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Executive Summary

Following arequest from the City of San Luis Obispo, the
consultant has prepared a report that provides for the
rehabilitation of the Sunset Drive-In while enhancing 50
acres surrounding the theater through a combination of
development and preservation. The Sunset Drive-In is
located on-site along US HWY 101 and Prado Road in
San Luis Obispo and has become a unique element to
the City’s history. The design of the project was created
through detailed site analysis consisting of physical and
contextual elements, studying similar cases, designing
within the client program and city requirements,
performing initial study and market feasibility analysis,
and finally preparing an implementation plan. Those
tools together helped to inform the consultant on an
appropriate project for the site. This document is an
expression of everything discovered about the site,
incorporating its past, present, and future potential.

Through contextual research of the San Luis Obispo
area the consultant recognized the need for affordable
housing in the City; an addition was made to the
program to include 40 affordable housing units on-site.
The entire project will aim to be LEED certified by using
sustainable building practices. The vision for the site
is to create a space in San Luis Obispo that respects
history and a sustainable future.

Before the vision for the Sustainable Living Lab can be
carried out, the site will be subdivided into five separate
parcels. Two of the parcels will be publicly owned and
the remaining three will be privately owned. The two
publicly owned parcels will be the visitor center as well
as the agriculture parcel. The three parcels that will
be left for private ownership are the Sunset Drive-In,
non-profit office space, and affordable housing units.

Sustainable Living Lab Site Boundaries



The arrangement of landowners will aid in the phasing and construction process because not every parcel will be
complete at the same time. Funding for the project will come from a variety of sources including support from the
City of San Luis Obispo, Mills Act, available grants, non- profit contributions, and fund-raising.

The Sustainable Living Lab client program includes:

1) retention and rehabilitation of the Sunset Drive-In Theater

2) offices for environmental non-profits

3) a new restaurant

4) a tourist information, cultural showman and convenience center
5} classroom and lecture facilities

6) organic vegetable and demonstration gardens

7) public transit stop

8) picnic areas with passive recreation facilities

9) affordable housing (additional)



Section 1

Introduction

In the early 1950's Sunset Drive-in was the ‘it’
place. Vintage cars filled to the brim with family’s,
youngsters, and of course it was the ultimate spot
to take a hot date. Fifty years later, the remains of
this era have been kept alive by the few loyal baby
boomers who hold sacred those sold out movie
nights.

In this project we have made it our mission to return
a sense of identity to the Sunset Drive-In. To create
a gathering hub for the community, a place for local
artists and musicians to perform either on screen or
on stage. The Living Lab will serve as an educational
facility showcasing the latest in eco-friendly design
for school children and grown-ups alike. Ultilizing

a hands-on learning approach, on site agriculture

will be surrounded by small modular stations that
demonstrate specific sustainable practices.

Produce from the agriculture and community roof
gardens will be used in the small organic restaurant,
and waste from the restaurant will be composted
and return to the grounds as soil. A Visitors Center
will act as a gateway for tourists entering San Luis
Obispo, and will house a plethora of information
regarding local attractions within the Living Lab and
throughout The City.

The need for non-profit office space and affordable
housing within the City will be one of the Living Lab’s
main priorities. The modular office spaces will act
as work clusters where standard office products

Fgure 1.1/
Existing Drive-In Screen

are bought in bulk (ie. paper) and shared amongst
the non-profit community. The on-site housing will
provide residence with the opportunity to work where
they live, with special jobs set aside for the tenants.
The idea is to bridge the gap between home and work
and reconjure social interaction within these spaces.

Through smart design and green practice, the
Sustainable Living Lab will employ the latest green
building materials and technologies such as low
emissions paint and post-consumer waste building
products. More importantly the site is designed
with over 50% open space featuring native foliage,
and passive and active architecture techniques.
The buildings are oriented on the site to gain full
solar potential and multiple roofs will serve the dual
purpose of providing garden space and cooling for the
buildings as well.

With collaborative efforts form the City, community
visionaries and professional consultants, this program
will provide a needed creative outlook on the future of
design in San Luis Obispo.

“In creating this project the
over-arching philosophy
was to close the waste loop
and to do so in a way that
people could learn from.”

Figure 1.2 //
Existing Drive-In Sign







Section 2

Site Analysis

2.1 Existing Surrounding Uses

The uses directly surrounding the Sunset Drive-
In Site are a combination of public facilities and
service commercial. The Sunset site is surrounded
by development and therefore has great potential
for future growth. Near the western most part of
the site is the San Luis Obispo Water Treatment
Plant. The water treatment plant is located on
the opposite side of Prado Road. This is a large
facility that treats the waste water for all of San Luis
Obispo. Because its location is in close proximity
to the Sunset Site at times odor from the plant can
drift onsite which could be a potential constraint.
The uses adjacent to the water treatment plant are
primarily zoned public facility. San Luis Obispo’s
Prado Day Center is also located on the opposite
side of Prado Road. The facility serves San Luis
Obispo’'s homeless population and is a place to
make phone calls, use computers, and shower.
The Prado Day Center is open daily from 8:30am-
4:30pm. The remainder of the uses surrounding the
site includes Department of Motor Vehicles, small
convenient store, and other service commercial
buildings along Elks Road and South Higuera.

2.2 Existing Uses On Site

The Sunset Drive-In site has four different zoning
designations including C/O0S-5, C/0S-10, O-PD,
and C-S-S. The majority of the site is allocated
conservation open space. Currently, the site
consists of the Sunset Drive-In Theater, a small
mobile home park, a U-Haul rental facility, and
operational agriculture and open space. The
Sunset Drive-In facility has been part of the San
Luis Obispo community for over 50 years. The
Drive-In could potentially become a historic
structure in San Luis Obispo if approved by the
Historic Preservation Committee. The mobile
home park includes 23 units located on Elks Road.
San Luis Obispo County is drafting an ordinance
that has specific requirements regarding the sale
or conversion of mobile home parks since they are
good source of affordable housing. The ordinance
would protect the mobile home park’s affordable
housing stock which is much needed in the county
(Santa Maria Times 4/28/08). The remainder of
the site is used for non residential uses.

Figure 2.1 //
Existing Bus Stop on Prado Road

2.3 Circulation and Access

The site is currently accessed by Elks Lane via
South Higuera and Prado Road. The site is only
accessible by those two roads being there is no
interior roadway on-site. These two roads do not
provide for the level of service needed for future
development. However, with any new development
that will occur in this area whether it being the
Dilidio Marketplace or the Sunset Drive-In site
an interchange expansion will need to occur. A
design for the Prado Road interchange has been
created by Caltrans and is awaiting approval and
funding. With the expansion of this roadway the
site will be accessible from US HWY 101 North
and Southbound. There are potential constraints
regarding the congestion that will be created by
the new interchange and re-routing on CA 227 to
Prado Road. This may cause circulation issues
for pedestrians and bicyclists needing to cross
Prado Road. The pedestrian bridge at Prado
Road will also need to be expanded to allow for
the increased level of service.

2.4 Man Made Hazards

Additional constraints for development are the
high voltage powerlines through a portion of the
site owned by PG&E. These powerlines cause
a constraint because they cannot be moved or
placed underground because of their nature. A
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setback is necessary surrounding the PG&E
support structures due to the electromagnetic
hazards associated with powerlines. With proper
mitigation measures the powerlines will not cause
harm to visitors to the site however remain an
eyesore in the center of the project site.

2.5 Contextual

To better understand the site it was important
to review City documents and other relevant
development plans surrounding the area. To do
this, the City's General Plan, the Airport Land Use
Plan, The Margarita Area Specific Plan, the Mid-
Higuera Enhancement Plan and the Broad Street
Corridor Plan were reviewed. The following is a
synthesis of these plans as they pertain to aspects
of the contextual site analysis.

2.5.1 Zoning and Land Use

The Zoning Map shows the southwest
corner of the site is designated O-PD, office
planned development, the southeast corner,
C-S-S, Service-Commercial with the Special
Consideration overlay, and the northeast
portion of the site is C/O0S-10, Conservation/
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Figure 2.3 //
City of San Luis Obispo Zoning Map

Open Space (10-acre minimum parcel size)
and the northwest C/OS-5 (5-acre minimum
parcel size). The northern most part of the
site is zoned C-S-S.

The Land Use element of the General Plan has
designated the Sunset Drive-In Theater Area one
of Special Use. It explains that the area should
only be developed if flooding can be mitigated
without significant harm to San Luis Obispo Creek.
The Mid-Higuera Enhancement Plan outlines
several measures that will reduce upstream
flooding, which would also reduce downstream
flooding. The Special Use designation also
calls for attention to agriculturai preservation
requirements. Client program uses include
agriculture that would address this issue. Finally
the General Plan recommends that once these
concerns are addressed the area would be suitable
for government agencies’ regional offices. While
the client program does not include government
offices, it does intend to offer non-profit office
space and facilities for use by city, county and
state educators.

7 City of San Luis Obispo General Plan
Land Use Element Map
. Map Legond

LA
Figure 2.4 //
City of San Luis Obispo Land Use Map



2.5.2 Noise

The Sunset Drive-In Site is subject to multiple
sources of noise pollution. The City of San Luis
Obispo prescribes acceptable noise thresholds for
different types of developments. The chart below
shows the types of uses and the acceptable noise
levels in decibels for each use as designated in
the General Plan. The client program includes
residences, a theater, offices, school facilities,
and parks, all of which have noise exposure

To the west Highway 101 creates a constant hum
of passing cars. Decibel levels of 60 reach farthest
into the site, with a smaller portion receiving 65
decibels and the smallest portion west of Elks Lane
receiving 70 decibels of noise from the highway.
The map below shows the decibel levels generated
by the highway traffic throughout the site.

Just a few miles southeast is the San Luis Obispo
Regional Airport which directs air traffic directly

restrictions.  These factors will be important over the site. The southeastern corner of the site
considerations during site design. receives 60 decibel noise levels from passing
planes. This noise level does not create any
restrictions on use.
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General Plan Airport Noise Contours
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2.5.3 Circulation

2.5.3aVehicular

In the coming years San Luis Obispo is expecting
expansion and infill development south of
downtown. Hinged on Dalidio-Madonna-McBride
Area development, the Mid-Higuera Enhancement
plan, and the South Broad Street Corridor Plan
will be the Prado Road extension and overpass.
Prado Road will be connected through to Broad
Street to the east and to Los Osos Valley Road
via a Highway 101 overpass and interchange.
The overpass and extensions will allow Prado
Road to become the northernmost cross-town
connection in San Luis Obispo. The City will also
ask the California Department of Transportation to
designate Prado Road hetween Broad Street and
Highway 101 as State Highway 227 (Circulation
Element 9.1.2). This designation will redirect a
large amount of traffic down Prado Road. The
Sunset Drive-In Site, being adjacent to Prado
Road and the Highway 101, may benefit from
increased exposure and accessibility.

2.5.3b Bicycle and Pedestrian

The Circulation of the General Plan states that
new development should facilitate walking, biking
and the use of transit. Connectivity in streets and
trails shall be designed in to the maximum extent
possible. The development of the Margarita Area
Specific Plan will lead to a logical connection with
the site. This connection will link eastern San Luis
Obispo from Broad Street all the way to Los Osos
Valley Road. The development of the Mid-Higuera
Enhancement Plan will create a connection to the
site that will link Downtown San Luis Obispo to
the Bob Jones Bike Trail that goes all the way to
Avila Beach.
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Existing Bob Jones Bike Trail
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2.6 Housing

San Luis Obispo has a shortage of affordable
housing. Goal 2 of the Housing Element states
that the City “accommodate affordable housing
production that helps meet the City’s Quantified
objectives.” Mobile home parks have come into
the spot light recently as they constitute a large
number of affordable units in San Luis Obispo.
The Mid-Higuera Enhancement plan makes a
special note to protect mobile home owners. The
City may not convert mobile homes in the Mid-
Higuera district without providing relocation or new
affordable housing. In light of the City’s need for
affordable housing, the Valle Vista Mobile Home
Park will remain on the Sunset Drive-In Site. The
client program will also include an additional forty
affordable housing units.

Goal 9 of the Housing Element addresses
the City’s encouragement of housing that is
“resource-conserving, healthful, economical...
environmentally benign and recyclable when
demolished.” The client program speaks directly
to this principle. The forty new affordable housing
units will reflect low-impact environmental and
economic design.

2.7 Safety

The site is transected east to west by high-volt-
age power lines. Potentially harmful effects from
electromagnetic fields (EMF's), The California De-
partment of Health Services has recommended
that people and local governments should con-
sider keeping schools, dwellings, and workplaces
away from high-voltage power transmission lines
(Safety Element GP). The Safety Element of the
General Plan Policy 6.0 states that "Land-use de-
cisions should avoid prolonged exposure of peo-
ple to strong electromagnetic fields. Appropriate
uses for areas under or next to high-voltage pow-
er fransmission lines are agriculture, floodwater
detention, roads, parking, materials storage, and
parks and greenways with low-intensity use. Resi-
dential yards may be located along but outside of
high-voltage power transmission line easements.
School buildings and playgrounds, residential
buildings, and work places should be set back
from high-voltage power transmission lines.” The
standard setback distance used the by the City is
80 feet. These considerations will be recognized
in the design of the site.

Power Lines & Power Plant
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The City of San Luis Obispo General Plan Policy
7 states that development should be permitted
only if it is consistent with the San Luis Obispo
County Airport Land Use Plan. Prospective buyers
of property that is subject to airport influence
should be so informed. The site is located within
the boundaries of the Airport Land Use Plan
and is therefore required to provide sufficient
space for an Airport Compatible Open Space

zone (ACOS) on site. An ACOS zone already
exists very near the site, meeting the county’s
requirement. Regardless, the agricultural uses on
the site will provide ample space meeting ACOS
zone requirements (60x 1000 feet of level ground
with no streets, parking lots, fences, trees, staked
agriculture or buildings).

Figure 2.12 //
Airport Hazards Map
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2.8 Conservation and Open Space

Throughout the Conservation and Open Space
element the City takes care to preserve San Luis
Obispo’s natural communities and open space.
Numerous goals and policies are written to pro-
tect species and promote native California spe-
cies in landscaping. The Open Space policies
8.5.1-6 ensure public access to open space and
discourage its conversion. Even conversion to
passive recreation is discouraged unless “it will
not degrade or significantly impact open space
resources and where there are no significant
neighborhood compatibility impacts” (COS) The
portion of the site zoned C/OS is actually in use
as agriculture. The purported client program will

maintain some of the agriculture and change some
of the space to passive recreation. Native plants
will be used in the conversion from agriculture
back to passive recreation space.

[t is also a priority for the City that all new de-
velopment be energy efficient, and that materials
used be low impact and recyclable. The client
outlines a number of building and design speci-
fications that will meet the City's requirements.
These specifications will be discussed further in
the Conceptual Plan chapters of this report.

s



2.9 Cultural Heritage

Special care is prescribed for historic and cul-
tural resources, such as the Sunset Drive-In,
in the City’s Conservation and Open Space
element. The Sunset Drive-In is one of only a
few functioning drive-in theaters remaining in
the United States. Preservation of the Sunset
Drive-In will satisfy a number of General Plan
elements. In addition to the preservation of
the drive-in, the client program intends to of-
fer space for relocation of historic buildings
and artifacts that were not able to remain in
their original context. Through this the cli-
ent program directly meets policy 3.6.6 for
the City to “foster public awareness and ap-
preciation of cultural resources by sponsoring
educational programs, by helping to display
artifacts that illuminate past cultures and by
encouraging private development to include
historical and archaeological displays where
feasible and appropriate.

12

During rehabilitation of the Sunset Drive-In
the Secretary of Interior’s Standards for Re-
habilitation should be consulted. Keeping
with the Standards should ensure that the
drive-in and other relocated buildings and ar-
tifacts be eligible for various forms of state,
federal and private monies. A summary of
the Standards can be found in Appendix #.

Figure 2.13 //
Sunset Drive -In Projection Facility

Figure 2.14 //
Existing Projection Facility



Section 3

Opportunities and Constraints

3.1 Opportunities

The Sunset Drive-In Site has a variety of opportunities for future development.

These opportunities include the following:

3.1.1 Visibility from HWY 101

The development will be visible to drivers on US
HWY 101 for increased exposure to the project
site.

3.1.2 Re-routing of CA 227 on Prado Road
A major highway in San Luis Obispo will be
re-routed once the Prado Road interchange
is complete. This will increase the number of
vehicles on S. Higuera and Prado Road thus
furthering exposure to the site.

3.1.3 52 acres of available land

52 relatively flat acres of land is available for
development. Currently designated conservation
open space and service commercial.

3.1.4 Riparian Zone

Acts as a buffer from noise and conjestion on
S. Higuera Rd. Has potential to become creek
pathway or biological education site.

3.1.5 Bob Jones Trail-Bike Plan

Plans to continue the Bob Jones trail through
the site to central San Luis Obispo. The current
trail starts behind the San Luis Obispo Water
Treatment Plant to Avila Beach.

3.1.6 Unlimited access to reclaimed water
The water treatment plant is in close proximity
to the site allowing for treated water to be used
onsite for landscaping and open space.

3.1.7 Influenced by the Dilidio Marketplace
The proposed Dilidio Marketplace project will be
increased visitors to the Prado Road overpass
and bring economic vitality

Figure 3.1 //
San Luis Creek Riparian Zone

3.1.8 Historic Drive-In Theater

One of the last remaining operational Drive-
In theaters in California, bringing historical
significance to the site

3.1.9 View Sheds of Madonna Mountain and
South Hills

Spectacular views of the Madonna Mountain
and South Hills part of the Coastal Range in
California

3.1.10 Two bus stops within quarter mile
of development- applicable for LEED
certification

Bus stops within walking distance of the site to
provide alternative modes of transportation.
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3.2 Constraints

The constraints hindering the Sunset Drive-In site are minimal and with proper mitigation
can be relieved. These constraints include the following:

3.2.1 Noise from HWY 101

Noise from HWY 101 could pose potential
difficulties for development. However, data
from San Luis Obispo General Plan Circulation
Element clearly shows that entire site is at or
under 60dBs.

3.2.2 Noise from take off lane for San Luis
Obispo Airport

Overhead noise from planes could be a potential
constraint for placement on housing

3.2.3 PG&E high voltage power lines through
site

Setback of at least 80ft is required around

high voltage powerlines. Appropriate uses
directly underneath powerlines are the following
agriculture, floodwater detention, roads, parking,

Constraint// HWY 101 noise

material storage, etc.
?
ﬂ S vuuf

3 ;._ ;‘ W/‘(\,W\

=7 ",\1/7 rOMBAET

3.2.4 SLO County Mobile Home ordinance
SLO County Mobile Home Conversion ordinance
October 2005 reviewed again April 2008

3.2.5 Proximity to Water Treatment Plant
Unpleasant smells from the Water Treatment
Plant can be noticed at times on site depending
on wind direction.

<’”'a,,
&X Lo
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Figure 3.2 // Opportunities and Constraints
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Section 4

Case Studies

4 1 Sweetwater Creek State Park, GA

4.1.1 Project Description

Sweetwater Creek State Park project which applies to the Sustainable Living Lab is located in
Georgia. The state park features a unique visitor interpretive center and museum. The visitor
center and museum was officially open in the summer of 2006. The center was built to platinum
LEED certification standings featuring water run off recycling, green roofs, and photovoltaic
panels. The center houses a museum with information about the history of Georgia, and native
species and plants. The visitor center also has educational facilities such classrooms and
labs inside. The building has currently not been reviewed for LEED certification because more
buildings are being built in the surrounding area and the project is not considered complete.

The Sustainable Living Lab site will be geared
towards progressive environmental techniques
similar to the Sweetwater Creek project. All
buildings will be built to LEED certification and the
restoration of the drive in theater will preserve the
historic integrity of the structures. The Sustainable
Living Lab will offer education facilities and lab
space to be used for children and families and
can also be visited by local schools for field trips;
these facilities will be modeled after Sweetwater
Creek. Similar to Sweetwater Creek’s recycling
program each structure onsite will use water run
off recycling, composting, and other sustainable
recycling methods.

4.1.2 Lessons Learned

A project similar to Sweetwater Creek’s interpretive
center could do very well on the Central Coast.
The center would act as an environmentally
conscience education hub. Although the materials
needed to build a LEED certified building are
expensive there are ways of mitigating the
budget. The Sweetwater Creek project decided
to do very limited landscaping because the cost of
materials was greater than expected. Because the
Sustainable Living Lab site is large, the majority of
the site will be left for native vegetation and open
space.

— > L
Figure 4.1 //
Example of Photovaltaics

Figure 4.2 I
Photos of Visitor Center

s
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4.2 Crissy Field Center, CA

4.2.1 Project Description

Crissy Field Center (CFC) is situated in the
Presidio, a recently retired military base, in
San Francisco California. In 1994, ownership
of the Presidio was transferred to the National
Park Service and Golden Gate National Parks
Conservancy. In early 2000 the Presidio
underwent renovation. The historic buildings
were renovated to the highest environmental
standards at the time. CFC serves an important
purpose in fulfilling the sustainable renovation
undertaken in the Presidio.

CFC is not a primary school. It offers a
wide range of educational opportunities to
complement schools in the surrounding areas.
CFC incorporates a media lab, resource library,
arts workshop, science lab, gathering room and
teaching kitchen. Hands-on interaction with
the natural environment is a key component of
CFC’s mission. Children learn in the labs and
then go outside and see how the environmental
concepts they learned in the lab function in the
real world. Classes and summer camps are
offered in eco-friendly cooking, composting,
gardening, urban ecology, science, and botany.
Field trips and camping to satellite sites are
also growing in popularity. “Every year, about
13,000 San Francisco students go camping and
backpacking, do watershed restoration work
and attend environmental leadership programs
through the center” (SFGate 2007). The media
lab is also proving to be a vital component of
reaching out to tech savvy youth.

CFC also features an on-site café and bookstore
whose profits support the educational programs.
CFC also receives support from the Golden Gate
National Parks Conservancy and National Park
Service. The model being applied is an excellent
way to support existing schools without creating
a burdensome budget.

Figure 4.3 //
Children’s Environmental Education

Figure 4.4 //
Example of Classroom and Lab Space

Figure 4.5//
Rehabilitated Military Buildings



Figure 4.7 //
Example of Brochure

Figure 4.6 //
Rehabilitated Military Buildings
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4.2.2 Key Features

Media Lab

The Crissy Field Center is the multimedia hub for
the Golden Gate National Recreation Area. The
media lab allows visitors of all ages and park staff to
interact with urban ecology in new ways and express
what the environment means to them through digital
photography, video production, and GIS technology.

Resource Library

Arts Workshop

Crissy Field Center program participants create
amazing animations, digital stories, documentaries, and
presentations. Over the years, we have collected their
creations and through the magic of modern technology,
we can stream them to you via the web.

Science Lab

The science lab, gathering room and teaching kitchen
in addition to a café and bookstore. The Centeris also a
green business certified building and all proceeds from
the cafe and bookstore support the Center’s education
programs.

4.2.3 Lessons Learned

Crissy Field Center offers a wide variety of programs
and amenities that connect the diverse population of
the Bay Area to urban environmental issues. Their
mission is to encourage new generations to become
bold leaders for healthy communities, thriving parks,
a more environmentally just society. With support
from the state and national parks service, Crissy Field
Center is able to offer a valuable complement to the
average public education system. Their focus on the
environmentallowsthemto specializeinways all-around
institutions cannot. The Crissy Field Center is being
recognized the world over as an effective model
for reaching out to an increasingly environmentally
disconnected youth. This model promotes exactly
the principles that the Sustainable Living Lab
purports to strengthen in San Luis Obispo.

17



Figure 4.8 //
Screen and Projection Room

Figure 4.9 //
Use of grass instead of concrete
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Figure 4.10 //
Example of Tiered Parking

4.3 Twilight Drive-In, Canada

4.3.1 Project Description

The Twilight Drive-In Theater in British Columbia,
Canada is an innovative approach to traditional Drive-In
theaters popular in the 1950s and 1960s. The Twilight
Drive-In Theater has space for just under 500 cars and
uses a combination of grass and concrete as parking
surfaces. Cars visiting the site drive on the concrete
surfaces to get to a parking spot. The vehicles park
on a grass surface. The Sunset Drive-In site also
incorporates a drive-in theater built in 1949 that will
be restored using the Twilight Drive-In methodology.
The project site will be completely sustainable thus
the theater will aim to reduce runoff and disguise the
parking that will be part of the project. Similar to the
Twilight Drive-In the original Sunset Drive-In will use
grass and pervious surfaces to mitigate these impacts.
The Twilight Drive In was successfully restored in 2005
using support from the community.

A major element of the Twilight Drive-In project that this
project will simulate is the grass surface. The grass
will allow for rainwater to be retained onsite. The
Twilight Drive-In also has a gradual incline that allows
cars to park on a slope while watching the film at the
theater. This element of the Twilight Theater will be
exaggerated, creating a visually appealing design as
well as a practical use.

4.3.2 Lessons Learned

The lessons learned from the Twilight Drive-In theater
is that the elements that the Sunset Drive In theater is
trying to emulate can be successful. The idea of using
previous surfaces that cars can drive on is realistic.
The Twilight Theater was so successful because of
community support. The community wanted to see the
theater restored therefore put time and money into the
project.



4.4 Thoreau Center for Sustainability, CA

4.4.1 Project Description

The Thoreau Center for Sustainability (TCS) is also
located in the restored Presidio in San Francisco.
It's vision to combine preservation of historic
resources with creation of a center for a sustainable
future. (*source). Its twelve buildings (150,000
s.f.) house over sixty non-profits and businesses
working for social justice, community education N
and development, public health and environmental (o
stewardship. TCS was the pioneer quest in a “Multi- e LR
Tenant Non-Profit Center” by the group Tides Figure 4.11//
Shared Spaces (*source). This "Multi-Tenant Non- Thoreau Center for Sustainability
Profit Center” offers shared space at affordable
rents allowing non-profits to collaborate and share
costs. Meeting rooms and dining areas are used by
all tenants, saving energy and space and costs.

By concentrating the groups a hub of social and
environmental justice is created in the community.
The model has been so successful that variations
of it are popping up all over the country. Bringing
non-profits and green organizations together
into a shared space saves money while affording
collaboration opportunities that strengthen the
non-profits, the businesses who help them and the
communities they serve.

Figure 4.12 //
4.4.2 Lessons Learned Cafeteria inside Thoreau Center
The Thoreau Center is a vibrant hub within San
Francisco. Grassroots groups provide an important
civic functions that is better facilitated through the
“Multi-Tenant Non-Profit” model.  Organic coffee
shops, and local art galleries host events. Innovative
businesses like financial advisors, booksellers and
solar panel sales companies complement the social
justice and environmentalist non-profits. Places
like the Thoreau Center for Sustainability inspire
and mobilize.

Figure 4.13 //
Thoreau Center Art Gallery

19



20

Table 4.1//
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Case

Study
Comparison
Matrix

CRITERIA

Project Description”

Comp'é_risbn points (site area,
access, Visibility, etc.)

Neighborhood History and
Context

So?io4éco'n6fnicz"factors -

Goﬁe’f'ﬁh'l_éjr_ltm:Ai:tiq‘n-_s_' o

Land Use Changes

Nelghborhood Form

E._\'/'OI\_I;{._hg_:_--C.crrﬁ'rnuhity.‘fNeédS'

Enwronmental and Planmng
Issues

Lessons Learned

Fns's STUDY 01 CRISSY FIELD CENTER, S.F. CALIFORNIA ;Ime sTUDY 02 SWEETWATER CREEK STATE PARK, GEORGIA Ic.qsi-: STUDY 03 TWI'LIGHT THEATER, CANADA

| The Center incorporates a media lab, resource library, arts

workshop, science lab, gathering room and teaching kitchen
that hosts school aged children from the entire Bay Area.

Hands-on interaction with the living environment is key to the
| site. Profits from an on-site cafe and bookstore support the

Center's education programs.

Agricultural is combined with environmental education to
bring disconnected urban youth into an understanding with
nature. Historic rennovation is coupled with sustainability.

| A former military base that sat dormant for many years until

the sustainable rennovation was undertaken in early 2000.
Some areas of the site were toxic and required extensive

- clean-up.

' The Center has a unique income-generation scheme. The
it | café and bookstore on-site generate proceeds for the center.
| The educational services offered by the center help inner

| city gain skills that may help them in the future.

' In 1994 Presidio was transferred to the National Park

- Service. This changing of the guard was an innovative way
| to protect the Presidio's vast cultural and environmental

~ heritage.

- Formerly a military base, now a park and education hub.

Military base converted to national park trust. An elaborate

' network of trails, open space, recreation areas, meeting

points, businesses and museums link the whole Presidio
and Crissy Field.

' As the popularity of Crissy Field programs grow, the Center
- | has expanded to include satellite sites that offer more in-
| depth nature experiences.

Some areas of the site were contaminated from military
occupation and had to be cleaned up before the natural

-' environment could be reclaimed.

il Creating governmental trusts in collaboration with the park
| service can serve an important civic function.

Largé state ;;ark that includes an inffebféti\)e center and museum

built to LEED platinum certification standings. The space offers
educational facilities such as classrooms and lab space.

Further research needed

The interpretive center is located within Georgia's busiest
conservation parks. Over 2,500 acres is conserved within the park.

The Georgia state legislature provided 1.5 million, and donations of
over $350,000 was need to fund the project.

Worked with the Georgia state legislature to help fund a portion of
the project. Also the Engineering and Construction division for
Georgia State parks formulated a budget for the project.

The interpretive center was built within a Georgia State park and
therefore now land use changes were necessary.

Within a state park

The intrepretive center was made possible by a group of community
members that now call themselves "Friends of Sweetwater Creek."
They maintain and manage the center.

Focused on constructing a LEED certified building. Construction of

center was expensive however did not face any planning issues.

Financing a project of our size will be difficult. Also it is important to
have community support to ensure productivity and completion.

Twilight Dnve ln 1heater was restored to mlmlc a classuc dnve of
the 1950s. The theater is a single screen theater with space for
424 cars. The restoration was done in 2005.

The Sunset Drive In will be modeled after the retrofitted Twilight
Drive In. By using grass as the parking surface it is also plausible
for outdoor events to be held in the same location such as
concerts and outdoor plays.

The theater is located in Langley, Bristish Columbia and is home
to just over 100,000 people. The theater was feeling pressure to
close but chose to restore because of community support

Further research needed

Funded solely by drive in owners.

The drive-in was previously located on site, no land use changes.

Further research needed

Retrofitted because of support from the community.

The theater chose to used pervious grass tiered parking to
reduce run off.

Using pervious surfaces for the drive in the project is able to
retain water and reduce run off.

Maca CHiAdiac
Lase oluaies

liGASE STUDY 03 THOREAU CENTER FOR SUSTAINABILITY S F

CALIFO RNIA

The vision: comblmng preservahon of hlstonc resources W|th creation
of a global center for a sustainable future. Its' 12 buildings house
over 60 non-profits and businesses working for social justice,
community education and development, public health and
environmental stewardship.

The proposed office space on the Sunset Drive-In site will be
modeled after the "Multi-Tenant Non-Profit Center” model pioneered
by www tidessharedspaces.org. Historic renovation and
environmental reclamation were also used.

The Center is located within the sustainable renovations of the
hospital buildings in the former military base, Presidio S.F., CA.

This "Multi-Tenant Non-Profit Center” offers shared space at
affordable rents allowing non-profits to collaborate and share
costs.For-profits are mixed with green businesses. By concentrating
the groups a hub of social and environmental justice is created in the
community.

Co-funded by the National Park Service.

Formely a military base, now a park and green-business hub..

Military base converted to national park trust.

The "Multi-Tenant Non-Profit Center" model was pioneered in the
Presidio. It has now been applied on various sites throughout the
country, serving a vital grassroots need within the community.

A main challenge was restoring the original buildings while
renovating them to sustainable design standards.

Bringing non-profits and green organizations together into a shared
spaces saves money while affording them collaboration opportunities
that strenghtnen the non-profits, the businesses who help them and
the communities they serve.
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Section 5

Conceptual Plans

Phase 3
Initial Concept Plan

In this concept the office space is
relocated to the East end of the
site, the visitors center is pulled
away from HWY 101 and located
across from the offices. An ideat
location for an identifiable sign
was loacted in the South West
corner near the interchange.

Phase 2
Initial Concept Plans

+Fhis concept is similar to the

/yfirst phase because the visitors

/ centeris still located near HWY
/101 however the office space
has been moved towards Prado
Road. A Bus stop was added on
the South side of Prado Road.
Passive recreation space was
placed under the power lines.
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Figure 5.1 //
Initial Concept Plans
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5.1 Initial Concept Plans

Our first conceptual plans (phase1,2,3) dealt
with placement of land use and the connectivity
between surrounding and proposed uses. These
designs show a progression of site layout that
take into consideration the first phases of our
project which included site analysis and case
studies. Throughout these initial designs we
took into consideration the major constraints and
opportunities on the site and designed around
these issues in order to provide an optimum
layout. Taking into consideration noise, wind, sun,
available acreage, and existing creek and riparian
areas our initial designs show a conceptual layout
of where different land uses should be located to
maximize the sites potential.

All three of these initial designs incorporate the
bike trail along the creek and a pedestrian/bike
bridge that connects the trail to Margaritta Street.
Sunset Drive-In is rehabilitated in these plans with
the use of pervious coverage over the existing
parking area. This pervious serface not only
minimizes runoff but it also acts as a noise buffer
between the freeway and the agricultural land.
In order to increase freeway visibility the visitors
center and office spaces are located near the new
interchange on Prado Road. The placement of
new structures directly correspond to the natural
elements the site is subjected to.

5.2 Preliminary Concept

The combination of our initial concepts are shown
in the preliminary concept plan. In this plan Elks
Road is used as the main connector within the
site. The two parking lots shown off of Elks Road
provide parking spaces for the Vistors center, office
space, and passive recreation areas. The Visitors
center is locatd in the south-western section of
the site and surrounded by native grasslands to
the South and passive recreation to the North.
Behind the Visitors center meandering walkways
connect areas set aside for future relocation of
historic buildings. On the South-east corner of the
site the modular office complex is separated into
two clusters where each cluster will share common
areas. To the North of the office complex open
grass land is used for passive recreation. A strip
of native foliage seperates the passive reacreation
area with active agriculture. The crops will serve
as a main source of food used in the on-site
restaurant. Throughout the agriculture space four
small modular structures will act as educational
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stations that will showcase different sustainable
practices. These different stations will coordinate
with the education facility that is located to the
West of the ag land. Above the education facility is
the restaurant which will have outdoor patio space
that can be used to watch movies playing at the
drive in. In this plan the configuration of parking
and slope for the drive-in is still being configured.
This large space will provide parking for the drive-
in the education facility and the restaurant. A
small utilities road surrounds the rear perimeter of
the drive-in providing access to the restaurant and
education facilities. This road will alsc provide
rear access to the affordable housing complex
located on the North-east corner of the site. The
existing mobile home park remains untouched in
this concept.



Visitor Center

The Visitor Center is located
close to HWY 101 in order
to draw people in from the
freeway. In this concept the
Visitors Center buildings are
configured in a way that will
create a wind tunnel from
the strong North flowing
winds. In the new concept
the building footprints are
reoriented.

Drive-In

Configuration of the Drive-In
lanes and the slope are still under
contemplation at this stage. The
gradual slope and tiers of the
parking will act as a noise buffer
from HWY 101.

Figure 5.2 //
Preliminary Concept Plan

Agriculture

Affordable Housing

In order to keep similar uses
next to each other we located
the affordable housing next
to the existing mobile home
park.

Office Space

The Office Space in this concept
is shown as two separate
clusters. The parking for the
offices is located in an L shape
around the buildings. In the new
concept we wanted to avoid a
sea of parking so we segregated
parking lots with the office
clusters.

In this plan the agriculture is separated
into four different quadrants. Education
stations are spread throughout the
agriculture space and provide learning
hubs for school children to learn about
green farming practices.
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Site Plan

Figure 6.2 // Green Housing Community

6.1 Site Plan Description

Our final site plan is a continuation of our initial
concepts and preliminary concept plan. From
these studies we have concluded that this design
utilizes the available space in the most efficient
way. Elks Lane continues to dissect the plan
acting as the main connector between Prado Road
and South Higuera.

Section 6

Final Site Plan

HWY 101

One of the major changes from our preliminary
site design is the orientation of the buildings. In
our prior concept many of the structures were
located in a way that would create wind tunnels
throughout the site. In our final concept all of
the structures have been re-oriented in order to
block prevailing north eastern winds. This also
maximizes the amount of roof surface that can be
used for photovoltaic panels.

The Program:
1) retention + rehabilitation of Sunset Drive-in
2) offices for environmental non-profits

3) a new organic restaurant

4) a tourist, cultural showman + convenience center

5) classroom + lecture facilities
6) organic vegetable + demonstration gardens

7) public transit stop

St

| g : # parking _ | Percentage of 8) picnic areas with passive recreation facilities
Type of Use Use+(sqg. ft) spaces ’(car) Parking (sq.ft) ) Site|
Welcome _C;enter 10,000 33 6,833 0.86%
1 T Ofices | 40000 — 133| 27,333 " 3.44%
Educational
i ) Classroom 1 2,500 50 10,250 0.65%
Classroom 2 10,250 0.65%
! Stations : AR 7,380 0.47%
"\ tal \ o TN o . zap é':v ; II,—:{. i) I'-' ’ hﬁi k) ‘. 2
ining 3,0 7 _10250|  068% _
pa |Kitchen R T 0 L .
.~ |Park Space 11,480 2.02% T
7 Transit stops = 'Apar.tmems st — o
_ . _ . |Studio (10) 5,000 10 2,050 0.86%
. 1 . Bike/Pedestrian Bridge- - |1 Bedroom (15) 11,250 23 4,613 0.81%
" B ) e * |2 Bedroom (15) 15,000 30 6,150 1.08%
\ // . . "
| L - . >
) e g . - [Total [ 122,050 | 501 | 102,739 .
Figure 6.1 // P TN ‘ Figure 6.5 //
Final Site Plamy [ e ‘ ’ Total footprint (sg. ft.) 224,789 Perspective of the Education Facility,
Table 6.1 // Total site area (sq. ft.) 1,965,612 Restaurant and Drive-In
Land Use Program |Percentage of Site Built-Out 11.49%
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Figure 6.7 //
Final Site Plan

Site Plan Key:

A Wélcome Center

B: Non-Profit Office Space

C: Sunset Drive-In

D. Organic Restaurant

E. Education Facility

F. Agriculture and Education Stations
G. Affordable Housing

Transit stops

. Bike/Pedestrian Bridge

6.2 Site Plan Specific Uses
A. Welcome Center

10,000 sq ft

Located in the S.W. corner

Provides information to the public about SLO and surrounding areas
Sells local memorabilia, crafts, wine etc.

Historic cultural resource displays

Functioning windmill and welcome sign

What better firstimpression of San Luis Obispo thana 10,000 square foot Welcome Center. Situated
amongst important historic artifacts against the backdrop of cutting-edge green facilities. Visitors
can easily access the Welcome Center from US Highway 101. The Center will provide a space for
guests to become better oriented with the City and be drawn into the site for a stroll along the creek
or to have grab a bite to eat at the innovative organic restaurant. Visitors will immediately gain a
sense of what San Luis Obispo once was and where it is going.
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B. Non-Profit Office Space

40,000 sq ft

multi tenant mix of non profits and green businesses
environmentally friendly-modular design (low cost)
shared space=shared energy costs

expanded networking opportunities

nuture collaborative partnerships

The design concept for the non-offices comes from the unique Muiti-Tenant Non-Profit Center
pioneered in San Francisco CA. Non-profit organizations as well as green businesses are invited
to rent space at the Sustainable Living Lab. Their simple efficient design allows them to be built
and operated at an affordable cost. Non-profits and green business wiil share space which saves
money and promotes collaboration that strengthens the organizations inside and the communities
they serve on the outside.

C. Drive-In

400,000

Rehabiliate with grass retains stormwater

Tiered design mitigates sound

Preservation of historic cultural resource (Mills Act $3$)

Doubles as amphitheater

Parking (500+ spaces) used by schools, restaurant and park space

The City has a vested interest “to foster public awareness and appreciation of cultural resources...by
helping to display artifacts that illuminate past cultures.” One of the few remaining and functioning
remnants of the 1950’s Drive-In era, Sunset Drive-In is a unique piece of San Luis Obispo and
America’s history. Rehabilitating the drive-in using grass and pervious surfaces will allow rainwater
to be retained on site. The modified upward slope of the parking lot creates a barrier between US
Highway 101 that makes for a quiet and peaceful experience along the creek.

D. Restaurant

100 seat

6000 sf

Uses fruit and veggies from agricultural operation
Demonstrates ground to plate and back to ground again
Dinner and movie experience (rooftop seating)

All local meats, cheeses and wines

Portion of proceeds support education facilities

A recent development in the sustainability movement has shifted from eating organic to eating
local. This restaurant offers exclusively local dishes. Produce from the agricultural operations
onsite are used. Local wines, cheeses and meats are mandatory. The students at the education
center can see how food goes from the ground to the plate. In addition, the restaurant’s compost
is then returned to the agricultural operation. Proceeds from the restaurant also support the
education center, finishing off the sustainable loop.
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E. Education Center

6800 sf of classrooms

Field trip destination

Media lab and outdoor labs
(straw bale construction, agriculture/gardening, riparian biology, botany,
composting, renewable energy)

Can be co-funded by local and state municipalities

Supported by restaurants

Non-profits can aid in education outreach

The mission is “to encourage new generations to become bold leaders for healthy communities,
thriving parks, and a more environmentally just society.” This center wili offer interactive
environmental education to a wide range of youth. Children learn in the labs and then go outside
and see how the concepts they learned inside, function in the real world. The main education
center is supported by the numerous education stations that offer specific lab learning in areas like
straw-bale building, composting, riparian biology, gardening and recycling.

F. Agriculture and Education Stations
300,000 sf

The organic agriculture operation comprises the majority of the site but serves a number of uses.
The agriculture onsite will function as a demonstrative farm and garden. The agriculture will help
to educate students about farming techniques and processes and where their food is coming from.
The produce from the agriculture will then be used in the restaurant to continue the sustainable
loop. The agriculture is also has a harmonious relationship with the creek. More than just a field
of greens this agriculture feeds body and mind.

G. Affordable Housing

Radiant Surface Heating

H20 reclamation

Living Roof

Solar

Roof gardens absorb stormwater runoff

Affordable housing is hard to come by in San Luis Obispo. Recently, the People’s Self-Help
Housing Corporation opened a 28-unit apartment complex. There were two-hundred qualifying
applicants for the apartments. One-hundred seventy two families still need an affordable place to
live. The apartments shown here are modular units meaning they can be bought and put on site
for nearly half the price of custom designed units.

31



e



Section 7

Sections and Elevations

Elks Lane

o 8
g 5 o
X o -“‘_’_*"’ i# R i
HWY 101
HWY 101
On-ramp

Drive-In Screen +
Stage Venue

Elks Lane

Drive -In Screen

Parking for Drive-In, Education
Facility, Passive Recreation +
Restaurant

Drive-In

HWY 101
HWY 101

On-ramp

Visitor Center

Sections and Elevations

Education Facility

Patio Space for the Organic
Restaurant

Figure 7.2 /1
Conceptual Section of Drive-In Restaurant and Education Facility

3 Figure 7.1 //
Final Site Plan with Sections

O N
1 _ A 8

. )
@ st Sl T

Bike Trail
Field Station

Restaurant Agriculture

Figure 7.3 //

Field Station Section A

Education Facility

Non-profit
Office Space

Parking Bike Trail

Figure 7.4 //
Section B

Elks Lane Passive Recreation
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Section 8

Support Graphics

Figure 8.1//

Possible entrance
sign and active
demonstration
windmill visible from
HWY 101

Figure 8.2//

Example of Hands-on
Learning that will be
provided throughout
stations located in the

g
Figure 8.4//
West view of agriculture, facilities + drive-in

Figure 8.3//

4 Tree houses located near the creek serve a
dual purpose used for passive recreation
and canopy species studies
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8.1 The Benefits of Going Modular

Modular structures are more eco-conscious

and cost effective than conventional
construction. Because they are constructed
in a factory, the amount of waste produced
from construction is minimal and most all
scraps can be reused or recycled within the
factories. Also, the amount of energy spent

.. in transporting materials to and from the site

is nearly eliminated because everything is
located within the facility, the only energy
spent on travel is the final transport of the
structure.

The Sustainable Living Lab will showcase
the latest in modular structures. From a
design aspect, there are many options for
eco-friendly modulars that maintain a strong
sense of cutting edge architecture. Using
modular structures is an efficient alternative
to conventional construction because it will
reduce costs, reduce waste and energy
expense, without taking away from good
design.

Ml Figure 8.5//

Possible office space unit

Figure 8.6 //
Example of pre-fab
units in the Green
Housing Community
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8.3 3-D Massing Model

water
reclamation

passive systems

Figure 8.9 //
Birds eye view of site
looking South West

8.2 Passive and Active Architecture Systems

Therearemanyadvantagestousingpassiveandactive
architecture, throughout the site the most prominent
resource is the sun. Therefore we have decided to
utilize passive solar and active photovoltaic systems
to take advantage of these. Passive solar heating is
the most cost effective way to heat a building using
the sun and building orientation. Through direct
gain, sun enters a structure through south facing
windows and is absorbed into immediate surfaces.
At night, when the temperature outside drops below
the temperature inside the heat from these surfaces
is then admitted back into the interior environment.
Active architectural features are things like solar
panels, wind turbines, and geothermal heat pumps.
A combination of passive and active architecture will
be used through the Sustainable Living Lab.

Figure 8.8 //
Birds eye view of site
| looking North West
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Section 9

Off Site Design

9.1 Prado Road Overpass and Interchange

Prado Road is an integral connection between
South Higuera and US Hwy 101. This road
also links the southeast and southwest portions
of the city together. The proposed Prado Road
expansion will become a major thoroughfare for
San Luis Obispo connecting Broad Street with Los
Osos Valley Road. The proposed expansion is a
mandatory prerequisite before development of the
Sunset Site can begin. Caltrans has created a
design for the interchange that the City will use
once the interchange is appropriately funded. The
design of the interchange widens the roadway to
four lanes with an overpass. With the completio
of the Prado Road Interchange, CA 227 will be rg-

as well as the Dilidio Project and M
neighborhoods.

Prado Road
Interchange
Improvement

Prado Road
Interchange
Improvement

Elks Lane
Re-routing

N
Figure 9.1//
Future Prado Road ]
interchange |
R

Bike Trail
Connections




9.2 Transit Stops

The Sustainable Living Lab aims to be the
most environmentally conscience facility in the
San Luis Obispo area. To assure the project is
focusing on the environment, alternative modes
of transportation will be encouraged when visiting
the site. To promote this the development will
include two additional transit stops other than
the existing stop located on Prado Road. One
stop will be located westbound on Prado Road
adjacent to the site, while the other is located
onsite on the Elks Lane interior Road. The
transit stops will bring people to and from the
site for work, education, and recreation.

There are a variety of fransit stop designs that
could possibly used onsite. The additional transit
stops being incorporated into the Sustainable
Living Lab project will include a sitting area and
signage.

"_:_\ v . . . L " 1 Fulure Bus Stop
= L & ‘ Figure 9.2//

Transit Locations

9.3 San Luis Obispo Creek Flood Mitigation

The Sunset Site is located within the 100
year floodplain. However, for this project
the assumption was that the Mid Higuera
Enhancement Plan had mitigated the affects of
possibleflooding. The Mid Higuera Enhancement
Plan discusses the engineering measures that
would need to be completed on the creek to
mitigate the 100 year floodplain.
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9.4 Margarita Creek Bridge

The Margarita Area of San Luis Obispo is
a growing neighborhood with substantial
influence on the Sustainable Living Lab
development. To connect these two areas
of town the Sustainable Living Lab is
proposing a pedestrian bridge over San
Luis Creek. The bridge will be located
across the San Luis Creek directly aligned
with Margarita Road, this trail extension
will also provide access to the Bob Jones
Bike Trail located onsite. The bridge will
be modular in design and act as a linkage
between the Sustainable Living Lab and
Margarita Area. The proposed bridge -
would be a steel Roscoe Pony Truss i

Bridge that will require low maintenance.

g

: ‘n\' Future Pedestrian/Bike Bridge
XA

Figure 9.4//
Bridge Location

“"" g L |1 'f k' ) % - s Standard Single-Lane, Two-Module Bridge
M e X 2 i e
Gk b2 <
e —1
% .
g a ' ’\<\\‘\\\\\\\\\\\\\‘ ----- \\\\\\\\\\\\}%“\“@b\ )
e = \\\ SN
e Be.
3 _‘\-.'”@;-R”f " e g 055 \\“\\
B e SO ke L

Roscoe PT Bridges Cost Less
$20,700 SAVINGS FOR 80-FOOT
ROSCOE PT BRIDGE VS, CUSTOM TRAIL BRIDGE

ORBGN, PLAMITFING AKG
CIYIL WORK SAVINGS

| eaince puncHase
SAVINGS

INSTALLATIMOM
SAVINGS

Figure 9.5//
Modular Bridge Options

Figure 9.6//
Example of
Pricing for a Pony Truss bridge
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9.5 Bike Trail Connection

The City of San Luis Obispo prides itself on
the numerous bicycle routes and trails iocated
throughout the city. One of the most prominent
bike trails is the Bob Jones “City to the Sea”
trail that goes from San Luis Obispo to Avila
Beach. Currently, the Bob Jones trail ends near
the San Luis Waste Water Treatment Plant. In
the City’s General Plan there is information
regarding the future expansion of the trail which
would link Downtown San Luis to Avila Beach.
The General Plan includes a few alternatives
the city could take in extending the trail. Two
of the alternatives locate the trail on the Sunset
Site. The trail will be a suitable addition to the
Sustainable Living Lab. The bike trail will be a
two lane paves path located along the San Luis
Creek.
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Figure 9.7//
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Section 10

Feasibility Study

To conduct this study we broke our overall program into it’s primary uses and conducted market feasibility
studies for each. The methodology we employed was to a) define the characteristics of each use and
b) identify key stakeholders and determine if benefits generated by demand would exceed the cost of
construction. It is important to note that although one use may not be deemed feasible at this time, it
may be outweighed by the benefits of other complimentary uses. As a result, a final decision to leave
said use in the program is possible and part of overall feasibility of the project.

10.1 Offices
10.1.1
Total Office Space 40,000 s.f.
Average Construction Cost $165.54 per s.f.
Average Rental Revenue $2.00 per s.f.
Total Cost of Construction $6,621,600
Total Annual Lease Revenue $960,000
Years of use before payoff 6.89 gaf?lle i
ce Space Program

* Estimates from Reed Construction Data and ECOSLO 2008.

10.1.2 The target users for these offices are non-profits, environmental and social organizations. To
get an idea of what demand exists in the San Luis Obispo community we conducted interviews with
such organizations. We discovered that there are over one-thousand non-profits alone in San Luis
Obispo and less than half have a physical office space. Based upon interviews and case studies we
found that non-profits need the least expensive office space as possible. The concept of ‘shared
space equals shared cost’ is a driving factor in providing offices for non-profits. Local organizations
such as ECOSLO, the Land Conservancy, Earth Day Alliance, California Native Plant Society, ECO-
Brokers among many others expressed interest in the office space.
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10.2 Affordable Housing

10.2.1
Total Modular Space (studio) 10 units @ 500 s.f.
Total Modular Space (1 bdrm) 15 units @ 750 s.f.
Total Modular Space (2 bdrm) 15 units @ 1,000 s.f.
Average Construction Cost $68 per s.f.
Average Rental Revenue (studio) $300 per unit
Average Rental Revenue (1 bdrm) $600 per unit
Average Rental Revenue (2 bdrm) $900 per unit
Total Construction Cost $2,125,000
Total Annual Rental Revenue $270,000
Years of use before payoff 7.87 I\i;);fdgiize/;ousing Program

*Estimates from New Hampshire Modular Homes and Strickland 2008.

10.2.2 San Luis Obispo indeed has a shortage of affordable housing, making it a hot market commodity.
A recent affordable housing project in San Luis Obispo had over 200 applicants for only 28 units.
The People’'s Self-Help Housing Corporation now has a long waiting list of people and families with
an income range of $14,000-$38,000 who are seeking housing. This is precisely the population our
affordable housing would seek as renters.

10.3 Drive-In Rehabilitation

10.3.1

Rehabilitation of the Drive-In and upgrading the parking to a 2% grade permeable surface could cost
between 1-5 million dollars.

*Cost taken from Henderson Architects.

10.3.2 The Drive-In is still in current use, receiving small numbers of visitors weekly. The addition of
the restaurant and other amenities around the site, such as the restaurant, may increase the number
of visitors to the Drive-In. Drive-In theaters are an endangered cultural resource in California. There
are groups of people who travel across country just to be a part of a functioning drive-in theater.
Hopefully, the rehabilitation will draw visitors from near and far to the site.

Revenue from the drive-in would not likely ever pay for the rehabilitation cost. Fortunately, the drive-in
serves multiple purposes to the rest of the site. Its slight grade offers a sound barrier for the school
and restaurant behind it. Its over five-hundred parking spaces provide parking for the restaurant,
school and passive recreation areas. [n this respect it is easier to see the benefits of undergoing
rehabilitation of the Sunset Drive-In. As long as the Secretary of Interior’s Standards for Rehabilitation
are followed, state and federal money may also be available.
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10.4 Restaurant
10.4.1

Total restaurant size

6,000 s.f.

Average Construction Cost

$150 per s.f.

Average Rental Revenue

$12,000 per month

Total Construction Cost $900,000
Total Annual Lease Revenue $144,000 Table 10.4//
Years of use before payoff 6.25 Restaurant Program

* Estimates from RestaurantOwner.com

10.4.2 The restaurant would likely gain considerable profits from the offices and drive-in theater
patrons. It is also intended to be integrated with the educational facility. Students will be able to
see how crops grown on site are immediately converted into dinners. Composting and vegetable oil
reuse would also be education stations. The integrated nature of the restaurant with the school could
qualify it for a portion of the state and private funding given to the education facility. Additionally,
the Margarita Area Specific Plan anticipates residential growth just to the east of the site. This new
population would be likely patrons to the restaurant. The new Prado Road overpass and highway
interchange also increase consumer accessibility to the site.

10.5 Education Facilities

10.5.1
Number of Students Served 87,000
Total School size 6,800 s.f.
Area per student 50 s.f.
Number of students accommodated 136

Average Construction Cost $1,433 per student

Table 10.5//
Education Facilities Program

Total Construction Cost $194,888

*Estimates from Best School Facilities, Children Now, Cuesta College, and White Hutchinson
Leisure & Learning Group.

10.5.2 There are over 51,000 children under the age of 17 in San Luis Obispo County. Cuesta Coliege
and Cal Poly add approximately 37,000 more students to the County. The educational facility will be
accessible to groups of students from all schools in San Luis Obispo County. Using an approximation
of 50 square feet per student, within a facility with 68,800 square feet means the educational facilities
can accommodate 136 students. California spends approximately $1,433 per student to construct a
school. The total construction cost then would be $194,888. With financial support from state and
private school funding this project will likely pay for itself relatively quickly. Weekend programs could
be offered that would generate additional income.
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10.6 Welcome Center
10.6.1

Total Welcome Center size 10,000 s.f.
Average Construction Cost $145 pers.f.
Total Construction Cost $1,450,000

Table 10.6//
Agriculture Program

10.6.2 The Welcome Center is intended to draw passer-bys from Highway 101. Itis a City sponsored
initiative that will generate income from sales of San Luis Obispo memorabilia. If could also sell will
also redistribute visitors to other areas of the City generating income in other areas. Projected income
generation from the Welcome Center alone is difficult to determine at this time.
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Section 11

Initial Environmental Study

Final Determination: EIR Not Required, Mitigated Negative Declaration

Less Than Significant Impacts

The analysis done for the Sustainable Living Lab
shows minimal impacts will effect the environment
and surrounding area. However, a mitigated
negative declaration will be required to enforce
mitigation of these possible impacts air quality,
airport requirements, traffic, biological resources,
and noise.

The potential effects on air quality must use
mitigation measures to address impacts. The
mitigation will primarily be used duringconstruction
as dust and particulate matter will be an issue of
concern during this time. The Contractor will be
instructed by the City to uses specific mitigation
measures. The following mitigation measures
will be used such as wetting down surfaces and
turning off construction equipment when not in
use.

The Sustainable Living Lab is located within the
Airport Land Use Plan and proper mitigation must
be completed before furthering the development
progress. The Sustainable Living Lab has an
appropriate amount of space to suffice as an
ACOS (Airport Compatible Open Space Plan)
zone required by the Airport Land Use Plan. The
ACOS will follow detailed guidelines available
from the airport commission. The space available
onsite is greater than the requirement of 60x1000
square feet mandatory element.

The impacts of traffic to and from the site will
increase with the expansion of the Prado Road
interchange. With the expansion and re-routing of
CA 227 this area will become a main thoroughfare
for San Luis Obispo. The interior road will also
bring more vehicles to the site however the
majority of those will be visitors or employees
to the site. A new interchange will be placed at

Prado Road and the Elks Lane interior.

The biological resources of particular concern
are located within the San Luis Obispo Creek’s
riparian zone. The riparian zone is especially
sensitive because of the vegetation and wildlife
inhabiting this area. Coastal Live Oak, Coastal
Maple, Sycamore, and Willows are important tree
species that grow in this riparian area and without
proper mitigation there is a chance these species
will not survive. Riparian corridors in general
during development have strict stipulations from
the city or county to protect these areas, it is
especially significant in the Sustainable Living Lab
project because a bike trail will be created along
the creek. The bike trail is an expansion of the
Bob Jones Trail and will use a cut and fill method
to construct the expansion.

The site placement between US HWY 101
and Prado Rd. is not an ideal quiet spot. Any
development interested in locating on site will
need to mitigate noise for a particular use. The
maximum exposure onsite is 65dB which according
to the San Luis Obispo General Plan is acceptable
for all planned uses onsite, including housing and
educational facilities.
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Section 12
Implementation Plan

12.1 Process

Before the phasing process begins an assessment
will be performed to identify the need within the
community for the project. This report will provide
information regarding the projects feasibility and
the necessity of development of non-profit office
space, education facilities and affordable housing.
A separate analysis would also be conducted on
the Historic Preservation of Drive-In theaters
throughout the nation. This report will determine
the importance and feasibility of preserving
Sunset Drive-In.

The City has some requirements that have to
be met before the developer can procede with
construction. The requirements include the Prado
Road Expansion and Overpass and the San Luis
Creek Flood Mitigation. These two prerequisites
will be considered Phase One and Phase Two.
During the first phase the developer along with
support from other projects and the City will fund
the Prado Road expansion. The Prado Road
expansion will widen the roadways surrounding
the site and provide an overpass over US HWY
101. The second phase will mandate that the
developer follow guidelines in the City’s Mid
Higuera Enhancement Plan to mitigate the 100
year floodplain onsite.

After the appropriate needs have been called
out, the developable area will be subdivided into
five parcels. These parcels include two public

12.2 Subdivision Plan

12.2.1 Non-Profit Office Space

The developer will need to contact local/regional
non-profits and form a list of potential occupants.
The appropriate permits will need to be acquired
through the City along with filing the development
for LEED certification.

12.2.2 Affordable Housing

The developer will be mandated to provide a
high output of affordable housing units, because
affordable housing is consistent with general plan
goals the developer will qualify for easements and

owned properties and three privately owned
properties. Financing for the public properties
as well as the private properties will likely be
funded through State Grants and donations.
The non-profit offices and affordable housing
will be eligible for additional funds through other
non-profits organizations along with the Drive-In
Theater witch will be eligible for funding through
the Mills Act.

Prior to any ground breaking all subdivisions
are required to perform an initial environmental
study to determine the potential environmental
impacts on the existing site. Following the
initial study an Environmental Impact Report
will be performed, or, if potential impacts can
be mitigated a negative declaration will be filed.
The environmental study will focus on habitat
disruption, soils, air quality, noise, circulation
and other impacts that will be generated from
development of the site.

Dependant upon the development timeline of
the Sustainable Living Lab, the Prado Road
interchange may still be under construction.
Appropriate changes in initial site plans and
construction times will need to be acknowledged
in order to accommodate the new interchange.

potentially could have some fees wavered by he
City. Potential residents will be interviewed and
screened through People’s Self-Help.

12.2.3 Education Facilities

The City will need to review San Luis Obispo
County and City facility needs and apply for
appropriate State Funding. The facility will be
County managed.
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Figure 12.1 //
Implementation Plan

PHASE 1
Prado Road Extension

Phase 3f
Non-Profit Offices
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Phase 3a
Welcome Center

Phase 3e
Affordable Housing

Phase 3b
Sunset Drive-In

Phase 3d
Organic Restaurant

. |Phase 3¢
| Education + Agriculture Facilities

'| PHASE 3
Subdivide Site

PHASE 2
San Luis Obispo Creek Mitigation
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12.2.4 Sunset Drive-In Theater

A detailed rehabilitation strategy consistent with
Mills Act standards will be generated in order
to receive compensation for the preservation of
the Drive-ln. Appropriate permits will need to be
acquired for the multiuse stage at the base of the
screen and a continuation of the Sunday Swap
Meet permit.

12.2. 5 Organic Restaurant

The developer will need to accept RFPs for
potential restaurant ownership. Appropriate
permits will need to be acquired through the City.
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Section 13
Bios

Christina Batteate

About Me:

My passion for environmental and social justice got me into planning. This
same passion has taken me around the world to volunteer on organic farms
and with the United Nations. Some of this passion spills over into this project
as well.

After graduation | plan to work for a few years before pursing a master’s
degree in something that will help me live out my dream of making a positive
impact on this little planet of ours. | will inevitably work overseas, helping
promote sustainability in developing nations.

| love poetry, abstract art, foreign languages and dancing samba.

Devin Denman

About Me:

Upon graduation | plan on traveling the world on a sail boat. Once | run out
of funds | will return home and conjure my next plan of action. After | have
seen the many cultures of the globe | will take my experiences, move to a
large city, and work for a snazzy design firm; one catch however, | will never
work in a cubicle. Working in a cubicle is the equivalent to living in suburbia,
Thus, | will avoid at all costs.

My interests include skating around San Luis Obispo on my quads,
snowboarding in the winter, painting in the summer and sewing year-round.

Courtney Kettmann

About Me:

| am graduating from Cal Poly in Spring 2008 with a degree in City and Regional
Planning. My plans for the future include traveling to Europe, returning home
to live with my parents, and interning with the City of San Jose Environmental
Services Department.
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Section 15

Appendicies

Appendix 1 Poster A from Presentation on 6-05-08

1) retention + rehabilitation of the Sunset Drive-In Theater

2) offices for environmental non-profits

Following a request from the City of San
Luis Obispo. the consultant has prepared a
report that provides for the rehabilitation of
the Sunset Drive-In while enhancing 50 acres
surroundingthetheaterthroughacombination
ofclevelopmentand preservation. The Sunset
Drive-In is located on site along US HWY 101
and Prado Road in San Luis Obispo and has
become aunique elementto the City's history.
The design of the praject was created thcough
cetailed site analysis consisting of physical
and contextual elements, studying similar
cases, designing within the client program
and city requirements. performing initial study
and market feasibility analysis, and finally

Before the vision for the Sustainable Living
Lab can be carried oul. lhe site will be
subdivided into five sepatate parcels. Two
of the parcels will be publicly owned and the
remaining three will be privately owned. The
two publicly owned parcels will be the visitor
centar as well as the agriculture parcel.
The three parcels that will be left for private
ownership ace the Sunset Drive-In. non-profit
office space, and affordable housing umts.
The arcangement of landowners will aid in the
phasing and construction process because
nat every parcel will be complete at the sarme
time. Funding for the project will come from a
variety of sources including support from the

a new restaurant

a tourist, cultural showman + convenience center

classroom + lecture facilities
organic vegetable + demonstration gardens
public transit stop

picnic areas with passive recreation facilit
affordable housing (additional)

prepating an implementation plan. Those City of San Luis Obispo. Mills Act, available
tools tegether helped to inform the consultant  grants, non- profit contributions, and fund-
on an appropriate project for the site. This raising.
document is an expression of everything
discovered about the site. incorporating its

past, present, and luture potential

Through contextual research of the San Luis
Obispo area the consultant recognized the
need for affordable housing in the City: an
addition was madie o the program to include
40 affordable housing units onsite. The
entire projact will aim to be LEED certified
by using sustainable building practices.
The vision for the site is to create a space in
San Luis Obispo that respects history and a
suslainable future.
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Appendix 1 Poster B from Presentation on 6-05-08
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Appendix 2 LEED Certification Checklist

LEED for New Caonstruction v 2.2
Registered Project Checklist

Project Name:

Project Address:
Yes ? Mo
| | Project Totals (Pre-Cartification Estimates) 69 Points
Certified: 26-32 points  Silver: 33-33 poiits  Gold: 39-51 points Platinum: 52-60 points
Yes ? No

Prarq 1 Canstruction Activity Pollution Prevention Rzquired
Cradit1 Site Selaction 1
Credit 2 Development Density & Community Connectivity 1
Credit 3 Brownfield Redevelopment 1
Cradit 4.1 Alternative Transportation, Public Transportation 1

Credit4.2  Alternative Transpertation, Bicycle Starage & Changing Rooms 1

Cradit4.3  Altemative Transportation, Lov/-Emitting & Fuel Efficient Vehiclas 1

Cradlit 4.4 Alternative Transportation, Parking Capacity 1

Cradit 5.1 Site Development, Protect or Restors Habitat 1

Credit 5.2 Site Davelopmeant, Maximize Qpen Space |

Cradit 6.1 Stormwater Design, Quantity Control |

Cradit 6.2 Stormwater Design, Quality Contral |
Cradit 7.1 Heatlsland Effect, Non-Roof |
Credit 7.2 Heatlsland Effect, Roaof 1
Credlit 8 Light Pollution Reduction 1

Yes ? Mo

Credlit 1.1 Water Efficient Landscaping, Reduce by 0% 1
Credlit 1.2 Water Efficient Landscaping, Mo Potable Use or No lirigation 1
Cradit 2 Innavative Wastewater Technologies 1
Cradit 3.1  Water Use Reduction, 20% Raduction 1
Credit 3.2 Water Use Reduction, 20% Reduction !

Adnbc" L‘iF\‘/:éCycle"




LEED for New Construction v 2.2
Registered Praject Checklist

Mo
|

Prareq | Fundamental Commissioning of the Building Energy Systems Required

Prerag | Mininuuam Energy Performance Required

Preraq | Fundamental Refrigerant Managemant Required
*Note for EAct: All LEED for Mew Construction projects registerad after June 26, 2007 are required to achieve at least tvio (2) points.
I l l I Cradit | Optimize Energy Performance 1ta 10
1Q.5% Menw Buildings or 3.5% Existing Building Renovations I

149 News Buil dings or 7% Existing Building Rencvations 2

17.5% Mew Buildings or 10.5% Existing Building Rencwvations 3

21% Neaw Buildings or 14% Existing Building Renavatians 4

24.5% Maw Buildings or 17.5% Existing Building Renavations S

23% News Buil dings or 219 Existing Building Renavation s &}

31.5% Mew Buildings or 24.5% Existing Building Rencvations 7

35% New Buildings or 28% Existing Building Renovations 2

33,5% Mew Buildings or 31.5% Existing Builcling Rencvations o
42% New Buil dings or 35% Existing Building Renovations I}

| | I I Cracdit2  On-Site Renewable Energy 1ta3
2.5% Renawalble Ensrgy I

7.5% Renewiable Ensrgy 2

12.5% Renewable Energy 3

Craclit 3 Enhanced Commissioning 1

Cradit 4 Enhanced Refrigerant Management 1

Cradit 5 Meaumement & Verification 1

Credits Green Power 1

Adobe’ vl’_‘iAvAé.Cycle"
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LEED for New Construction v 2.2
Registered Project Checklist

Prereq |

Credit 1.1

Credit 1.2

Cradit 1.3

Cradlit 2.1

Cradit 2.2

Cradit 3.1

Credit 2.2

Creclit 4.1

Credit 4.2

Craclit 5.1

Cradit 5.2

Cradit &

Cradit 7

? No

Storage & Collectdon of Racydables
Building Reuse, Maintain 75% of Existing Walls, Floors & Roaf
Building Reuse, Maintain 95% of Existing Walls, Floors & Roof

Building Reuse, Maintain 50% of Interior Non-Structural Elements

Construction Waste Management, Oivert 50% from Disposal
Construction Waste Management, Divert 75% from Disposal
Materials Reuse, 5%

Materials Reuse, 10%

Racyded Content, 10% ipost-consumer + 1,2 pre-consumer)
Recyded Content, 20% (post-cansumer + 1/2 pre<onsunyer)
Regional Materials, | 0% Extracted, Processed & Manufactured
Regional Materials, 20% Extracted, Processed & Manufactured
Rapidly Renewable Materials

Certifiad Woad

L

[In

Prareq 1
Prereq 2

Cradlit 1

Cradit 2

Cradit 2.1

Credit 3.2

Cradit 4.1

Credit 4.2

Credit 4.3

Cradit 4,4

Cradit 5

Cradits.1

Cradit 5.2

Credit 7.1

Cradit 7.2

Credit 8.1

Cradit 8.2

Adobe' LfVéCycIe"

Minimum I1AQ Performance

Envirenmental Tobacco Smoke (ETS) Control

Qutdoor Air Delivery Monitoring

Increased Ventlation

Construction |AQ Management Plan, Quring Construction
Construction |AQ Management Plan, Before Ocaupancy
Low-Emiiting Materials, Adhssives & Sealants
Low-Emiiting Materials, Paints & Coatings

Low-Emiiting Materials, Caret Systems

Low-Emiiting Materials, Composite Wood & sgrifiber Products
Indoor Chemical & Pollutant Source Control
Controllability of Syatems, Lighting

Controllability of Systems, Thermal Comfort

Thermal Comfort, Dasign

Thermal Comfort, Verification

Daylight & Views, Daylight 75% of Spaces

Daylight & Views, vigws for 900 of Spaces

Required
Requirad
1
1
1
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v w LEED for New Construction v 2.2
e’ Registered Project Checklist

Yes ? Mo

5 Points

Credit 1.1 Innovation in Dasign: Provide SpedficTitle 1
Cradit 1.2 Innovation in Designe Frovide Spedfic Title 1

Credit 1.3 Innovation in Design: Provide Spedfic Title 1

Credit 1.4 Innovation in Design: Pravide SpadhcTithe 1
Creclit 2 LEED” Accredited Professional 1

Ac{obcf‘i'i'\;éCycle"
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Appendix 3 Environmental Study

INITIAL STUDY

ENVIRONMENTAL CHECKLIST FORM
For ER #43-07

1. Project Title:
Sunset Drive-In Site
2. Lead Agency Name and Address:

City of San Luis Obispo, Planning Department
919 Palm Street, San Luis Obispo, CA 93401

3. Contact Person and Phone Number:

Environmental Review: Jeff Hook, Senior Planner
Phone: (805) 781-7168

Christina Batteate
City and Regional Planning, California Polytechnic State University
209-323-9986

Devin Denman
City and Regional Planning, California Polytechnic State University
949-307-7653
Courtney Kettmann
City and Regional Planning, California Polytechnic State University
408-205-838|
4. Project Location:
The project site is located at the intersection of Prado Road and US Highway 101.
5. Project Sponsor’s Name and Address:
California Polytechnic State University

City and Regional Planning
San Luis Obispo, CA 93407




10.

11.

M

General Plan Designation:

The development area is designated office and open space in the General Plan Land Use
Element. The proposed development will only need minimal zoning changes due to the
proposed affordable housing complex.

Zoning:

The Zoning Map shows the southwest corner of the site is designated O-PD, office planned
development, the southeast corner, C-S-S, Service-Commercial with the Special Consideration
overlay, and the northeast portion of the site is C/OS-10, Conservation/Open Space (10-acre
minimum parcel size) and the northwest C/OS-5 (5-acre minimum parcel size). The northern
most part of the site is zoned C-S-S.

Description of the Project

The Sunset Drive-In Site is currently used for a variety of land uses. The original Sunset Drive-
[n Theater from 1949 is located on site as well as a mobile home park, U-Haul storage yard,
agriculture, and light industrial. The redevelopment of this site will restore the Sunset Drive-In
while preserving its unique character, creating a walkable education facility that features self
guided informative pathways, a small restaurant, and office space for local non profit green
organizations.

Surrounding Land Uses and Settings:

The San Luis Obispo Creek runs onsite and all redevelopment will be directed away from the
creek using the City’s required 20 foot creek set back.

Project Entitlements Requested:

The project requests a partial re-zoning from C/OS-10 to R4 along Elks Road. This parcel of
land will be developed for high density affordable housing.

Other public agencies whose approval is required:

Pacific Gas & Electric Company- review project in compliance with use restrictions in their 80
foot wide utility easement (overhead power lines).

CITY OF SAN Luis OBISPO 2 INITIAL STUDY ENVIRONMENTAL CHECKLIST 2005
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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.
Aesthetics Geology/Soils Public Services
Agricultural Resources Hazards & Hazardous Recreation
Materials
X Air Quality Hydrology/Water Quality Transportation & Traffic
X Biological Resources Land Use and Planning Utilities and Service
Systems
X Cultural Resources Noise Mandatory Findings of
Significance
Energy and Mineral X Population and Housing
Resources
FISH AND GAME FEES

There is no evidence before the Department that the project will have any potential adverse effects on fish
and wildlife resources or the habitat upon which the wildlife depends. As such, the project qualifies for a
de minimis waiver with regards to the filing of Fish and Game Fees.

The project has potential to impact fish and wildlife resources and shall be subject to the payment of Fish
X and Game fees pursuant to Section 711.4 of the California Fish and Game Code. The earlier initial study
was circulated to the California Department of Fish and Game for review and comment.

STATE CLEARINGHOUSE

This environmental document must be submitted to the State Clearinghouse for review by one or more
State agencies (e.g. Cal Trans, California Department of Fish and Game, Department of Housing and
Community Development). The public review period shall not be less than 30 days (CEQA Guidelines
15073(a)).

amis Cirvor SanLuis OBIsPO 3 INITIAL STUDY ENVIRONMENTAL CHECKLIST 2005

65



DETERMINATION:

On the basis of this initial evaluation:

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

[ find that although the proposed project could have a significant effect on the environment,
there will not be a significant effect in this case because revisions in the project have been
made, or the mitigation measures described on an attached sheet(s) have been added and
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be

prepared.

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

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

[ find that although the proposed project could have a significant effect on the environment,
because all potentially significant effects (1) have been analyzed adequately in an earlier EIR
or NEGATIVE DECLARATION pursuant to applicable standards, and (2) have been avoided
or mitigated pursuant to that earlier EIR of NEGATIVE DECLARATION, including revisions
or mitigation measures that are imposed upon the proposed project, nothing further is required.

Signature Date
Printed Name Comimunity Developiment Director
A
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EVALUATION OF ENVIRONMENTAL IMPACTS:

1. A brief explanation is required for all answers except “No Impact” answers that are adequately supported by the
information sources a lead agency cites in the analysis in each section. A “No Ipact” answer is adequately
supported if the referenced information sources show that the impact simply does not apply to projects like the one
involved (e.g. the project falls outside a fault rupture zone). A “No [mpact” answer should be explained where it is
based on project-specific factors as well as general standards (e.g. the project will not expose sensitive receptors to
pollutants, based on a project-specific screening analysis).

2. All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as well
as project-level, indirect as well as direct, and construction as well as operational impacts. The explanation of each
issue should identify the significance criteria or threshold, if any, used to evaluate each question.

3. "Potentially Significant lmpact' is appropriate if there is substantial evidence that an effect is significant. If there are
one or more "Potentially Significant Impact” entries when the determination is made, an EIR is required.

4. "Potentially Significant Unless Mitigation Incorporated” applies where the incorporation of mitigation measures has
reduced an effect from "Potentially Significant Impact” to a "Less than Significant Impact." The lead agency must
describe the mitigation measures, and briefly explain how they reduce the effect to a less than significant level
(mitigation measures from Section 17, "Earlier Analysis," may be cross-referenced).

S. Earlier analysis may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has
been adequately analyzed in an earlier EIR or negative declaration. Section 15063 (c) (3) (D) of the California
Code of Regulations. Earlier analyses are discussed in Section 17 at the end of the checklist.

6. Lead agencies are encouraged to incorporate into the checklist references to information sources for potential

impacts (e.g. general plans, zoning ordinances). Reference to a previously preparved or outside document should,
where appropriate, include a reference to the page or pages where the statement is substantiated.
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Issues, Discussion and Supporting Information Sources Sources | Potentially | Potentially | Less Than No
Signiticant Significant Significant Impact
Issues nies act
ER #4307 | igmen |
Incorporated
1. AESTHETICS. Would the project:
a) Have a substantial adverse effect on a scenic vista? X
b) Substantially damage scenic resources, including, but not X
limited to, trees, rock outcroppings, open space, and historic
buildings within a local or state scenic highway?
c) Substantially degrade the existing visual character or quality of X
the site and its surroundings?
d) Create a new source of substantial light or glare which would X

adversely affect day or nighttime views in the area?

The project will have no adverse effects on the scenic vista; instead the project will focus on emphasizing the views
surrounding the site to better blend with the surrounding.

2. AGRICULTURE RESOURCES. Would the project:

a) Convert Prime Farmland, Unique Farmland, or Farmland of X
Statewide Importance (Farmland), as shown on the maps
pursuant to the Farmland Mapping and Monitoring Program of
the California Resources Agency, to non-agricultural use?

b) Conflict with existing zoning for agricultural use or a X
Williamson Act contract?
¢} Involve other changes in the existing environment which, due to X

their location or nature, could result in conversion of Farmland
to non-agricultural use?

The nature of the project is to create an educational facility that preserves a variety of different uses. All agriculture uses will
be retained onsite and in production. The farmland onsite is not considered prime or unique. However retaining agriculture
onsite will benefit the community as well as the site.

3. AIR QUALITY. Would the project:

a) Violate any air quality standard or contribute substantially to an X
existing or projected air quality violation?

b) Conflict with or obstruct implementation of the applicable air X
quality plan?

c) Expose sensitive receptors to substantial pollutant X
concentrations?

d) Create objectionable odors affecting a substantial number of X
people?

e} Resultin a cumulatively considerable net increase of any X
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 qualitative
thresholds for ozone precursors)?

Any impacts of air quatity on the site will be temporary during the construction process. The Contractor will follow strict
City guidelines to ensure that minimum effects will be felt onsite.

Consistent with Municipal Code Section 15.04.040 X. (Sec. 3307.2), all graded surfaces shall be wetted, protected, or
contained in such a manner as to prevent dust or spill upon any adjoining property or street. The following measures shall
constitute the project’s dust management plan and shall remain in effect during all phases of project construction:

a,  Regular wetting of roads and graded areas (at least twice daily with complete coverage of all active areas);

b. Increasing frequency of watering whenever winds exceed 15 mph;

c. Cessation of grading activities during periods of winds over 25 mph;

amls Citv oF San Luis 08IsPO 6 INITIAL STUDY ENVIRONMENTAL CHECKLIST 2005
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Issues, Discussion and Supporting Information Sources Sources | Potentially | Potentially | Less Than No
Significant Significant Significant [mpact
[ssues Unless Impact
ER #43-07 Mitigation
Incorporated

d.  Direct application of water on material being excavated and/or transported onsite or offsite;
e.  Watering material stockpiles;
f.  Periodic washdowns, or mechanical strect sweeping, of streets in the vicinity of the construction site; and

g.  Non-potable water is to be used in all construction and dust control work.

4. BIOLOGICAL RESOURCES. Would the project:

a) Have a substantial adverse effect, either directly or indirectly or
through habitat modifications, on any species identified as a
candidate, sensitive, or special status species in local or regional X
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 X
other sensitive natural community identified in local or regional
plans, policies, or regulations, or by the California Department
of Fish and Game or U.S. Fish and Wildlife Service?

c) Conflict with any local policies or ordinances protecting X
biological resources, such as a tree preservation policy or
ordinance (e.g. Heritage Trees)?

d) Interfere substantially with the movement of any native resident X
or migratory fish or wildlife species or with established native
resident or migratory wildlife corridors, or impede the use of
wildlife nursery sites?

e) Conlflict with the provisions of an adopted habitat Conservation X
Plan, Natural Community Conservation Plan, or other approved
local, regional, or state habitat conservation plan?

f) Have a substantial adverse effect on federally protected X
wetlands as defined in Section 404 of the Clean Water Act
(including, but not limited to, marshes, vernal pools, etc.)
through direct removal, filling, hydrological interruption, or
other means?

a). The project will not interfere with any native species or creek inhabitants during or after construction. According to the
City’s Informational Map Atlas there are no species of special interest of concern on the project site.

b). The bike trail along the creek will be designed at a creek set back of 50 feet from the riparian zone to ensure proper
mitigation.

5. CULTURAL RESOURCES. Would the project:

a) Cause a substantial adverse change in the significance of a X
historic resource? (See CEQA Guidelines 15064.5)

b) Cause a substantial adverse change in the significance of an X
archaeological resource? (See CEQA Guidelines 15064.5)

c) Directly or indirectly destroy a unique paleontological resource X
or site or unique geologic feature?

d)y Disturb any human remains, including those interred outside of X
formal cemeteries?

Restoration of Sunset Drive In will enhance the area while preserving the cultural significance. The development will also
provide space for historical buildings to be placed if they are in need of being removed from elsewhere in the city. These
buildings will be retrofitted and used as educational learning tools within the sustainable living lab.

6. ENERGY AND MINERAL RESOURCES. Would the project:

a)} Conflict with adopted energy conservation plans? [ L | —| —| X

-_—N
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Issues, Discussion and Supporting Information Sources Sources | Potentially | Potentially | Less Than No
Signiticant Significant Significant [mpact
[ssues Unless [mpact
ER # 43-07 Mitigation
Incorporated

b) Use non-renewable resources in a wasteful and inefficient X
manner?

c) Resultin the loss of availability of a known mineral resource X
that would be of value to the region and the residents of the
State?

All development on site will use sustainable principles to ensure energy efficiency and water retention. The site will use
photovoltaics on all south facing structures as well as over the parking lots. Compostable toilets and water runoff recycling
will be utilized in onsite buildings.

7. GEOLOGY AND SOILS. Would the project:

a)

b)
)

d)

Expose people or structures to potential substantial adverse

effects, including risk of loss, injury or death involving:

[ Rupture of a known earthquake fault, as delineated in 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?

[1. Strong seismic ground shaking?

[II. Seismic-related ground failure, including liquefaction?

V. Landslides or mudflows?

Result in substantial soil erosion or the loss of topsoil?

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 landslides, lateral spreading, subsidence,
liquefaction, or collapse?

Be located on expansive soil, as defined in Table 18-1-B of the

Uniform Building Code (1994), creating substantial risks to life

or property?

Bad Bl Ead Bl B

According to City documents there are no major fault lines or fault of inte
potential damage to the site. Construction of buildings onsite will be held to the highest building standard for Califo

rest located on or near

site that wo

uld pose
roia.

8. HAZARDS AND HAZARDOUS MATERIALS. Would the project:

a)

b)

<)

4

€)

Create a significant hazard to the public or the environment
through the routine use, transport or disposal of hazardous
materials?

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?

Emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within one-quarter
mile of an existing or proposed school?

Expose people or structures to existing sources of hazardous
emissions or hazardous or acutely hazardous materials,
substances, or waste?

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, it would create a significant hazard to
the public or the environment?

For a project located within an airport land use plan, or within
two miles of a public airport, would the project result in a safety
hazard for the people residing or working in the project area?
[mpair implementation of, or physically interfere with, the
adopted emergency response plan or emergency evacuation

mmis Civ or San Luis OBIsPO 3
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Issues, Discussion and Supporting Information Sources

ER # 43-07

Sources

Potentially
Signiticant
Issues

Potentially
Significant
Unless
Mitigation
[ncorporated

Less Than
Significant
[mpact

[mpact

h)

plan?

Expose people or structures to a significant risk of lose, injury,
or death, involving wildland fires, including where wildlands
are adjacent to urbanized areas or where residents are
intermixed with wildlands?

9. HYDROLOGY AND WATER QUALITY. Would the project:

a)

b)

<)

d)

€)

g)
h)

i)

Violate any water quality standards or waste discharge
requirements?

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 pre-existing
nearby wells would drop to a level which would not support
existing land uses for which permits have been granted)?
Create or contribute runoff water which would exceed the
capacity of existing or planned storm water drainage systems or
provide additional sources of runoff into surface waters
(including, but not limited to, wetlands, riparian areas, ponds,
springs, creeks, streams, rivers, lakes, estuaries, tidal areas,
bays, ocean, etc.)?

Substantially alter the existing drainage pattern of the site or
area in a manner which would result in substantial erosion or
siltation onsite or offsite?

Substantially alter the existing drainage pattern of the site or
area in a manner which would result in substantial flooding
onsite or offsite?

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?

Place within a 100-year flood hazard area structures which
would impede or redirect flood flows?

Will the project introduce typical storm water pollutants into
ground or surface waters?

Will the project alter ground water or surface water quality,
temperature, dissolved oxygen, or turbidity?

X

X

The engineering has been complete to mitigate the impacts of a flo
regarding these improvements are located in the Margarita Area Specific Plan and the South Higuera Im

od within the 100 year flood plain. The information
provement Plan.

10. LAND USE AND PLANNING. Would the project:

a) Conflict with applicable land use plan, policy, or regulation of X
an agency with jurisdiction over the project adopted for the
purpose of avoiding or mitigating an environmental effect?

b) Physically divide an established community? X

¢) Conflict with any applicable habitat conservation plan or natural X
community conservation plans?

The site will require a partial change in land use designation to accommodate proposed affordable housing units.

11. NOISE. Would the project result in:

a) Exposure of people to or generation of “unacceptable” noise X
levels as defined by the San Luis Obispo General Plan Noise
Element, or general noise levels in excess of standards
established in the Noise Ordinance?

|
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Issues, Discussion and Supporting Information Sources Sources | Potentially | Potentially | Less Than No
Signiticant Significant Significant fmpact
Issues Unless [mpact
ER #43-07 Mitigation
Incorporated
b) A substantial temporary, periodic, or permanent increase in X

ambient noise levels in the project vicinity above levels existing
without the project?

¢} Exposure of persons to or generation of excessive ground boine X
vibration or ground borne noise levels?
d) For a project located within an airport land use plan, or within X

two miles of a public airport or public use airport, would the
project expose people residing or working in the project area to
excessive noise levels?

There will be a minor, short-term increase in noise during construction period of the site.

The site is located within the Airport Land Use Plan and therefore will provide sufficient space for an ACOS zone on site.
The following guidelines will be used to remain compatible with the County’s requirement.

Size The minimum size of any Reserve Space area shall be 60 x 1000 feet. A size of
100 x 2000 feet or greater is suggested.
Distribution Reserve Space shall be distributed more or less evenly within each Aviation Safety Area in such manner as
to provide effective mitigation of aviation safety hazards.
Arbitrary clustering of Reserve Space in isolated portions of any Aviation Safety Area is not acceptable.
Topography Terrain shall be level or gently rolling. Abrupt changes in slope (such as cliffs, bluffs, berms, ravines, creck
beds) are not acceptable.
Obstructions
« There is no requirement tor removal of rocks, but areas in which the presence of many large rocks or boulders
would constitute a hazard to aircraft shall not be approvable as Reserve Space
« Within any given Reserve Space area, at least one arca must cxist which is a minimunt of 60 x 1000 fect in size
with maximum grade not to exceed 5%; which is free of all streets, roads, highways, parking lots, rights-of-way,
vehicles, fences, light poles, trees, and fixed athletic equipment; and which is not overhung by pole-mounted light
fixtures or by the canopies of nearby trees (or, in the case of new plantings, by the maximum anticipated canopies of
trees at maturity). No above-ground utility poles or wires may be located within 500 feet of this 60 x 1000 foot area.
In addition, the center 30 x 800 feet of this area is to be maintained free of curbs, gutters, planting areas,
staked crops or plantings, and headstones. [llumination may be provided by bollard lights, so long as the height of
each bollard is less than three feet and so long as no bollard lights are located within the center 30 x 800 foot
area.
» Except within the 60 x 1000 foot area described above, fences are acceptable within Reserve Space areas,
provided that they are of wire strand (“barbed wire”) or chain link construction. Wood, concrete. concrete
block, brick, or stone fences are not permitted.
« All light poles within the Reserve Space area shall be designed and colored in such a manner as to be easily visible
from the air and shall be illuminated during all hours of darkness (although the level of illumination may, if desired,
be reduced during non-business hours). The use of vertical banners or signs mounted to light poles is encouraged as
a means to improve the visibility of these fixtures.
« Reserve Space areas shall be substantially free of structures Agricuitural
* Grazing of cattle, sheep, goats, and the like is acceptable in Reserve Space areas. Specialized animal facilities
(such as feedlots, poultry farms, hog farms) and barns or other structures are prohibited
» Cultivation of crops not rcquiring staking is allowed.
« Cultivation of staked crops is allowced, provided that, in any given Reserve Space area, at lcast onc arca exists
which is a minimum of 30 x 800 feet in size and which is free of stakes as described above.
* Forestry and orchards are allowed, provided that, in any given Reserve Space area, at least one area exists which is
a minimum of 60 x 1000 feet in size and which is free of intrusion by trees as described above.

12. POPULATION AND HOUSING. Would the project:

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

a) Proposed new housing developments will cause a potential impact on the surrounding area. With the creation of 32
medium density apartment units the site can expect more residents on site with greater traffic on Elks Rd.

b) With the widening of Prado Road due to the Prado Road extension existing homes will be inhabitable and therefore
converted to a different use.

3.17 Policies

3.17.1 Residential developments should promote sustainability in their design, placement, and use. Sustainability can be
promoted through a variety of housing strategies, including the following:

A. Maximize use of renewable, recycled-content, and recycled materials, and minimize use of building materials that require
high levels of energy to produce or that cause significant, adverse environmental impacts.

B. Incorporate renewable energy features into new homes, including passive solar design, solar hot water, solar power, and
natural ventilation and cooling.

C. Minimize thermal island effects through reduction of heat-absorbing pavement and increased tree shading.

D. Avoid building materials that may contribute to health problems through the release of gasses or glass fibers into indoor
air.

E. Design dwellings for quiet, indoors and out, for both the mental and physical health of residents.

F. Design dwellings economical to live in because of reduced utility bills, low cost maintenance and operation, and improved
occupant health.

G. Use construction materials and methods that maximize the recyclability of a building’s parts.

H. Educate public, staff, and builders to the advantages and approaches to sustainable design, and thereby develop consumer
demand for sustainable housing.

1. Demand for sustainable housing

J. City will consider adopting a sustainable development rating system, such as the LEED program.

3.17.2 Residential site, subdivision, and neighborhood designs should be coordinated to make residential sustainability work.
Some ways to do this include:

A. Design subdivisions to maximize solar access for each dwelling and site.

B. Design sites so residents have usable outdoor space with access to both sun and shade.

C. Streets and access ways should minimize pavement devoted to vehicular use.

D. Use neighborhood retention basins to purify street runoff prior to its entering creeks. Retention basins should be designed
to be visually attractive as well as functional. Fenced-off retention basins should be avoided.

E. Encourage cluster development with dwellings grouped around significantlysized, shared open space in return for City
approval of smaller individual lots.

F. Treat public streets as landscaped parkways, using continuous plantings at least six feet wide and where feasible, median
planters to enhance, define, and to buffer residential neighborhoods of all densities from the effects of vehicle

traftic.

3.17.4 To promote energy conservation and a cleaner environment, encourage the development of dwellings with energy-
efficient designs, utilizing passive and active solar features, and the use of energy-saving techniques that exceed minimums
prescribed by State law.

3.17.5 Actively promote water conservation through housing and site design to help

moderate the cost of housing.

13. PUBLIC SERVICES. Would the project result in substantiat adverse physical impacts associated with the
provision, or need, of new or physically altered government facilities, the construction of which could cause
significant environmental impacts, in order to maintain acceptable service ratios, response times, or other
performance objectives for any of the public services:

a) Fire protection? L | [ | X I

- N
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b) Police protection? X
¢) Schools? X
d)} Parks? X
¢) Roads and other transportation infrastructure? X
f) Other public facilities? X

With the increase of housing on site increased public services will be needed to accommodate residents. However, the
increase in housing units will only have a minimum affect on public services because there is currently medium density
housing located on site.

4. RECREATION. Would the project:

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

b) Include recreational facilities or require the construction or X
expansion of recreational facilities, which might have an
adverse physical effect on the environment?

The project will not atfect existing or planned parks or trails.

15. TRANSPORTATION/TRAFFIC. Would the project:

a) Cause an increase in traffic which is substantial in relation to X
the existing traffic load and capacity of the street system?
b) Exceed, either individually or cumulatively, a level of service X

standard established by the county congestion management
agency for designated roads and highways?

c) Substantially increase hazards due to design features (e.g. sharp X
curves or dangerous intersections) or incompatible uses (e.g.
farm equipment)?

d) Result in inadequate emergency access?

e) Result in inadequate parking capacity onsite or offsite?

Fx[=

f) Conflict with adopted policies supporting alternative
transportation (&.g. bus turnouts, bicycle racks)?

g) Conflict with the with San Luis Obispo County Airport Land X
Use Plan resulting in substantial safety risks from hazards,
noise, or a change in air traffic patterns?

Prado Road Improvements

The City will ensure that changes to Prado Road (projects A.1, A.2, B.4 and C.1) and other related system improvements are
implemented in a sequence that satisfies circulation demands caused by area development. The sponsors of development
projects that contribute to the need for the Prado Road interchange (project C.1) will be required to prepare or fund the
preparation of a Project Study Report for the interchange project. The Project Study Report shall meet the requirements of
the California Department of Transportation.

a) New interchange and re-routing of CA 227 will greatly increase the traffic on Prado Road. The development of the Sunset
Drive In site will also increase daily trips to the area because of job creation and recreational activities.

b) The project will also re-route Elks Lane through the Sunset Drive-In site from South Higuera to the Prado Road
interchange. Increase in traffic is expected in and around the site.

16. UTILITIES AND SERVICE SYSTEMS. Would the project:

a) Exceed wastewater treatment requirements of the applicable X
Regional Water Quality Control Board?
b) Require or result in the construction or expansion of new water X

treatment, waste water treatment, water quality control, or storm
drainage facilities, the construction of which could cause
significant environmental effects?
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c) Have sufficient water supplies available to serve the project X

from existing entitlements and resources, or are new and
expanded water resources needed?

d) Result in a determination by the wastewater treatment provider X
which serves or may serve the project that it has adequate
capacity to serve the project’s projected demand in addition to
the provider’s existing commitment?

€) Be served by a landfill with sufficient permitted capacity to X
accommodate the project’s solid waste disposal needs?
f) Comply with federal, state, and local statutes and regulations X

related to solid waste?

The project will not affect utility demand or amount of supplies.

17. MANDATORY FINDINGS OF SIGNIFICANCE.

a) Does the project have the potential to degrade the quality of the X
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 X
cumulatively considerable? ("Cumulatively considerable”
means that the incremental effects of a project are considerable
when viewed in connection with the effects of the past projects,
the effects of other current projects, and the effects of probable
future projects)

¢) Does the project have environmental effects which will cause X
substantial adverse effects on human beings, either directly or
indirectly?

18. EARLIER ANALYSES.

Earlier analysis may be used where, pursuant to the tiering, program EIR, or other CEQA process, one or more effects have
been adequately analyzed in an earlier EIR or Negative Declaration. Section 15063 (c) (3) (D). In this case a discussion
should identify the following items:

a) Earlier analysis used. Identify earlier analysis and state where they are available for review.

b) Impacts adequately addressed. Identify which effects from the above checklist were within the scope of and
adequately analyzed in an earlier document pursuant to applicable legal standards, and state whether such effects were
addressed by mitigation measures based on the earlier analysis.

¢) Mitigation measures. For effects that are "Less than Significant with Mitigation Incorporated,” describe the mitigation
measures which were incorporated or refined from the earlier document and the extent to which they address site-
specific conditions of the project.

19. SOURCE REFERENCES.

City of San Luis Obispo, Land Use Inventory Database

City of San Luis Obispo General Plan Conservation, May 2006.

City of San Luis Obispo General Plan Housing Element, May 2006

City of San Luis Obispo General Plan Land Use Element, May 2006

City of San Luis Obispo General Plan Circulation Element, May 2006

City of San Luis Obispo General Plan Open Space Element, May 2006

City of San Luis Obispo General Plan Noise, May 2006

wle|ele|e|e|e|e

City of San Luis Obispo General Plan Safety, May 2006
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Attachments:

Attachment 1: Vicinity Map

REQUIRED MITIGATION AND MONITORING PROGRAMS

AIR QUALITY (Section 3)

1. Mitigation Measure: Air quality could be a concern during the construction process. The
mitigation will be temporary to alleviate issues associated with construction. The mitigations
include that the City will monitor the Contractor on the following:

Wetting down dry or dusty surfaces to cut back on particulate matter.

All construction will be turned off when not in use to cut down on vehicle emissions.

BIOLOGICAL RESOURCES (Section 4)

2. Mitigation Measure: The City shall control the timing, sequence, and methods of construction,
selection and maintenance of equipment, and the conduct of the contractor and workers. The City
has the authority to stop the project if Contractor is not following the specified requirements listed in
the mitigation measures.

3. Mitigation Measure: All development will occur at least 50ft away from the San Luis Creek
riparian zone. This setback should guarantee the health of the creek during construction of onsite
buildings.

4. Mitigation Measure: With the establishment of a creek path, development will be monitored by
the Monitoring Biologist to ensure construction is not having an adverse affect on the natural
environment. Because of the nature of the Bob Jones Bike Trail extension will run along the creek
using cut and fill methods. This will require that the City Engineer monitor the process of the path
construction to ensure safety of bikers and the environment.

5. Mitigation Measure: Areas and or species sensitive to vehicle emissions could be affected.
Design of project clusters parking away from creek to lower any negative affects from vehicles.

6. Mitigation Measure:  The City will provide orientation for the Contractor and all involved
workers, to inform them of the biological conditions of the site, including sensitive species and area
of particular concern. The City will also have a briefing with the Contractor to inform all workers of
proper procedure while working near a creek bed. Topics to be covered include:

a) No pets, camping, or other personal use of the project site will be allowed.

b) Killing wildlife or destruction of dens, nests or pools is prohibited.
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¢) All food-related trash items will be removed from the work site daily.

d) Sightings, trappings, injuries or fatalities to identified sensitive species shall be immediately
reported to the Monitoring Biologist.

e) Protocol for encounter of sensitive species will be reviewed, and written handouts provided.
Work areas, including earthwork, planting maintenance, and stockpile areas, shall be
inspected daily before beginning work. Any wildlife species found will be removed by
biologists or allowed to escape.

7. Mitigation Measure: Following the construction of all buildings native landscaping will be
introduced to the site to encourage native species inhabitants. The majority of the site will be left for
native landscaping and this step will be take after all construction of buildings and structures are
complete.

Monitoring Program (Mitigation Measures 2-6): City Engineering staff will inspect the
construction operations daily to verify conformance with specifications and mitigations.

The Natural Resources Manager will conduct periodic spot-check inspections to verify conformance
with specifications and mitigations.

A qualified Monitoring Biologist will be retained during wotk which could affect sensitive habitat.
The Monitoring Biologist will inspect the work site each day, coordinate compliance with biological

mitigation requirements, and prepare a daily log to document the presence or absence of any
sensitive species and actions taken.

CULTURAL RESOURCES (Section 5)

8. Mitigation Measures: The development will rehabilitate the original Sunset Drive-In however it
will remain a functioning theater.

9. Monitoring Measure: The rehabilitation process will be done using the Secretary of Interior
Standards for historically significant structures.
POPULATION AND HOUSING (Section 12)

10. Mitigation Measure: The development will introduce 40 new affordable housing units onsite.
The City will need to determine if a zoning change will be appropriate for this proposal.

Monitoring Program: The proposal will be granted to allow medium density affordable housing
onsite at the Sustainable Living Lab.

11. Mitigation Measure: The proposed 40 units will bring a less than significant amount of people

onsite. The units are small ranging from studios to two bedrooms. The size of the units will limit
the number of people living onsite.

a)
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Monitoring Program: Build the amount of units the City believes is appropriate for the site.

12. Mitigation Measure: The two existing residential units that will be removed will be
compensated for their loses.

Monitoring Program: The City will offer the residents monetary compensation or will find a house
for the residents of comparable value.

TRANSPORTATION/TRAFFIC (Section 15)

13. Mitigation Measure: Following the General Plan the applicant will expand the Prado Road
interchange to a four lane arterial street. The expansion will change the applicant’s lot lines.

Monitoring Measure: Compliance with the General Plan Prado Road extension will be monitored
by CalTrans and the City’s Public Works Department.
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Appendix 4 Noise Exposure and Noise Contour Maps

Community Noise Exposure
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Figure 6 -
Airport Noise Contours
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Appendix 5 Secretary of Interior Standards

The Secretary of the Interior's Standards for Rehabilitation
Intraduction to the Standards

Tre Gecretany of e Interor is respangitie for establishing 3?5
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farm, matenal. &nd getalkag of lhe structure ta he 2x22nt At Shey compramise he nistors
charaster o tha strucure wil *afl b mest ihe Stardands.

The Secretary of the Interier's Standards for Rehabilitation

The Standards (Depanant of intarior requiations, 38 SFRAT) geraln to histore BLIdngs of al
riatenals, corsnicton types., slzes, and coSLRENcy 3rd encompass thes exterior and te Interiar,
retaled landscap= “2aturas ard the bullding's site ard envirenment az well 35 aashed. sd|32n,
of relzted new cInsiruion, The Standards ars 1o ce appliad Lo spacific rekatditalion prajesls n &
reasoratie Maaner, 3sng Nt carsidesation eccnomis Ind tesAnial taasitiity.

1. & property $hall be uged for Ita higtorle purposs or be placed In a new use that requirss
minimal ehanges te the defining characteriatics of tha buliding and Its =its and
envlronment.

2. The historis charactar 27 a property 2hall be retalned and preasryad. Tha removal of
higtortc maseriale of alteration of featurss and spassa that characferize a property ehall be
avcided.

3. Each proparty ahall be récognizad as a phyeleal resord of its firme, place, and uss.
Changes that create a false sanga of higtorizal devalopmant, such &3 agding conjeciural
teatures of architaclural alements from cther bulldings, anall ot be urseriaken.

4. Most propedties changs owar time; thoas changes that have swquirad hlatoris
glgnifcance In sl oan right ahall be retalred and presened.

5. Disfinctiva teaturas, finlahae, and conatfruction technlques or examplag of
crafemanshlip that characterlze a property shall ba praserved.

5. Dateriorated historic features shall be repalred ralhar than replaced. Whers 1o savertity
of gatsriorallan reguires raplacsmant of a distinclive Pastura, the new fealura shall match
the old I daalga. color, taxtura, and oiher wlBual qualitles and, whers poasibls, materizla.
Replacemant of mizsing foatures shall be apbetaniiated by decumantary, plwsical. or
pleiorial euwldense.

T. Chamisal or phryeloal treatments, such ag sandblasting, that caues damags 1o historte
materiale shall mot be used. The surface claaning of strutturea, If appropriata, shall be
undartaken uaing the gantlesi meara poasibls.

4. signinzant archeological resources affscted by & projact shall b2 pretected andg
pragerved. If auch resources must be disturbed. miilgailon measuras ehall be undertakan,

%, Haw additions, extarior alterations, or raladed new comatruction ahall not destro
nisforie materiate that eharacterize the property. Tha naw wark ahall be gittarentisted from
the old and shall ga compatible wiin ihe masaing. aire. acale, and architaclural faaturas to
pretect ihe histarle Infegrity of Ihe proparty and tks anvironment.

1¢. New additions and ad)acent or melated new conglruction shall be undartakan In sueh a
manner that if remavad In the fufurs, fhe asaantial form and Intagrity of the historic
preperty and Itg anviranmeni would be unim palfad.
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Appendix 6 Mid-Higuera Enhancement Plan

FLoop HAZARD MITIGATION

Many porticipants at the public workshops considered

flood hazard mitigation issves the highest priority for %~/

the Enhauncement Plan. The Mid-Higuera area lies in A v \

the recognized flood hezard zone of Sun Luis Obispo -

Creek. Short-term, minor flooding is common on some mgpu--. e B

of the streets and private properties. Occasionally, the B l

flooding is severe enough to stop traffic and cause sub- M Hgoses ||

stantial property damage. The causes of flooding, how- drea Malsh Stheet

ever, are complex — and, in large measure, lie outside Canstrictions lupstrbam of the

of the Enhancement Plan ared itself. Maish Street bridge cause the
creek to laave Its banks then tiy

i Figure 12 to re-enter the creek in the
.c CIPGCIfI'y pro-bfems . % ; ‘{ﬁfﬂi yququw;\ar Bgoug‘:\gg
The capacity of San Luis Obispo Creek just upstream of
the Marsh Street bridge is constricted in several places. Thus, even in relatively frequent
conditions (eatimated to be about a “10-year” storm and runoff event*), the creek ovarflows
its bunks at one or more locations upstream of the Marsh/Higuera streets intersection. Down-
stream of the intersedion, the capadity of the creek is estimated to be substantially greater
than that needed to accommodate a 10-year storm. Thus, floodwater leaving the banks
above the Marsh Street bridge tries to re-enter the creek channel below the bridge in the Mid-
Higuera arew by flowing through the streets and over private properties along the creek. The
mostfrequentflooding problem is notdue to creek Hlow capacity within the area, butis caused
muainly by upstream constridions.

The capacity of the creek in the Mid-Higuera area, while greater than that of the reach just
upstream of the bridge, is dill considerably loss than that of the creek channels and undercity
culvert in the Downtown upstream of Nipomo Strest. Thus, even in situalions where the cote
of Downfown is spared from severe flooding, inundation can still occur between Marsh Streat
and Madenna Road.

In the so-called 100-yoar flood avent, much of the Downtown and vidually all of Mid-Higuera
veoould be impacted. During these relatively rare events, there is little the City can do in the
Mid-Miguera area alone to dlleviate widespread flooding. The City's approuach has been to
focus on minimizing damage in these cases through such measures as requiring buildings to
be “flood-proofed”, requiring flood insurance and by requiting that habituble pettions of
buildings be designed to be above the projected flood levels to meet FEMA regulations.

Drainage studies and policies

The flood issues in the Mid-Higuera area are part of a much larger regional problem involv-
ing the creek and its watershed. In 1999, the City embarked on Phase 2 of its Creek
Muanagement Plan. This work will first entail detailed engineering analyses which are ex-
pected to load to now polides fo reduce flood damage and recommended improvements to

*A condition expacted ta occur on overage once evary 1{-years.
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the storm draitiage system. The work must be regional in scope and will include the Mid-
Higuera area.

\ Figure 13 Reducing potential flood damage. As discussed
o » abave, the most common flooding occurs when the
W A creek overflows upstream of the Marsh Street bridge
8 . \ then re-enters the creek through the Mid-Higuera area
HIQUES -~ . after flowing through the streets and over private prop-
- N -4 erties. Oneidea for miligating this problem is to chan-
MdHi o — gating tis pi

A“r':f”‘” i - nel the floodwaters over the City owned open space

? | near the corner of Higuera and Marsh just below th
Mars S g Just below the
l rﬁe Marsh Street bridge. The Enhancement Plan calls for
Channeling the overfiow back irto the  the expansian of the existing public ownership in this

creek over city-owned open space coudd  graa, |t may be possible to redirect flows back into the
creek over this property through grading and curb ¢e-
sigr: madifications, so that more water can re-enter the creek frere, before it affects private
properties farther downstream. Figure 14

&=l
In addition, new private development between W
Higuera Street and the creek shauld be designed with

unobstructed flow channels between buildings, sothat | 18 T 1

help the stuation

water can quickly reach the creek while minimizing

damage. Hrguera

leaving unobstructed channels betwoen

Furthermore, new development should be designed so  owidings for lcod waters coutd rediice
. food damage & t¥s area

that the present amount of lot coverage by structtires is
not increased, anc if possible, evern reduced. Less [ot coverage allows floodwaters to renter
the creek with less property damage. This can be accomplished, for example, by “going up.”
replacing single story buildings with 2 ar 3 story buildings with smaller footprints. These site
design improvements are incarporated into the Design Guidelines for the Mid-Higuera area.

QOther mitigation measures

Several other ideas have been discussed to help with flood hazard mitigation in the Mid-
Higuera area. These will be evaluated in more detail during the Phase 2 Waterways
Management Plan, witht plan completion expected by 2002,

Increasing capacity immediately upstream. If constrictions above the Marsk Street bridge
were relieved, flooding in the Mid-Higuera area woufd be [ess frequent. The area between
Marsh and Nipomo Streets, however is largely urbanized and itk most places there s little roomt
for creek widening. Furthermore, and perhaps more significantly, awareness of the environ-
mental value of creekways has made widening less attractive from a public policy perspective
and less feasibte from a regulatory standpoint.




Increasing capacity of the Marsh Street bridge. Some observers believe that during
flooding, the Marsh Street bridge itself (and not upstream constrictions) limits the creek flow
farcing the water over the banks and onto the streats. Some believe this has occurred only
when substantiat debris or other large objects get caught in the bridge, damming normal
flows. Regardless, it is apparent that rocks and gravel have been deposited below the bridge
reducing its capacity to some extent. Regulatory restrictions make ceposition removal diffi-
cult. Thus, to many people, increasing the capacity of the Marsk Strest bridge is an impor-
tant flood hazard mitigation measura. Rebuilding this bridge would be very costly, however.
The design would have to ensure that the freeway ramps that run over the bridge remain safe
and functional and that the bridge still ties back to the street-level at the intersection of Marsk
and Higuera Streets.

Bypass channel. Another idea for increasing the floodway capacity in the Mid-Higusra
area is to create a bypass channel on public property between the creek and the fresway.
The channel would be higher in elevation than the main creek bottom so that it would carry
water only when the flow rises above normal. |n effect, the channel functions like a creek
widening — # increases the overall capacity for accommodating floodwater.  The principal
advantage to the bypass channel over widening is that the this approach avaids most of the
physical changes to the creek, thereby minimizing erwironmental dissuptions. There are
some significant issues, however, that require further analysis, First, downstream capacitias
need to be assessed (an increase in this reach may not alleviate flooding in the Mid-Higuera

area If the capacity just downstream is constrained). Second, in some places, there is little
roam between the craek and the freeway for a channel. [n these places, the creek itself
woukd need to be widened - and subject to the same public policy and ragulatory corstraints
noted earlier. Third, the cost of constructing and then maintaining the channel must be
compared to the benefits to be realized and to other alternatives for flood hazard mitiga-
tions. The bypass option will be investigated in the Phase 2 of the San Luis Obispo Waterway
Managament Plan.

Flaod terraces. Another way of increasing flood capacity is to create an area adjacent to
the creek lower than Higuera Street that can serve as a “flood terrace™ during flood events.
Such a terrace would be kept free of significant buitdings so that it cauld be inundated during
floads viith litle damage to property and perhaps even enhancing riparian habitat value. A
potentiat difficulty with this approach is coordination with upstream and downstream capaci-
ties, since requiring a terrace in a sall area may not be effective If significant capacity
problems remain etsewhere. The other major problemt is cost. A tetrace beteen Higuera
and the creek would almost certainly require the public purchase of land or an easement on
private property. The cost could be substantial and must be weighed against patential ben-
efits and alternatives. This idea will also be evaluated in Phase 2 of the San Lufs Obispo
Waterway Management Plan.

Cutting back creek banks. Another idea is to cut back the taps of the creek bank at a
stope. This increases overall capacity of the creekway. The cut back area could be planted
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with native riparfan vegetation, thereby in-
creasing the overall habitat value. In PR
some areas, this would involve remaoval "@jﬁ; . cut back top of bank and
of relatively recent fill material to expose How N plant with native vegetation
creekbanks as they existed in the early Figure 15

1900s.

funmre top of bank o .
, -~ Existing top of bk

Croock Contowring
Concept

Meadow Creek
In addition to problems with San Luis Ohispo Creek, a portion of the plan area floods due
to problems with the Meaciow Creek/South Street channel. Water flowing west toward San
Luis Obispo Creek hecones constrained because of alignment problems anct culvert ¢a-
pacity iimitations, resulting in inundation around the intersection of Higuera and Bridge
Streets and in the Old Mission Cemetery. The likely solution is to realign the drainage
system south of Bridge Street through the CalTrans property to a new inlet in San Luis
Obispa Creek south of Madonna Road. Larger culverts under Higuera Street may be
required as well.

I figure 16

Revised Drainage
Course Concept
g

Redevelopment of the Callrans property must accormmeodate an im-
proved drainage systerr. The best route and design must be based on
an engineering analysis
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