0

Shrubs and Groundcovers (Shade)
(e.g. Clivia, Loropetalum)

Top of Bank

Riparian
(e.g. Aesculus:Piatanirs)..--,---,----,----f--.. --.-.----·-.1..
Revegetation wllh Native
Plants along the odgos of City
walking trail

See Images on Page l2.0

Landscape Concept Plan

Meadow Creek Assisted Care Housing Project
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Soo images on Page l2.0

Native Evorgrcen Trees
(e.g. Quercus agrifolia)
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City Trail through a
Riparian Corridor

Arroyo Grande, CA

Riparian Shrubs and Groundcovers
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(e.g. Arctostaphylos, Rhamnus)
See Images on Page l2.0

Scale: 1"

CONCEPTUAL
LANDSCAPE PLAN

L 1. 0

=60'-0"

I~.J:t1{'~:HJ~I·~~~·ti-!~;:~;..l~. . ·M"~r.'.;!·'illl

0

30

60

120
File Nome Flrma.AG A•lll-21436

Item 9.a. - Page 77

Last Date MOOtllod:12/01114

LIBERTY
HEALTH

Water Conservation Notes
Planting and irrigation shall be designed to conserve water.
The following factors have been incorporated to improve
success of the project landscape:
Irrigation system to be a fully automatic underground
system utilizing either low·precipitation spray heads, bub·
biers, or drip emitters, or a combination thereof. Irrigation
hydrozones shall be separated with control valves and
controller staions into compatible zones.

Plant materials proposed shall be grouped into distinct
hydrozones utilizing plants with similar water needs.

3480 S. HIGUERA ST.
SUITE 130
SAN LUIS OBISPO. CA

Water needs of plant material proposed have been
evaluated utilizing the WUCOLS Project (Water Use
Classification of Landscape Species) prepared by the
University of California Cooperative extension,
February 1992. All plant materials proposed are selected
for low to moderate water needs in this climate.
See Sheet L-1 for Plant List.

Plant materials are selected for their compatibility to
climatic and site conditions, resistance to wind, and drought
tolerance.
All planters shall be mulched with a 2" minimum layer of
organic mulch throughout.

Native Riparian Corridor Enhancement
Use of Native Planting

Native plants have been selected for their compatibil·
ity to climatic and site conditions, resistance to wind,
and drought tolerance.

LID Best Management Practices
BMPs· have been used throughout the landscape to
increase stormwater infiltration and reduce
stormwater runoff.
Foundation Planting
Drought Tolerant Landscaping,
Soil Preparation and Mulch,
Low Volume, Drip Irrigation Design

Conserve Natural Areas

~

Preserve native vegetation, soils, and drainage
patterns to allow for natural infiltration and
treatment of stormwater.

Meadow Creek

A,,l,ted LJvina, Mcrnory C1re
111d
Multi·P•miii

Arroyo Grande, California

Native Riparian Corridor

CONCEPTUAL
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AITACHMENTl

RESOLUTION NO. 4565
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
ARROYO GRANDE ADOPTING A MITIGATED NEGATIVE
DECLARATION AND APPROVING CONDITIONAL USE
PERMIT CASE NO. 12.002, VARIANCE CASE NO. 12-004,
AND AMENDED VESTING TENTATIVE TRACT MAP CASE
NO. 12-001 FOR THE CONSTRUCTION OF AN
APPROXIMATELY
55,000
SQUARE-FOOT,
69-BED
ASSISTED LIVING/MEMORY CARE FACILITY AND EIGHT
(8) TOWNHOMES; LOCATED AT 880 OAK PARK
BOULEVARD (SOUTHEAST CORNER OF OAK PARK
BOULEVARC/JAMES WAY INTERSECTION); APPLIED
FOR BY RUSS SHEPPEL
WHEREAS, on May 9, 2006, the City Council adopted Resolution No. 3921 approving
Vesting Tentative Tract Map Case No. 04-006, Planned Unit Development Case No. 04005, and Minor Exception Case No. 05-015 for the subdivision of 1.8 acres into 19 lots
and authorizing the development of 24 density equivalent units on real property, locat~
at 880 Oak Park Blvd., Arroyo Grande, CA (the "subject property"); and
WHEREAS, by State Law, those approvals were extended and are currently entitled
through May 2016; and
WHEREAS, Russ Sheppel (the "applicant") has submitted new applications for a phased
mixed-use project on the subject property seeking development of eight (8) townhomes
and a 55,000 square-foot, 69-bed facility with 44 beds indicated for assisted living use
and 25 beds indicated for Alzheimer's care use; and
WHEREAS, the City Council has reviewed the project in compliance with the California
Environmental Quality Act (CEQA), the State CEQA Guidelines, and the Arroyo Grande
Rules and Procedures for Implementation of CEQA and based on the initial study and
findings has determined that a Mitigated Negative Declaration can be adopted; and
WHEREAS, the City Council of the City of Arroyo Grande has reviewed and considered
the project at a duly noticed public hearing in accordance with the Development Code of
the City of Arroyo Grande on January 28, 2014, at which time all interested persons were
given the opportunity to be heard; and
WHEREAS, the City Council finds, after due study, deliberation and public hea.ring, the
following circumstances exist:

Conditional Use Permit Findings:
1.

The proposed use is permitted within the subject district pursuant to the
provisions of this section and complies with all the applicable provisions of
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this title, the goals, and objectives of the Arroyo Grande General Plan,
and-the development policies and standards of the City.
The proposed assisted living and memory care facility as well as mixeduse housing is allowed in the Office Mixed-Use (OMU) zoning district per
section 16.36.030 of the Municipal code and is consistent with
development standards for the OMU zoning district per Municipal Code
Section 16.36.020.H with concurrent approval of a variance for creek
setback reduction from fifty feet (SO? to thirty-five feet (35').
2.

The proposed use would not impair the integrity and character of the
district in which it is to be established or located.
The proposed assisted living and memory care facility as well as mixeduse housing would not impair the integrity or character of the Office
Mixed-Use zoning district, as it is consistent with the stated purposes of
the OMU zoning district per Municipal Code Section 16.36.020.H.

3.

The site is suitable for the type and intensity of use or development that is
proposed.
The site is 1. 8 acres in area in a mixed-use development, which is
permitted in the Office Mixed-Use zoning district and meets applicable
development standards, excepting maximum building size, and Floor Area
Ratio which are allowed by Conditional Use Permit 12-002 and the
minimum creek setback allowed- by Variance 12-004.

4.

There are adequate provisions for water, sanitation, and public utilities
and services to ensure public health and safety.
Adequate capacity for water, sanitation and public utilities and services
exist to serve the project; therefore, public health and safety will not be
impacted.

5.

The proposed use will not be detrimental to the public health, safety or
welfare or materially injurious to properties and improvements in the
vicinity.
Impacts associated with the proposed use have been adequately
mitigated to ensure the use will not be detrimental to the public health,
safety or welfare nor would it be materially injurious to properties and
improvements in the vicinity.
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Variance Findings:
1.

That strict or literal interpretation and enforcement of the specified
regulation would result in practical difficulty or unnecessary hardship not
otherwise shared by others within the surrounding area.
·
The strict enforcement of the fifty foot (507 creek setback would require
the complete redesign of the assisted living/memory care facility and
cause further parking and access impacts, resulting in.a practical difficulty
or unnecessary hardship not otherwise shared by others within the
surrounding area.

2.

That there are exceptional or extraordinary circumstances or conditions
applicable to the property involved or to the intended use of the property
that do not apply generally to other properties classified in the same zone.
The constraint of the site resulting from a fifty foot (507 setback from the
top of creek bank is an extraordinary condition that does not generally
apply to other properties in the Office Mixed-Use (OMU) zoning district.

3.

That strict or literal interpretation and enforcement of the specified
regulation would deprive the applicant of privileges enjoyed by the owners
of other properties classified in the same zone.
Strict enforcement of the fifty foot (50) creek setback would deprive the
applicant of privileges enjoyed by owners of other properties in the Office
Mixed-Use (OMU) zoning district due to the narrowness of the property.

4.

That the granting of the variance will not constitute a grant of special
privilege inconsistent with the limitations on other properties classified in
the same zone.
The granting of the variance will not constituted a grant of special
privilege, as few properties within the OMV zone are impacted by lot
narrowness and large creek setback requirements as the subject property.

5.

That the granting of the variance will not be detrimental to the public
health, safety or welfare, or materially injurious to properties or
improvements in the vicinity.
The granting of the variance will not be detrimental to the public health,
safety or welfare, nor will it be materially injurious to properties or
improvements in the vicinity as the building will be constructed in
accordance will all applicable California Codes and additional impacts
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associated with the proposed use have been adequately mitigated to
ensure this.
6.

That the granting of a variance is consistent with the objectives and
policies of the General Plan and the intent of this title.

The granting of the variance is consistent with the objectives and polices
of the General Plan (Land Use Element LU5, LUS-1, LUS-3, and LUS-11)
and the intent of the Development Code (Section 16.44.050.A).

Tentative Tract Map Findings:
1.

The proposed tentative tract map is consistent with goals, objectives,
policies, plans, programs, intent and requirements of the Arroyo Grande
General Plan, as well as any applicable specific plan, and the
requirements of this title.

The proposed tract map is consistent with the goals, objectives, polices,
. plans, programs, intent and requirements of the General Plan (Land Use
Element LU5, LUS-1, LUS-3, and LUS-11) and. the intent of the
Development Code (Section 16.36.020.H), both of which support the type
of development proposed.
2.

The site is physically suitable for the type of development proposed.

The site is 1. 8 acres in area in a mixed-use development which is
permitted in the Office Mixed-Use zoning district following the approval of
a conditional use permit. ·
3.

The site is physically suitable for the proposed density of development.

The site is 1.8 acres in area and is allowed a maximum density of 52.80
equivalent density units. The Development Code provides equivalency
information for residential units in mixed-use districts, which results in a
proposed density equivalency of 35. 75 units excluding memory care
facility, well below the maximum density for the site.
4.

The design of the tentative tract map or the proposed improvements are
not likely to cause substantial environmental damage or substantially and
avoidably injure fish or wildlife or their habitat.

Impacts associated with the proposed tentative tract map have been
adequately mitigated to ensure it will not cause substantial environmental
damage or substantially and avoidably injure fish, wildlife or their habitat
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5.

The design of the subdivision or type of improvements is not likely to
cause serious public health problems.
Impacts associated with the proposed tentative tract map have been
adequately mitigated to ensure it will not cause serious public health
problems.

6.

The design of the tentative tract map or the type of improvements will not
conflict with easements acquired by the public-at-large for access through,
or use of property within the proposed tentative tract map or that alternate
easements for access or for use will be provided, and that these
alternative easements will be substantially equivalent to ones previously
acquired by the public.
The design of the tentative map will not conflict with any public
easements; access will be provided from James Way and existing
easements for parking, access, and circulation are required to be updated
and maintained as necessary.

7.

The discharge of waste from the proposed subdivision into an existing
community sewer system will not result in violation of existing
requirements as prescribed in Division 7 (commencing with Section
13000) of the California Water Code.
The subdivision will abide by all City and South County Sanitation District
standards relating to sewer system design.

8.

Adequate public services and facilities exist or will be provided as the
result of the proposed tentative tract map to support project development.
The property is located within close proximity to and will be adequately
served by all necessary public facilities.

Required CEQA Findings:

1.

The City of Arroyo Grande has prepared af! initial study pursuant to
Section 15063 of the Guidelines of the California Environmental Quality
Act (CEQA), for Conditional Use Permit 12-002, Variance 12-004, and
Amended Vesting Tentative Tract Map 12-001.

2.

Based on the initial study, a Mitigated Negative Declaration was prepared
for public review. A copy of the Mitigated Negative Declaration and
related materials is located at City Hall in the Community Development
Department.
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3.

After holding a public hearing pursuant to State and City Codes, and
considering the record as a whole, the Planning Commission adopts a
mitigated negative declaration and finds that there is no substantial
evidence of any significant adverse effect, either individually or
cumulatively on wildlife resources as defined by Section 711.2 of the Fish
and Game Code or on the habitat upon which the wildlife depends as a
result of development of this project. Further. the Planning Commission
finds that said Mitigated Negative Declaration reflects the City's
independent judgment and analysis.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Arroyo
Grande hereby adopts a Mitigated Negative Declaration and approves Conditional Use
Pennit 12-002, Variance 12-004, and Amended Vesting Tentative Tract Map 12-001, with
the above findings and subject to the conditions as set forth in Exhibit "A", attached
hereto and incorporated herein by this reference.
On motion by Council Member Guthrie, seconded by Mayor Ferrara, and by the following
roll call vote, to wit:

AYES:
NOES:
ABSENT:

Council Members Guthrie, Brown, Bameich, and Mayor Ferrara
Council Member Costello
None

the foregoing Resolution was adopted this 28th day of January, 2014.
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ArrEST:

APPROVED AS TO CONTENT:

STEVEN ADAMS, CITY MANAGER
APPROVED AS TO FORM:
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EXHIBIT 'A'
CONDffiONS OF APPROVAL
CONDITIONAL USE PERMIT 12-002, VARIANCE 12-004,
AND AMENDED VESTING TENTATIVE TRACT MAP 12-001
880 OAK PARK BOULEVARD

The approval authorizes the subdivision of a 1.8-acre property into ten (1 0) lots, and
development of eight (8) townhomes and a 55,000 square-foot, 69-bed residential care
facility including twenty-five (25) Alzheimer's care units and forty-four (44) assisted
living units. Also approved is a reduction of creek setback requirements to thirty-five
feet (35') from the top of creek bank and a maximum Floor Area Ratio of 1.05.
COMMUNITY DEVELOPMENT DEPARTMENT
GENERAL CONDffiONS:

1.

The applicant shall ascertain and comply with all Federal, State, County and City
requirements as are applicable to this project.

2.

The applicant shall comply with all conditions of approval for Conditional Use
Permit 12-002, Variance 12-004, and Amended Vesting Tentative Tract Map 12001.

3.

This approval shall automatically expire on January 28, 2016 unless the final
map is recorded or an extension is granted pursuant to section 16.12.140 of the
Development Code.

4.

The applicant shall, as a condition of approval of this tentative or final map
application, defend, indemnify and hold harmless the Crty of Arroyo Grande, its
present or former agents, officers and employees from any claim, action, or
proceeding against the City, its past or present agents, officers, or employees to
attack, set aside, void, or annul the City's approval of this subdivision, which action
is brought within the time period provided for by law. This condition is subject to
the provisions of Government Code Section 66474.9, which are incorporated by
reference herein as though set forth in full.

5.

Development shall occur in substantial conformance with the plans presented to
the City Council at its meeting of January 28, 2014 and marked as Exhibit B,
which are on file in the Community Development Department.

6.

Development shall conform to the Office Mixed-Use (OMU) zoning district
standards except as otherwise approved.

7.

All conditions of approval and mitigation measures for the project shall be
included in construction drawings.
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DEVELOPMENT CODE:
8.

For zero lot line projects where detached dwelling units are to be constructed
upon a lot line, a five-foot maintenance easement shall be provided on the
adjacent lot, along, and parallel to, the zero lot line dwelling. The easement shall
grant access to the owner of the zero lot line dwelling for purposes of maintaining
the zero lot line walls.
·

9.

A property owners' association and covenants shall be established to ensure that
common areas are maintained by property owners.
a.
The homeowners association must be established before the homes are
sold;
b.
Membership must be mandatory for each home buyer and any successive
buyer,
c.
The open space restrictions must be permanent;
d.
The association must be responsible for liability insurance, local taxes,
and the maintenance of recreational and other facilities;
e.
Homeowners must pay their pro rata share of the cost, and the
assessment levied by the association can become a lien on the property if
allowed in the master deed establishing the homeowners association; and
f.
The association must be able to adjust the assessment to meet changed
needs.

SPECIAL CONDITIONS:

10.

Consistent with the City's lnclusionary Housing Provisions, the project shall
restrict five percent (5%) of the townhomes, or 0.4 townhomes, to qualified
families earning a very low-income, or restrict ten percent (10%) of the
townhomes, or 0.8 townhomes, to qualified families earning a lower-income
(based on the City's affordable housing standards). The applicant may pay an
affordable housing in-lieu fee instead of restricting the townhomes.

11.

The Final Map shall show an irrevocable offer to dedicate the 35' creek setback
area to the City.

12.

The Final Map shall show an irrevocable offer to dedicate the pedestrian path to
the City.

13.

Prior to the issuance of a building pennit, the applicant shall record a new,
non-exclusive pedestrian trail easement that coincides with the project plans.
This easement instrument shall be to the satisfaction of the City Attorney. The
applicant shall submit construction plans for the pedestrian trail for review and
approval by the Community Development and Public Works Departments.

14.

Prior to issuing a certificate of occupancy, the developer shall install the
pedestrian trail in accordance with the approved construction plans.
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15.

The pedestrian trail shall connect the public sidewalk on James Way by means
of an ADA ramp and stairs.

16.

Only native riparian plants shall be planted within the 35' creek setback area.
Detailed planting plans shall be submitted in advance of or concurrent with
improvement plans.

17.

Signs shall be posted prohibiting the use of herbicides or other toxic substances
potentially hannful to creek habitat.

18.

No lighting other than that approved on the care facility shall be installed
adjacent to the creek.

19.

The applicant shall submit documentation submitted to the U.S. Army Corps of
Engineers to satisfy requirements outlined in the "Wetland Mitigation Plan" prior
to improvement plan review.

20.

The project shall provide bicycle parking in a location acceptable to the
Community Development Director.

21.

Fencing shall be installed along the pedestrian creek path that does not prohibit
migration of fauna between the path and riparian area.

22.

All impact trees shall be a minimum 36" box in size.

23.

The applicant shall demonstrate to the satisfaction of the Public Works Director
that the turning radiuses within the project site can accommodate a range of
vehicles from large trucks and buses, to cars, or the project shall return. to the
City Council for additional review and modification.

24.

The applicant shall demonstrate to the satisfaction of the Fire Chief that the
turning radiuses within the project site can accommodate the Fire apparatus.

25.

Speed bumps shall be installed between the hotel gate and the third townhouse.

26.

Any modification to the conceptual plans that is determined not to be in
substantial conformance shall be reviewed by the Architectural Review
Committee and approved by the Community Development Director.

27.

The developer shall comply with Development Code Chapter 16.20, "Land
Divisions".

28.

The developer shall comply with
"Dedications, Fees and ReservationsD.

29.

Double detector check valve assemblies shall be located directly adjacent to or
within the respective building to which they serve.

Development

Code

Chapter

16.64,
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30.

All fire department connections shall be located near a fire hydrant, adjacent to a
Fire access roadway, away from the public right-of-way, incorporated into the
design of the site, and screened to the maximum extent feasible.

31.

All electrical panels shall be architectural integrated into the buildings.

32.

All solid surfaces placed in the 35' creek setback, including but not limited to
walking paths, patios, and parking lots, shall be of pervious materials, including
but not limited to pervious pavers, pervious concrete, or pervious asphalt.

33.

No Certificate of Occupancy for the townhomes will be issued prior to the
issuance of a building permit for the care facility.

ARCHITECTURAL REVIEW COMMITTEE CONDITIONS

34.

The lower sign to identify the Plaza shall be retitled, removed or relocated, or a
new sign shall be placed at the top entrance near Oak Park Boulevard to indicate
the professional center and/or fitness club.

35.

Windows and similar architectural details shall be placed at the ends of the care
facility building and the ridgeline should have cupolas installed for venting.

36.

Prior to the issuance of a building pennit, the final landscape plan for the
project, including riparian revegetation, shall be submitted to the ARC for review
prior to approval by the Director of Community Development.

PLANNING COMMISSION CONDITIONS

37.

Vehicular egress though the lower (easterty) driveway shall be limited to
emergency vehicles due to safety concerns.

38.

Proposed directional sign #1 shall be modified to state that only emergency
vehicles may exit through the lower (easterfy) driveway.

39.

Proposed directional signs #4 and #6 shall be removed.

ENGINEERING DIVIStON CONDITIONS:
GENERAL CONDITIONS

40.

Perform construction activities during normal business hours (Monday through
Friday, 7 A.M. to 5 P.M.) for inspection purposes. The developer or contractor
shall refrain from performing any work other than site maintenance outside of
these hours, unless an emergency arises or approved by the Community
Development Director. The City may hold the developer or contractor responsible
for any expenses incurred by the City due to work outside of these hours.
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41.

Prior to the issuance of a grading permit, the developer shall submit one (1)
copy of the final project-specific Storm Water Pollution Prevention Plan (SWPPP)
consistent with the Regional Water Quality Control Board (RWCB) requirements.

42.

A grease interceptor shall be required for the proposed care center.

43.

The applicant shall show trash enclosures on improvement plans to the
satisfaction of the Community Development Director.

NOISE
44.

All residential units shall be designed to mitigate impacts from non-residential
project noise, in compliance with the City's noise regulations.

IMPROVEMENT PLANS
45.

All project improvements shall be designed and constructed in accordance with the
City of Arroyo Grande Standard Drawings and Specifications.

46.

The Developer shall submit three (3) full-size paper copies and one (1) full-size
mylar copy of approved improvement plans for inspection purposes during
construction.

47.

The Developer shall submit as-built plans at the completion of the project or
improvements as directed by the Community Development Director. One (1) set
of mylar prints and an electronic version on CD in AutoCAD fonnat shall be
required.

48.

The following Improvement plans shall be prepared by a registered Civil Engineer
and approved by the Community Development Department:
a.
b.
c.
d.
e.
f.

49.

Grading, drainage and erosion control,
Street paving, curb, gutter and sidewalk,
Public utilities,
Water and sewer,
Landscaping and irrigation,
Any other improvements as required by the Community Development
Director.

The site plan shall include the following:
a.
b.

The location and size of all existing and proposed water, sewer, and
storm drainage facilities within the project site and abutting streets or
alleys.
The location, quantity and size of all existing and proposed sewer
laterals.
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c.
d.
e.
f.

The location, size and orientation of all trash enclosures.
All existing and propoSed parcel lines and easements crossing the
property.
The location and dimension of all existing and proposed paved areas.
The location of all existing and proposed public or private utilities.

50.

Improvement plans shall include plan and profile of existing and proposed on and
off-site utilities and retaining walls.

51.

Landscape and irrigation plans are required within the public right of way. The
Public Works Director shall approve the irrigation plan.

WATER
52.

Non-potable water is available at the Soto Sports Complex. The City of Arroyo
Grande does not allow the use of hydrant meters.

53.

Townhomes will require individual water meters and sewer laterals.

54.

Lots using fire sprinklers shall have individual service connections. A fire sprinkler
engineer shall determine the size of the water meters.

55.

Utilities to this project have been stubbed out with the prior mixed-use project. The
developer shall be required to use these existing stubbed out utilities on James
Way. No work shall be permitted on James Way.

56.

The applicant shall pay a water neutralization fee for each new residential unit.

SEWER
57.

All sewer mains or laterals crossing or parallel to public water facilities shall be
constructed in accordance with the Standard Plans.

58.

Sewer to this project has been stubbed out with the prior mixed-use project. The
applicant shall utilize these utilities and shall not be permitted to do work on James
Way.

59.

The Developer shall obtain approval from the South County Sanitation District for
the developmenfs impact to District facilities prior to building permit issuance.

60.

The Developer shall mitigate lift station #1 CIP force main replacement

PUBLIC UTILITIES

61.

The Developer shall underground all existing and new public utilities in accordance
with Section 16.68.050 of the Development Code.
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62.

Prior to approving any building permit within the project for occupancy, all public
utilities shall be operational.

STREETS
63.

No work shall be permitted on James Way.

CURB. GUTTER. AND SIDEWALK

64.

The Developer shall utilize saw cuts for all repairs made in curb, gutter, and
sidewalk.

65.

The Developer shall install ADA compliant facilities where necessary. Ramps on
James Way shall be brought up to the City and State standards including the ramp
at the intersection of James Way and Oak Park Blvd. Decorative crosswalks shall
be installed across driveway aprons along James Way.

66.

The Developer shall install tree wells for all trees planted adjacent to curb, gutter
and sidewalk to prevent damage due to root growth. Root barriers are to be
installed on the sidewalk side of tree wells per City standards.

67.

Any sections of damaged or displaced curb, gutter & sidewalk or driveway
approach shall be repaired or replaced to the satisfaction of the Public Works
Director

GRADING

68.

The Developer shall perform all grading in conformance with the City Grading
Ordinance including setback for cut or fills.

69.

The Developer shall submit a preliminary soils report prepared by a registered Civil
Engineer and supported by adequate test borings. All earthwork design and
grading shall be performed in accordance with the approved soils report.

70.

The Developer shall submit all retaining wall calculations for review and approval
by the Community Development Director for walls not constructed per City
standards.

71.

Existing 24" CMP pipe behind the building shall be removed and replaced with
HOPE.

72.

The Developer shall provide outlet structure for Meadow Creek storm drain. A
stormceptor and or clarifier for storm drain leading to Meadow Creek shall be
required.
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DRAINAGE
73.

All on-site and off-site drainage facilities shall be designed to accommodate a 1COyear stonn flow. The applicant shall provide detailed drainage ·calculations
indicating that increased run-off can be accommodated by existing facilities and/or
provide on-site retention basins, to the satisfaction of the Director of Community
Development.

74.

The project is in Drainage Zone C. Infiltration basins will be required so that peak
storm flows do not exceed the existing Oak Park Blvd basin capacity.

75.

Infiltration basins shall be designed based on soil tests. Infiltration tests shall
include a minimum of 2 borings 15 feet below the finished basin floor. Additional
borings or tests may be required if the analysis or soil conditions are inconclusive.

76.

All drainage facilities shall be in accordance with the Drainage Master Plan.

n.

The applicant shall provide on-site storm water retardation facilities designed and
constructed to Public Works and Community Development requirements, and the
following:
a.
b.
c.
d.
e.
f.

g.
h.
i.

78.

The facilities shall be designed to reduce the peak flow rate from a postdevelopment 100 year storm.
The 100 year basin outflow shall not exceed the pre-development flow.
The 100 year basin outflow shall be limited to a level which does not
cause the capacity of existing downstream drainage facilities to be
exceeded.
The basin design shall include freeboard equal to 20 percent of the
basin depth, to a minimum of 12 inches.
The basin shall be fully constructed and functional prior to occupancy for
any building pennit within the project.
The basin shall be maintained by the City. The applicant shall enter into
an agreement to fund the maintenance of the basin. The funding
agreement shall be approved by the City Attorney and shall be
recorded.
The basin shall be maintained by a homeowner's association. The City
shall approve the related language in the association CC&Rs prior to
recordation.
The basin design shall include landscaping and irrigation.
The basin shall be fenced around the perimeter. Fencing shall be
subject to the review and approval of the Community Development
Director and the Public Works Director.

The applicant shall submit an engineering study regarding flooding related to the
project site as directed by the Director of Public Works. Any portions of the site
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subject to flooding from a 100-year storm shall be shown on the plans and shall be
noted as a building restriction.

79.

Storm drain inlets, both public and private, will be required to be stenciled with
the warning: "Drains to Creek" or other appropriate advice as directed by the
City.

80.

The project shall comply with the Regional Water Quality Control Board Low
Impact Development requirements. Currently the City is utilizing Guidelines that
include calculations by the applicant of the additional stormwater runoff that will
be generated by their project. With that information the applicant will develop a
plan for handling on-site drainage including a determination of how much runoff it
may be possible to percolate, or store for irrigation purposes, or otherwise use
on site. Stormwater runoff that cannot be retained on site for percolation or use
must be treated through the use of bioswales and then directed into the
appropriate drainage system described in the Drainage Master Plan.

DEDICATIONS AND EASEMENTS
81.

Reciprocal access and maintenance agreement will be required for the proposed
project and the adjacent businesses using the existing parking area.

82.

All existing under1ying lot lines shall be merged.

83.

All easements, abandonments, or similar documents to be recorded as a
document separate from a map, shall be prepared by the applicant on 8 112 x 11
City standard forms, and shall include legal descriptions, sketches, closure
calculations, and a current preliminary title report. The applicant shall be
responsible for all required fees, including any additional required City processing.

84.

A Public Utility Easement (PUE) shall be reserved a minimum 6 feet wide adjacent
to all street right-of-ways. The PUE shall be wider where necessary for the
installation or maintenance of the public utility vaults, pads, or similar facilities.

85.

The property owner shall be responsible for maintaining the creek path and
vegetation until the offer of dedication is accepted by the City.

PERMITS
86.

Obtain an encroachment permit prior to performing any of the following:
a.
b.
c.
d.

Performing work in the City right of way,
Staging work in the City right of way,
Stockpiling material in the City right of way,
Storing equipment in the City right of way.
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87.

Obtain a grading permit prior to commencement of any grading operations on site.

88.

Pay all required City fees at the time they are due.

89.

Fees to be paid prior to plan approval:
a.
b.

Plan check for grading plans based on an approved earthwork estimate.
Plan check for improvement plans based on an approved construction
cost estimate.
Permit Fee for grading plans based on an approved earthwork estimate.
Map check for tentative tract map based on the engineer's cost
estimate.
Inspection fee of subdivision or public works construction plans based
on an approved construction cost estimate.

c.
d.
e.
90.

Impact fees for Lift Station #1 force main replacement shall be as determined by
the Public Works Director.

PROCEDURE FOR PROTESTING FEES, DEDICATIONS. RESERVATIONS OR
EXACTIONS:

{A) Any party may protest the impo~ition of any fees, dedications, reservations, or
other exactions imposed on a development project, for the purpose of defraying
all or a portion of the cost of public facilities related to the development project by
meeting both of the following requirements:
(1)

Tendering any required payment in full or providing satisfactory evidence of
arrangements to pay the fee when due or ensure performance of the
conditions necessary to meet the requirements of the imposition.

(2)

Serving written notice on the City Council, which notice shall contain all of
the following information:
(a)

A statement that the required payment is tendered or will be
tendered when due, or that any conditions which have been imposed
are provided for or satisfied, under protest.

(b)

A statement informing the City Council of the factual elements of
the dispute and the legal theory forming the basis for the protest.

(B) A protest filed pursuant to subdivision (A) shall be filed at the time of the
approval or conditional approval of the development or within 90 days after the
date of the imposition of the fees, dedications, reservations, or other exactions to
be imposed on a development project.
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(C) Any party who files a protest pursuant to subdivision (A) may file an action to
attack, review, set aside, void, or annul the imposition of the fees, dedications
reservations, or other exactions imposed on a development project by a local
agency within 180 days after the delivery of the notice.
(D) Approval or conditional approval of a development occurs, for the purposes of
this section, when the tentative map, tentative parcel map, or parcel map is
approved or conditionally approved or when the parcel map is recorded if a
tentative map or tentative parcel map is not required.

(E) The imposition of fees, dedications, reservations, or other exactions occurs, for
the purposes of this section, when they are imposed or levied on a specific
development.
AGREEMENTS
91.

Inspection Agreement Prior to approval of an improvement plan, the applicant
shall enter into an agreement with the City for inspection of the required
improvements.

92.

Subdivision Improvement Agreement The applicant shall enter into an
agreement for the completion and guarantee of improvements required. The
agreement shall be on a form acceptable to the City.

93.

Covenants, Conditions, and Restrictions: The subdivider shall prepare project
CC&Rs for maintenance and repair of all privately owned improvements. The
CC&Rs shall be subject to the review and approval of the City Attorney and the
Director of Public Works.

IMPROVEMENT SECURITIES
94.

All improvement securities shall be of a form as set forth in Development Code
Section 16.68.090, Improvement Securities.

95.

Submit an engineer's estimate of quantities for public improvements for review by
the Community Development Director.

96.

Provide financial security for the following, to be based upon a construction cost
estimate approved by the Community Development Director.
a.
b.

Faithful Performance: 100% of the approved estimated cost of all
subdivision improvements,
Labor and Materials: 50% of the approved estimated cost of all
subdivision improvements
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c.

d.

One Year Guarantee: 10% of the approved estimated cost of all
subdivision improvements. This bond is required prior to acceptance of
the subdivision improvements.
Monumentation: 100% of the estimated cost of setting survey
monuments. This financial security may be waived if the developer's
surveyor submits to the Director of Public Works a letter assuring that all
monumentation has been set.

PRIOR TO ISSUING A CERTIFICATE OF OCCUPANCY

97.

All utilities shall be operational.

98.

All essential project improvements shall be constructed prior to occupancy. Nonessential improvements, guaranteed by an agreement and financial securities,
may be constructed after occupancy as directed by the Community Development
Director.

99.

Prior to the final 10% of occupancies for the project are issued, all improvements
shall be fully constructed and accepted by the City.

BUILDING AND LIFE SAFETY DIVISION AND FIVE CITIES FIRE AUTHORITY
CONDITIONS:
92.

All buildings shall comply with the latest adopted California Codes.

93.

The applicant shall pay all applicable development impact fees prior to the
issuance of a building pennit.

94.

At least one (1) covered passenger loading zone complying with Section 118503 of the California Building Code shall be provided at an accessible entrance
to licensed medical care and licensed long-term care facilities where the period
of stay may exceed twenty-four hours.

95.

The project shall provide complete compliance with State and Federal disabled
access requirements.
Per S.B. 1025, 10% of the primary entry levels of
muttistoried dwelling units must comply with the HCD's accessibility provisions.

96.

The applicant shall show all setback areas for each lot on the amended tentative
tract map prior to map recordation.

97.

The creek side of the care facility building is adjacent to wildland where the
opportunity for conflagration exists. The building shall be built following the
Wildland Urban Interface requirements of the CBC Chapter 7A.
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98.

The developer shall provide a Fire Department turnaround or provide access
through the hotel site subject t

99.

o approval by the Fire Chief.

FIRE LANES
100.

Prior to issuance of a certificate of occupancy, the applicant shall post
designated fire lanes, per Section 22500.1 of the California Vehicle Code.

101.

All fire lanes must be posted and enforced, per Police Department and Five Cities
Fire Authority guidelines.

102.

In accordance with the California Fire Code, appendix 0105, buildings or portions
of buildings exceeding 30 feet in height above the lowest level of fire department
· vehicle access shall be provided with approved fire apparatus access roads
capable of accommodating fire department aerial apparatus. The width of these
roadways shall be 26 feet exclusive of shoulders, in the immediate vicinity of any
building or portion of building more than 30 feet in height. At least one of these
aerial access roadways shall be located a minimum of 15 feet and a maximum of
30 feet from the building, and shall be positioned parallel to one entire side of the
building.

FIRE FLOW/FIRE HYDRANTS
103.

Project shall have a fire flow based on the California Fire Code Appendix 111-A.

104.

Prior to bringing combustibles on site, fire hydrants shall be installed per Five
Cities Fire Authority and Public Works Department standards. Locations shall be
approved by the Fire Chief.

105.

The developer shall provide a fire hydrant on the James Way end of the property
at the location where the existing 8 inch ACP water main was to be abandoned.
The Double Detector Check Valve Assembly (DDCVA) and Fire Department
Connection (FDC) shall be located on the James Way side of the building.

FIRE SPRINKLERS

106.

Prior to Occupancy, all buildings must be fully sprinklered per Building and Fire
Department guidelines.

107.

The project shall provide Five Cities Fire Authority approved access and sprinkler
system per National Fire Protection Association Standards 13d or 13R as
appropriate.
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108.

The covered parking area must be fire sprinkle red and sized to allow the passage
of a fire apparatus 20 feet in width with 13 feet 6 inch minimum head clearance.

ABANDONMENT/NON-CONFORMING
109.

Prior to issuance of a grading permit or building permit, whichever occurs first,
the applicant shall show proof of property abandoning all non-conforming items
such as septic tanks, wells, underground piping and other undesirable conditions.

OTHER APPROVALS
11 0.

The project shall comply with Federal and local flood management policies.

111.

Any review costs generated by outside consultants shall be paid by the applicant.

MITIGATION MEASURES
A negative declaration with mitigation measures has been adopted for this project. The
follo\Ving mitigation measures shall be implemented as conditions of approval and shall
be monitored by the appropriat~ City department or responsible agency. The applicant
shall be responsible for verification in writing by the monitoring department or
agency that the mitigation measures have been implemented.
MITIGATION MEASURES:
MM 1-1: The applicant shall submit a lighting plan verifying that all exterior
lighting for the development is directed downward and does not create spill or
glare to adjacent properties and riparian habitat.
MM 111-1: Based on the recommendation by the APCD, the applicant shall
demonstrate how the construction phase impacts will be below the level of
significance as identified in the APCD's CEQA Handbook prior to grading permit
issuance and at least three months before construction activities are to begin.
MM 111-2: The following standard mitigation measures for construction equipment
shall be implemented to reduce the ROG, NOx, and diesel particulate matter
(DPM) emissions during construction of the project:
a. Maintain all construction equipment in proper tune according to
manufacturer's specifications;
b. Fuel all off-road and portable diesel powered equipment with ARB
certified motor vehicle diesel fuel (non-taxed version suitable for use offroad);
c. Use diesel construction equipment meeting ARB's Tier 2 certified engines
or cleaner off-road heavy-duty diesel engines, and comply with the State
Off-Road Regulation;
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d. Use on-road heavy-duty trucks that meet the ARB's 2007 or cleaner
certification staf)dard for on-road heavy-duty diesel engines, and comply
with the State On-Road Regulation; ·
e. Construction or trucking companies with fleets that do not have engines in
their fleet that meet the engine standards identified in the above two
measures (e.g. captive or NOx exempt area fleets) may be eligible by
proving alternative compliance;
f. All on- and off-road diesel equipment shall not idle for more than 5
minutes. Signs shall be posted in the designated queuing areas and or
job sites to remind drivers and operators of the 5 minute idling limit;
g. Diesel idling within 1,000 feet of sensitive receptors is not permitted;
h. Staging and queuing areas shall not be located within 1,000 feet of
sensitive receptors;
i. Electrify equipment when feasible;
j. Substitute gasoline-powered in place of diesel-powered equipment, where
feasible; and
k. Use alternatively fueled construction equipment on-site where feasible,
such as compressed natural gas (CNG), liquefied natural gas (LNG),
propane or biodiesel.

MM 111-3: Prior to any construction activities at the site, the project proponent
shall ensure that a geologic evaluation is conducted to determine if Naturally
Occurring Asbestos (NOA) is present within the area that will be disturbed. If
NOA is not present, an exemption request must be filed with the APCD. If NOA
is found at the site, the applicant must comply with all requirements outlined in
the Asbestos Air Toxins Control Measure (ATCMJ regulated by the California Air
Resources Board (ARB) and may require development of an Asbestos Dust
Mitigation Plan and an Asbestos Health and Safety Program for approval by the
APCD.

MM 111-4: Prior to any demolition activities or the removal or relocation of utility
pipelines at the site, if necessary, the project proponent shall notify the APCD to
ensure the activities occur in accordance with the requirements stipulated in the
National Emission Standard for Hazardous Air Pollutants (NESHAP).
MM 111-5: The following mitigation measures shall be implemented during
construction to manage fugitive dust emissions such that they do not exceed the
APCD 20% opacity limit (APCD Rule 401) or prompt nuisance violations (APCD
Rule 402):
a. Reduce the amount of the disturbed area where possible;
b. Use of water trucks or sprinkler systems in sufficient quantities to prevent
airborne dust from leaving the site. Increased watering frequency will be
required whenever wind speeds exceed 15 mph. Reclaimed (nonpotable) water shall be used whenever possible;
c. All dirt stockpile areas should be sprayed daily as needed;
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d. Permanent dust control measures identified in the approved project
revegetation and landscape plans shall be implemented as soon as
possible, following completion of any soil disturbing activities;
e. Exposed ground areas that are planned to be reworked at dates greater
than one month after initial grading shall be sown with a fast germinating,
non-invasive, grass seed and watered until vegetation is established;
f. AJI disturbed soil areas not subject to revegetation shall be stabilized using
approved chemical soil binders, jute netting, or other methods approved in
advance by the APCD;
g. All roadways, driveways, sidewalks, etc. to be paved shall be completed
as soon as possible. In addition, building pads shall be laid as soon as
possible after grading unless seeding o soil binders are used;
h. Vehicle speed for all construction vehicles shall not exceed 15 mph on
any unpaved surface at the construction site;
i. All trucks hauling dirt, sand, soil or other loose materials shall be covered
or shall maintain at least two feet of freeboard (minimum vertical distance
between top of load and top of trailer) in accordance with CVC Section
23114;
j. Install wheel washers where vehicles enter and exit unpaved roads onto
streets, or wash off trucks and equipment leaving the site;
k. Sweep streets at the end of each day if visible soil material is carried onto
adjacent paved roads. Water sweepers with reclaimed water shall be
used where feasible;
I. All PM 10 mitigation measures required shall be shown on grading and
building plans; and
m. The contractor or building shall designate a person or persons to monitor
the fugitive dust emissions and enhance the implementation of the
measures as necessary to minimize dust complaints, reduce visible
emissions below 20% opacity. Their duties shall include holidays and
weekend periods when work may not be in progress. The name and
telephone number of such persons shall be provided to the APCD
Compliance Divisions prior to the start of any grading, earthwork or
demolition.
MM 111-6: Prior to any construction activities on the site, the project proponent
shall contact the APCD Engineering Division to obtain all necessary permits for
portable equipment used during the construction and operational phases of the
project. Typical equipment requiring a permit includes, but is not limited to, the
following:
• Diesel engines;
• Portable generators and equipment with engines that are 50 horsepower
or greater;
• Electrical generation plants orthe use of standby generators; and
• Portable plants (e.g. aggregate plant, asphalt batch plant, concrete batch
plant, etc.
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MM 111-7: Proposed truck routes shall be evaluated and selected to ensure
routing patterns have the least impact to residential dwellings and other sensitive
receptors, such as schools, parks, daycare centers, nursing homes, and
hospitals.
MM 111-8: The project proponent shall coordinate with and obtain all necessary
equipment and operation permits that are required by APCD. Typical equipment
requiring such permits includes, but is not limited to, the following:
• Portable generators and equipment with engines that are 50 hp or greater;
• Electrical generation plants or the use of standby generators;
• Boilers;
• Internal combustion engines;
• Sterilization unit(s) using ethylene oxide and incinerator(s); and
• Cogeneration facilities.
MM IV-1: The applicant shall revegetate the 0.18-acre mitigation area as outlined
in the "Wetland Mitigation PlanD prepared by the Morro Group, Inc., dated May
21, 2002. Any plants that do not survive shall be replaced in kind and monitored
until established. Temporary irrigation shall be provided for all planting areas for
three (3) years or until plants are established. An independent consultant
specializing in biological resources shall be hired by the City and paid for by the
applicant to monitor the mitigation for a minimum of five (5) years.
MM IV-2: The applicant shall consult and coordinate with the Regional Water
Quality Control Board (RWQCB) and the United States Corps of Engineers
{USAGE) regarding the project. The applicant shall obtain all permits required
for the construction, operation, or mitigation of the project. If permits are not
required, the applicant shall provide written verification as such from the
appropriate agency.
MM IV-3: The applicant shall obtain compliance with Section 1602 of the
California Fish and Game Code (Streambed Alteration Agreements) in the form
of a completed Streambed Alteration Agreement or written documentation from
the CDFG that no agreement would be required. Should an agreement be
required, the applicant shall implement all the terms and conditions of the
agreement to the satisfaction of the CDFG. The CDFG Streambed Alteration
Agreement process encourages applicants to demonstrate that the proposed
project has been designed and will be implemented in a manner that avoids and
minimizes impacts on riparian habitat and the stream zone.
MM IV-4: All non-native plant species shall be eliminated from the 35' wide creek
setback area.
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MM IV-5: The developer shall record an irrevocable offer of dedication open
space agreement and thirty-five foot . (35') creek easement on the property
measured from top of bank. No structures shall occur within the 35' creek
setback area, in accordance with Section 16.44.050 of the Municipal Code.
MM IV-6: Siltation/sedimentation control measures shall be implemented along
the entire eastern property boundary prior to site construction. Such control
measures shall include sediment fences and/or hay bales placed into the crux of
the bank of Meadow Creek. Erosion/sediment control barricades shall be placed
around the perimeter of each construction zone with the potential to drain to
Meadow Creek.
MM IV-7: Soil shall not be stockpiled in areas located near the eastern property
margin adjacent to Meadow Creek, or in areas that have potential to drain to
Meadow Creek. Stockpiled soil should be properly covered at all times to avoid
wind and water erosion, and consequent siltation to Meadow Creek.
MM IV-8: No heavy equipment shall be allowed within the Meadow Creek
corridor.
MM V-1: If a potentially significant cultural resource is encountered during
subsurface earthwork activities, all construction activities within a 100-foot radius
of the find shall cease until a qualified archaeologist determines whether the
uncovered resource requires further study. A standard inadvertent discovery
clause shall be included in every grading and construction contract to inform
contractors of this requirement. Any previously undiscovered resources found
during construction shall be recorded on appropriate California Department of
Parks and Recreation (DPR) forms and evaluated for significance in terms of
California Environmental Quality Act criteria by a qualified archaeologist.
Potentially significant cultural resources consist of, but are not limited to, stone,
bone, glass, ceramic, wood, or shell artifacts; fossils; or features including
hearths, structural remains, or historic dumpsites. If the resource is determined
significant under CEQA, the qualified archaeologist shall prepare and implement
a research design and archaeological data recovery plan that will capture those
categories of data for which the site is significant. The archaeologist shall also
perform appropriate technical analysis, prepare a comprehensive report, and file
it with the appropriate Information Center and provide for the permanent curation
of the recovered materials.
MM V-2: If human remains are encountered during earth-disturbing·activities, all
work in the adjacent area shall stop immediately and the San Luis Obispo
County Coroner's office shall be notified immediately. If the remains are
determined to be Native American in origin, the Native American Heritage
Commission shall be notified and will identify the Most Likely Descendent, who
will be consulted for recommendations for treatment of the discovered remains.

Item 9.a. - Page 103

RESOLUTION NO. 4565

PAGE 26
MM Vl-1: All construction plans shall incorporate the recommendations of the
soils engineering report prepared for the project site by Earth Systems Pacific
dated October 30, 2006.
MM Vll-1: All construction plans shall reflect the following GHG-reducing.
measures where applicable. Prior to issuance of building permits, the applicant
shall submit impact reduction calculations based on these measures to the
APCD for review and approval, incorporating the following measures:
•
•

•
•
•
•

•
•
•
•
•

•
•
•
•
•
•
•

Incorporate outdoor electrical outlets to encourage the use of electric
appliances and tools.
Provide shade tree planting in parking lots to reduce evaporative
emissions from parked vehicles. Design should provide 50% tree
coverage within 10 years of construction using low ROG emitting, low
maintenance native drought resistant trees.
Provide conduit for future fueling of electric vehicles (one space in parking
area).
No residential wood burning appliances.
Provide employee lockers and showers. One shower and 5 lockers for
every 25 employees are recommended.
Trusses for south-facing portions of roofs shall be designed to handle
dead weight loads of standard solar-heated water and photovoltaic
panels. Roof design shall include sufficient south-facing roof surface,
based on structures size and use, to accommodate adequate solar
panels. For south facing roof pitches, the closest standard roof pitch to the
ideal average solar exposure shall be used.
Increase the building energy rating by 20% above Title 24 requirements.
Measures used to reach the 20% rating cannot be double counted.
Plant drought tolerant, native shade trees along southern exposures of
buildings to reduce energy used to cool buildings in summer.
Utilize green building materials (materials which are resource efficient,
recycled, and sustainable) available locally if possible.
Install high efficiency heating and cooling systems.
Design building to include roof overhangs that are sufficient to block the
high summer sun, but not the lower winter sun, from penetrating south
facing windows (passive solar design).
Utilize high efficiency gas or solar water heaters.
Utilize buitt-in energy efficient appliances (i.e. Energy Star®).
Utilize double-paned windows.
Utilize low energy street lights (i.e. sodium).
Utilize energy efficient interior lighting.
Install energy-reducing programmable thermostats.
Use roofing material with a solar reflectance values meeting the EPA/DOE
Energy Star® rating to reduce summer cooling needs.
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•

•

•

•

Eliminate high water consumption landscape (e.g., plants and lawns) in
residential design. Use native plants that do not require watering and are
low ROG emitting.
Provide on-site bicycle parking both short term (racks) and long tenn
(lockers, or a locked room with standard racks and access limited to
bicyclist only) to meet peak season maximum demand. One bike rack
space per 10 vehicle/employee space is recommended.
Require the installation of electrical hookups at loading docks and the
connection of trucks equipped with electrical hookups to eliminate the
need to operate diesel-powered TRUs at the loading docks.
Provide storage space in garage for bicycle and bicycle trailers, or
covered racks /lockers to service the residential units.

MM IX-1: A Stormwater Pollution Prevention Plan (SWPPP) shall be developed
and implemented in consultation with the City, Regional Water Quality Control
Board (RWQCB), and other regulatory agencies. The SWPPP shall include
BMPs to reduce potential impacts to surface water quality through the
construction and life of the project. The SWPPP shall adhere to the following
requirements:
•

•
•

•
•
•
•

•
•

The SWPPP shall include measures to avoid creating contaminants,
minimize the release of contaminants, and water quality control measures
to minimize contaminants from entering surface water or percolating into
the ground.
The water quality control measures shall address both construction and
operations periods.
Fluvial erosion and water pollution related to construction shall be
controlled by a construction water pollution control program that shall be
filled with the appropriate agency and kept current throughout any site
development phase.
The water pollution prevention program shall include BMPs, as
appropriate, given the specific circumstances of the site and project.
The SWPPP shall be submitted for review and approval to the RWQCB.
A spill prevention and countermeasure plan shall be incorporated into the
SWPPP.
Designation of equipment and supply staging and storage areas at least
150 feet from the outside edge of the Meadow Creek 35-foot setback
area. All vehicle parking, routine equipment maintenance, fueling, minor
repair, etc., and soil and material stockpile, shall be done only in the
designated staging area.
Major vehicle/equipment maintenance, repair, and equipment washing
shall be performed off site.
A wet and dry spill cleanup plan that specifies reporting requirements and
immediate clean up to ensure no residual soil, surface water or
groundwater contamination would remain after clean up.
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•

•
•
•

Designating concrete mixer washout areas at least 100 feet from the
outside edge of the Meadow Creek 35-foot setback with the use of
appropriate containment or reuse practices.
A temporary and excess fill stockpile and disposal plan that ensures that
no detrimental affects to receiving waters would result.
Requiring all grading and application of concrete, asphalt, etc. to occur
during the dry season from April 15 to October 15.
Required site preparation and erosion control BMPs for any work that may
need to be completed after October 15.

MM IX-2: To reduce erosion hazards due to construction activities, grading shall
be minimized and project applicants shall use runoff and sediment control
structures, and/or establish a permanent plant cover on side slopes following
construction.
MM IX-3: Erosion control and bank stabilization measures shall be implemented
to ensure that the creek bank does not erode. In addition, alternative bank
protection methods, such as restoration of native vegetation, root wads, or other
bioengineering methods of stabilization, shall be used whenever possible. In
order to reduce long-term effects of soil compaction and changes in topography,
construction vehicles and personnel shall not enter the low flow channel and wet
areas. Construction mats and other devices shall be used whenever possible to
reduce impacts associated with soil compaction.
MM IX4: All temporary fill placed during project construction shall be removed at
project completion and the area restored to approximate pre-project contours
and topography.
MM IX-5: No construction debris or materials shall be allowed to enter the creek
bed, either directly or indirectly. Stockpiles shall be kept far enough from the
banks of the active channel and protected to prevent materials from entering the
creek bed.
MM IX-6:
project:
•
•

•

The following water quality BMPs shall be incorporated into the

Run-off Control. Maintain post-development peak runoff rate and average
volume of runoff at levels that are similar to pre-development levels.
Labeling and Maintenance of Storm Drain Facilities. Label new and
existing storm drain inlets with "No Dumping - Drains to Oceana to alert
the public to the destination of stormwater and to prevent direct discharge
of pollutants into the storm drain.
·
Common Area Litter Control. Implement a trash management and litter
control program to prevent litter and debris from being carried to water
bodies or the storm drain system.
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•

•

•

•

•

Food Service Facilities. Design the food service facility to have a sink or
other area for cleaning floor mats, containers, and equipments that is
connected to. a grease interceptor prior to discharging to the sanitary
sewer system. The cleaning area shall be large enough to clean the
largest mat or piece of equipment to be cleaned.
Refuse Areas. Trash compactors, enclosures and dumpster areas shall
be covered and protected from roof and surface drainage. Install a selfcontained drainage system that discharges to the sanitary sewer if water
cannot be diverted from the areas.
Outdoor Storace Controls. Oils, fuels, solvents, coolants, and other
chemicals stored outdoors must be in containers and protected from
drainage by secondary containment structures such as berms, liners,
vaults or roof covers and/or drain to the sanitary sewer system. Bulk
materials stored outdoors must also be protected from drainage with
berms and covers.
Process equipment stored outdoors must be
inspected for proper function and leaks, stored on impermeable surfaces
and covered. Implement a regular program of sweeping and litter control
and develop a spill cleanup plan for storage areas.
Cleaning. Maintenance and Processing Controls.
Areas used for
washing, steam cleaning, maintenance, and repair or processing must
have impermeable surfaces and containment berms, roof covers, recycled
water wash facility, and discharge to the sanitary sewer. Discharges to
the sanitary sewer may require pretreatment systems and/or approval of
an industrial waste discharge permit.
Street/parking lot Sweeping: Implement a program to regular1y sweep
streets, sidewalks and parking lots to prevent the accumulation of litter
and debris. Debris resulting from pressure washing should be trapped
and collected to prevent entry into the storm drain system. Washwater
containing any cleaning agent or degreaser should be collected and
discharged to the sanitary sewer.

MM Xll-1: Construction activities shall be restricted to the hours of 8 a.m. and 6
p.m. Monday through Friday. No construction shall occur on Saturday or
Sunday. Equipment maintenance and servicing shall be confined to the same
hours. To the greatest extent possible, grading and construction activities should
occur during the middle of the day to minimize the potential for disturbance of
neighboring noise sensitive uses.
MM Xll-2: All construction equipment utilizing internal combustion engines shall
be required to· have mufflers that are in good condition. Stationary noise sources
shall be located at least 300 feet from occupied dwelling units unless noise
reducing engine housing enclosures or noise screens are provided by the
contractor.
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MM Xll-3: Equipment mobilization -areas, water tanks, and equipment storage
areas shall be placed in a central location as far from existing residences as
feasible.
MM XIV-1: The applicant shall pay the mandated Lucia Mar Unified School
District impact fee.
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OFFICIAL CERTIFICATION
I, KELLY WETMORE, City Clerk of the City of Arroyo Grande, County of San Luis
Obispo, State of California, do hereby certify under penalty of pe~ury, that the attached
Resolution No. 4565 is a true, full, and correct copy of said Resolution passed and
adopted at a Regular meeting of the City Council of the City of Arroyo Grande on the
28th day of January, 2014.
WITNESS my hand and the Seal of the City of Arroyo Grande affixed this 29th day of
January 2014.
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Terry Payne, Miller Way, commented on potential noise issues associated with the use and the
need to conform to the City's noise restrictions.
Hearing no further comments, public comment was closed.
The Committee commented regarding the issue of the history
e use of zinc plates relates to
determination, the need to make the windows more subtle, tha
how eclectic Olohan Alley is, and that seeing the activity · 1de the building is vital to the health
of the downtown.
y John Rubatzky, to recommend to the Community
Bruce Berlin made a motion, second
Development Director approval o e project with the following conditions:
1) Non-reflective w· ows be used in the roll up window;
2) That the p · of the blade match the existing building trim; and
3)
of the project by the HRC be required prior to a final decision on the project.

6.a. Consideration of Amended Conditional Use Permit 15-001, Lot Merger 15-001; and
Variance 15-001; Location- 880 Oak Park Boulevard (APNs 007-771-053 and -062);
Applicant - Russ Sheppel

Staff Contact: Matt Downing
Assistant Planner Downing presented the staff report.
The Committee asked questions regarding creek setback requirements, parking provided on the
site, development standard clarifications, and similar questions related to the project.
Steve Rigor, architect, Russ Sheppel, applicant, and Randy Alanzo, representative, spoke in
support of the project.
The Committee asked questions regarding building architecture rev1s1ons, installation of the
pedestrian path, lack of consistent application of detailing on plans, building height being
proposed, and the light well for basement units.
Vice Chair Peachey opened the floor for public comment.
Terry Payne, Miller Way, commented that the independent living was a better idea than the
townhomes previously proposed.
Hearing no further comments, the public comment was closed.
The Committee made comments regarding concerns regarding parking and emergency vehicle
circulation, the need for installation of the pedestrian path with the project, some clarifications on
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the proposed landscape plan, inclusion of as much LID features as possible, and reduction of
building height as much as possible.
Bruce Berlin made a motion, seconded by Mary Hertel, to recommend to the Planning
Commission approval of the project with the following conditions:
1) The parking calculations and demand, creek setback, and traffic considerations be
further vetted before approval;
2) The applicant shall comply with recommendations by the Army Corps of Engineers
regarding creek setback reduction;
3) Maintain the 37' building height limit previously approved; and
4) The preliminary plant materials and layout are acceptable and final planting plan to
be reviewed by staff for conformance with the preliminary plan.
The motion carried on a 4-0 voice vote.
7. DISCUSSION ITEMS:
None
8. COMMITTEE COMMUNICATIONS
Committee member Berlin announced that the first m
Panel is forthcoming ..

1ng of the Community Service Grant

9. STAFF COMMUNICATIONS
Assistant Planner Downing announced
t due to holidays, the next regular meeting of the
ARC would need to be rescheduled.
ommittee members concurred that they were available
on both February 17 and 23, 201 , depending on which day worked better for staff. Assistant
Planner Downing recommende he next meeting date tentatively be February 17, 2015 at 3:30
pm.

The meeting was a ourned at 5:15pm to a special meeting on February 17, 2015 at 3:30pm.

Prepa~y:

Matt Downing, Assistant Planner

(Aioved at ARC Mtg - - - - - '
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ATIACHMENT 3
DRAFT
ACTION MINUTES
REGULAR MEETING OF THE PLANNING COMMISSION
TUESDAY, MARCH 3, 2015
COUNCIL CHAMBERS, 215 EAST BRANCH STREET
ARROYO GRANDE, CALIFORNIA
1. CALL TO ORDER
Chair George called the Regular Planning Commission meeting to order at 6:00p.m.
2. ROLL CALL
Planning Commission:

Staff Present:

Commissioners John Keen, Terry Fowler-Payne, John Mack,
Glenn Martin, and Chair Lan George were present.
Community Development Director Teresa McClish, Assistant
Planner Matthew Downing, Associate Planner Kelly Heffernan,
City Engineer Matt Horn, and Secretary Debbie Weichinger were
present.

3. FLAG SALUTE
Commissioner Mack led the Flag Salute.
4. AGENDA REVIEW
None
5. COMMUNITY COMMENTS AND SUGGESTIONS
None
6. WRITTEN COMMUNICATIONS
None

7. CONSENT AGENDA
Action: Commissioner Keen moved, and Commissioner Mack seconded the motion to approve
the February 17, 2015 minutes, as submitted. The motion passed on the following roll call vote:
AYES:
NOES:
ABSENT:

Keen, Mack, Fowler-Payne, Martin, George
None
None

7.a .. Consideration of Approval of Minutes
Action: Approved the minutes of the Regular Planning Commission meeting of February 17,
2015, as submitted.
8. PUBLIC HEARINGS
B.a.

CONTINUED CONSIDERATION OF AMENDED CONDITIONAL USE PERMIT 15-001, LOT
MERGER 15-001, AND VARIANCE 15-001; LOCATION - 880 OAK PARK BOULEVARD
(APNs 007-771-053, -062, AND -072); APPLICANT- RUSS SHEPPEL
Assistant Planner Downing recommended that the Commission review the proposed
modifications to an approved project for an approximately 55,000 square-foot memory care
facility and sixteen (16) unit independent living facility and make a recommendation to the City
Council.
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Assistant Planner Downing responded to questions from the Commission regarding the
proposed project.
Russ Sheppel, applicant, presented his proposed project to the Commission and responded to
questions from the Commission.
Randy Alonzo, Project Manager, stated that the proposed project was previously approved and
has been modified for the neighbors. Mr. Alonzo indicated that the adjacent property owners
have consented to the current plan of the proposed project and responded to questions from the
Commission.
Chair George opened the public hearing. There were no comments received and the public
hearing was closed.
Individual Commissioners provided the following comments for the proposed project: there is a
need for the project in the community; in favor of having both driveways open for ingress and
egress; can make the findings for the creek setback; in support of a sign indicating that this is
"Assisted Living Parking Only"; in support of signage limiting egress turning movements to help
circulation on the site; support the ARC and the height of 37'. 7"; would like to see a designated
smoking area; the parking lot will be busy between 4:30 - 8:00 pm.; there is a need for
designated pedestrian crossings on site; like the changes to the independent living facility;
would like to see recreation space as much as possible for independent living; interested if there
could be solar panels on a row of parking; stated this is a good project and is in support of the
project.
Action: Commissioner Keen moved to adopt a resolution entitled "A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF ARROYO GRANDE RECOMMENDING THE
CITY COUNCIL APPROVE AMENDED CONDITIONAL USE PERMIT CASE NO. 15-001,
VARIANCE CASE NO. 15-001, AND LOT MERGER CASE NO. 15-001 FOR THE
CONSTRUCTION OF AN APPROXIMATELY 55,000 SQUARE-FOOT, 70-BED ASSISTED
LIVING/MEMORY CARE FACILITY AND SIXTEEN (16) UNIT INDEPENDENT LIVING
· FACILITY; LOCATED AT 880 OAK PARK BOULEVARD (SOUTHEAST) CORNER OF OAK
PARK BOULEVARD/JAMES WAY INTERSECTION); APPLIED FOR BY RUSS SHEPPEL".
Commissioner Martin seconded, and the motion passed on the following roll call vote:
AYES:
NOES:
ABSENT:

Keen, Martin, Fowler-Payne, Mack, George
None
None

The Commission took a break at 7:00pm and reconvened at 7:05pm.
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Pults & Associates
34so Broad stree. t, sujte
San Luis Obispo, CA 93401
Facsirnil~.: (805)541-4371

1v6·

Attention:

Kim Hatch

Subject:

Top of Bank Study for Sheppcl.Propeny (APN Nos. 007-771-053 & 062)

De?r Kim.
Based on a review of sw-v:::y data c.ollecled in January of 2001, it can be concluded that elevation '
of the baci;: that constrains Meadow Creek to its channel ~( the location of the subject Sheppel
Prnperty 1~ ~n greater than 73.82 feet (see Exhibit A). Furthermore, based on a sitt; visit made on

May 26, 2004 it was d.isc-:med that the location of this survey shot was approximately 3 feet
higher than the easterly top of bank. Therefore, we feel t11at the highe~t top of bank for Meadow
Creek adjacent to the subject Sh.eppel Property is approximately 71 feet.

Sincerely,

RECEIVE I)

THA

.Mti.Y 2 4 ZOOS
CITY OF ARROYO GRAND
COMMUNITY DEVELOPME~

Atiachrnent
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EXHIBIT A
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Penfield &Smith
ENGINEERS

101 EAST VICTORIA STREET
P.O. BOX 98
SANTA BARBARA, CALIFORNIA 93102
805-963-9532 • FAX 805-966-9801

SURVEYORS

2051 NORTH SOLAR DRIVE.
SUITE 225
OXNARD, CALIFORNIA 93030
805-983-7499 • FAX 805-983-1826

W.O. 13,326.01
June 2, 1999
City of Arroyo Grande
Community Development Dept.
City of Arroyo Grande
214 E. Branch Street
i\rroyo Grande, CA 93421

JUN 0 4 1999

Attention:·

Mr. Henry Engen,
Interim Planning Director

Subject:

Traffic Impact Assessment for Conditional Use Permits No. 98-573
(Kennedy) and 98-572 (Sheppel), Arroyo Grande, California

P(;!nfield & Smith (P&S) has prepared the following traffic assessment of the potential
traffic related impacts associated with the subject projects. This report identifies the
peci.k hour trip generation for the two project individually and cumulatively.
Intersection analysis on an existing and cumulative basis is also provided to evaluate
the level of service and the ability to mairltain the City's desired LOS C, on an
individual and cumulative basis. The scope of work was coordinated and approved by
the City of Arroyo Grande prior to the preparation of this study ..
PROJECT DESCRIPTION

The City is presently reviewing two development proposals known as Conditional Use
Permit No. 98-573 (Kennedy) and 98-572 (Sheppel). The Kennedy proposal is for the
development of a 19,000 squarefoot health club and 58 parking spaces. The Sheppel
project is to develop an 11,335 square foot office building with 34 parking spaces.
Both of these projects are located at the intersection of Oak Park Boulevard and
James Way. On the project site, a 7,560 square foot office building presently exists.
The January 11, 1999 project site plan is on file in the City Planning Department.
Access to the project site is provided via an existing 26-foot wide drive on James Way.
On-site parking for 155 vehicles is proposed to serve the planned land uses. The
project site plan would maintain the secondary access for the hotel use to the south of
the project site. No access is proposed to Oak Park Boulevard.
EXISTING CONDITIONS

Land Use

the

_On
project site, a 7, 560 square foot commercial office building is constructed and
occunied. To the south of the -uroject site, lies a hotel use with access to Oak Park
Boulevard and to James Way through the project site. To the east lies a vacant
~
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property Vlith an apartment complex beyond the vacant property. To the north lies
the ·Four Square Community Church. At the church, a day care/pre-school is
presently open. The peak hours appear to be around 3 PM during the weekdays for
the schoc:il and on Sundays for the church use. The Church driveway is located
approximately 30 feet to the east of the project driveway.
Traffic Volumes
The most recent daily traffic counts for Oak Park Boulevard near James Way were
observed in 1996 for the GENCOM development. At that time, the daily traffic volume
was 14,500 ADT. The posted speed limit for Oak ParkBoulevard and James Way is
40 MPH. This portion of James Way is striped to provide bike lanes on both sides of
the street, one travel lane in each direction 'With a center left tum lane.
The study area for this analysis encompassed the intersections of Oak Park Boulevard
at James Way and at W. Branch Street .. The current intersection level of service and
average delay is 11.0 seconds per vehicle at Level of Service (LOS) B for the W. Branch
Street intersection I and 11.7 seconds per vehicle/ LOS B for t..l-J.e James Way
intersection2. The City of Arroyo Grande has a significant impact threshold of LOS C
for peak hour intersection operation. The existing traffic volumes on the adjacent
road system are summarized in Exhibit 1.
PROJECT TRAFFIC

Typically, the Institute of Transportation Engineers (ITE) provides guidance on the
expected trip generation characteristics for land use as re.lated to traffic impact
analysis. For the office component of this traffic analysis, the ITE trip rates provide a
good estimate of the traffic related to this use. For the health club, the ITE source
provides data for one facility. When the ITE trip data is limited, another the trip
generation resource is commonly used. The.San Diego Association of Governments
(SANDAG) has a localized summary of trip making data for some unique or other
limited data. Also, for the health club use, P&S has recently completed a similar
analys1s for a YMCA and developed trip rates for this type of health club. To
determine the appropriate trip generation for the proposed health club, the available
data was averaged and applied to the proposed square footage. The trip generation
rates used in this analysis are summarized in Table l. Once the trip generation rates
were found for the project land uses, they were applied to the proposed building
square footage and the trips generated by them are summarized in Table 2.
As seen in these trip tables, the Kennedy Health Club is expected to generate 452
daily trips with 25 AM peak hour and 28 PM peak hour trips. The Sheppel Office
building is expected to generate 124 daily trips with 18 AM peak hour and 17 PM _
peak hour trips.
1

Tne existing intersection traffic volumes for this intersection were based on data collected in 1998 for the Brisco
Street Interchange by Higgins Associates.
2
The existing intersection traffic volumes for this intersection were based on the data provided in the 1996
GENCOM Development Traffic Analysis.

P&S
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Table 1
Trip Generation Rates
Kennedy- Sheppel Developments
HEALTH
CLUB
ITE
(Code 493)

SANDAG
P&S
AVERAGE
OFFICE
(ITE code 710)

Size I ADT I
.
(TE/ADT)
I
NA
43 KSF I
I
I

1 NA I
I 45 KSF _I

30
17.6

I 44 KSF I

23.8

I

11.01

NA

I

I
I
I

I

AM
In
0.14
0.70
1.02

0.86
1.37

Peak
Out

I

I
I
I

I

0.16
0.50
0.43

0.47
0.19

Hour
Total

I

I
I
I

I

0.30
1.20
1.45

1.33
1.56

I

I

I
I
I

I

PM
In
2.62
1.62
1.43

1.51
0.25

Peak
Out

I

I
I
I

I

1.68
1.08
0.90

1.41
1.24

Hour
Total

I

I
I

4.30·
2.70
2.33

I

2.52

I

1.49.

Table 2
Trip Generation Summary
Kennedy - Sheppel Developments
LAND USE

I

HEALTH
CLUB
OFFICE

Size

I 19 KSF
I 11.335 I

I
(TE/ADT)
ADT

AM
In

452

16

I

124

16

Peak
Out

I

Hour
Total

9

I . 25

2

18

I
I

PM
In
29
3

!

Peak
Out

Hour
Total

19

48

14

I

17

KSF
•·

Proiect Total

I

576

I

32

I

11

I

43

I

32

I

33

I

65

It is difficult to accurately estimate the overlap between the number of office workers
that "iiVill stay at the site and use the health club on a typical weekday. The positive
· effect on reducing the traffic impacts will occur. As an example if 10% of the office
employees choose to use the health club after work, the number of PM peak hour
inbound trips to the health club would be reduced by 1-2 L--ips, as would the PM peak
hour outbound trips from the office be reduced by 1-2 trips. Tnis phenomena has not
been accounted for in the project traffic volumes used in the following analysis and
provides a very worst case analysis for this traffic assessment.
Once the amount of the project traffic that could be added to the adjacent road
system was found, the traffic was assigned to the road system using the following
general factors. These factors were based on our knowledge of travel pattems in the
Arroyo Grande area a...J.d previous studies. The distribution of project traffic is
graphically depicted on Exhibit 2.
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PROJECT TRAFFIC IMP ACTS - Baseline Conditions

To assess the potential future impacts of the projects, a baseline level of background
traffic to simulate the "existing" traffic volumes. This baseline level of traffic
represents the traffic from approved and pending lalO'I.VIl projects in the City of Arroyo
Grande that have not been built. This baseline level of traffic for this project was
taken from the GENCOM Development traffic study and updated to include the recent
work performed by Higgins Associates relative to the Brisco Street Interchange PSR.
The baseline traffic volumes for the two study area intersections are presented in
Exhibit 3.
·Using the traffic volumes depicted in Exhibit 4, the PM peak hour intersection
operation was evaluated using the latest Highway Capacity Manual (HCM-98)
methodologies. The resultant intersection levels of service and delay are summarized
in Table 3.
Table 3
PM Peak Hour Intersection Operation
Baseline Conditions

Location
Oak Park Blvd at
James Way
W. Branch St.

Baseline

+Health
Club

+Office

Cumulative

LOS B

LOS B

LOS B

LOSE

11.5 secfveh

11.6 secfveh

11.6 secfveh

11.7 secjveh

LOS B

LOSB

LOS B

LOSE

Type of
Control
Traffic
Signal

I 14.5 secfveh I 14.2 secjveh I 14.6 secjveh
14.1 secfveh

Traffic
Signal

I
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As seen in Table 3, the level of service does not exceed the LOS C threshold of t.'rJ.e City
of Arroyo Grande. The project(s) are not e:x-pected to create any significant traffic
related impacts under baseline cpnditions.
·
PROJECT TRAFFIC IMPACTS- Build Out Conditions

To assess the potential future impacts of the projects, a build out level of background
traffic to simulate the "ultimate" traffic volumes. This level of traffic reoresents the
traffic from all developments in the Arroyo Grande General Plan if con~tructed per the
applicable zoning ordinances. This build out condition is projected to occur in a 1520 year time frame. This build out level of traffic for this project was taken from the
GENCOM Development traffic study and updated to include the recent work
performed by Higgins Associates relative to the Brisco Street Interchange PSR. The
build out traffic volumes for the two study area intersections is presented in Exhibit
4.
Using the traffic volumes depicted in Exhibit 5, the PM peak hour intersection
operation was evaluated using the latest Highway Capacity Manual (HCM-98)
methodologies. Tne resultant intersection levels of service and delay are summarized
in Table 4.
Table 4
PM Peak Hour Intersection Operation
Build Out Conditions

Location

I
Co~trol

Oak Park Blvd at
James Way

Traffic
Signal

W. Branch St.

Type of

Traffic
Signal

I Cumulative

Baseline

+Health
Club

+ Office·

LOS C

LOS C

LOS C

LOS C

17.2 secjveh

17.4 secjveh

17.5 secjveh

17.6 secjveh

LOS B

LOS B

LOS B

LOSB

I
I
20.7 secjveh 20.8 secjveh 21.0 secjveh

21.2 secjveh

As seen in Table 3, the level of service does not exceed the LOS C threshold of the City
of Pu-royo Grande. The project(s) are not expected to create any signiiicant traffic
related impacts under baseline conditions.
PROJECT SITE IMPROVEMENTS

Based on site plan as proposed and the projected future traffic volumes, the frontage
improvements along Oak Park Boulevard and James Way were assessed. As ilie
i.IJ.tersection is projected to operate at very good LOS C, no additional frontage
L.rnprovements are recommended.
·
The proposed site access on James Way is located at an adequate distance from the
Oak Park Boulevard intersection. The d..riveway to the Four Square Church is located
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diagonally from the proposed project access, but should operate adequately due to the
different peaking characteristics of the two land uses. However when the vacant
property to the east develops, a single driveway access for the project site and the
vacant property access will need to be,aligned with the church driveway, ~r shared/
combined at the current project driveway location.

PARKING
Based on the ITE parking data 3 and the Urban Land Institute data4 for time of day
usage, the adequacy of the amount of parking being provided was determined. In
general terms the office component of the existing and proposed uses. would require a
total of.57 spaces at the peak of the office parking demand time of 10 -11 AM. The
health club parking generally peaks between 6 and 7 PM with a space requirement of
83 spaces. The combined parking requirement total of these two uses could be as
high as 140 spaces. However, the parking demands for the office and health club
uses do not peak at the same time.
Based on the ULI data, the office parking demand at 6-7 PM is about 23% of the peak
or 13 spaces. During this peak period at the health club, a total site parking demand
of96 spaces would exist. At the office peak time 10-11 AM, the health club parking
demand is negligible. At mid-day, the office parking demand would total 51 spaces
based on the ULI time of day parking demand data. Assuming that the mid-day
health club parking demand could be 50% of the evening peak, the health club
parking demand could be 42 spaces for a total site parking demand of 93 spaces.
Even if the health club parking were to reach it's peak at noon with a demand for 83
spaces, the total site parking demand at noon would be 134 spaces. The proposed
site plan provides 155 spaces, which is expected to met or exceed the existing and
proposed parking demands during the moming, mid-day and evening peak parking
demand periods.
SUMM..lffiY

A traffic assessment of the potential traffic related impacts associated with two
development proposals was conducted. It was found that the combination of the
traffic volumes generated by the tWo projects would total 576 ADT, 43 AM and 65 PM
peak hour trips. ·
.
The PM peak hour intersection operation for existing, baseline and build out
conditions indicate that the project would not create any significant impacts nor
exceed the City of Pu-royo Grande impact thresholds.
The need for additional frontage improvements or driveway modifications are not
recoiDll1ended at this time, based on the current site plan. On-site parking pro-visions
are adequate for the size and type of land uses proposed.
; ITE Parking Generation, 2"d Edition, pages 73 and 74.
• Urban Land Institute, Shared Parking, 1987, Page 86.
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·This concludes our traffic assessment for CUP No.'s 98-573 (Kennedy) and 98-572
(Sheppel)~ Should you have any questions, feel free to contact me directly.
Very truly yours,
PENFIELD & SMITH

~0~.0E

N-o. 1209

exp. 9/3:>/o()

Senior Traffic Engineer
Attachments
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.4ITACHMENT 6

OEG Ref 010204
April 30, 2004

Mr. Rob Strong
Community Development Director
City of Arroyo Grande
214 E. Branch Street
Arroyo Grande, CA 93421
. Subject:

Sheppel - Kennedy Parking Lot Operation Monitoring Results of Survey No. 1

·oear Mr. Strong:
In conjunction with the review of pending applications for conditional use permits, the City of
Arroyo Grande has required that the parking facilities at the Sheppel - Kennedy site be·
monitored for a period of time to document the parking space occupation and utilization. The
following report has been prepared
summarize our findings and recommendations after the
conclusion of the first survey.
·

to

Introduction and Overview

Currently, there have been times when apparent parking shortages have been reported to the
·City and to the property managers for the project site. Issues pertaining to where certain
patrons/ patients/tenants are parking, total spaces available, and adherence to the parking
restrictions currently on site.
The goal of the parking monitoring program is to evaluate the effectiveness of the parking
information being implemented by Kennedy Club Fitness to dire:t their employees 21d guests to
parking in certain areas during cer.ain times and the signage of Sheppel Medical Office parking
areas during certain times of the day.
The parking program includes the following elements that have or will be implemented as
needed during the course of the monitoring program.

1. Parking area signage for Sheppel and Kennedy Club uses. (Done)
2. Parking information to be mailed to and shared with all Kennedy Club employees and
guests. (A large sign have been on display in the lobby since February 2004.)
3. Parking Lot modification near Sheppel 1 offtce building to physically separate the
Kennedy Club parking from Sheppel parking.
4. Modify James Way driveways to facilitate one way in and one way out trafftc flow. This
would include opening the existing closed "upper" driveway and modifying the parking
. space arrangement and signage to direct veh'tdes in and out the correct way.
5. Obtain off-site parking areas for Kennedy Club employees. (Done)
6. Construct additional parking areas on-site.
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Survey Methodology
''

To address the parking concerns, it was determined by the City's Planning Commission that an
independent parking survey should be conducted. The Planning Commission directed staff to
develop an appropriate scope of work and to conduct the survey. Orosz Engineering Group,
Inc. (OEG) was selected to conduct the monitoring program for the City.

The Public Works and OEG staff reviewed the day to day and hourly variation of the Kennedy
Club Fitness patrons that had been provided to the City during the last set of hearings on the
project. 1 As a result of this review, the City felt that a survey on a Monday and a Thursday
between the hours of 7 AM and 5 PM would capture the peak parking periods of the Health
Club and medical office tenants. During this time frame, detailed parking observations would
be conducted. The observations would include: exactly where a vehicle was parked, how long
a vehicle was parked .In a certain stall, and where the occupant was going to.
To accomplish this task, OEG representatives were on-site during the survey hours. At 30
minute increments, the type and color of vehicles were documented and logged on a survey
sheet. Similar information was obtained by the medical office and health club staff at th.eir
reSpective lobbies. After the survey, the duration of each vehicle by space was determined.
Once this was found, the parking area occupancy was found, as well as how long a space was
occupied.
·
The existing on-site parking area was separated into four logical parking areas. The following
table and map describes each parking area.
Area

Number
Of Spaces

A

22

B

70

c

16

D

54

Restricted Uses
Time Limits
Exclusive Parking for
880 Oak Park Boulevard
24 hours per day/
7 days per week
24 spaces
No Fitness Center Parking
Mon-Frf 7:30-6 PM .
No Fitness Center Parking
24 hours per day/
7 days per week
No Restrictions

Primary
Tenants/Uses

Number
Handicapped
Parking Soaces

Exclusive Parking for
880 Oak Park Boulevard
Medical Offices

2

All site tenants

3

Parking for 880 and 860
Oak Park Boulevard
Medical Offices
Kennedy Club Fitness

0

0

The parking survey also documented the total site parking space occupancy between the hours
of 7 AM and 6:30 PM. This information will be used to determine how much parking the
Kennedy Club Fitness is using during their peak operating times.
The last portion of the survey studied the operation of the James Way access. PM peak hour
traffic counts were collected at the project driveway at 15 minute intervals and the number of
1

A copy of the Kennedy Club hourly variations is attached to the rear of this letter.

Item 9.a. - Page 124

Mr. Rob Strong
April 30 1 2004
Page 3
·

vehicles waiting to tum left at the intersection with Oak Park Boulevard were documented. This
information was gathered to provide in.formation to the City to assist them in making an
educated determination with respect to the potential affect of opening the upper site driveway
to incoming vehicle traffic.
·
.
Survey Results .
The surveys were conducted on Monday, March 29, 2004 and Thursday, Aprii1 1 2004. The mix
of site operations during the survey days is summarized in Table 1. As shown in this table, the
survey days covered typical site operations. However, it is noted that the first floor of the 880
Oak Park Boulevard medical office building was vacant during the survey.
The summary data for each day's survey is provided in the appendix to this letter. The
averaged data for the survey period is provided in Tables 2, 3, 4 and 5. The following
.
discussion pertains to the data found in these tables. In general, parking areas "appear" to be
full or at capacity when the occupancy rates reach 85-95% full.
During the survey, the medical office uses were operating within normal hours. Based on
information provided by the Kennedy Club relative to the site usage during the surveys, Monday
was twice as many patrons as the Thursday survey day. The hourly variation of patron usage
for the Kennedy Club can be found in the appendix to this report.
Overall Site Usage -Table 2
Based on the two-day average of the survey data, the overall site reached a maximum
occupancy of 84.6% at 9:00AM. Atthis point in time, th~re were 25 vacant parking spaces onsite. During the 9:00AM- 11:00 AM time frame, sub areas A and B were operating at or
above the 85% space occupancy. Later in the day (5:30 - 6:30 PM), the shared parking area B
and adjacent parking area D near the Kennedy Club reached 85-93% occupancy.
In summary, the site as currently occupied operated within acceptable parameters. There were

very few people parking in the designated· parking areas in Area A and 8, which did not go to
the buildings that the spaces were allocated too. Area D, that prohibits Fitness Center parking,
did have about half of the vehicles observed using the health dub facility.
During the surveys, Sub Area A and D did experience 100% capacities for certain time periods.
Sub Area A did experience 100% occupancy at 2:30 PM, while Area D experienced 100%
occupancy between 8:30 and 9:00AM. On Monday, Area A functioned at over 85% parking
space occupancy between 9:00AM and 10:00 AM, 11:00 AM and Noon, and between 2:30PM
and 4:00PM. Sub area 8 experienced over 85% occupancy between 9:00AM and 11:00 AM
and between 3:30 and 5:30PM. Area C never experienced over 50% occupancy all day. Area
D experienced over 85% occupancy between 8:30 and 9:00AM and between 5:15 and S:.:JS
PM.
During the Thursday survey, only one sub area during one time period reached 100%
occupancy. This sub area v...-as Area A at 10:00 AM. For the other sub areas, 85% occupancy
or higher was reached between 9:00AM and 11:00 AM for Area A 10:00 to 10:30 AM and
6:15-6:30 PM for Area B, and Area D experienced the high occupancy between 9:00- 9:30AM
and 5:30 to 6:15 PM. Area C reached a maximum occupancy of 62.5% at 6:30 PM.
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There were ·3,780 square feet of medical office that was not occupied during the survey. Based.
on the average of employees (2.8 spaces per 1000 square. feet) and patient (approximately 1·
space per 1000 square feet) parking demands observed, the vacant medical offices could
generate an additional parking demand of 15 spaces (4 spaces per 1000 square feet* 3.780
thousand square feet).
·
Even with the additional 15 spaces that could be associated with the vacant medical offices, the
site would still have 10 spaces vacant or 93.8 % full. However, there could some overcapacity
parking demands during peak times of the day, as the available parking in Sub Area B (the area
designated for the vacant office's parking) had less than 10 available parking spaces during the
peak 9:00 to Noon time frame.
Site Parkina Space Utilization Data -Table 3
The data in this table was determined by match'mg the number of times a certain vehicle was
observed occupying the same space during the surveys. A vehicle observed once was
considered to be at the site 30 minutes or less. A vehicle observed twice was considered to be
at the site 60 minutes or less, etc. Vehicles observed for more than two hours were assumed
to be employees. The majority of the medical office visits were found to be in the less than 75
minute time frame, based on discussions with the doctor's offtces. By observation and
confirmed by the health club staff, it was noted that the Kennedy Club patrons were at the site
. between 60 and 90 minutes on the average.

term

The dat:t in this table indicat"as that there is a significant amount of short
parking
occurring in area's A, Band D. The usage of Area Cis more balanced.between long and short
term parking. The affect of the long term parking on the short term availability in each parking
area is evaluated in Tables 4 and 5.
·
Lana Term Parking Data- Table 4
The dat:t summarized in this table attempts to determine the time of day when there is a
significant number of long term parkers relative to the total number of parked vehicles
observed.
As seen in this table, long term parking takes up approximately 50% or more of the total
·observed parking demands in Area A most of the day. At the peak parking time (1 PM), 75% of
the spaces occupied were long term vehic;les. At the least, 36% of the observed vehicles were
long term during the surveys .. The data indicates that about a third of the ·vehicles are long
·term parkers in Area A.
·
·

In Area B, the long term parking as a percentage of the total observations ranged from 13%-

53%. The average percentage was between 40% and 50%. This information indicates that
there is a significant number of long term parking in a marked patient parking only area.
Similarly, in Area C tlie long term parking as a percentage of the total observations ranged from
20%-100%. The average percentage was over 50%. This parking area currently functions as
an overflow parking area, with some employee parking already occurring. However, with about
3-4 long term vehicles parking in this area, not aH of the 54 employees on-site are parking in
this area.
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Lastly, in Area D, the range of long term parkers was found to be 3-12%, with an average of
about iO%. This indicates that this parking area is used by mostly patients and patrons of the
site.

As seen in this table, a significant number of long term parking is occurring in the limited
parking area reserved for the 860 and 880 Oak Park Boulevard professional offices (Sub Areas A
and B). This indicates that employees of the offices are parking in the small designated parking
areas and occupying spaces that could be available.for patients. The combination the employee
parking and the two handitapped parking spaces in this area, limits the availability of these
spaces to be used by the general public/patients. Analysis of this data is expanded on in Table

5.
Long Term Parkina Data for the Shared Kennedy/Sheppel Parking -Area (Area B) -Table 5
The purpose of this analysis was to evaluate the affects of the long term_parking observed in
this area. In this sub area, 24 spaces were designated for Medical Off1ce patient parking only
between 7:30AM and 6:00PM, Monday through Friday. Of these spaces, 8-15 spaces were
occupied by long term parkers that were observed to be employees of the medical offices
during the -peak hours of 8:00AM and 3:00PM. By the strict interpretation of the parking signs
posted on the site, these vehicles could be towed and the spaces made available for patient
parking.

· ·in i:he rt:malning·portibn of Area B, there are no restrictions on the 46 spaces in terms of
parking. The long term parking compOnent of this area was 8-15 spaces between the hours of
9:00AM and 4:30 PM. The majority of these long term pa,rkers were located in the parking
area farthest from the Kennedy Club Building and medical offices. Most of the spaces in front
of the Kennedy Club building were available for patrons.

James Way Intersection
The operation of the existing James Way-driveway access was evaluated. During the afternoon
peak hours of 4:00- 6:00 PM, manual turning movement counts were conducted for the .
intersection focusing on traffic entering or leaving the site.
The results of the turning movement analysis are shown below in Table 6.
Table 6
Intersection Turning Movements at Jam~s Way - Monday{Thursday

j Right In
Time
4:30PM
119 I 17
120 I 30
4:45PM
S:OO PM
119 123
5:15PM
131
I 2s
112 I 18
S:30 PM
120 I 15
5:45PM
1121 I 128
Total
Percentaa~ I 88% I 85%

I Left
117
I 20
I 20
116
I 20
119
I 112

Out
19
I 11
117
116
116
I 11
I

I so%

I Left ln

13
I1
I1
13
16
12
116
I BO% I 12%

so

13
13
IS
16
13
12
I 22
I 15%

I Rioht Out
12
12
19
IO
IS. IS
17
14
I1
IS
13
14
I 27 I 20
I 20% I 20%
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The turning movement data indicates that the majority of traffic entering the site is oriented
toward Oak Park Boulevard - over 80%. Further during the traffic counts, entering vehicles
were observed to swing wide upon entering the site and cross over into the outgoing vehicle
paths on numerous occasions. Also at the first turn on-site into the parking f1elds, vehicles .
were also observed to cut the corner and travel into the other side of the drive aisle. With the
landscaping and vertical grade change that exists at this location, visibility is limited. Several
near misses were observed at this location.
The queue of vehicles waiting for the left turn signal on James Way at the Oak Park Boulevard
intersection reached a maximum of five vehicles with the majority reaching four vehicles or less
during the PM peak hours. The left turn lane has adequate storage for 4-5 vehicles.(125 feet).
The closest James Way driveway could be 226 feet. This indicates that the left turn traffic at
the Oak Park Boulevard intersection would not be expected to affect the operation of left turn
traffic at the proposed upper site driveway.
Summary and Analysis

To document the parking characteristics at the Kennedy - Sheppel medical office/health club
site, two surveys were conducted on a typical Monday and typical Thursday during the week.
The data indicated that the site overall has adequate parking available to tenants, patients and
patrons. However, the management of the parking spaces remains a problem. The problem
ste~5 :1Ct f!"Om parkers USing spaces that are not designated for their building,.bi.Jt employees
parkin.g close in. Also, the designation ofthe parking area furthest from all of the buildings is
limited to the medical office buildings. The observed use of this parking area is for limited
employee usage and overflow for Kennedy Oub patrons.
Based on the traffic volume data collected, over 80% of the vehicles entering or leaving ~he site
travel toward Oak Park Boulevard. Also, many vehicles traveling on-site do not utilize their own
travel lane.
Recommendations

The following recommendations have been developed by OEG staff and reviewed with the
Public Works Department to address the parking and vehicle operating behavior observed.
1~

Strongly encourage all employees to utilize parking in Area C to allow the high turnover
patient/patron parking to utilize the close in spaces. This will include redesignating Area
C for employee parking only.
.
2. The property owner should install additional parking !cit lighting in Area C to provide
adequate nighttime visibility.
·
3. Open the westerly or upper driveway to the project site for right turn access only from
James Way. This would include appropriate signage, removal of the asphalt berm,
temporary removal of eight parking spaces immediately adjacent to the driveway, and
the replacement of at least eight parking spaces on-site. These spaces could be
provided on road base only; no asphalted parking areas are required.
4. Install 50 linear feet of double yellow painted pavement stripe at the existing
entrance/exit to clarify the entry and exit lanes.
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5. Schedule a limited survey to assess the operation of the driveway modification and
parking lot occupancy after the modifications are completed.
This concludes the summary and analysis of the first Kennedy-Sheppel parking survey. Should
you have any questions, feel free to contact us. OEG, Inc. thanks you for the opportun'lty to
meet your needs on this exciting project.
Sincerely,

Stephen A. Orosz, P.E., P.T.O.E.
Orosz Eng'~neering Group, Inc.
· Enclosures

Item 9.a. - Page 129

Table 1
Summary of Site Tennats
Survey Number 1

860 Oak Park Boulevard
Hours
BAM-5:00PM
Suite 101

Davs
M-F

Number
Emolovees
6

Suite 102

BAM-3:30PM

M-F

10

Suite 201

BAM-6:00PM
BAM-6:00PM

M-W
Th-Fri

Suite 202

BAM-5:00PM

M-F

3

Suite 203

SAM-5:00PM

M-F

4

Suite 204

. SAM- 12 Noon
1:15PM- 5PM

M

w

5
5

Suite 301

·4
4

By Appointment Only

Building Total
Employees per 1000 Square Feet

Square
Footaae
5220

5220

900
32
2.B2

, 1340

680 Oak Park Boulevard
Davs
NA

Number
Emolovees
NA

. Square
Footaoe

Suite 101

Hours
Vacant

Suite 102

Vacant

NA

NA

37SO

Suite 103

Vacant

NA

NA

Suite 201

7:30AM-5:30PM

M-Th

5

Suite 202

7AM- 7:00PM

M-F

4

Building Total
Employees per 1000 Square Feet
(occupied space only)

37SO

9
2.3B

3780

10 to 16

18500

13
0.70

18500

54

33620

Kennedy Club Fitness
SAM- 10:00 PM

M-F

Building Total
Employees per 1000 Square Feet

Site Total
Building Total
Employees per 1000 Square Feet

1.61
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Table 2

·Site Parkin> Spacs Ulilizalcn Data by Subarea and Tela!

Space OC<4>ency t7t Areo
A
2

c

7:CD
7:3:1
8:CD
8:3:1
9:CD
930
10:00
10:30
11:CD
11:3:1
12:00
12:30
I:CD
1:3:1
2:CD
2:3:1
3:00
3:30
4:00
4:30
5:00
5:15
5:30
5:45
6:00
6:15
6:30

3
8
13
21
19
21
19
20
17
15
12
14
17
15
21
19
15
16
14
11
11
11
B
9
7

6

34
28
34
49
60
61
65
64
6:2
56
61
55
47
38
48
51
50
53
56
40
54
59
60
56
59
6:l
60

Capecity

22

70

2
3
6
6
6
6

e
6
7
7
3
5
5
4

5
4

.3

Tcul

14

~~

13
17
37
51
<15
35
32
24
27
23

22
18
16
15
15
15
17
27
17
37

46
64

105
137
130
127
120
112
106
102
94
83
7~

51
51
41
45
43

82
90
87
87
1Cil
76
103
118
127
1Zl
115
119
116

5<1

162

«

16.

/Vera ill'
AlaiiBble

0

Soaces
111
117
96
59

25
33
:l5
43
51
56
61
6ll
79
88
e:l

73
76
75
60
76
109
44
35
39
4S

43
46

c

A

7:00
7:30
B:OO
6:30
9:00
9:30
10:00
lOll
11:00
11:30
12:00
12.Xl
1:00
1:30
2:00
2:30
3:00
3:XJ
4:00
4:XJ
5:00
5;15
5:XJ
5:45
6:00
6:15
6:3:1
Cepocity

Silo

0

Total

9.4%

2s.o·~

15.6'~

24.1'11

31.514
28.114

34.4'~

31.5'~

39.5'~

37.5'~

68.~·~

64.5'~

9.1'.1.

48.6%

11.4'.4
3;.414

l!l.214

39.314
47.911
70.0'-"
lli.7%

31.4%

alA%

&;.4'~

&;.4'..

31.4'~

82.4'~

95.6·~

92.9'4

37.5·~

IIU%
llll.8'.4
n.314

81.414
87.814
79.3'..
111.41".4
79.3'.4
67.1%

64.8'.4
58.3%
44.<1'.4
50.0'.4
42.614
39.8%
32.414
29.614
26.9%
26.9%
27.6'.4
30.6%
50.0'.4
31.514
6a5%
Btl6%

55.8'~

68.2%

54.5'k
El.6'.4
75.0'.4

~.314

f!l.214
lll.2".4
110%
682%
72.7%
63.614
50:014
47.714
47.7%
:E.4%
:!3.6%
23.514
27.3%

66.6%
72.1%
71.4%
75.0'.4
e:l.O%
57.1%
n.1%
63.6".4
lli.O%
62.1%
82.1'14
lli.O%
lli.7'.4

tlOD'.-

100.0'.1

34.4'~

40.614
40.5'.4
1B.8'.4
31.3'.4
23. 114·
25.0'.4
23.1%

25.0%
18.8'-'
18.8'-'
21.9'11
43.8'~

43.8'.4
34.4'.4
4l.6'.4
43.6%
50.0'.4
Sl.O%
<6.9'.4
ICDD%

84.1'-'
79.9'.4
78.4'.4
738'-'
68.8%
65.-4'Ja

62.714
58:0'-'
~1.2%
46.0'~
50.6'~

55.2%
53 AI\
53.714
63.3'.4
48.1%
67.3'-'
72.8'~

75.0%
BlJ%
7a7•.-

7B.4%
75.9%
711714
73.5'11
71.611

ioo.O%

100.0%

113.6%

ne••
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Table 3
Site Parlclnp Space Utilil.Btion Data by Subarea and Total

:0 Mirutes cr le:Ss
31·&1 Minues
61·00 MinLI"'
9:).120 Minum
l.'ore tt11n 2 Haul'>

2oreA

Zme 8

ZmeC

ZareD

62
39
29
11
30

23.5
220

12.

21Il
148

1~

6

n

ol6

2

. 28

ll5

11

10

~~

:0 Minues or tess
3Hi0Minue•
61-!lOMinues
9Ci120Minute'
M<rll tlB"\ 2 Hou-•

Zon!! A

Zme B

ZcneC

zo..., D

36.3%

22.8%
17.0".4
64'.4
17.5'.1

3:2.2%
J:l.1%
18.4'.1.
6.3'.4
13.0%

26.7%
31.1%
13.3%
24.4%

43.5%
31.8%
16.5'.4
6.0".4
2.1%

t1Il.ll".4

100.0%

100.0".4

10Q0•.4

4.-4%
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Table 5
Long Term Parking Space Utilization Data Subarea 8

8

1:30
2:00
2:30
3:00
3:30
4:00
4:30
5:00

Total
7
6
10
14
16
19
20
20
19
21
19
18
19
13
16
14
14
16
18
11
8

Capacity

24

7:00
i:30
8:00.
0:30
9:00
9:30
10:00
10:30
11:00
11:30
12:00
12:30
l:OU

Sheppel
Percent
Lot
Long Term
46%
3
5
83%
9
85%
11
79%
13
81%
14
73%
14
72%
14
72%
14
73%
15
69%
15
76%
71%
13
11
57%
69%
9
58%
9
54%.
8
59%
8
45%
7
7
36%
6
55%
63%
5

7:00
7:30
8:00
8:30
9:00
9:30
10:00
10:30
11:00
11:30
12:00
12:30
1:00
1:30
2:00
2:30
3:00
3:30
4:00
4:30
5:00
Capacity

Total
28
23
25
37
45

44
46
45
43
42
42
38
28
25
33
36
36
. 38
38
29
46

8
Kennedy . Percent
Lot
Long Term
5%
2
9%
2
4
16%
14%
5
8
17%
10
22%
.27%
13
. 28%
13
15
35%
15
36%
15
36%
14
36%
43%
12
12
46%
13
40%
12
34%
12
33%
12
31%
12
30%
.31%
9
15%
7

Sheppel
Zone B

Kennedy
Zone 8

Sheppel
Zone 8

Kennedy
Zone 8

51
64
15
7
37

194
154
119
39
58

29.3%
36.8%
8.6%
4.0%
21.3%

34.4%
27.3%
21.1%
6.9%
10.3%

100.0%

100.0% .

30 Minutes or less
31-60 Minutes
61-90 Minutes
90-120 Minutes
More than 2 Hours

46
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ATIACHMENT7

Orosz Engineering Group; Inc.

OEG Ref 50303
June 3, 2013

City of Arroyo Grande
300 East Branch Street
Arroyo Grande, CA 93420
Subject:

Arroyo Grande Assisted Living & Memory Care Project; o·r. Russ Sheppel

Orosz Engineering Group, Inc. (OEG) is the traffic engineering company used by Dr. Sheppel for nearly a
decade, regarding the property at Oak Park and James Way and the existing entitlements for Tentative
Tract Map 2813. We have analyzed the off-site traffic impacts and on-site parking impacts of the various
projects that have been proposed. Many of these studies are still valid, while some may require
updating. All of the studies are generally applicable to the requested modification to the entitlements,
Dr. Sheppel is seeking. The previous studies address various specific traffic needs of the site and the
development adjacent to the creek.
The modification from the existing entitled project to a senior assisted living facility will result in less
parking demand and less traffic impacts. Dr. Sheppel has discussed his updated project application to
amend the existing entitlements and we can support that request, based on the decreased parking
demands and similar traffic loads.
We look forward to assisting Dr. Sheppel on this new endeavor. Should you have any questions, we will
be glad to discuss them with you. Feel free to contact us as you need to during this process.
Sincerely,

.S~A.

Oroyz

Stephen A. Orosz, P.E.
Traffic Engineer
Orosz Engineering Group, Inc.

PO Box 1262 . Santa Ynez. CA. 93460. 805-688-7814. oeg@oegsite.com
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'~·6entral ~(oast ~t ranff)driati~ffi'omilmng .:
. Traff1c Engineering & Transportation Planning

ATTACHMENT 8

_

~{J.~1ii~{~;~:~~~::;~~J~tll
MEMORANDUM
Date:

February 20, 2015

To:

Russ Sheppel

From:

Subject:

· Joe Fernandez and Krista Purser, CCTC

Meadow Creek Traffic Issues Review

This memorandum summarizes our review of traffic issues for the assisted living project proposed for 880 Oak
Park Boulevard in Arroyo Grande.

SUMMARY
Multiple development alternatives have been approved for the project site over the past twenty years. These
include the development of 18 townhomes and 8,000 square feet of offices; 25,000 square feet of medical
offices; and the current proposal of an assisted living/memory care facility with 70 beds and 16 independent
living units. Table 1 summarizes the trip generation and parking demand for the three project descriptions
approved over the years.

903

12

12

24

21

21

51

60

89

107

1. See Table 2 for details.
2. 85th per= tile parking demand as reported by ITE's Parking Generation report.
9th E . .
ITE
and CCfC 2015

The medical office uses would generate significantly more vehicle trips and parking demand when compared
to the proposed project and the residential alternative approved in the early 2000s.
Site access and on-site circulation are adequate as proposed. The findings in the transportation and parking
studies prepared in 2004 and 2006 by Orosz Engineering Group are applicable to the proposed project since
the site uses and surrounding conditions have not changed substantially. Further details are provided in the
following sections.

(805) 316-0101
895 Napa Avenue Suite A-6, Morro Bay, CA 93442
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Meadow Creek Traffic Issues

PARKING AND TRIP GENERATION ESTIMATES
Parking estimates were developed using the Intitute of Transportation Engineers' Parking Generation report,
which summarizes parking demand studies for a variety of land use types. The studies typically report average,
85th percentile, and 33rd percentile values of parking demand for a given land use among other statistics. The
85th percentile demand- which corresponds to the demand that would not be exceeded 85 percent of the timeis commonly used for recommended .parking rates. Note that these demand estimates are different from the
supply rates required by the City's Municipal Code, which governs the parking supply on the site.
Table 1 summarizes the 85th percentile parking demand for the proposed project and two past project
descriptions. These values are presented to show the relative intensity of the proposed project in comparison
to former uses approved for the site. The proposed project and residential alternative would generate less than
half of the demand of a medical office alternative.

Trip generation estimates were prepared to show the relative traffic generating intensity of the current
proposal compared to prior alternatives. All estimates were developed using data contained in the Intitute of
Transportation Engineers' Trip Generation Manual. Table 2 summarizes the trip estimates.
.

Table 2: Project Trip Generation
Number of Trips
AM

Land Use

Attached Independent Liv1ng
Assisted Livlng

Size
1

2

In

Out

Total

In

Out

Total

16 units

69

1

2

3

3

2

5

70 beds

186

7

3

7

255

8

5

10
13

10

8
10

15
20

7

8

6

3

9

11

1

12

2

12

12

8

20

8

10
13

Total Proposed Project Trips
3

uruts

105

8,000
s.f.
Commercial Office
Total Residential Alternative Trips

88
193

Townhomes

18
4

PM

Daily

21

~=::;:~::7~~~~!~~j§J~fr~~~~~~g]~!:ir~~~)~!~!=~~-w.;~~
1. ITE Land Use Code 252, Senior Adult Housing-Attached. Fitted rurve equations used.
2. ITE Land Use Code 254, Assisted Lving. Average rates used.
3. ITE Land Use Code 230, Residential Condominium /Townhouse. Average rates used.
4. ITE Land Use Code 710, General Office. Average rates used.
5. ITE Land Use Code 720, MediCI] Offire Building. Average rates used.
Sourre Trip Generation, 9th Edition. ITE (2012) and CCTC. 2015

The medical office uses generate the highest peak hour and daily traffic levels. The residential alternative and
proposed assisted living/independent living projects would generate significantly fewer new trips.

Central Coast Transportation Consulting

February 20, 2015
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Meadow Creek Traffic Issues

PREVIOUS TRAFFIC STUDIES
Four prior traffic studies have been prepared for the project site:
1.

The fust, dated June 2, 1999, was prepared by Penfield & Smith. It evaluates the traffic impacts of the
Kennedy Health Club and an 11,335 square foot office building proposed at that time. Both buildings
have since been constructed.

2.

The second report dated April30, 2004 was prepared by Orosz Engineering Group, Inc. (OEG). This
report summarizes OEG's survey of parking occupancy on the site and recommends actions to
improve parking conditions. It notes that parking on the site is effectively fully utilized, recommends
internal circulation changes, and recommends that employees park in the parking areas near the creek.

3.

The third report dated January 17, 2006 was also prepared by OEG and evaluates the impacts of 22
residential units. It estimates 14 AM and 18 PM peak hour trips, which is only a nominal difference
from the assisted living project currendy proposed. This report found that the project's traffic
generation would not impact the circulation system.

4.

The fourth report dated April 26, 2006, also prepared by OEG, documents the peak hour vehicle
turning movements into the project site driveway and the New Hope Church driveway across James
Way. The intent of this analysis was to determine the preferred access configuration at the project site.
Three options were considered at this time: 1) a single driveway opposite the Church driveway; 2) a
single driveway offset from the Church driveway; and 3) two driveways, entrance only on the upper
and exit only on the lower driveway. The report concludes that due to the low levels of conflicting
turns any of the alternatives provides reasonable operations.

Reports 2, 3, and 4 were all prepared under similar conditions to what exists on the site today. Land uses and
building sizes have not changed on the site since these reports were prepared. The land uses related to traffic
levels on James Way, including the residential developments to the north in the vicinity of Equestrian Way, and
to the south near Rancho Parkway, were all in place prior to 2004. Given that the proposed project generates
traffic and parking levels similar to the residential alternative evaluated in report 3, that report and its findings
are applicable to the proposed project.

SITE ACCESS AND CIRCULATION
Multiple access alternatives have been developed for the site, which is subject to access easements for adjacent
parcels. The current plan, attached, shows the upper driveway (closest to Kennedy Club Fitness) as a one-way
inbound only access point with full access on the lower driveway. An alternative plan under consideration
maintains the current configuration with two-way access at both driveways.
Either option provides acceptable site access and on-site circulation. The two full-access driveways increase the
number of potential conflict points at the closely spaced driveways on James Way, but reduce the number of
vehicles circulating through the middle of the site. The inbound-only alternative has the opposite effect,
reducing conflict points on James Way but focusing all outbound site traffic along the frontage of the proposed
assisted living/memory care facility.
Please let us know if you have any questions.

Enclosures: Site Plan

Central Coast Transportation Consulting

February 20, 2015

Item 9.a. - Page 139

ATTACHMENT 9
From a strictly Municipal Code standpoint, the following parking requirements would be
in effect if the medical office buildings and health club were constructed today. This is
complicated, however, by the fact that there is no specific requirement for health clubs
in the Municipal Code. For this reason, staff has used the same 1 space/250 square
feet ratio used for the office buildings. The parking spaces required as identified in the
Penfield & Smith study are also included for comparison purposes.

Table 1: Oak Park Professional Plaza Existing Use Parking Requirements

;·

.:

:·:~~:-;~ ::::. :c ,_ :,~;%' ;,·: .· .· ·)i~~:·::;~_: <:~~~:;;~ Y}~~ .· :·:. :·!~~~s: ~-~i~-~~cj:: ·,·~~~~~1a~e!k~d:
Sheppel 1 (880 Oak Park 8,866 sq. ft.
Medical Building)
Farro Building (Sheppel 2 - 11 ,500 sq. ft.
860 Oak Park Medical
Building)
Kennedy Club Fitness
17,973 sq. ft.
Total

35 spaces

57 spaces

46 spaces

72 spaces
153 spaces

83 spaces
140 spaces

Currently, 146 parking spaces are provided on the project site, with certain amounts
restricted for use by the medical offices during daytime hours. This is a five percent
(5%) reduction in the 153 spaces estimated to be required by the Municipal Code for the
Plaza. Looking at the Plaza under a peak demand scenario, a total of 164 spaces
would be required (Municipal Code requirements for 880 & 860 Oak Park plus spaces
required for Kennedy under the parking study). Under peak demand, a parking
reduction of eleven percent (11 %) exists for the site.
·In total, 199 spaces are required for the Plaza under the approved required parking for
the existing development and the Municipal Code requirement for the proposed project,
212 spaces would be required under a full Municipal Code requirement scenario, and
223 spaces would be required under the peak dem~md scenario. These result in
parking reductions of three percent (3%), nine percent (9%), and thirteen percent (13%)
respectively when compared to the 193 parking spaces to be provided at the Plaza.
In accordance with AGMC Subsection 16.56.050.1, the total parking requirements may
be reduced to 80% of the required standard for shared uses. All of the theoretical
mixed-use parking reductions identified for the Plaza fall within this percentage of
deviation. However, if the Commission were to determine it not appropriate to include
the eighteen (18) spaces shared with the hotel in total parking provided, parking
reductions of twelve percent ( 12% ), .seventeen percent ( 17%) and twenty-one and a half
percent (21.5%) for the approved required, Municipal Code and peak demand scenarios
would be necessary. Table 2 summarizes these theoretical reductions.
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Table 2: Oak Park Professional Plaza Existing Use Parking Requirements

:;;-~~:;:~f.~~~~~~~jfi{~f~~F~:~~J-?~:-d<·~:- ·L~~~euttY:;~
:; : .. :;::;~:~:~~~:~;~r;~~ti.:e~If;S:·c~;;..:.~~~~···'~ ··::::. :L-: :;,,~ ::Required
Approved
Required 199 spaces
Parking
Strict Municipal Code 212 spaces
Parking
Peak
Demand 223 spaces
Scenario Parking

3%

. ·· · .·. ~~!~:~;~~i~~:~~~~;~_:
... :shared with :Hotel
12%

9%

17%

13%

21.5%
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ATIACHMENT 10

Orosz Engineering Group. Inc.

Memorandum

To:

Kelly Heffernan
Don Spagnolo
City of Arroyo Grande

From:

Stephen Orosz/ PE 1 PTOE
Orosz Engineering Group1 Inc

Date:

April 26 1 2006

Subject:

James Way Driveway Monitoring - Sheppei/Kennedy/New Hope Church

OEG Reference 050305

This memorandum documents the field data collected at your request in assoCiation with the
driveway options for the Sheppel Residential Project. At our meeting last week1 the need to
document the vehicular turning movements at the existing Kennedy/Sheppel driveway and
those of the New Hope Church/School driveway was identified.
The City was interested in finding out th~ amount of turning traffic at these two driveways in
presenting information to the City Council for their consideration. The goal of the traffic count
data collection was to determine the number of conflicting movements that may occur with the
three access options for the Sheppel Site. The three. options include the existing conditions
(one Sheppel driveway opposite the existing Church driveway) 1 a single upper driveway on the
Sheppel site (offset about 50 feet from the church driveway) and two Sheppel site driveways
(an entrance only at the upper driveway and exit only at the existing lower driveway). ·
The traffic count data was to be collected during peak church site hours to determine the
maximum potential vehicle conflicts. The New Hope church site has a church 1 pre-school and
private elementary school (K-6 grades). The New Hope church has one service on Sunday
morning at 10:00 AM. The pre-school/school before and after school care has hours of 7:00 AM
through 5:30PM for child care and 8:25AM- 3 PM for the schools.
The data collection occurred on a Sunday morning (9:30AM- 12:30 PM) and on a Tuesday
(6:30 - 9:00AM and 2:30- 6:00 PM). During these nine hours1 all turning movements were
documented by 15-minute totals. The data is summarized in Tables 11 2 and 3 for the Sunday1
Tuesday AM and Tuesday PM periods.
Once the data was collected 1 it was tabulated by Sunday peak hour for the start of church and
peak hour for the end of church. For the weekday/ the data was tabulated by peak hour of
each driveway (school or Sheppel Site). During the AM peak hour/ the peak driveway hour was
the same for both driveways (8:00 - 9:00 AM). During the PM peak hour1 the school peak
occurred between 2:45 and 3:45 PM 1 while the Sheppel site driveway peaked between 4:45 and
5:45PM.
1627 Calzada Avenue. Santa Ynez. CA. 93460. 805-688-7814. oeg@quixnet.net
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Page 2

During the data collection, the number of opposing left turn vehicles totaled less than one per
minute for each of the survey time periods. During the nine hours, only one pair of opposing
left turning vehicles met each other. For the remainder of the time, left turn vehicles did not
have to wait any more than about 5-10 seconds to complete their turn. Most vehicles did not
have to wait at all to complete their turn.
The driveway turning movements for each of the three driveway options is depicted on Exhibits
1, 2, 3, 4, and 5 for the various data collection time frames. Based on these observations, any
of the three driveway alignment options provide reasonable operation for site access and access
to the school/church.
Should you have any questions, feel free to contact me.

End of Memorandum

. 1627 (alzada Avenue . Santa Ynez. CA. 93460 . 805-688-7814. oeg@quixnet.net
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Table 2
Tuesday AM Data Collection
Sheppel ,Kennedy Site

Time
Period
Begin
6:30
6:45
7:00
7:15
7:30
7:45
8:00
8:15
8:30
8:45

Left In
0
2
1

2
5
6
4
6
14
4

Church Driveway
Right Out Left Out
0
0
0
0
0
6
1
4
0
3
0
8
1
6
15
5
39
5
12
4

Right In
0
0
3
4
6
1
2

3
3

Right In

8
12
7
6
7
20
18
16
19

33

Sheppel Driveway
Left Out Right Out
6
3
10
5
15
8
12
3
4
8
4
3
4
4
12
0
6
0
14
3

Left In
3
3
3

0
1
9
5
1

8

15 min
Totals
20
32
43
29
32
56
43
57
87
81
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Table 3
Tuesday PM Data Collection
Sheppel -Kennedy Site

Time
Period
Begin
2:30
2:45
3:00
3:15
3:30
3:45
4:00
4:15
4:30
4:45
5:00
5:15

Left In
3
8
7
3
3
1
3
6
3
2
1
3

Church Driveway
Right Out Left Oui
0
0
10
0
10
31
9
3
3
7
5
3
2
5
2
5
4
1
4
6
4
0
2
3

Right In
1
6
0
2
1
1
3
1
2
1
2
2

Right In
10

8
11
7
12
13
21
13
13
32
26
29

Sheppel Driveway
Left Out Right Out
10
0
9
5
13
6
7
1
8
5
5
11
3
4
8
3.
8
10
9
7
14
15
9

Left In
2
0
2
3
1
5
4
5
5
7
3
2

15 min
Totals
26
46
80
35
36
38
52

44
39
71
57
65
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Table 1
Sunday Data Collection
Sheppel -Kennedy Site

Time
Period
Begin
9:30
9:45
10:00
10:15
10:30
10:45
11:00
11:15
11:30
11:45
Noon
12:15

Left In
1
4
6
1
0
0
0
0
0
0
0

Church Driveway
Right Out Left Out
0
0
0
0
0
2
0
0
1
0
0
0
0
0
1
1
0
3
0
2
34
8
2
7

Right In
0
2
7
1
0
0
0
0
0
0
0
0

Right In
22
11
9
7

8
12

6
8
8
6
3

4

Sheppel Driveway
Left Out Right Out
7
10
3
9
6
3
3
2
10
1
15
9
12
4
12
4
4
2
11
2
11
3
0
9

Left In
2
1
0
2
4
1
0
0
0
0
0

15 min
Totals
42
30
33
15
22
40
23
26
17
21
59
23
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Project:

Conditional Use Permit 12-002
Variance 12-004
Lot Merger 12-003
Amended Vesting Tentative Tract Map 12-001

Lead Agency:

City of Arroyo Grande

Document Availability:

•

City of Arroyo Grande
Community Development Department
300 East Branch Street
Arroyo Grande, CA 93420

•

http://www.arroyogrande.org/

Project Description:

The proposed project is a phased residential development on approximately 1.8 acres adjacent to
Meadow Creek with frontage on James Way. The overall site (3.74 acres) is identified as the Oak Park
Professional Plaza, which is currently developed with two medical office buildings and health club
(Kennedy Club Fitness). The project site is undeveloped with a portion currently used for overflow
parking.
The property has been disturbed from previous earthmoving activities for adjacent
development and therefore the soils consist primarily of fill material.
Phase I is a 69-bed assisted living and memory care facility located adjacent to Meadow Creek. Phase I
includes forty~four (44) Alzheimer care units (1-bed and studio units) and twenty-five (25) assisted living
units (1-bed and studio). Fifty-two (52) off-street parking spaces on approximately 1.2 acres are
provided in addition to the 69 care units. This parking area includes vehicular connections to the
adjacent property at 1260 James Way (Kennedy Club Fitness).
The project also includes an ADA
compliant decomposed granite pedestrian path adjacent to Meadow Creek connecting James Way to
the hotel property at 850 Oak Park Boulevard.
Phase II is an amendment to Vesting Tentative Tract Map 04-006 and an entitled 8-unit townhouse
project located adjacent to and northwest of Phase I to provide better site utilization and interior floor
plan design. The amendment includes two-car tandem garages in place of the previously-approved
single-car garages. These garages would be relocated underneath the townhouses as basements,
resulting in a building height of twenty-nine feet (29'), representing a six foot (6') height decrease from
the original approval.
A variance and lot merger are being pursued concurrently with the conditional use permit and amended
vesting tentative tract map. The variance is necessary to deviate from the fifty foot (SO') creek setback
from top of bank for Meadow Creek. A previously entitled multifamily housing project was approved for
the subject site with a creek setback of twenty-five feet (25'). New setbacks of approximately thirty-five
feet (35') from the top of bank are proposed. The lot merger will combine two of the lots for the
construction of Phase I and will help delineate Phase I from Phase II.
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Summary Document Preparation:

Pursuant to Section 21082.1 of the California Environmental Quality Act, the City of Arroyo Grande (the
City) has independently reviewed and analyzed the Initial Study and Mitigated Negative Declaration for
the proposed project and finds that these documents reflect the independent judgment of the City. The
City, as lead agency, also confirms that the project mitigation measures detailed in these documents are
feasible and will be implemented as stated in the Mitigated Negative Declaration.
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Teresa McClish, AICP
Community Development Director

Date

Matthew Downing
Assistant Planner

Date
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Introduction
Introduction and Regulatory Guidance
The Initial Study/Mitigated Negative Declaration (IS/MND) has been prepared by the City of Arroyo
Grande (the City) to evaluate the potential environmental effects of the proposed project. This
document has been prepared in accordance with the California Environmental Quality Act (CEQA), Public
Resources Code §21000 et seq., and the State CEQA Guidelines, California Code of Regulations (CCR)
§15000 et seq.
An Initial Study is conducted by a lead agency to determine if a project may have a significant effect on
the environment [CEQA Guidelines §15063(a)]. If there is substantial evidence that a project may have a
significant effect on the environment, an Environmental Impact Report (EIR) must be prepared, in
accordance with CEQA Guidelines §15064(a). However, if the lead agency determines that revisions in
the project plans or proposals made by or agreed to by the applicant mitigate the potentially significant
effects to a less-than-significant level, a Mitigated Negative Declaration may be prepared instead of an
EIR [CEQA Guidelines §15070(b)]. The lead agency prepares a written statement describing the reasons
a proposed project would not have a significant effect on the environment and, therefore, why an EIR
need not be prepared. This IS/MND conforms to the content requirements under CEQA Guidelines
§15071.

Lead Agency
The lead agency is the public agency with primary approval authority over the proposed project. In
accordance with CEQA Guidelines §lSOSl(b)(l), "the lead agency will normally be an agency with
general governmental powers, such as a city or county, rather than an agency with a single or limited
purpose." The lead agency for the proposed project is the City of Arroyo Grande. The contact person for
the lead agency is:
Matthew Downing, Assistant Planner
City of Arroyo Grande
300 East Branch Street
Arroyo Grande, CA 93420
(805) 473-5420

Purpose and Document Organization
The purpose of this document is to evaluate the potential environmental effects of the proposed
project. Mitigation measures have been identified and incorporated into the project to eliminate any
potentially significant impacts or reduce them to a less-than-significant level.
This document is organized as follows:
•

Introduction
This chapter provides an introduction to the project and describes the purpose and organization
of this document.

•

Project Description
This chapter describes the reasons for the project, scope of the project, and project objectives.
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•

Environmental Setting, Potential Impacts and Mitigation Measures
This chapter identifies the significance of potential environmental impacts, explains the
environmental setting for each environmental issue, and evaluates the potential impacts
identified in the CEQA Environmental (Initial Study) Checklist. Mitigation measures are
incorporated, where appropriate, to reduce potentially significant impacts to a less-thansignificant level.

•

Mandatory Findings of Significance
This chapter identifies and summarizes the overall significance of any potential impacts to
natural and cultural resources, cumulative impacts, and impact to humans, as identified in the
Initial Study.

•

Summary of Mitigation Measures
This chapter summarizes the mitigation measures incorporated into the project as a result of the
Initial Study.

•

References
This chapter identifies the references and sources used in the preparation ofthis IS/MND. It also
provides a list of those involved in the preparation of this document.

Summary of Findings
Section 3 of this document contains the Environmental (Initial Study) Checklist that identifies the
potential environmental impacts (by environmental issue) and a brief discussion of each impact resulting
from implementation of the proposed project.
In accordance with §15064(f) of the CEQA Guidelines, a Mitigated Negative Declaration shall be
prepared if the proposed project will not have a significant effect on the environment after the inclusion
of mitigation measures in the project.
Based on the available project information and the
environmental analysis presented in this document, there is no substantial evidence that, after the
incorporation of mitigation measures, the proposed project would have a significant effect on the
environment. It is proposed that a Mitigated Negative Declaration be adopted in accordance with the
CEQA Guidelines.
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Project Description
Introduction
This Initial Study/Mitigated Negative Declaration (IS/MND) has been prepared by the City of Arroyo
Grande (the City) to evaluate the potential environmental effects of the proposed project.
The City contains 5.5 square miles and has a population of approximately 17,252 (2010 Census).
Tourism, retail sales, services, and agriculture form the core of the local economy. Arroyo Grande has
distinct areas of residential, commercial, and industrial land uses and future development is expected to
be through infill development, rather than through the conversion of undeveloped land to urban uses
outside of City limits.

Location
The proposed project is a phased residential project to be located on approximately 1.8 acres. The
property is located near the corner of Oak Park Boulevard and James Way, adjacent to Meadow Creek,
with access from James Way. Nearby land uses include medical offices, a health club, a hotel, a church,
and a residential subdivision across the creek.

Background and Need for Project
The Arroyo Grande City Council adopted Resolution No. 3921 on May 9, 2006, approving Vesting
Tentative Tract Map Case No. 04-006, Planned Unit Development Case No. 04-005, and Minor Exception
Case No. 05-015 for the subdivision of the subject property into nineteen ( 19) lots resulting in 24 density
equivalent town homes and condominiums. Through numerous State map extensions, the project
remains entitled through May 9, 2016.
The proposed project will revise the previously approved creek setback from twenty-five feet (25') to
thirty-five feet (35'), increasing the amount of riparian habitat to be restored in conjunction with the
development. The proposed project will also result in a mix of housing options for elderly individuals,
including those with Alzheimer's. The project will also provide eight (8) townhomes in a mixed-use
setting within walking distance of many services needed for daily living.

Project Description
The proposed project is a phased residential development on approximately 1.8 acres adjacent to
Meadow Creek with frontage on James Way. The overall site (3.74 acres) is identified as the Oak Park
Professional Plaza, which is currently developed with two medical office buildings and health club
(Kennedy Club Fitness). The project site is undeveloped with a portion currently used for overflow
parking.
The property has been disturbed from previous earthmoving activities for adjacent
development and therefore the soils consist primarily of fill material.
Phase I is a 69-bed assisted living and memory care facility located adjacent to Meadow Creek. Phase I
includes forty-four (44) Alzheimer care units (i-bed and studio units) and twenty-five (25) assisted living
units (1-bed and studio). Fifty-two (52) off-street parking spaces on approximately 1.2 acres are
provided in addition to the 69 care units. This parking area includes vehicular connections to the
The project also includes an ADA
adjacent property at 1260 James Way (Kennedy Club Fitness).
compliant decomposed granite pedestrian path adjacent to Meadow Creek connecting James Way to
the hotel property at 850 Oak Park Boulevard.
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Phase II is an amendment to Vesting Tentative Tract Map 04-006 and an entitled 8-unit townhouse
project located adjacent to and northwest of Phase I to provide better site utilization and interior floor
plan design. The amendment includes two-car tandem garages in place of the previously-approved
single-car garages. These garages would be relocated underneath the townhouses as basements,
resulting in a building height of twenty-nine feet (29'}, representing a six foot (6') height decrease from
the original approval.
A variance and lot merger are being pursued concurrently with the conditional use permit and amended
vesting tentative tract map. The variance is necessary to deviate from the fifty foot (SO') creek setback
from top of bank for Meadow Creek. A previously entitled multifamily housing project was approved for
the subject site with a creek setback of twenty-five feet (2S'). New setbacks of approximately thirty-five
feet (3S') from the top of bank are proposed. ·The lot merger will combine two of the lots for the
construction of Phase I and will help delineate Phase I from Phase II.

Other Required Public Agency Approvals
The applicant will be required to coordinate with the Regional Water Quality Control Board, the San Luis
Obispo County Air Pollution Control District, and the Army Corps of Engineers to obtain all necessary
permits to complete the project.

Related Projects
Vesting Tentative Tract Map 04-006
Planned Unit Development 04-00S
Minor Exception OS-OlS
Oak Park Plaza Master Plan
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Environmental Checklist
Project Information
Project Title:

Conditional Use Permit 12-002
Variance 12-004
Lot Merger 12-003
Amended Vesting Tentative Tract Map 12-001

Lead Agency Name & Address:

City of Arroyo Grande
300 East Brach Street
Arroyo Grande, CA 93420

Contact Person & Telephone Number:

Matthew Downing, Assistant Planner
(805} 473-5420

Project Location:

880 Oak Park Boulevard
Southeast corner of Oak Park Boulevard/James Way
intersection
Arroyo Grande, CA 93420

Project Sponsor Name & Address:

Russ Sheppel c/o Sheppel Enterprises
2218 Old Middlefield Way #C
Mountain View, CA 94043

General Plan Designation:

Mixed-Use (MU)
Planned Development (PD}

Zoning:

Office Mixed-Use (OMU}

Description of Project:

Refer to page 10

Surrounding Land Uses & Setting:

The project site is surrounded by James Way and a
church to the north, medical offices, a fitness facility,
and Oak Park Boulevard to the West, a hotel and
commercial center to the south, and Meadow Creek
and a residential development to the east.

Approval Required from Other Public Agencies:

None.
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Environmental Factors Potentially Affected
The environmental factors checked below would be potentially affected by this project, involving at
least one impact that is a "Potentially Significant Impact", as indicated by the checklist on the following
pages:

[gl Aesthetics
[gj Biological Resources
[gl Greenhouse Gas Emissions

0
0
0

Land Use/Planning
Population/Housing
Transportation/Traffic

0

[g) Air Quality
[g) Geology/Soils
[g) Hydrology/Water Quality
[g) Noise

Agricultural Resources

[gj Cultural Resources

0
0

[gl

0

Hazards & Hazardous Materials
Mineral Resources
Public Services
Utilities/Service Systems

0

0

Recreation
Mandatory Findings of Significance

Determination
On the basis of this initial evaluation:

0

I find that the proposed project COULD NOT have a significant effect on the environment and a
NEGATIVE DECLARATION will be prepared.

I find that, although the original scope of the proposed project COULD have had a significant
effect on the environment, there WILL NOT be a significant effect because revisions/mitigations
to the project have been made by or agreed to by the applicant. A MITIGATED NEGATIVE
DECLARATION will be prepared.

0

I find that the proposed project MAY have a significant effect on the environment and an
ENVIRONMENTAL IMPACT REPORT or its functional equivalent will be prepared.

0

I find that the proposed project MAY have a "potentially significant impact" or "potentially
significant unless mitigated impact" on the environment. However, at least one impact has
been adequately analyzed in an earlier document, pursuant to applicable legal standards, and
has been addressed by mitigation measures based on the earlier analysis, as described in the
report's attachments. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze
only the impacts not sufficiently addressed in previous documents.

0

I find that, although the proposed project could have had a significant effect on the
environment, because all potentially significant effects have been adequately analyzed in an
earlier EIR or Negative Declaration, pursuant to applicable standards, and have been avoided or
mitigated, pursuant to an earlier EIR, including revisions or mitigation measures that are
imposed upon the proposed project, all impacts have been avoided or mitigated to a less-thansignificant level and no further action is required.

Matthew Downing
Assistant Planner

Date
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Evaluation of Environmental Impacts
A brief explanation is required for all answers, except "No Impact", that are adequately
supported by the information sources cited. A "No Impact" answer is adequately supported if
the referenced information sources show that the impact does not apply to the project being
evaluated (e.g., the project falls outside a fault rupture zone). A "No Impact" answer should be
explained where it is based on general or project-specific factors (e.g., the project will not
expose sensitive receptors to pollutants, based on a project-specific screening analysis).
2. All answers must consider the whole of the project-related effects, both direct and indirect,
including off-site, cumulative, construction, and operational impacts.
3. Once the lead agency has determined that a particular physical impact may occur, the checklist
answers must indicate whether that impact is potentially significant, less than significant with
mitigation, or less than significant. "Potentially Significant Impact" is appropriate when there is
sufficient evidence that a substantial or potentially substantial adverse change may occur in any
of the physical conditions within the area affected by the project that cannot be mitigated
below a level of significance. If there are one or more "Potentially Significant Impact" entries, an
Environmental Impact Report (EIR) is required.
4. A "Mitigated Negative Declaration" (Negative Declaration: Less Than Significant with Mitigation
Incorporated) applies where the incorporation of mitigation measures, prior to declaration of
project approval, has reduced an effect from "Potentially Significant Impact" to a "Less Than
Significant Impact with Mitigation." The lead agency must describe the mitigation measures and
briefly explain how they reduce the effect to a less than significant level.
5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR (including a General Plan) or
Negative Declaration [CCR, Guidelines for the Implementation of CEQA, § 15063(c)(3)(D)).
References to an earlier analysis should:
a) Identify the earlier analysis and state where it is available for review.
b) Indicate which effects from the environmental checklist were adequately analyzed in the
earlier document, pursuant to applicable legal standards, and whether these effects were
adequately addressed by mitigation measures included in that analysis.
c) Describe the mitigation measures in this document that were incorporated or refined from
the earlier document and indicate to what extent they address site-specific conditions for
this project.
6. Lead agencies are encouraged to incorporate references to information sources for potential
impacts into the checklist or appendix (e.g., general plans, zoning ordinances, biological
assessments). Reference to a previously prepared or outside document should include an
indication of the page or pages where the statement is substantiated.
7. A source list should be appended to this document. Sources used or individuals contacted
should be listed in the source list and cited in the discussion.
8. Explanation(s) of each issue should identify:
a) the criteria or threshold, if any, used to evaluate the significance of the impact addressed by
each question and
b) the mitigation measures, if any, prescribed to reduce the impact below the level of
significance.

1.
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Environmental Issues
I. Aesthetics

Environmental Setting
The City is mostly built-out, with distinct residential, commercial and agricultural districts and several
mixed-use areas. The City also contains portions of three creeks and several open space areas. The City
has been recognized as a "Tree City" for each of the last 30 years.
The proposed project will develop an approximately 1.8-acre site that is partly vacant and partly utilized
for overflow parking for the nearby medical office. Phase I is a 69-bed memory care facility. Phase II is a
revision to 8 townhomes previously approved and currently entitled to provide better site utilization
and interior floor plan design. Although the area is currently vacant, previous grading has been
performed in conjunction with the existing commercial development known as the Oak Park
Professional Plaza. The previous commercial development has already impacted the public view along
the Oak Park Blvd. and James Way corridors.
The 8-unit townhouse component of the proposed project is proposed to be redesigned for basementlevel tandem parking with the buildings totaling twenty-nine feet (29') in height. The memory care
facility is proposed be two stories with a basement level and will have a maximum height of thirty feet
(30'). The site will be visible to adjacent residential condominiums (Leisure Gardens) to the east across
the adjacent riparian corridor and from James Way.

Would the project:

a) Have a substantial adverse effect on a scenic vista?
b) Substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway?
c) Substantially degrade the existing visual character or
quality ofthe site and its surroundings?
d) Create a new source of substantial light or glare
which would adversely affect day or nighttime views in
the area?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

D

D

D

D

D

D

D

D

D

No Impact

D
D

D

Discussion
a, b: No impact
c: The proposed project will alter the views from the existing residential development across Meadow
Creek. These alterations, however, will not be significant as commercial development already exists
within the Oak Park Professional Plaza. The project also includes restoration of the riparian corridor
along the western creek bank that will enhance the natural environment and soften the visual impact of
the proposed development. The building will be more residential in style several different materials to
add complexity to the architecture. Materials include cement fiber lab siding and smooth cement
plaster in green and beige hues as well as cement fiber trim in a brown hue. Eldorado stone river rock
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will be used on some of the lowest portions of the building. The roof is proposed to be multicolored,
lightweight concrete roof tiles that complement the siding, trim, and rock materials. Less than
significant impact
d: The proposed project includes the addition of new exterior lighting fixtures on both phases of the
project. However, all exterior lighting is required to comply with Development Code requirements
including Sections 16.48.090 and 16.48.120. Less than significant with mitigation
MM 1-1: The applicant shall submit a lighting plan verifying that all exterior lighting for the
development is directed downward and does not create spill or glare to adjacent properties and
riparian habitat.

References: 1, 3, 5, 6

II. Agriculture and Forest Resources
Environmental Setting
The City of Arroyo Grande contains approximately 460 acres of active farmland, most of which is Prime
Farmland consisting of Class I and Class II soils. The subject property is not located near Agricultural
land. There are no forest resources located within the City.

Would the project:

a) Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (FarmlandL as
shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the
California Resources Agency, to nonagricultural use?
b) Conflict with existing zoning for agricultural use, or a
Williamson Act contract?
c) Conflict with existing zoning for, or cause rezoning
of, forest land (as defined in Public Resources Code
section 12220(g)L timberland (as defined by Public
Resources Code section 4526L or timberland zoned
Timberland Production (as defined by Government
Code section 51104(g))?
d) Result in the loss of forest land or conversion of
forest land to non-forest use?
e) Involve other changes in the existing environment
which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use or
conversion of forest land to non-forest use?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

No Impact

* In determining whether impacts to agricultural resources are significant environmental effects, lead agencies may refer to the
California Agricultural Land Evaluation and Site Assessment Madel (1997}, prepared by the California Department of
·Conservation as an optional model for use in assessing impacts on agricultural and farmland. In determining whether impacts
to forest resources, including timberland, are significant environmental effects, lead agencies may refer to information compiled
by the California Department of Forestry and Fire Protection regarding the state's inventory of forest land, including the Forest
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and Range Assessment Project and the Forest Legacy Assessment project; and forest carbon measurement methodology
provided in Forest Protocols adopted by the California Air Resources Board.

Discussion
a-e: No impact

References: 1, 2, 3, 4, 5, 6, 11

Ill. Air Quality
Environmental Setting
San Luis Obispo County is in non-attainment status for ozone (0 3 }, respirable particulate matter (PMlO)
and vinyl chloride under the California Air Resource Board (CARB) standards. The County is in
attainment status for all other applicable CARB standards. The proposed project will provide sixty-nine
(69) beds in a residential care facility specializing in Alzheimer's care and assisted living. The project will
also revise eight (8) townhomes previously approved and currently entitled to provide better site
utilization and interior floor plan design.

Would the project:

a) Conflict with or obstruct implementation of the
applicable air quality plan?
b) Violate any air quality standard or contribute
substantially to an existing or projected air quality
violation?
c) Result in a cumulatively considerable net increase of
any criteria pollutant for which the project region is
non-attainment under an applicable federal or state
ambient air quality standard (including releasing
emissions which exceed quantitative thresholds for
ozone precursors)?
d) Expose sensitive receptors to substantial pollutant
concentrations?
e) Create objectionable odors affecting a substantial
number of people?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No Impact

0

0

0

0

0

0

0

0

0

0
0

0

0

0

0

* Where available, the significance criteria established by the applicable air quality management or air pollution control district
may be relied on to make these determinations.

San Luis Obispo County Air Pollution Control District (APCD) Specific Comments
APCD reviewed the proposed project and submitted a letter dated June 24, 2013 outlining
recommended mitigation measures.
These measures have been incorporated into this Initial
Study/Mitigated Negative Declaration. APCD encourages a balance of residential and commercial infill
within the existing County URL/VRLs, as this is consistent with the land use goals and policies of the
APCD's Clean Air Plan. Enabling residents the opportunity to live, work and shop within areas that utilize
land use principles that reduce the need to drive and minimizes vehicle exhaust emissions which
account for over SO% of the County's air pollution including greenhouse gas emissions. Increasing
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. density can reduce trips and travel distances and encourage the use of alternative forms of
transportation.
APCD specifically commended the applicant on the following elements of the project design:
1. The project provides development within the city limits with nearby access to commercial
services and transit service, which will reduce dependence on driving;
2. The project provides development within the URL where such development is planned for and
expected;
3. The proposed residential buildings are two stories, resulting in a greater floor to area ratio. This
creates a higher density land use, making transit services more viable and effective.
In light of these elements of the project design, the APCD supports this project . .

Discussion
a-b, d: Based upon the emissions estimates provided by APCD, the construction phase emissions are
anticipated to exceed APCD's daily emission threshold, resulting in an estimated 173 lbs/day of Reactive
Organic Gases (ROG) + Nitrous Oxides (NOx) being emitted. This exceeds the 25 lbs/day ROG + NOx
threshold in Table 3-2 of the 2012 CEQA Handbook. Implementation of mitigation measures, however,
will reduce the overall air quality impacts from the project to a level of insignificance.
Less than
significant with mitigation
Construction Phase Emissions
MM 111-1: Based on the recommendation by APCD, the applicant shall demonstrate how the
construction phase impacts will be below the level of significance as identified in APCD 1s CEQA
Handbook prior to grading permit issuance and at least three months before construction
activities are to begin.

MM 111-2: The following standard mitigation measures for construction equipment shall be
implemented to reduce the ROG, NOx, and diesel particulate matter (DPM) emissions during
construction of the project:
a. Maintain all construction equipment in proper tune according to manufacturer's
specificat ions;
b. Fuel all off-road and portable diesel powered equipment with ARB certified motor ·
vehicle diesel fuel (non-taxed version suitable for use off-road);
c. Use diesel construction equipment meeting ARB's Tier 2 certified engines or cleaner offroad heavy-duty diesel engines, and comply with the State Off-Road Regulation;
d. Use on-road heavy-duty trucks that meet the ARB's 2007 or cleaner certification
standard for on-road heavy-duty diesel engines, and comply with the State On-Road
Regulation;
e. Construction or trucking companies with fleets that do not have engines in their fleet
that meet the engine standards identified in the above two measures (e.g. captive or
NOx exempt area fleets) may be eligible by proving alternative compliance;
f. All on- and off-road diesel equipment shall not idle for more than 5 minutes. Signs shall
be posted in the designated queuing areas and or job sites to remind drivers and
operators of the 5 minute idling limit;
g. Diesel idling within 1,000 feet of sensitive receptors is not permitted;
h. Staging and queuing areas shall not be located within 1,000 feet of sensitive receptors;
i. Electrify equipment when feasible;
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j.
k.

Substitute gasoline-powered in place of diesel-powered equipment, where feasible; and
Use alternatively fueled construction equipment on-site where feasible, such as
compressed natural gas (CNG), liquefied natural gas (LNG), propane or biodiesel.

MM 111-3: Prior to any construction activities at the site, the project proponent shall ensure that
a geologic evaluation is conducted to determine if Naturally Occurring Asbestos (NOA) is present
within the area that will be disturbed. If NOA is not present, an exemption request must be filed
with APCD. If NOA is found at the site, the applicant must comply with all requirements outlined
in the Asbestos Air Toxins Control Measure (ATCM) regulated by the California Air Resources
Board (ARB) and may require development of an Asbestos Dust Mitigation Plan and an Asbestos
Health and Safety Program for approval by APCD.

MM 111-4: Prior to any demolition activities or the removal or relocation of utility pipelines at the
site, if necessary, the project proponent shall notify APCD to ensure the activities occur in
accordance with the requirements stipulated in the National Emission Standard for Hazardous
Air Pollutants (NESHAP).
MM 111-5: The following mitigation measures shall be implemented during construction to
manage fugitive dust emissions such that they do not exceed APCD 20% opacity limit (APCD Rule
401) or prompt nuisance violations (APCD Rule 402):
a. Reduce the amount of the disturbed area where possible;
b. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust
from leaving the site. Increased watering frequency will be required whenever wind
speeds exceed 15 mph. Reclaimed (non-potable) water shall be used whenever
possible;
c. All dirt stockpile areas should be sprayed daily as needed;
d. Permanent dust control measures identified in the approved project revegetation and
landscape plans shall be implemented as soon as possible, following completion of any
soil disturbing activities;
e. Exposed ground areas that are planned to be reworked at dates greater than one month
after initial grading shall be sown with a fast germinating, non-invasive, grass seed and
watered until vegetation is established;
f. All disturbed soil areas not subject to revegetation shall be stabilized using approved
chemical soil binders, jute netting, or other methods approved in advance by the APCD;
g. All roadways, driveways, sidewalks, etc. to be paved shall be completed as soon as
possible. In addition, building pads shall be laid as soon as possible after grading unless
seeding o soil binders are used;
h. Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved
surface at the construction site;
i. All trucks hauling dirt, sand, soil or other loose materials shall be covered or shall
maintain at least two feet of freeboard (minimum vertical distance between top of load
and top of trailer) in accordance with CVC Section 23114;
j. Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash
off trucks and equipment leaving the site;
k. Sweep streets at the end of each day if visible soil material is carried onto adjacent
paved roads. Water sweepers with reclaimed water shall be used where feasible;
I. All PM 10 mitigation measures required shall be shown on grading and building plans; and
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m. The contractor or building shall designate a person or persons to monitor the fugitive
dust emissions and enhance the implementation of the measures as necessary to
minimize dust complaints, reduce visible emissions below 20% opacity. Their duties
shall include holidays and weekend periods when work may not be in progress. The
name and telephone number of such persons shall be provided to the APCD Compliance
Divisions prior to the start of any grading, earthwork or demolition.

MM 111-6: Prior to any construction activities on the site, the project proponent shall contact the
APCD Engineering Division to obtain all necessary permits for portable equipment used during
the construction and operational phases of the project. Typical equipment requiring a permit
includes, but is not limited to, the following:
•
Diesel engines;
•
Portable generators and equipment with engines that are SO horsepower or greater;
•
Electrical generation plants or the use of standby generators; and
•
Portable plants (e.g. aggregate plant, asphalt batch plant, concrete batch plant, etc.
MM 111-7: Proposed truck routes shall be evaluated and selected to ensure routing patterns have
the least impact to residential dwellings and other sensitive receptors, such as schools, parks,
daycare centers, nursing homes, and hospitals.
Operational Phase Emissions
MM 111-8: The project proponent shall coordinate with and obtain all necessary equipment and
operation permits that are required by APCD. Typical equipment requiring such permits
includes, but is not limited to, the following:
•
Portable generators and equipment with engines that are SO hp or greater;
•
Electrical generation plants or the use of standby generators;
•
Boilers;
•
Internal combustion engines;
• Sterilization unit(s) using ethylene oxide and incinerator(s); and
•
Cogeneration facilities.
c, e:

No impact

References: 1, 3, 4, 5, 6, 7, 12, 13

IV. Biological Resources
Environmental Setting
The project site has been disturbed with previous grading activities and imported fill material.
Consequently the site topography has been altered creating a manmade berm at the top of Meadow
Creek and a manmade wetland. A previous "Top of Bank Study" conducted by Triad/Holmes, Assoc.,
dated June 1, 2004, identified the top of bank is the 71-foot contour line.
The City approved a project consisting of 24 density equivalent townhomes and condominiums (22
physical units) in eleven (11) buildings in May of 2006 that was not constructed. Modification of part of
that project is proposed as part of the current project. As part of the previous project approvals, the
Army Corps of Engineers (ACOE) required mitigation for disturbance of the manmade wetland.
Specifically, the ACOE issued a Section 404 permit under the Clean Water Act to the applicant on August
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22, 2002. As part of the Section 404 permitting process, a Wetland Mitigation Plan was prepared by the
Morro Group, Inc. dated May 21, 2002 that outlines restoration of the 0.18-acre riparian area along the
bank oftheMeadow Creek drainage basin.
On September 17, 2010 a wetland survey was completed by SWCA Environmental Consultants that
indicated a reduced area of manmade wetland. The original 0.09 acres of wetland has been reduced to
The project proponent has elected to continue with the previously developed
a 0.006 acre area.
Wetland Mitigation Plan for the current proposal even though the area of wetland has since been
reduced. This extra mitigation will reduce any potentially significant impacts to less than significant
levels.

Would the project:

a) Have a substantial adverse effect, either directly or
through habitat modifications, on any species
identified as a candidate, sensitive, or special status
species in local or regional plans, policies, or
regulations, or by the California Department of Fish
and Game or U.S. Fish and Wildlife Service?
b) Have a substantial adverse effect on any riparian
habitat or other sensitive natural community identified
in local or regional plans, policies, regulations or by the
California Department of Fish and Game or US Fish and
Wildlife Service?
c) Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of the
Clean Water Act (including, but not limited to, marsh,
vernal pool, coastal, etc.) through direct removal,
filling, hydrological interruption, or other means?
d) Interfere substantially with the movement of any
native resident or migratory fish or wildlife species or
with established native resident or migratory wildlife
corridors, or impede the use of native wildlife nursery
sites?
e) Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?
f) Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation
Plan, or other approved local, regional, or state habitat
conservation plan?

Potentially
Significant
Impact

less Than
Significant
with
Mitigation

less Than
Significant
Impact

No Impact

D

D

D

D

D
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D

D
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D

D

D

D

D

D

Discussion
a-d: Construction of the project will fill a manmade depression area that currently acts to detain
stormwater runoff and recharge the groundwater. Although this wetland is considered "waters of the
United States", it is also considered low value due to its manmade origin and composition of non-native
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plant species. Mitigation is required and outlined in the Wetland Mitigation Plan to enhance the
riparian corridor.
Riparian vegetation provides habitat and streamside shading for Steelhead and California red-legged
frogs, which are protected species that likely occur along the project reach of the creek during at least

some portion of the year. Although no direct project-related impacts are expected to occur within the
Meadow Creek riparian corridor, establishment of a 35-foot setback from the top of bank would provide
future protection of the riparian habitat, as well as implementation of proper erosion control methods
during site construction. Less Than Significant with Mitigation
MM IV-1: The applicant shall revegetate the 0.18-acre mitigation area as outlined in the
"Wetland Mitigation Plan" prepared by the Morro Group, Inc., dated May 21, 2002. Any plants
that do not survive shall be replaced in kind and monitored until established. Temporary
irrigation shall be provided for all planting areas for three (3) years or until plants are
established. An independent consultant specializing in biological resources shall be hired by the
City and paid for by the applicant to monitor the mitigation for a minimum of five (5) years.
MM IV-2: The applicant shall consult and coordinate with the Regional Water Quality Control
Board (RWQCB) and the United States Corps of Engineers (USACE) regarding the project. The
applicant shall obtain all permits required for the construction, operation, or mitigation of the
project. If permits are not required, the applicant shall provide written verification as such from
the appropriate agency.
MM IV-3: The applicant shall obtain compliance with Section 1602 of the California Fish and
Game Code (Streambed Alteration Agreements) in the form of a completed Streambed
Alteration Agreement or written documentation from the CDFG that no agreement would be
required. Should an agreement be required, the applicant shall implement all the terms and
conditions of the agreement to the satisfaction of the CDFG. The CDFG Streambed Alteration
Agreement process encourages applicants to demonstrate that the proposed project has been
designed and will be implemented in a manner that avoids and minimizes impacts on riparian
habitat and the stream zone.
MM IV-4: All non-native plant species shall be eliminated from the 35' wide creek setback area.
MM IV-5: The developer shall record an irrevocable offer of dedication open space agreement
and thirty-five foot (35') creek easement on the property measured from top of bank. No
structures shall occur within the 35' creek setback area, in accordance with Sedion 16.44.050 of
the Municipal Code.
MM IV-6: Siltation/sedimentation control measures shall be implemented along the entire
eastern property boundary prior to site construction. Such control measures shall include
sediment fences and/or hay bales placed into the crux of the bank of Meadow Creek.
Erosion/sediment control barricades shall be placed around the perimeter of each construction
zone with the potential to drain to Meadow Creek.
MM IV-7: Soil shall not be stockpiled in areas located near the eastern property margin adjacent
to Meadow Creek, or in areas that have potential to drain to Meadow Creek. Stockpiled soil
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should be properly covered at all times to avoid wind and water erosion, and consequent
siltation to Meadow Creek.

MM IV-8: No heavy equipment shall be allowed within the Meadow Creek corridor.
e, f: No Impact

References: 1, 3, 4, 5, 6

V. Cultural Resources
Environmental Setting
Previous investigations have indicated the presence of Native Americans within the present-day City
Limits during prehistoric times. There are a handful of designated historical resources within the City,
including the IOOF Halt the Pauling House and the Bridge Street Bridge.
A Phase I Archaeological Survey of the project area was conducted on October 9, 2000 by Heritage
Discoveries, Inc. The survey produced negative results for the presence of cultural resources. According
to the study, no cultural materials were observed during the two meter transects made across the
property. Since the site has been previously graded, the site area lacks original ground surfaces and only
sub-soils remain. Additionally, previous archaeological surveys of the adjacent building areas also
produced negative results.

Would the project:

a) Cause a substantial adverse change in the
significance of a historical resource as defined in §
15064.5?
b) Cause a substantial adverse change in the
significance of an archaeological resource pursuant to
§ 15064.5?
c)
Directly or indirectly destroy a unique
paleontological resource or site or unique geologic
feature?
d) Disturb any human remains, including those
interred outside of formal cemeteries?
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Discussion
a, b: It is unlikely that cultural resources exist on the subject property. As a precaution, however, if
cultural resources are encountered during the construction process, development activities at the site
shall cease until a qualified archaeologist has been employed to view and assess the discovery and
prepare a mitigation plan. Less than significant with mitigation
MM V-1: If a potentially significant cultural resource is encountered during subsurface
earthwork activities, all construction activities within a 100-foot radius of the find shall cease
until a qualified archaeologist determines whether the uncovered resource requires further
study. A standard inadvertent discovery clause shall be included in every grading and
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construction contract to inform contractors of this requirement. Any previously undiscovered
resources found during construction shall be recorded on appropriate California Department of
Parks and Recreation (DPR) forms and evaluated for significance in terms of California
Environmental Quality Act criteria by a qualified archaeologist. Potentially significant cultural
resources consist of, but are not limited to, stone, bone, glass, ceramic, wood, or shell artifacts;
fossils; or features including hearths, structural remains, or historic dumpsites. If the resource is
determined significant under CEQA, the qualified archaeologist shall prepare and implement a
research design and archaeological data recovery plan that will capture those categories of data
for which the site is significant. The archaeologist shall also perform appropriate technical
analysis, prepare a comprehensive report, and file it with the appropriate Information Center
and provide for the permanent curation of the recovered materials.

c: No Impact
d: The proposed project will require grading and ground disturbance, which may disturb human
remains, including those that have been interned outside of formal cemeteries. Less than significant
with mitigation

MM V-2: If human remains are encountered during earth-disturbing activities, all work in the
adjacent area shall stop immediately and the San Luis Obispo County Coroner's office shall be
notified immediately. If the remains are determined to be Native American in origin, the Native
American Heritage Commission shall be notified and will identify the Most Likely Descendent,
who will be consulted for recommendations for treatment of the discovered remains.

References: 5, 6, 7, 15

VI. Geology and Soils
Environmental Setting
There are two faults within City Limits, the Pismo Fault and the Wilmar Avenue Fault. The Pismo Fault is
an inactive fault, and presents a low risk to Arroyo Grande. The Wilmar Avenue fault is a potentially
active fault that runs through the City, generally parallel to US 101.
Approximately half of the City is at moderate risk for liquefaction caused by strong seismic ground
shaking during an earthquake. These areas are primarily located south of US 101 and in the eastern part
of the City.
The majority of the City is at low risk for landslides. The areas at greatest risk are hillsides where greater
slopes are located. The potential for slope stability hazards in valley areas is low to very low. The areas
at greatest risk for landslide are just north of US 101 in the hillsides and in the eastern portions of the
City.
A Soils Engineering Report was prepared for the project site by Earth Systems Pacific dated October30,
2006. The project site has been subject to previous grading activities. Standard construction grading
and design-specified soil compaction will occur with the project.
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Would the project:

a) Expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or
death involving:
1) Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map, issued by the
State Geologist for the area, or based on other
substantial evidence of a known fault? (Refer
to Division of Mines and Geology Special
Publication 42.)
2) Strong seismic ground shaking?
3) Seismic-related ground failure, including
liquefaction?
4) Landslides?
b) Result in substantial soil erosion or the loss of
topsoil?
c) Be located on a geologic unit or soil that is unstable,
or that would become unstable as a result of the
project, and potentially result in on- or off-site
landslide, lateral spreading, subsidence, liquefaction or
collapse?
d) Be located on expansive soil, as defined in Table 181-B of the Uniform Building Code (1994), creating
substantial risks to life or property?
e) Have soils incapable of adequately supporting the
use of septic tanks or alternative waste water disposal
systems where sewers are not available for the
disposal of waste water?
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Discussion
a: The Wilmar Avenue Fault is a potentially active fault, and could trigger an earthquake, causing strong
seismic ground shaking and ground failure due to liquefaction. Any potential impacts to the proposed
project will already be mitigated to an acceptable level of risk by following the Uniform Building Code
development standards. Less than significant impact
b: Ground disturbance associated with the proposed project could cause soil erosion and loss of topsoil,
and increase the rate of stormwater runoff, also causing soil erosion and loss of topsoil. However, the
proposed project will comply with the provisions of Municipal Code Section 13.24, "EXCAVATION,
GRADING, EROSION AND SEDIMENT CONTROL" and therefore would not result in substantial soil
erosion or the loss of topsoil. Less than significant impact
c, d: A soils engineering report was prepared for the project site which identified the potential for
differential settlement due to the variety of soil and rock profiles, presence of fill soil, and nonuniformity of the upper soil conditions due to disturbance. The report concludes that these concerns
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can be alleviated with incorporation of several recommendations from the report into the project plans
and specifications. Less than significant with mitigation
MM Vl-1: All construction plans shall incorporate the recommendations of the soils engineering
report prepared for the project site by Earth Systems Pacific dated October 30, 2006.
e: No impact

References: 1, 2, 3, 4, 5, 6, 14

VII. Greenhouse Gas Emissions
Environmental Setting
The City of Arroyo Grande emitted approximately 96,549 metric tons of carbon dioxide equivalent
(C02e) in the baseline year 2005. The transportation sector was by far the largest contributor to
emissions (57.0%), producing approximately 55,030 metric tons of C02e in 2005. Emissions from the
residential sector were the next largest contributor (24.6%), producing approximately 23,778 metric
tons of C02e. The commercial and industrial sectors accounted for a combined 12.3% of the total.
Emissions from solid waste comprised 6.0% of the total, and emissions from other sources such as
agricultural equipment comprised 0.1%.
The majority of emissions from the transportation sector were the result of gasoline consumption in
private vehicles traveling on local roads, US Highway 101, and state highways. Greenhouse gas (GHG)
figures from the waste sector are the estimated future emissions that will result from the decomposition
of waste generated by city residents and businesses in the base year 2005, with weighted average
methane capture factor of 60.0%

Would the project:

a) Generate greenhouse gas emissions, either directly
or indirectly, that may have a significant effect on the
environment?
b) Conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emissions of
greenhouse gases?
c) Result in the exposure of local residents to hazards
associated with climate change?
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Discussion
a, b: The proposed project will generate greenhouse gas (GHG) emissions from daily operation of
buildings and potentially from traffic generation. While the California Air Resources Board (CARB) has
not yet developed a statewide threshold, as directed under Senate Bill 97, the City has determined that
the California Air Pollution Control Officers Association (CAPCOA) 2008 White Paper, which includes
possible methodologies and thresholds for project-level GHG emissions, provides the best and latest
information on establishing cumulative impact thresholds.
This paper has determined that a
conservative threshold where a project's impact may be considered 'cumulatively considerable' is 900
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metric tons or more of GHG emissions per year. The following table provides a general summary of
project types and sizes that generate 900 metric tons of GHG emissions per year:
Project Type

Size that Generates 900 Metric Tons of GHG Emissions per Year

Single-family residential
Apartments/condominiums
General commercial or office space

50 units
70 units
35,000 square-feet

Retail space
Supermarket/grocery store

11,000 square-feet
6,300 square-feet

Based on the above assumptions, the proposed project is estimated to generate approximately 1,031
metric tons of GHG emissions per year. This is approximately 1.15 times the threshold of 900 metric
tons per year that is considered to be a 'cumulatively considerable' impact. The San Luis Obispo Air
Pollution Control Board (APCD) has established mitigation measures to reduce project-level GHG
emissions. Less than significant with mitigation
MM Vll-1: All construction plans shall reflect the following GHG-reducing measures where
applicable. Prior to issuance of building permits, the applicant shall submit impact reduction
calculations based on these measures to the APCD for review and approval, incorporating the
following measures:
•
•

•
•
•
•

•
•
•
•
•

•
•
•

Incorporate outdoor electrical outlets to encourage the use of electric appliances and
tools.
Provide shade tree planting in parking lots to reduce evaporative emissions from parked
vehicles. Design should provide 50% tree coverage within 10 years of construction using
low ROG emitting, low maintenance native drought resistant trees.
Provide conduit for future fueling of electric vehicles (one space in parking area).
No residential wood burning appliances.
Provide employee lockers and showers. One shower and 5 lockers for every 25
employees are recommended.
Trusses for south-facing portions of roofs shall be designed to handle dead weight loads
of standard solar-heated water and photovoltaic panels. Roof design shall include
sufficient south-facing roof surface, based on structures size and use, to accommodate
adequate solar panels. For south facing roof pitches, the closest standard roof pitch to
the ideal average solar exposure shall be used.
Increase the building energy rating by 20% above Title 24 requirements. Measures used
to reach the 20% rating cannot be double counted.
Plant drought tolerant, native shade trees along southern exposures of buildings to
reduce energy used to cool buildings in summer.
Utilize green building materials (materials which are resource efficient, recycled, and
sustainable) available locally if possibie.
Install high efficiency heating and cooling systems.
Design building to include roof overhangs that are sufficient to block the high summer
sun, but not the lower winter sun, from penetrating south facing windows (passive solar
design).
Utilize high efficiency gas or solar water heaters.
Utilize built-in energy efficient appliances (i.e. Energy Star®).
Utilize double-paned windows.
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•
•
•
•
•
•

•

•

Utilize low energy street lights (i.e. sodium).
Utilize energy efficient interior lighting.
Install energy-reducing programmable thermostats.
Use roofing material with a solar reflectance values meeting the EPA/DOE Energy Star®
rating to reduce summer cooling needs.
Eliminate high water consumption landscape (e.g., plants and lawns) in residential
design. Use native plants that do not require watering and are low ROG emitting.
Provide on-site bicycle parking both short term (racks) and long term (lockers, or a
locked room with standard racks and access limited to bicyclist only) to meet peak
season maximum demand. One bike rack space per 10 vehicle/employee space is
recommended.
Require the installation of electrical hookups at loading docks and the connection of
trucks equipped with electrical hookups to eliminate the need to operate dieselpowered TRUs at the loading docks.
Provide storage space in garage for bicycle and bicycle trailers, or covered racks I
lockers to service the residential units.

c: No impact
References: 12, 13, 14

VIII Hazards and Hazardous Materials
Environmental Setting
There are no known hazardous materials sites in the City, nor are there any airports within the vicinity of
the City. The project is not within a high severity risk area for fire.

Would the project:

a) Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?
b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset
and accident conditions involving the release of
hazardous materials into the environment?
c) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed
school?
d) Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result,
would it create a significant hazard to the public or the
environment?
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e) For a project located within an airport land use plan
or, where such a plan has not been adopted, within
two miles of a public airport or public use airport,
would the project result in a safety hazard for people
residing or working in the project area?
f) For a project within the vicinity of a private airstrip,
would the project result in a safety hazard for people
residing or working in the project area?
g) Impair implementation of or physically interfere
with an adopted emergency response plan or
emergency evacuation plan?
h) Expose people or structures to a significant risk of
loss, injury or death involving wildland fires, including
where wildlands are adjacent to urbanized areas or
where residences are intermixed with wildlands?

0
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0
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0

0

0

0

0

Discussion
a-h: No impact

References: 4, 5, 6, 7, 14

IX Hydrology and Water Quality
Environmental Setting
The City of Arroyo Grande draws its water supply from a combination of the Lopez Reservoir and
groundwater wells. Wastewater service is provided by the South San Luis Obispo County Sanitation
District. The City adopted interim low-impact development (LID) guidelines to address stormwater
runoff issues in 2009.
A preliminary Drainage Study was conducted for the project site by Triad/Holms Associates, dated May
2005. The project site has varying slopes between 2% and 10% and stormwater surface runoff follows
the topography easterly towards Meadow Creek. Subsurface detention and LID measures are required
for the proposed project. Two (2) existing outfall locations convey stormwater from the Oak Park
Professional Plaza to the creek. The detention facilities are designed to reduce the peak flow rate
resulting from a post-development 100-year storm and limit the release flow rate from the site to the
pre-development flow resulting from a 100-year storm event. The detention areas will outlet to the
existing storm drain system.
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Would the project:

a) Violate any water quality standards or waste
discharge requirements?
b) Substantially deplete groundwater supplies or
interfere substantially with groundwater recharge such
that there would be a net deficit in aquifer volume or a
lowering of the local groundwater table level (e.g., the
production rate of preexisting nearby wells would drop
to a level which would not support existing land uses
or planned uses for which permits have been
granted)?
c) Substantially alter the existing drainage pattern of
the site or area, including through the alteration of the
course of a stream or river, in a manner which would
result in substantial erosion or siltation on- or off-site?
d) Substantially alter the existing drainage pattern of
the site or area, including through the alteration of the .
course of a stream or river, or substantially increase
the rate or amount of surface runoff in a manner
which would result in flooding on- or off-site?
e) Create or contribute runoff water which would
exceed the capacity of existing or planned stormwater
drainage systems or provide substantial additional
sources of polluted runoff?
f) Otherwise substantially degrade water quality?
g) Place housing within a 100-year flood hazard area as
mapped on a federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard delineation
map?
h) Place within a 100-yearflood hazard area structures
which would impede or redirect flood flows?
i) Expose people or structures to a significant risk of
loss, injury, or death from flooding, including flooding
resulting from the failure of a levee or dam?
j) Result in inundation by seiche, tsunami, or mudflow?
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Discussion
a: Development of the proposed project would result in an increase in the amount of impervious
surface area and an associated increase in the rate and volume of stormwater runoff from the site.
Construction activities have the potential to disrupt soil and cause erosion and increase sediment runoff.
An Erosion Control Plan will be prepared prior to any ground disturbance activities to provide the details
of the erosion control measures to be applied on the site during construction. The Erosion Control Plan
will include Best Management Practices (BMPs) designed to minimize sediment in site runoff during
construction. BMPs designed to reduce erosion of exposed soil may include, but are not limited to: soil
stabilization controls, watering for dust control, perimeter silt fences, placement of hay bales, and
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sediment basins. Any disturbed portions of the project area will be revegetated following construction
activities. Less than significant with mitigation
MM IX-1: A Stormwater Pollution Prevention Plan (SWPPP) shall be developed and
implemented in consultation with the City, Regional Water Quality Control Board (RWQCB), and
other regulatory agencies. The SWPPP shall include BMPs to reduce potential impacts to
surface water quality through the construction and life of the project. The SWPPP shall adhere
to the following requirements:

•

•
•

•
•
•
•

•
•

•

•
•
•

The SWPPP shall include measures to avoid creating contaminants, minimize the release
of contaminants, and water quality control measures to minimize contaminants from
entering surface water or percolating into the ground.
The water quality control measures shall address both construction and operations
periods.
Fluvial erosion and water pollution related to construction shall be controlled by a
construction water pollution control program that shall be filled with the appropriate
agency and kept current throughout any site development phase.
The water pollution prevention program shall include BMPs, as appropriate, given the
specific circumstances of the site and project.
The SWPPP shall be submitted for review and approval to the RWQCB.
A spill prevention and countermeasure plan shall be incorporated into the SWPPP.
Designation of equipment and supply staging and storage areas at least 150 feet from
the outside edge of the Meadow Creek 35-foot setback area. All vehicle parking,
routine equipment maintenance, fueling, minor repair, etc., and soil and material
stockpile, shall be done only in the designated staging area.
Major vehicle/equipment maintenance, repair, and equipment washing shall be
performed off site,
A wet and dry spill cleanup plan that specifies reporting requirements and immediate
clean up to ensure no residual soil, surface water or groundwater contamination would
remain after clean up.
Designating concrete mixer washout areas at least 100 feet from the outside edge of the
Meadow Creek 35-foot setback with the use of appropriate containment or reuse
practices.
A temporary and excess fill stockpile and disposal plan that ensures that no detrimental
affects to receiving waters would result.
Requiring all grading and application of concrete, asphalt, etc. to occur during the dry
season from April15 to October 15.
Required site preparation and erosion control BMPs for any work that may need to be
completed after October 15.

MM IX-2: To reduce erosion hazards due to construction activities, grading shall be minimized
and project applicants shall use runoff and sediment control structures, and/or establish a
permanent plant cover on side slopes following construction.
MM IX-3: Erosion control and bank stabilization measures shall be implemented to ensure that
the creek bank does not erode. In addition, alternative bank protection methods, such as
restoration of native vegetation, root wads, or other bioengineering methods of stabilization,
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shall be used whenever possible. In order to reduce long-term effects of soil compaction and
changes in topography, construction vehicles and personnel shall not enter the low flow channel
and wet areas. Construction mats and other devices shall be used whenever possible to reduce
impacts associated with soil compaction.
MM IX-4: All temporary fill placed during project construction shall be removed at project
completion and the area restored to approximate pre-project contours and topography.
MM IX-5: No construction debris or materials shall be allowed to enter the creek bed, either
directly or indirectly. Stockpiles shall be kept far enough from the banks of the active channel
and protected to prevent materials from entering the creek bed.

b: No impact
c: Stormwater runoff from the proposed project will be captured in a subsurface detention system as
well as in vegetated bioswales and other Low Impact Development (LID) BMPs.
The
bioswales/detention system is designed to retain and infiltrate stormwater runoff from a 100-year
storm. Stormwater in exceeding the bioswales/detention system capacity would be conveyed into the
existing storm drain system. A maintenance agreement for the upkeep of drainage facilities will be
required to be recorded ifthe project is approved. Less than significant impact
d, e: No impact
f: The Central Coast Regional Water Quality Control Board (RWQCB) requires municipalities, via the
Municipal General Storm Water Permit, to minimize negative impacts on aquatic ecosystems and
degradation of water quality to the maximum extent practicable. Permittees must implement Best
Management Practices (BMPs) that reduce pollutants in stormwater runoff to the technology-based
standard of Maximum Extent Practicable (MEP) to protect water quality. The goals of post-construction
BMPs are to prevent and control erosion and sedimentation, provide source control of potential
Postpollutants, control and treat runoff, and protect wetlands and water quality resources.
construction BMPs are required to achieve stormwater quality standards through site-planning
measures. Vegetative swales or other biofilters are recommended as the preferred choice for postconstruction BMPs for all projects with suitable landscape areas, because these measures are relatively
economical and require limited maintenance. For projects where landscape based treatment is
impracticable, or insufficient to meet required design criteria, other post-construction BMPs should be
incorporated. All post-construction BMPs must be maintained to operate effectively. Less than
significant with mitigation
MM IX-6: The following water quality BMPs shall be incorporated into the project:

•
•

•

Run-off Control. Maintain post-development peak runoff rate and average volume of
runoff at levels that are similar to pre-development levels.
Labeling and Maintenance of Storm Drain Facilities. Label new and existing storm drain
inlets with "No Dumping - Drains to Ocean" to alert the public to the destination of
stormwater and to prevent direct discharge of pollutants into the storm drain.
Common Area Litter Control. Implement a trash management and litter control program
to prevent litter and debris from being carried to water bodies or the storm drain
system.
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•

•

•

•

•

Food Service Facilities. Design the food service facility to have a sink or other area for
cleaning floor mats, containers, and equipments that is connected to a grease
interceptor prior to discharging to the sanitary sewer system. The cleaning area shall be
large enough to clean the largest mat or piece of equipment to be cleaned.
Refuse Areas. Trash compactors, enclosures and dumpster areas shall be covered and
protected from roof and surface drainage. Install a self-contained drainage system that
discharges to the sanitary sewer if water cannot be diverted from the areas.
Outdoor Storage Controls. Oils, fuels, solvents, coolants, and other chemicals stored
outdoors must be in containers and protected from drainage by secondary containment
structures such as berms, liners, vaults or roof covers and/or drain to the sanitary sewer
system. Bulk materials stored outdoors must also be protected from drainage with
berms and covers. Process equipment stored outdoors must be inspected for proper
function and leaks, stored on impermeable surfaces and covered. Implement a regular
program of sweeping and litter control and develop a spill cleanup plan for storage
areas.
Cleaning, Maintenance and Processing Controls. Areas used for washing, steam
cleaning, maintenance, repair or processing must have impermeable surfaces and
containment berms, roof covers, recycled water wash facility, and discharge to the
sanitary sewer. Discharges to the sanitary sewer may require pretreatment systems
and/or approval of an industrial waste discharge permit.
Street/parking lot Sweeping: Implement a program to regularly sweep streets, sidewalks
and parking lots to prevent the accumulation of litter and debris. Debris resulting from
pressure washing should be trapped and collected to prevent entry into the storm drain
system. Washwater containing any cleaning agent or degreaser should be collected and
discharged to the sanitary sewer.

g-j: No impact

References: 3, 4, 5, 6, 7, 8, 9, 10

X. Land Use and Planning
Environmental Setting
The City encompasses approximately 5.5 square-miles and is bisected north/south by US Highway 101.
There are several distinct land use categories and zoning districts for residential, commercial, industrial,
agricultural and mixed uses. The City is adjoined by the cities of Pismo Beach and Grover Beach to the
west and unincorporated areas of San Luis Obispo County to the north, east and south.
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Would the project:

a) Physically divide an established community?
b) Conflict with the applicable land use plan, policy, or
regulation of any agency with jurisdiction over the
project (including, but not limited to, a general plan,
specific plan, local coastal program, or zoning
ordinance) adopted for the purpose of avoiding or
mitigating an environmental effect?
c) Conflict with any applicable habitat conservation
plan or natural community conservation plan?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

0

0

0

0

0

0

0

0

0

No Impact

Discussion
a-c: Surrounding land uses are identified on Page 12 of this Initial Study. The proposed project was
reviewed for consistency with policy and/or regulatory documents relating to the environment and
appropriate land use (e.g., City's Land Use Element, Development Code, Zoning Map, etc.). The project
was found to be consistent with these documents and codes. Land use and zoning designations for the
property are consistent with the proposed use and compatible with surrounding land uses. The project
is not within or adjacent to a conservation plan area, although it is subject to the City's required creek
setback, which has been reduced from fifty feet (50') to thirty-five feet (35'). No impact

References: 1, 2, 3, 4, 5, 6

XI. Mineral Resources
Environmental Setting
There are no known mineral resources in the City of Arroyo Grande.

Would the project:

a) Result in the loss of availability of a known mineral
resource that is or would be of value to the region and
the residents of the state?
b) Result in the loss of availability of a locally
important mineral resource recovery site delineated
on a local general plan, specific plan, or other land use
plan?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

0

0

0

0

0

0

No Impact

Discussion
a-b: No impact

References: 1, 4, 5, 6
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XII. Noise
Environmental Setting
Noise exposure throughout the City is primarily caused by automobile traffic on surface streets and US
Highway 101, with intermittent noise generated by agricultural operations and construction activities.
The project site is located in close proximity to U.S. Highway 101 and existing commercial development
where the ambient noise levels are already elevated.

Would the project:

a) Generate or expose people to noise levels in excess
of standards established in a local general . plan or
noise ordinance, or in other applicable local, state, or
federal standards?
b) Generate or expose people to excessive
ground borne vibrations or ground borne noise levels?
c) Create a substantial permanent increase in ambient
noise levels in the vicinity of the project (above levels
without the project)?
d) Create a substantial temporary or periodic increase
in ambient noise levels in the vicinity of the project, in
excess of noise levels existing without the project?
e) Be located within an airport land use plan or, where
such a plan has not been adopted, within two miles of
a public airport or public use airport? If so, would the
project expose people residing or working in the
project area to excessive noise levels?
f) Be in the vicinity of a private airstrip? If so, would
the project expose people residing or working in the
project area to excessive noise levels?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No Impact

0

0

0

0

0

0

0

0

0

0
0

0

0

0

0

0

0

0

Discussion
a, b, d: During construction of the proposed project, the use of construction vehicles and equipment has
the potential to generate excessive levels of noise; however, this is only a temporary increase. All
construction activities will comply with applicable City policies regarding noise. Additional impacts can
be mitigated to less than significant levels by implementing the below mitigation measures. Less than
significant with mitigation
MM Xll-1: Construction activities shall be restricted to the hours of 8 a.m. and 6 p.m. Monday
through Friday. No construction shall occur on Saturday or Sunday. Equipment maintenance
and servicing shall be confined to the same hours. To the greatest extent possible, grading and
construction activities should occur during the middle of the day to minimize the potential for
disturbance of neighboring noise sensitive uses.
MM Xll-2: All construction equipment utilizing internal combustion engines shall be required to
have mufflers that are in good condition. Stationary noise sources shall be located at least 300 feet
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from occupied dwelling units unless noise reducing engine housing enclosures or noise screens are
provided by the contractor.
MM Xll-3: Equipment mobilization areas, water tanks, and equipment storage areas shall be
placed in a central location as far from existing residences as feasible.
c, e, f: No impact

References: 1, 3, 4, 5, 6

XIII. Population and Housing
Environmental Setting
Arroyo Grande has a population of 17,252 (2010 Census) with an average household size of 2.4 persons.
The project will be an infill development creating new housing opportunities for the community as well
as providing housing opportunities for a specific subset of the local population, including elderly
individuals. The project will not result in the need for new housing and will not displace existing
housing.

Would the project:

a) Induce substantial population growth in an area,
either directly (for example, by proposing new homes
and businesses) or indirectly (for example, through
extension of roads or other infrastructure)?
b) Displace substantial numbers of existing housing,
necessitating the construction of replacement housing
elsewhere?
c)
Displace substantial
numbers
of people,
necessitating the construction of replacement housing
elsewhere?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

D

D

D

D

D

D

D

D

Less Than
Significant
Impact

No Impact

D

Discussion
a: The proposed project will provide eight (8) new townhomes on the site as well as 69 beds in a
residential care facility. However, the increase in housing is not considered to be substantial and
therefore a less than significant impact will directly result from the proposed project. No substantial
population growth will indirectly result from the project. Less than significant impact
b-e: No impact

References: 1, 2, 4, 5, 6

XIV. Public Services
Environmental Setting
The City of Arroyo Grande administers its own police department and parks and recreation facilities.
Fire protection is provided by the Five Cities Fire Authority through a joint powers agreement (JPA). The

Page 36 of 50

Item 9.a. - Page 203

INITIAL STUDY/MITIGATED NEGATIVE DECLARATION
AUGUST 2013
CONDITIONAL USE PERMIT 12-002; VARIANCE 12-004; LOT MERGER 12-003; AMENDED VESTING TENTATIVE TRACT MAP 12-001

Lucia Mar Unified School District (LMUSD) provides K-12 educational facilities. Public services to the
project site are readily provided by the City of Arroyo Grande.

Would the project:

a) Result in significant environmental impacts from
construction associated with the provision of new or
physically altered governmental facilities, or the need
for new or physically altered governmental facilities, to
maintain acceptable service ratios, response times, or
other performance objectives for any of the public
services:
Fire protection?
Police protection:
Schools?
Parks?
Other public facilities?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

0

0

0

0
0
0
0

0
0

0
0
0
0
0

0

!g)

0
0

No Impact

Discussion
a: The construction of eight (8) townhomes and a 69-bed residential care facility on an infill site
adjacent to other services necessary for daily living is expected to add approximately five (5) schoolaged children to the Lucia Mar Unified School District based on a student yield factor of 0.7. As allowed
by State Law, the Lucia Mar Unified School District has a development impact fee established by the
school district for new residential and commercial construction to finance any new classrooms. Less
than significant with mitigation
MM XIV-1: The applicant shall pay the mandated Lucia Mar Unified School District impact fee.

References: 1, 2, 4, 5, 6, 14

XV. Recreation
Environmental Setting
The Recreation Department oversees recreational activities throughout the City and manages the City's
various parks and open spaces. The project will not affect any existing park or other recreational
resource and will not create additional demand for recreational facilities.

Would the_ project:

a) Increase the use of existing neighborhood and
regional parks or other recreational facilities, such that
substantial physical deterioration of the facility would
occur or be accelerated?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

0

0

0

No Impact
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b) Include recreational facilities or require the
construction or expansion of recreational facilities that
might have an adverse physical effect on the
environment?

D

D

D

Discussion
a, b: An offer to dedicate a six-foot (6') wide path/trail access easement parallel to Meadow Creek along
the length of the project site was recorded in December 2002. As part of the project description, the
applicant will improve the path/trail to City specifications. The applicant will be required to abandon
the existing easement and offer a new easement for dedication in the as-built location of the proposed
pedestrian path. No impact

References: 1, 2, 4

XVI. Transportation/Traffic
Environmental Setting
The City's street network consists of a hierarchy of street types which serve different functions. These
include freeways, arterials, collectors, local streets and alleyways.
Freeways route traffic through the community and are characterized by large traffic volumes and highspeed travel. Arterials link residential and commercial districts and serve shorter through traffic needs.
Due to the heavier traffic on arterials, adjacent land uses are intended to be a mix of commercial and
multi-family residential. Collector streets link neighborhoods to arterials and are not intended for
through traffic but are nonetheless intended to move traffic in an efficient manner. Local streets are
designed to serve only adjacent land uses and are intended to protect residents from through traffic
impacts.
Access to the project site is from an existing driveway off of James Way, with a secondary emergency
access located on the southern portion of the property connecting to the adjacent motel site. A Parking
and Traffic Study was conducted by Orosz Engineering Group, Inc. (OEG), dated January 17, 2006 to
address parking and traffic-related impacts resulting from development of the project and existing uses
within the established professional plaza. OEG has reviewed the current proposed project and
continues to support the findings of the previous study based upon similar traffic and parking loads.
According to the City's traffic study policy, a traffic impact study must be prepared for projects
generating twenty (20) peak hour trips or more. The trip generation for the project is less than twenty
(20) peak hour trips, and therefore a traffic study was not required.
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Would the project:

a) Conflict with an applicable plan, ordinance or policy
establishing measures of effectiveness for the
performance of the circulation system, taking into
account all modes of transportation including mass
transit and non-motorized travel and relevant
components of the circulation system, including but
not limited to intersections, streets, highways and
freeways, pedestrian and bicycle paths, and mass
transit?
b) Conflict with an applicable congestion management
program, including, but not limited to level of service
standards and travel demand measures, or other
standards established by the county congestion
management agency for designated roads or
highways?
c) Result in a change in air traffic patterns, including
either an increase in traffic levels or a change in
location that results in substantial safety risks?
d) Substantially increase hazards due to a design
feature (e.g., sharp curves or dangerous intersections)
or incompatible uses (e.g., farm equipment)?
e) Result in inadequate emergency access?
f) Conflict with adopted policies, plans, or programs
regarding public transit, bicycle, or pedestrian
facilities, or otherwise decrease the performance or
safety of such facilities?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

Less Than
Significant
Impact

No Impact

D
D

Discussion
a, b: Parking and circulation patterns are adequate with the proposed project and trip generation would
not significantly impact any road segments or intersections. Less than significant impact
c: No impact
d: Previous project approvals at the site included investigation of project site driveway configuration,
including the two currently installed full ingress and egress driveways serving the project site and the
nearby fitness center. The driveway configuration was considered to provide reasonable operation for
site access. The driveway configuration is considered to continue to be adequate to support the current
project. Less than significant impact
e: The project is required to maintain emergency access on the southern portion of the property
connecting to the adjacent motel site. No impact
f: No impact

References: 1, 3, 5, 6, 12, 13
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XVII. Utilities and Service Systems
Environmental Setting
Water and sewer utilities are provided by the City of Arroyo Grande and the South San Luis Obispo
County Sanitation District.

Would the project:

a) Exceed wastewater treatment restrictions or
standards of the applicable Regional Water Quality
Control Board?
b) Require or result in the construction of new water
or wastewater treatment facilities or expansion of
existing facilities?
Would the construction of these facilities cause
significant environmental effects?
c) Require or result in the construction of new storm
water drainage facilities or expansion of existing
facilities?
d) Have sufficient water supplies available to serve the
project from existing entitlements and resources or
are new or expanded entitlements needed?
e) Result in a determination, by the wastewater
treatment provider that serves or may serve the
project, that it has adequate capacity to service the
project's anticipated demand, in addition to the
provider's existing commitments?
f) Be served by a landfill with sufficient permitted
capacity to accommodate the project's solid waste
disposal needs?
g) Comply with federal, state, and local statutes and
regulations as they relate to solid waste?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

No Impact

Discussion
a-g: No impact
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Mandatory Findings of Significance

Would the project:

a) Does the project have the potential to degrade the
quality of the environment, substantially reduce the
habitat of a fish or wildlife species, cause a fish or
wildlife population to drop below self-sustaining levels,
threaten to eliminate a plant or animal community,
reduce the number or restrict the range of a rare or
endangered plant or animal or eliminate important
examples of the major periods of California history or
prehistory?
b) Does the project have impacts that are individually
limited, but cumulatively considerable? ("Cumulatively
considerable" means that the incremental effects of a
project are considerable when viewed in connection
with the effects of past projects, the effects of other
current projects, and the effects of probable future
projects)?
c) Does the project have environmental effects which
will cause substantial adverse effects on human
beings, either directly or indirectly?

Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

0

0

0

0

0

0

0

0

0

Less Than
Significant
Impact

No Impact

Discussion
a: The proposed project completes an infill property within the City Limits. A major component of this
project is the filling of a 0.006 acre man-made wetland and mitigating the wetland with riparian
vegetation and habitat restoration adjacent to Meadow Creek. Although the potential for adverse
impacts on Meadow Creek exists, as with any project requiring grading and construction, the restoration
of the creek area will result in beneficial improvement to the environment in the vicinity of the project
site. Less than significant impact
b: The impacts of the proposed project are individually limited and not cumulatively considerable. All
environmental impacts that could occur as a result of the proposed project would be reduced to a less
than significant level through implementation of the mitigation measures recommended in this Initial
Study and, when viewed in conjunction with other closely related past, present or reasonably
foreseeable future projects, would not be significant. Less than significant impact
c: As described in this Initial Study, the implementation of the proposed project could result in
temporary impacts during its construction period. Implementation of the mitigation measures
recommended in this Initial Study would ensure that the proposed project would not result in
environmental effects that would cause substantial adverse effects on human beings. Less than
significant impact
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Summary of Mitigation Measures
MM 1-1: The applicant shall submit a lighting plan verifying that all exterior lighting for the
development is directed downward and does not create spill or glare to adjacent properties and
riparian habitat.
MM 111-1: Based on the recommendation by the APCD, the applicant shall demonstrate how the
construction phase impacts will be below the level of significance as identified in the APCD's
CEQA Handbook prior to grading permit issuance and at least three months before construction
activities are to begin.
MM 111-2: The following standard mitigation measures for construction equipment shall be
implemented to reduce the ROG, NOx, and diesel particulate matter (DPM) emissions during
construction of the project:
I. Maintain all construction equipment in proper tune according to manufacturer's
specifications;
m. Fuel all off-road and portable diesel powered equipment with ARB certified motor
vehicle diesel fuel (non-taxed version suitable for use off-road);
n. Use diesel construction equipment meeting ARB's Tier 2 certified engines or cleaner offroad heavy-duty diesel engines, and comply with the State Off-Road Regulation;
o. Use on-road heavy-duty trucks that meet the ARB's 2007 or cleaner certification
standard for on-road heavy-duty diesel engines, and comply with the State On-Road
Regulation;
p. Construction or trucking companies with fleets that do not have engines in their fleet
that meet the engine standards identified in the above two measures (e.g. captive or
NOx exempt area fleets) may be eligible by proving alternative compliance;
q. All on- and off-road diesel equipment shall not idle for more than 5 minutes. Signs shall
be posted in the designated queuing areas and or job sites to remind drivers and
operators of the 5 minute idling limit;
r. Diesel idling within 1,000 feet of sensitive receptors is not permitted;
s. Staging and queuing areas shall not be located within 1,000 feet of sensitive receptors;
t. Electrify equipment when feasible;
u. Substitute gasoline-powered in place of diesel-powered equipment, where feasible; and
v. Use alternatively fueled construction equipment on-site where feasible, such as
compressed natural gas (CNG), liquefied natural gas (LNG), propane or biodiesel.
MM 111-3: Prior to any construction activities at the site, the project proponent shall ensure that
a geologic evaluation is conducted to determine if Naturally Occurring Asbestos (NOA) is present
within the area that will be disturbed. If NOA is not present, an exemption request must be filed
with the APCD. If NOA is found at the site, the applicant must comply with all requirements
outlined in the Asbestos Air Toxins Control Measure (ATCM) regulated by the California Air
Resources Board (ARB) and may require development of an Asbestos Dust Mitigation Plan and
an Asbestos Health and Safety Program for approval by the APCD.
MM 111-4: Prior to any demolition activities or the removal or relocation of utility pipelines at the
site, if necessary, the project proponent shall notify the APCD to ensure the activities occur in
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accordance with the requirements stipulated in the National Emission Standard for Hazardous
Air Pollutants (NESHAP).
· MM Ill-S: The following mitigation measures shall be implemented during construction to
manage fugitive dust emissions such that they do not exceed the APCD 20% opacity limit (APCD
Rule 401) or pr~mpt nuisance violations (APCD Rule 402):
n. Reduce the amount of the disturbed area where possible;
o. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust
from leaving the site. Increased watering frequency will be required whenever wind
speeds exceed 1S mph. Reclaimed (non-potable) water shall be used whenever
possible;
p. All dirt stockpile areas should be sprayed daily as needed;
q. Permanent dust control measures identified in the approved project revegetation and
landscape plans shall be implemented as soon as possible, following completion of any
soil disturbing activities;
r. Exposed ground areas that are planned to be reworked at dates greater than one month
after initial grading shall be sown with a fast germinating, non-invasive, grass seed and
watered until vegetation is established;
s. All disturbed soil areas not subject to revegetation shall be stabilized using approved
chemical soil binders, jute netting, or other methods approved in advance by the APCD;
t. All roadways, driveways, sidewalks, etc. to be paved shall be completed as soon as
possible. In addition, building pads shall be laid as soon as possible after grading unless
seeding o soil binders are used;
u. Vehicle speed for all construction vehicles shall not exceed 1S mph on any unpaved
surface at the construction site;
v. All trucks hauling dirt, sand, soil or other loose materials shall be covered or shall
maintain at least two feet of freeboard (minimum vertical distance between top of load
and top of trailer) in accordance with eve Section 23114;
w. Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash
off trucks and equipment leaving the site;
x. Sweep streets at the end of each day if visible soil material is carried onto adjacent
paved roads. Water sweepers with reclaimed water shall be used where feasible;
y. All PM 10 mitigation measures required shall be shown on grading and building plans; and
z. The contractor or building shall designate a person or persons to monitor the fugitive
dust emissions and enhance the implementation of the measures as necessary to
minimize dust complaints, reduce visible emissions below 20% opacity. Their duties
shall include holidays and weekend periods when work may not be in progress. The
name and telephone number of such persons shall be provided to the APCD Compliance
Divisions prior to the start of any grading, earthwork or demolition.

MM 111-6: Prior to any construction activities on the site, the project proponent shall contact the
APCD Engineering Division to obtain all necessary permits for portable equipment used during
the construction and operational phases of the. project. Typical equipment requiring a permit
includes, but is not limited to, the following:
•
Diesel engines;
•
Portable generators and equipment with engines that are SO horsepower or greater;
•
Electrical generation plants or the use of standby generators; and
•
Portable plants (e.g. aggregate plant, asphalt batch plant, concrete batch plant, etc.
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MM 111-7: Proposed truck routes shall be evaluated and selected to ensure routing patterns have
the least impact to residential dwellings and other sensitive receptors, such as schools, parks,
daycare centers, nursing homes, and hospitals.
MM 111-8: The project proponent shall coordinate with and obtain all necessary equipment and
operation permits that are required by APCD. Typical equipment requiring such permits
includes, but is not limited to, the following:
•
Portable generators and equipment with engines that are 50 hp or greater;
•
Electrical generation plants or the use of standby generators;
•
•
•
•

Boilers;
Internal combustion engines;
Sterilization unit(s) using ethylene oxide and incinerator(s); and
Cogeneration facilities.

MM IV-1: The applicant shall revegetate the 0.18-acre mitigation area as outlined in the
"Wetland Mitigation Plan" prepared by the Morro Group, Inc., dated May 21, 2002. Any plants
that do not survive shall be replaced in kind and monitored until established. Temporary
irrigation shall be provided for all planting areas for three (3) years or until plants are
established. An independent consultant specializing in biological resources shall be hired by the
City and paid for by the applicant to monitor the mitigation for a minimum of five (5) years.

MM IV-2: The applicant shall consult and coordinate with the Regional Water Quality Control
Board (RWQCB) and the United States Corps of Engineers (USACE) regarding the project. The
applicant shall obtain all permits required for the construction, operation, or mitigation of the
project. If permits are not required, the applicant shall provide written verification as such from
the appropriate agency.

MM IV-3: The applicant shall obtain compliance with Section 1602 of the California Fish and
Game Code (Streambed Alteration Agreements) in the form of a completed Streambed
Alteration Agreement or written documentation from the CDFG that no agreement would be
required. Should an agreement be required, the applicant shall implement all the terms and
conditions of the agreement to the satisfaction of the CDFG. The CDFG Streambed Alteration
Agreement process encourages applicants to demonstrate that the proposed project has been
designed and will be implemented in a manner that avoids and minimizes impacts on riparian
habitat and the stream zone.
MM IV-4: All non-native plant species shall be eliminated from the 35' wide creek setback area.
MM IV-5: The developer shall record an irrevocable offer of dedication open space agreement
and thirty-five foot (35') creek easement on the property measured from top of bank. No
structures shall occur within the 35' creek setback area, in accordance with Section 16.44.050 of
the Municipal Code.

MM IV-6: Siltation/sedimentation control measures shall be implemented along the entire
eastern property boundary prior to site construction. Such control measures shall include
sediment fences and/or hay bales placed into the crux of the bank of Meadow Creek.
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Erosion/sediment control barricades shall be placed around the perimeter of each construction
zone with the potential to drain to Meadow Creek.
MM IV-7: Soil shall not be stockpiled in areas located near the eastern property margin adjacent
to Meadow Creek, or in areas that have. potential to drain to Meadow Creek. Stockpiled soil
should be properly covered at all times to avoid wind and water erosion, and consequent
siltation to Meadow Creek.
MM IV-8: No heavy equipment shall be allowed within the Meadow Creek corridor.
MM V-1: If a potentially significant cultural resource is encountered during subsurface
earthwork activities, all construction activities within a 100-foot radius of the find shall cease
until a qualified archaeologist determines whether the uncovered resource requires further
study. A standard inadvertent discovery clause shall be included in every grading and
construction contract to inform contractors of this requirement. Any previously undiscovered
resources found during construction shall be recorded on appropriate California Department of
Parks and Recreation (DPR) forms and evaluated for significance in terms of California
Environmental Quality Act criteria by a qualified archaeologist. Potentially significant cultural
resources consist of, but are not limited to, stone, bone, glass, ceramic, wood, or shell artifacts;
fossils; or features including hearths, structural remains, or historic dumpsites. lfthe resource is
determined significant under CEQA, the qualified archaeologist shall prepare and implement a
research design and archaeological data recovery plan that will capture those categories of data
for which the site is significant. The archaeologist shall also perform appropriate technical
analysis, prepare a comprehensive report, and file it with the appropriate Information Center
and provide for the permanent curation of the recovered materials.
MM V-2: If human remains are encountered during earth-disturbing activities, all work in the
adjacent area shall stop immediately and the San Luis Obispo County Coroner's office shall be
notified immediately. If the remains are determined to be Native American in origin, the Native
American Heritage Commission shall be notified and will identify the Most Likely Descendent,
who will be consulted for recommendations for treatment of the discovered remains.

MM Vl-1: All construction plans shall incorporate the recommendations of the soils engineering ·
report prepared for the project site by Earth Systems Pacific dated October 30, 2006.
MM Vll-1: All construction plans shall reflect the following GHG-reducing measures where
applicable. Prior to issuance of building permits, the applicant shall submit impact reduction
calculations based on these measures to the APCD for review and approval, incorporating the
following measures:

•
•

•
•

Incorporate outdoor electrical outlets to encourage the use of electric appliances and
tools.
Provide shade tree planting in parking lots to reduce evaporative emissions from parked
vehicles. Design should provide SO% tree coverage within 10 years of construction using
low ROG emitting, low maintenance native drought resistant trees.
Provide conduit for future fueling of electric vehicles (one space in parking area).
No residential wood burning appliances.
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•
•

•
•
•
•
•

•
•
•
•
•
•
•
•
•

•

•

Provide employee lockers and showers. One shower and 5 lockers for every 25
employees are recommended.
Trusses for south-facing portions of roofs shall be designed to handle dead weight loads
of standard solar-heated water and photovoltaic panels. Roof design shall include
sufficient south-facing roof surface, based on structures size and use, to accommodate
adequate solar panels. For south facing roof pitches, the closest standard roof pitch to
the ideal average solar exposure shall be used.
Increase the building energy rating by 20% above Title 24 requirements. Measures used
to reach the 20% rating cannot be double counted.
Plant drought tolerant, native shade trees along southern exposures of buildings to
reduce energy used to cool buildings in summer.
Utilize green building materials (materials which are resource efficient, recycled, and
sustainable) available locally if possible.
Install high efficiency heating and cooling systems.
Design building to include roof overhangs that are sufficient to block the high summer
sun, but not the lower winter sun, from penetrating south facing windows (passive solar
design).
Utilize high efficiency gas or solar water heaters.
Utilize built-in energy efficient appliances (i.e. Energy Star®).
Utilize double-paned windows.
Utilize low energy street lights (i.e. sodium).
Utilize energy efficient interior lighting.
Install energy-reducing programmable thermostats.
Use roofing material with a solar reflectance values meeting the EPA/DOE Energy Star®
rating to reduce summer cooling needs.
Eliminate high water consumption landscape (e.g., plants and lawns) in residential
design. Use native plants that do not require watering and are low ROG emitting.
Provide on-site bicycle parking both short term (racks) and long term (lockers, or a
locked room with standard racks and access limited to bicyclist only) to meet peak
season maximum demand. One bike rack space per 10 vehicle/employee space is
recommended.
Require the installation of electrical hookups at loading docks and the connection of
trucks equipped with electrical hookups to eliminate the need to operate dieselpowered TRUs at the loading docks.
Provide storage space in garage for bicycle and bicycle trailers, or covered racks I
lockers to service the residential units.

MM IX-1: A Stormwater Pollution Prevention Plan {SWPPP) shall be developed and
implemented in consultation with the City, Regional Water Quality Control Board {RWQCB), and
other regulatory agencies. The SWPPP shall include BMPs to reduce potential impacts to
surface water quality through the construction and life of the project. The SWPPP shall adhere
to the following requirements:

•

The SWPPP shall include measures to avoid creating contaminants, minimize the release
of contaminants, and water quality control measures to minimize contaminants from
entering surface water or percolating into the ground.
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•
•

•
•
•
•

•
•

•

•
•
•

The water quality control measures shall address both construction and operations
periods.
Fluvial erosion and water pollution related to construction shall be controlled by a
construction water pollution control program that shall be filled with the appropriate
agency and kept current throughout any site development phase.
The water pollution prevention program shall include BMPs, as appropriate, given the
specific circumstances of the site and project.
The SWPPP shall be submitted for review and approval to the RWQCB.
A spill prevention and countermeasure plan shall be incorporated into the SWPPP.
Designation of equipment and supply staging and storage areas at least 150 feet from
the outside edge of the Meadow Creek 35-foot setback area. All vehicle parking,
routine equipment maintenance, fueling, minor repair, etc., and soil and material
stockpile, shall be done only in the designated staging area.
Major vehicle/equipment maintenance, repair, and equipment washing shall be
performed off site.
A wet and dry spill cleanup plan that specifies reporting requirements and immediate
clean up to ensure no residual soil, surface water or groundwater contamination would
remain after clean up.
Designating concrete mixer washout areas at least 100 feet from the outside edge of the
Meadow Creek 35-foot setback with the use of appropriate containment or reuse
practices.
A temporary and excess fill stockpile and disposal plan that ensures that no detrimental
affects to receiving waters would result.
Requiring all grading and application of concrete, asphalt, etc. to occur during the dry
season from April15 to October 15.
Required site preparation and erosion control BMPs for any work that may need to be
completed after October 15.

MM IX-2: To reduce erosion hazards due to construction activities, grading shall be minimized
and project applicants shall use runoff and sediment control structures, and/or establish a
permanent plant cover on side slopes following construction.
MM IX-3: Erosion control and bank stabilization measures shall be implemented to ensure that
the creek bank does not erode. In addition, alternative bank protection methods, such as
restoration of native vegetation, root wads, or other bioengineering methods of stabilization,
shall be used whenever possible. In order to reduce long-term effects of soil compaction and
changes in topography, construction vehicles and personnel shall not enter the low flow channel
and wet areas. Construction mats and other devices shall be used whenever possible to reduce
impacts associated with soil compaction.
MM IX-4: All temporary fill placed during project construction shall be removed at project
completion and the area restored to approximate pre-project contours and topography.
MM IX-5: No construction debris or materials shall be allowed to enter the creek bed, either
directly or indirectly. Stockpiles shall be kept far enough from the banks of the act'1ve channel
and protected to prevent materials from entering the creek bed.
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MM IX-6: The following water quality BMPs shall be incorporated into the project:
•
•

•

•

•

•

•

•

Run-off Control. Maintain post-development peak runoff rate and average volume of
runoff at levels that are similar to pre-development levels.
Labeling and Maintenance of Storm Drain Facilities. Label new and existing storm drain
inlets with "No Dumping - Drains to Ocean" to alert the public to the destination of
stormwater and to prevent direct discharge of pollutants into the storm drain.
Common Area Litter Control. Implement a trash management and litter control program
to prevent litter and debris from being carried to water bodies or the storm drain
system.
Food Service Facilities. Design the food service facility to have a sink or other area for
cleaning floor mats, containers, and equipments that is connected to a grease
interceptor prior to discharging to the sanitary sewer system. The cleaning area shall be
large enough to clean the largest mat or piece of equipment to be cleaned.
Refuse Areas. Trash compactors, enclosures and dumpster areas shall be covered and
protected from roof and surface drainage. Install a self-contained drainage system that
discharges to the sanitary sewer if water cannot be diverted from the areas.
Outdoor Storage Controls. Oils, fuels, solvents, coolants, and other chemicals stored
outdoors must be in containers and protected from drainage by secondary containment
structures such as berms, liners, vaults or roof covers and/or drain to the sanitary sewer
system. Bulk materials stored outdoors must also be protected from drainage with
berms and covers. Process equipment stored outdoors must be inspected for proper
function and leaks, stored on impermeable surfaces and covered. Implement a regular
program of sweeping and litter control and develop a spill cleanup plan for storage
areas.
Cleaning, Maintenance and Processing Controls. Areas used for washing, steam
cleaning, maintenance, and repair or processing must have impermeable surfaces and
containment berms, roof covers, recycled water wash facility, and discharge to the
sanitary sewer. Discharges to the sanitary sewer may require pretreatment systems
and/or approval of an industrial waste discharge permit.
Street/parking lot Sweeping: Implement a program to regularly sweep streets, sidewalks
and parking lots to prevent the accumulation of litter and debris. Debris resulting from
pressure washing should be trapped and collected to prevent entry into the storm drain
system. Washwater containing any cleaning agent or degreaser should be collected and
discharged to the sanitary sewer.

MM Xll-1: Construction activities shall be restricted to the hours of 8 a.m. and 6 p.m. Monday
through Friday. No construction shall occur on Saturday or Sunday. Equipment maintenance
and servicing shall be confined to the same hours. To the greatest extent possible, grading and
construction activities should occur during the middle of the day to minimize the potential fordisturbance of neighboring noise sensitive uses.
MM Xll-2: All construction equipment utilizing internal combustion engines shall be required to
have mufflers that are in good condition. Stationary noise sources shall be located at least 300 feet
from occupied dwelling units unless noise reducing engine housing enclosures or noise screens are
provided by the contractor.
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MM Xll-3: Equipment mobilization areas, water tanks, and equipment storage areas shall be
placed in a central location as far from existing residences as feasible.
MM XIV-1: The applicant shall pay the mandated Lucia Mar Unified School District impact fee.
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1.0 Introduction
This environmental document is an Addendum to the Meadow Creek Care Facility Initial
Study/Mitigated Negative Declaration ([IS/MND] State Clearinghouse No. 2013081075), adopted in
January 2014 by the City of Arroyo Grande. Since adoption of the IS/MND, changes to the previously
Approved Project have been proposed, thus requiring further environmental analysis. The proposed
changes to site layout, land use, building location, parking, and circulation are addressed in this
Addendum. As demonstrated in this Addendum, the IS/MND continues to serve as the appropriate
document addressing the environmental impacts of these improvements pursuant to the California
Environmental Quality Act (CEQA).

1.1 Lead Agency
The lead agency is the public agency with primary approval authority over the proposed project. In
accordance with CEQA Guidelines §15051(b)(1), "the lead agency will normally be an agency with
general governmental powers, such as a city or county, rather than an agency with a single or limited
purpose." The lead agency for the proposed project is the City of Arroyo Grande. The contact person for
the lead agency is:
Matthew Downing, AICP
Assistant Planner
City of Arroyo Grande
300 East Branch Street
Arroyo Grande, CA 93420
(805) 473-5420

1.2 Purpose of this Addendum
The purpose
result in any
identified in
IS/MND, will

of this Addendum is to evaluate whether the Proposed Project as currently proposed would
new or substantially greater significant effects or require any new mitigation measures not
the 2014 IS/MND for the Approved Project. This Addendum, together with the 2014
be used by the City when considering approval of the Proposed Project.

1.3 CEQA Framework for Addendum
When a proposed project is changed or there are changes in environmental setting, a determination
must be made by the Lead Agency as to whether an Addendum or Subsequent EIR or MND is prepared.
CEQA Guidelines §15162 and §15164 set forth criteria to assess which environmental document is
appropriate. The criteria for determining whether an Addendum or Subsequent MND is prepared are
outlined below. If the criteria below are true, then an Addendum is the appropriate document:
• Substantial changes in the project which require major revisions to the MND due to the
involvement of new significant environmental effects or a substantial increase in the severity of
previously identified significant effects;
• Substantial changes with respect to the circumstances under which the project is undertaken
which requires major revisions to the MND due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously identified significant
effects; or
•
New information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time of MND adoption, shows any of the
following:
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the project will have one or more significant effects not discussed in the MND,
the project will result in impacts substantially more severe than those disclosed in the
MND,
mitigation measures or alternatives previously found not to be feasible would in fact be
feasible and would substantially reduce one or more significant effects of the project,
but the project proponent declines to adopt the mitigation measures or alternative, or
mitigation measures or alternatives that are considerably different from those analyzed
in the MND would substantially reduce one or more significant effects on the
environment, but the project proponent declines to adopt the mitigation measure or
alternative.

Based upon the information provided in Section 3.0 of this document, the changes to the Approved
Project will not result in new significant impacts or substantially increase the severity of impacts
previously identified in the IS/MND, and there are no previously infeasible alternatives that are now
feasible. None of the other factors set forth in §15162(a)(3) are present. Therefore, an Addendum is
appropriate, and this Addendum has been prepared to address the environmental effects of the
modifications to the project.

1.4 Summary of Findings
This Addendum addresses the environmental effects associated only with refinements/enhancements
to the Approved Project that have occurred since adoption of the IS/MND. The conclusions of the
analysis in this Addendum remain consistent with those made in the IS/MND. No new significant
impacts will result, and no substantial increase in severity of impacts will result from those previously
identified in the IS/MND.

2.0 Project Description
2.1 Location
The Proposed Project is a phased residential project to be located on approximately 1.8 acres. The
property is located near the corner of Oak Park Boulevard and James Way, adjacent to Meadow Creek,
with access from James Way. Nearby land uses include medical offices, a health club, a hotel, a church,
and a residential subdivision across the creek.

2.2 Background
The Approved Project was formally evaluated in a 2014 IS/MND for the Meadow Creek Care Facility
Project. The IS/MND was prepared pursuant to the California Environmental Quality Act (CEQA) and
adopted by the City of Arroyo Grande (City). The IS/MND evaluated potential environmental impacts on
aesthetics, agriculture and forestry resources, air quality, biological resources, cultural resources,
geology and soils, greenhouse gas emissions, hazards and hazardous materials, hydrology and water
quality, land use and planning, mineral resources, noise, population and housing, public services,
recreation, transportation/traffic, utilities and service systems, and mandatory findings of significance.
All impacts in the IS/MND have been mitigated to below a level of significance through implementation
of mitigation measures.
Since adoption of the IS/MND, the Approved Project has been modified and resulted in changes to site
layout, land use, building location, parking, and circulation to address private easement considerations
with a neighboring property owner.
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2.3 Project Description
The Proposed Project is a phased residential development on approximately 1.8 acres adjacent to
Meadow Creek with frontage on James Way . The overall site (3 . 74 acres) is identified as the Oak Park
Professional Plaza, which is currently developed with two medical office buildings and health club
(Kennedy Club Fitness). The project site is undeveloped with a portion currently used for overflow
parking.. The property has been disturbed from previous earthmoving activities for adjacent
development and therefore the soils consist primarily of fill material.
Phase I is a 70-bed assisted living and memory care facility located adjacent to Meadow Creek. Phase I
includes twenty-six (26) Alzheimer care units (1-bed and studio units) and forty-four (44) assisted living
units (1-bed and studio).. Fifty-one (51) new off-street parking spaces on approximately 1.2 acres are
provided in addition to the 70 care units.. This parking area includes vehicular connections to the
The project also includes an ADA
adjacent property at 1260 James Way (Kennedy Club Fitness)..
compliant decomposed granite pedestrian path adjacent to Meadow Creek connecting James Way to
the hotel property at 850 Oak Park Boulevard .
Phase II is a change from eight (8) approved townhomes to sixteen (16) independent living units located
adjacent to and northwest of Phase 1..
A variance and lot merger are being pursued concurrently with the amended conditional use permit..
The variance is necessary to deviate from the fifty foot (SO') creek setback from top of bank for Meadow
Creek.. The Approved Project was approved with a creek setback of thirty-five feet (35') given the
unique characteristics of the site.. New setbacks of approximately thirty-two feet (32') from the top of
bank are proposed at the most narrow point; however the overall proposed setback area remains
substantially similar to the approved project.. The lot merger will combine the three lots for the
construction of both Phases .

2.4 Other Required Public Agency Approvals
The applicant will be required to coordinate with the Regional Water Quality Control Board, the San Luis
Obispo County Air Pollution Control District, and the Army Corps of Engineers to obtain all necessary
permits to complete the project. This is consistent with the adopted IS/MND for the Approved Project..

2.5 Related Projects
Vesting Tentative Tract Map 12-001
Conditional Use Permit 12-002
Variance 12-004
Oak Park Plaza Master Plan

3.0 Environmental Analysis
As explained in Section 1.3, this comparative analysis has been undertaken pursuant to the provisions of
CEQA Guidelines §15162 and §15164 to provide the City with the factual basis for determining whether
any changes in the project, any changes in circumstances, or any new information since the IS/MND was
adopted require additional environmental review or preparation of a Subsequent MND or EIR to the
15/MND previously prepared . As described in Section 2 . 0, refinements to the project's site layout, land
use, building location, parking, and circulation have occurred since preparation of the 15/MND . Because
of this, new analysis for impacts within the project area is provided in this Addendum . The
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environmental analysis provided in the 15/MND remains current and applicable to the proposed project
in areas unaffected by the design refinements for the environmental topics, as listed below:
•

Aesthetics: The proposed project modifications related to design would not result in additional

impacts to aesthetic resources beyond those identified in the 15/MND. The 15/MND identified
impacts associated with new sources of light that would adversely affect nighttime views in the
area and mitigation was proposed that would require the development of a lighting plan to
verify no spill or glare to adjacent properties and riparian habitat. The modifications to the
Approved Project will require adjustment of lighting locations and a lighting plan will still be
required. Therefore, the mitigation identified in the 15/MND for aesthetics impacts remains
applicable to the project modifications. No new mitigation measures are required for the
project modifications.
•

Agriculture and Forest Resources: The Proposed Project would not result in additional impacts

to agriculture beyond those identified in the 15/MND because there are no prime, unique, or
statewide important farmlands in the project study area. The 15/MND did not identify any
impacts to agricultural uses; therefore, mitigation was not required. No new mitigation
measures are required for the proposed modifications.
•

Air Quality: The Proposed Project would not result in additional impacts to air quality beyond
those identified in the 15/MND. The Construction Phase Emissions and Operational Phase
Emissions estimates of the Approved Project identified in the 15/MND are still applicable, as the
scope of construction and operation has not notably changed. Therefore, the mitigation
identified in the 15/MND for air quality impacts remains applicable to the project modifications.
No new mitigation measures are required for the project modifications.

•

Biological Resources: The modified care facility building location and setback relative to
Meadow Creek alter the location and area dedicated to riparian habitat revegetation, but would
not increase impacts to biological resources. This is due to the fact that mitigation measures
developed for the Approved Project require the revegetation of the riparian habitat, which
currently exists with non-native, invasive species and is generally in poor health. The redesigned
site layout would also provide additional area in the parking area to the south of the care facility
building for Low Impact Development {LID) features to retain water and help support the
revegetated riparian habitat. The Prop9sed Project has also been conditioned to fully design the
pedestrian trail in the creek setback, both on-site and adjacent to the site. This addresses
objectives of the General Plan without further impacts resulting from the Proposed Project. The
extent and intensity of activities under the Proposed Project would not vary substantially
relative to that evaluated in the 15/MND, and the mitigation measures prescribed in the 15/MND
would still be applicable and necessary to reduce the significance of impacts under the Proposed
Project.

•

Cultural Resources: The Proposed Project would not result in changes to the overall physical

impacts to cultural resot,~rces (including historic/other resources on the site) during
construction, and would not be materially different than under the Approved Project. The
extent and intensity of construction activities under the Proposed Project would not vary
substantially relative to that evaluated in the 15/MND, and the mitigation measures prescribed
in the 15/MND would still be applicable and necessary to reduce the significance of impacts
under the Proposed Project.
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The Pr'oposed Project would not result in substantially different geophysical
impacts beyond those identified in the IS/MND. While the Proposed Project involves proposed
changes to the site layout, these changes do not represent a substantial deviation from the
project analyzed in the IS/MND, and the conclusions of the IS/MND remain valid. Compliance
with applicable code standards, seismic requirements, and mitigation measures identified in the
IS/MND will reduce geotechnical concerns to below a level of significance.

•

Geology/Soils:

•

Greenhouse Gas Emissions: The Proposed Project would result in similar impacts relative to the

Approved Project, as anticipated greenhouse gas emissions are reduced per unit with the
change from townhomes to independent living uses. As such, the proposed project
modifications would not result in an increase in greenhouse gas emissions or related impacts to
global climate change or conflicts with applicable climate change plans, policies, or regulations.
Therefore, the mitigation identified in the IS/MND for greenhouse gas emissions impacts
remains applicable to the project modifications. No new mitigation measures are required for
the project modifications.
•

Hazards and Hazardous Materials: The Proposed Project would not increase risks related to

hazards or hazardous materials relative to the Approved Project. The proposed project
modifications would not require additional construction equipment or increased use of such
equipment, and the site remains void of known hazardous materials. The IS/MND did not
identify any impacts to hazards and hazardous materials; therefore, mitigation was not required.
No new mitigation measures are required for the proposed modifications.
•

Hydrology/Water Quality: The Proposed Project would be required, as under the Approved
Project, to comply with all applicable water quality regulations during and following
construction activities. As is the case with the Approved Project, compliance with stormwater
regulations and mitigations measures identified in the IS/MND would preclude the potential for
significant impacts to receiving water bodies. No new mitigation measures are required for the
proposed modifications.

•

Land Use/Planning: The Proposed Project would require the same entitlements, permits,
and/or other approvals as the Approved Project, with the exception of the proposed lot merger
instead of approved tract map, which would only be required under the Approved Project. The
IS/MND did not identify any impacts to land use/planning; therefore, mitigation was not
required. No new mitigation measures are required for the proposed modifications.

•

Mineral Resources: The proposed refinements would not result in additional impacts to mineral
resources beyond those identified in the 15/MND and because the project site is not located
within an area of known mineral resources, either of regional or local value, the IS/MND did not
identify any impacts to mineral resources; therefore, mitigation was not required. No new
mitigation measures are required for the changes to the Approved Project.

•

Noise:

The Proposed Project would not result in additional impacts to noise beyond those
identified in the 15/MND. As noted in the various impact discussions in this Section, the
Proposed Project would alter the site layout and use within the project site boundaries, but
would not otherwise affect the overall nature, intensity, or duration of the project such that
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impacts would vary substantially from those evaluated in the 15/MND. As such, while mitigation
would still be necessary to address short-term noise increases in the project area, no new
mitigation measures are required for the Proposed Project. No new mitigation measures are
required for the changes to the Approved Project.
•

Population/Hou·sing: The Proposed Project remains within the anticipated land use intensity

identified in the General Plan and would not have any significant impact on population, housing,
or employment in the City or region at large, as is the case for the Approved Project. The
15/MND did not identify any impacts to population/housing; therefore, mitigation was not
required. No new mitigation measures are required for the proposed modifications.
•

Public Services: The Proposed Project would result in a similar impact to public services/utilities

identified in the 15/MND. In fact, the Proposed Project would likely result in reduced impacts to
public services as the change in land use from town homes to independent living units eliminates
the student yield factor attributed with the townhomes. Therefore, the mitigation identified in
the 15/MND for public services impacts remains adequate and no new mitigation measures are
required for the project modifications.
•

The proposed project modifications would not result in additional impacts to
recreation beyond those identified in the 15/MND. The 15/MND did not identify any temporary
or permanent impacts to recreational resources; therefore, mitigation was not required. As
such, no new mitigation measures are required for the proposed modifications.

•

Transportation/Traffic:

•

Utilities/Service Systems: The Proposed Project would not require or result in the construction

Recreation:

The Proposed Project would not result in additional impacts to
transportation/traffic beyond those identified in the 15/MND because the changes in use from
townhomes to independent living results in reduced PM peak-hour trips, even in light of the
increased number of independent living units compared to townhomes. Additionally, site
refinements and layout changes will result in improved site circulation and exiting ability for
large trucks and buses from the adjacent site. The 15/MND did not identify any long-term
impacts to transportation/traffic; therefore, mitiga~ion was not required. No new mitigation
measures are required.

or expansion of any public utilities beyond those required for the Approved Project. Temporary
short-term and operational demands on public utilities or other infrastructure would not
measurably change under the Proposed Project and therefore no impacts would be anticipated
and no mitigation measures are required.
•

Mandatory Findings of Significance: The potential impacts of the Proposed Project with regard
to aesthetics, air quality, biological resources, cultural resources, geology/soils, greenhouse gas
emissions, hydrology/water quality, noise, public services, and direct and indirect effects on
human beings would be comparable to the Approved Project, and potentially reduced with
regard to public services given the reduction student yield factor of the land uses under the
Proposed Project. As impacts under the Proposed Project would be similar to or reduced relative
to the Approved Project, impacts would be less than significant in this regard and no mitigation
measures are required.
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ADDENDUM TO INITIAL STUDY/MITIGr~ fED NEGATIVE DECLARATION
CONDITIONAL USE PERMIT 15-001; VARIANCE 15-001; LOT MERGER 15-001

FEBRUARY 2015

3.1 Determination
Based on the information provided above, the proposed modifications to the Approved Project would
not result in a measurable increase in environmental impacts over what was previously analyzed in the
15/MND. Although the specific location and timing of some impacts have changed, no new significant
impacts have been identified, nor is the severity of newly identified impacts substantially greater than
the conclusions ofthe 15/MND.
Based upon the evidence included in the above analysis, the Proposed Project as described in Section
2.0 would not result in a substantial change in the conclusions and analysis included in the 15/MND.
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AITACHMENT 13

GLJ CK ~}HAUPT LLP
ATTORNEYS

AT

LAW

1315 SANTA ROSA STREET
POST OFFICE BOX 1485
SAN

LUIS OBISPO, CALIFORNIA 93406
TELEPHONE (805) 544-2450
FACSIMILE (805) 544-3284
WWW.GLICKHAU PT.COM

FREDERICK K. GLICK
FREDfal.GLJCKHAUPT.COM

Via U.S. Mail & E-Mail

February 12, 2015

Timothy J. Cannel, Esq.
Cannel & N accasha LLP
141 0 Marsh Street
San Luis Obispo, CA 93401
tcarmel@carnaclaw. com

Re: Meadow Creek Project

Dear Mr. Cannel,
We have recently learned that a public hearing is scheduled for February 17th, 2015 in
front of the City of Arroyo Grande Planning Commission to review development permits for the
Sheppel project located on Oak Park Road and James Way. We have only seen preliminary
plans, however, our client Ray Bunnell is extremely concerned with the plans utilization ofhis
parking easement for Meadow Creek Independent Living units.
Not only does the Sheppel plan show that the parking easement has been moved and
reduced in size, but it also indicates that it is to be shared parking. As you know, there currently
is an ongoing law suit in San Luis Obispo Superior court (Case No. 14CVO 183) , which among
other things is requesting injunctive relief in declaration of Mr. Bunnell's rights with regards to
the parkjng easement. It is our belief that Mr. Bunnell will be successful in having a
determination by the court that his rights in the parking easement are primary and all other rights,
including that of the underlying owner, are secondary.
Although it was difficult to tell, it does not appear that any of the parking areas associated
with the independent living units are covered which we understand is a city requirement.
We believe that any new plan with regards to the Meadow Creek Project would be
premature until all parties have come to agreement on the parking easement issues and or the
matter has been fully adjudicated. Until that time, it would be virtually impossible to have an
accurate count of the number of parking spaces available to the Meadow Creek Project.
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Timothy J. Carmel, Esq.
February 12,2015
Page 2 of2

GLICK & HAUPT LLP

With the foregoing in mind, we would request that the matter either be taken off calendar
or continued until the parking issues have been fully resolved.

Respectfully,
GLICK & HAUPT LLP

FKG/aw
cc. Client (via e-mail only)
Matthew Downing (via e-mail only)
Michael Haupt, Esq. (via e-mail only)
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GLICK &HAUPT LLP
ATTORNEYS

AT

ATIACHMENT 14

LAW

131S SANTA ROSA STREET
POST OFFICE BOX 148S
SAN

LUIS OBISPO, CALIFORNIA 93406
TELEPHONE (80S) S44-24SO
FACSiMILE (80S) S44-3284
WWW.GLICKHAU PT. COM

MICHAEL D. HAUPT
MICHAEL@GLICKHAUPT.COM.

Via U.S. Mail & E-Mail

February 18, 2015

Timothy J. Carmel, Esq.
Carmel & Naccasha LLP
141 0 Marsh Street
San Luis Obispo, CA 93401
tcarmel@carnaclaw.com

Re: Meadow Creek Project; Amended Conditional Use Permit 15-001
Dear Mr. Carmel:
We are pleased to advise that Mr. Bunnell and Mr. Sheppel have reached an agreement
regarding the above-referenced project, which contemplates a dismissal of Mr. Bunnell's lawsuit
within the next 90 days. Accordingly, we hereby withdraw all objections to the latest version of
the site plan currently before the Planning Commission on behalf of Mr. Bunnell and the Casa
Grande Inn, including the objections outlined in Mr. Glick's letter to you dated February 12,
2015.
Thank you for your attention to this matter. Should you have any questions, please do
not hesitate to contact me or Mr. Glick.

truly yours,

L CK & HAUPTL

RECEIVED
MDH/aw

cc. Client (via e-mail only)
Matthew Downing
John Belsher, Esq.

FEB 2 0 2015
CITY OF ARROYO GRANDE
COMMUNITY DEVELOPMENT
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