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A qESOLUTION OF TEE CITY COUNCIL OF THE
CiTY OF PIlO BEACH AOOPTNG TUE ATTACHED
TOUCAD TERRACE SPECIFIC PLAN FOR THE OEVEL
OMENT OF THE SOUTHERDIMOST 150 ACPES IN
THE OAK PARK HEIGHTS PLANNING AREA INTER
SECTION OF OAK PARK ROAD AND HS HIGHWAY
lO1

WHEREAS an Environmental Impact Report was prepared for this property
pursuant to the Citys Environmental Impact Report Guidelines and procedures
and subsequently certified by the City Council on August 23 1982 and re

certified on January 10 1983 and

WHEREAS this SPecific Plan provides for the olanned development of the

aforementioned property consistent with the City Councils Planning and Zoning
Ordinance and

WHEREAS this Specific Plan is intended to provide the seDs and procedures
that will be utilized in the complete development of nis property and

WHEREAS the Planning Commission and City Council have reviewed the Speci

fic Plan according to the Citys established guidelines and procedures

NOW THEREFORE BE IT RESOLVED by the City Council of the City of Pismo
Beach as follows

Section 1 That the attached Specific Plan marked Exhibit A is hereby
adopted for the property and does thereby become an addendum to the City
General Plan for this property

UPON MOTION of Councilmember Eldwan seconded by
Councilmember Cartmr the foregoing Resolution is hereby passed and
adopted at a regular meeting of the City Council held this 13th day of

June 1983 on the following roll call vote to wit

NOES Nene

ABSTAIN Nonp

ABSENT

ATTEST

arien L Houston
City Clerk
City of Pismo Beach

BilJ Richardson Mayor
City CounciI
City of Pismo Beach

APPROVED AS TO FORM

A Jhaw Jr
City Attorney
City pf Pismo each
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Toucan Terrace is a proposed planned unit development to be located in the
southernmost portion of the City of Pismo Beach California at the
intersection of US Highway 101 and Oak Park Boulevard The proposed
development is situated on a rolling 1545 acres site characterized

predominantly by slopes of 0 percent or less with panoramic views of the ocean

and the community of Pismo Beach Its developer Pismo Devco is a locally
owned company which proposes to develop the property into a planned unit

development with mixed use housing projects a regional commercial center as

well as a large resorttype motel complex

The project has been carefully researched by various consultants and aspires to

conform to the goals set forth in the communitys general plan and also meet

the market demands as perceived by the studies carried out

Toucan Terrace will set its own tone for development in the Pismo Beach area

It will have a distinct character commensurate with the coastal heritage that
is associated with this region It will provide attractive detached housing
that makes for a meaningful quality of life Careful thought has been given to

all of the various living systems that will be incorporated into the project
Cut and fill operations will be restrained to a minimum level of activity
housing will be essentially built into the existing terrain energy
conservation will be incorporated in the development and the social issues

associated with affordable housing have been addressed in a sensitive and
realistic fashion

Objective of this Specific Plan The primary objective of this Specific
Plan is to provide the necessary information which is required for the
uniform development of the Toucan Terrace Project The project is located
at the northeasterly corner of Oak Park Boulevard and US Highway 101

see Figure 1 and contains 1545 acres The site is shown as Parcel A on

Parcel Map C078249 The project area is located within Oak Park Heights
Planning Area N as detailed in the City of Pismo Beach 19801995 General
Plan

This plan outlines the existing land use proposed land use proposed
development requirements for construction buildout and the various steps
and procedures to be utilized in the successful completion of the entire

project This plan will be considered as a supplement to the General Plan
and Zoning Ordinance and would in several instances supersede while not

being contradictory to selected City regulations by establishing more

detailed and specific site development standards
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Project Site History The project site is currently utilized as range
feeding for cattle ranch operation There is some evidence that indicates
that some farming activity has existed in the past on the project site

Records indicate that an oil well was drilled on the project site and
subsequently abandoned

Prior to coming under the ownership of Pismo Devco the project site was
proposed to be developed under a Seascape Village development concept
The proposed development consisted of 750 residential units a motel
restaurant complex and a commercial area

As a portion of the preliminary development work for Seascape VillageChambers Consultants and Planners CCP prepared an Environmental Impact
Report for the property which was certified by the Pismo Beach City
Council on August 23 1982 Subsequently on January 5 1983 as part of
the Toucan Terrace preliminary environmental application the City of
Pismo Beach Planning Commission recommended to the City Council that their
findings indicate that the original Environmental Impact Report EIR
prepared for the Seascape Village Project with amendments was adequate
to consider the Pismo Devco proposed Zone Change and General Plan
Amendment requests At their January 10 1983 meeting the City Council
concurred with the Planning Commission recommendation anq a similar
determination was made relative to the adequacy of the EIR

Plan Summary The Toucan Terrace Specific Plan is intended to outline the
steps and procedures that will be utilized in the complete development of
the proposed project Proposed land uses will be described in conjunction
with the associated improvements such as streets water distribution
systems sewage collection systems storm drainage improvements and
utility installations Design standards development requirements
General Plan requirements and other local policies and programs will be
addressed to ensure that an orderly program will be established for the
development of the Toucan Terrace project

This Specific Plan is intended as a guide for the development of the
entire site and for the offsite improvements that will provide services
and facilities for all areas of the project site The improvements will
include all project improvements the construction of Price Street from
Oak Park Boulevard to the west property line and the widening of Oak Park
Boulevard along the east boundary of the site In addition the
developers of this property should agree to participate in an assessment
district or other program for circulation improvements that affect the
overall Planning Areaie Price Street Bridge Connection Offsite
water and sewer and street improvements relative to the proposed Toucan
Terrace project will also be covered by this Specific Plan Section IV of
this plan provides a complete description of street drainage utility and
offsite improvements
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Existing Land UseVacant Property The existing site is presently being
utilized for agricultural purposes mainly livestock grazing
Historically this is the only use that the site has experienced

Southern California Gas Company has an 8 inch high pressure gas main
which is situated approximately 500 feet north of the US Highway 101
rightofway line across the entire length of the site The utility
company has indicated its willingness to relocate the gas main when the
property owner presents a development plan and time schedule

Adjacent Land Uses The parcel of property which borders on the site on
the immediate north and is adjacent to Oak Park Boulevard is currently
being developed as a private school for the Central Coast Christian
Academy of Arroyo Grande and contains approximately 27 acres This parcel
is designated as Parcel of Parcel Map C078249

The parcel of property which also borders the project site on the north
and is west of the Central Coast Christian Academy site is vacant and is
currently being utilized as grazing land for livestock This parcel is
designated as Parcel B of Parcel Map C078249

Both parcels B and C are in the unincorporated County area

The parcel of property situated immediately to the west of the project
site is currently vacant and is proposed for development as the La Cumbre
Del Norte project Lenco Development This proposed project is master
planned and consists of RlPR R3 R4 C1 and OS zoning The
master plan for the Lenco property provides for condominium elderly and
single family detached residential housing hotelmotel and retail
commercial development with open space areas and golf course being
included The total proposed project area includes 149 acres

The area which borders the project site on the south consists primarily of
State Highway 101 with a small parcel of property 2 acres at the corner
of Oak Park Road and Highway 101 This small parcel of property is
currently vacant designated urban reserve for future development and is
not included as a part of this project

Oak Park Boulevard which bounds the project site on the east is the
common City limit line between the cities of Pismo Beach and Arroyo
Grande Development that is occurring or which is proposed within the
City limits of Arroyo Grande immediately to the east of the site is under
the Oak Park Acres development project Their development consists of

approximately 195 acres and includes single family housing commercial
motel professional offices athletic facilities and retail store

improvements
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Proposed Site Land Uses The Toucan Terrace site is divided into seven

areas of land use see Figure 4 for the purposes of development Some
areas will have similar individual land uses and all are described as

follows

Phase Area 1 Area 1 is designated for single family medium density
development with emphasis on lower cost housing In addition to the lower
cost housing units proposed for Area 1 recreation facilities will be
included as a part of the area development Recreation vehicle parking
areas and walking paths are also to be included within the improvements of
Area 1

Phase Area 2 Area 2 is designated for resort commercial use such as

motel development and would include restaurant facilities

Phase Areas 3 7 and 6 Areas 3 and 6 will be developed with medium

density use while area 7 will have a development of low density use

Phase Areas 4 and 5 Areas 4 and 5 are designated for retail commercial

development and would include the various type retail store facilities
which are allowable under the regulations under the zoning ordinance

In summary the land uses that are proposed for the site include single
family residence with a portion of the homes to be lower cost housing
Recreation facilities will be constructed adjacent to the open space area

in which other outdoor recreation facilities could be constructed Other
land uses include motel and restaurant development and commercial

development consisting of retail stores

The proposed improvements and land uses for the site as outlined in this
report shall be consistent with all requirements of the General Plan and
other requirements of the City and any other affected agencies

Site Land Uses and Zoning The approved current site zoning as shown on

the Zone Change Map Figure 5 has been changed from the previous U
Unclassified designation The site has been divided into several areas

and the zoning for each area is as follows

Area 1 MH Manufactured Home Subdivision

Area 2 R4

Area 3 PR

Area 4 C1

Area 5 C1

Area 6 PR

HotelMotel resort commercial development

OneFamily Planned Residential medium density development

Retail Commercial with Major Commercial Center

Retail Commercial

OneFamily Planned Residential medium density development

Area 7 PR OneFamily Planned Residential low density development
single family lots
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Zoning Regulations The current zoning regulations of the City of Pismo
Beach shall be applicable to the Toucan Terrace project except for the
following special conditiens

PR and MH Zones

Purpose of Zone The OneFamily PR or MH zones are intended to provide
areas that are suitable fer single family home development containing all
necessary public utilities public facilities and services

Permitted Uses and General Provisions

Signs permitted in the PR Zone shall comply with the requirements of
Article VII Section 76 and Section 77 of the Zoning Ordinance

2 Maximum building height shall be 25 feet as measured from site grade

Front yard setbacks for residences in Phase Area 1 may be a minimum
of 12 feet with a 20 foot setback to any garage with the exception
of corner lots in the MH zone wherein a five foot minimum side yard
setback to the garage is permissible provided provisions are made for
automatic garage door openers on any such corner lots and that the CC

Rs for the project contain adequate restrictions on use of the
garage

Minimum side yard setbacks in Phase Area I shall be 3 feet for all
garages provided fire resistive materials are used and 5 feet for
residences

5 Minimum lots sizes in Phase Area 1 shall be 5000 square feet

Open Space OS Zone Zoning regulations for the Open Space Zone will
prescribe the following conditions

Purpose of Zone The Open Space or OS Zone is established to implement
the intent and recommendations of the Open Space Conservation and
Recreation Element of the General Plan Included within the Open Space
Zone are four subzones Only Zone OS1 is applicable to the Toucan
Terrace project and is as follows

OSiIt is the intent of this subzone to provide natural open space
with a minimum of manmade structures and changes to the natural
slope fauna andor flora All uses in this zone are subject to
conditional use permits

Application 0S1 will be for public or privately owned open space
property or easements

Policies and Programs Specific to the Toucan Terrace Project
The following General Plan Policies and Programs are specific to the Oak
Park Heights Planning Area and are applicable to the Toucan Terrace
Project

Policy SPNI This area is appropriate for development on a carefully
controlled and phased basis
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Program SPNI Single Family or low density land uses will be permitted in
certain portions of Oak Park Heights

Program SPN3 Height limits should also be established for the Oak Park
Heights area in order to preserve views from the area to the ocean and the
views of the area from the freeway In addition an overlay zone should be
established requiring architectural review of any units built under the R1
designation

Program SPN6 The City may provide incentives for the private development of
low and moderate cost housing particularly for the elderly in this planning
area

Proram SPN7 Industrial uses shall be highly selective and be of such a use

that no major drainage wastewater solid waste or air pollutant sources are

emitted in conjunction with the industrial use Industrial uses shall
incorporate landscaping and exterior treatments which blend in with the
surrounding area and are visually attractive from major viewpoints

Program SPN8 Special consideration must be made to ensure that development
will not increase current soil erosion or create contamination of Pismo Marsh
Energy conservation methods such as site planning and solar collections either
passive or active systems should also be encouraged

Program SPNIO A connection of Price Street to James Way shall be incorporated
into the master plan of the area

Program SPN12 The following land use concepts are recommended for
consideration when developing a specific plan for the southern third of the

planning area

a Uses along Oak Park Road should include a Community Commercial
Shopping Center with a major store and professional office space

b Mixed residential uses including provision for moderate income

housing and modular units
c Public and private recreation uses
d Green belts incorporating pedestrian trails and bike paths and
e Extension of Price Street to James Way in Arroyo Grande

Policy SPN4 Development shall consider special environmental conditions
defined in the area

Program SPN13 A grading and drainage report shall be required for any new

development to ensure that adequate control measures are taken to protect
downslope parcels

Program SPN14 An archaeological reconnaissance shall be required prior to
any development project in this planning area

Policy GPI To monitor and control the Citys population growth rate so as to
allow for change without detracting from the quality of life
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Program GPI The City shall in January of each year complete a review of
housing unit growth in order to retain an average annual growth rate of 3
percent This review shall consider the history of housing growth over the
previous two years and shall determine the maximum number of housing unit
permits which may be issued during the year without unreasonably restrictinggrowth for the two following years When it appears likely that the number of
permit applications will exceed the number which may be issued the CityCouncil by resolution shall adopt a priority plan for the issuance of permitsThis priority system shall utilize the priority established by Policy W2 and
such other considerations as are then determined to be in the best interest of
the City

Program GP2 New water utilizing development in the Coastal Zone shall be
provisionally limited to an amount equivalent to an average annual growth of
three percent for a five year period as per the Citys certified Growth
Management Plan plus 100 additional residential units provided they do not
utilize more than 25 acre feet of water per year plus the development of a
single family residence on any existing subdivided parcel designated for single
family residences of record on January 23 19Sl and all lands designated for
general commercial andor visitor serving uses

Program GP3 Within five years of the date of the certification of the Citys
Local Coastal Plan or concurrent with the Coastal Commissions normal five
year review period of the Local Coasta Plan the City shall demonstrate to the
Coastal Commission that it has readily available water resources to accommodate
projected growth beyond the initial five 5 year period of the Citys
certified Local Coastal Plan Subsequent to said demonstration to the Coastal
Commissions satisfaction the City may permit new development which would
result in new net water demands beyond those projected for the five 5 year
review period of the Citys certified Local Coastal Plan

Program GP4 Pursuant to the Citys Growth Management Allocation System the
City shall prior to permitting construction of all future water using
developments make the specific finding that water resources to serve such
development exist and are presently available on a sustained basis

Program GP6 The City shall thoroughly investigate fiscal impacts relating to
provisions of services for new development

Program S7 Construction of structures or pathways on easily erodible areas
should be prohibited unless appropriate compensatory measures are taken

Policy S9 The Citys existing Hillside Regulations of the Zoning Ordinance
shall remain in effect and the requirement of grading shall continue to be
restricted above 30 percent slope In addition the City shall prepare a
grading ordinance which incorporates the following policies

Plans for development shall minimize cut and fill operations and any
development requiring extensive cut and fill may be denied if it is
determined that the development could be carried out with less alteration
to the natural terrain
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Development shall be designed to fit the site topography soils geology
and any other existing conditions and be oriented to minimize grading and
other site preparation

Native vegetation such as trees shall be preserved Mature oak trees
shall not be removed unless the tree is diseased or damaged

Grading shall occur only during the dry season between April and

December

Alt measures for removing sediments and stabilizing slopes shall be in
place before the beginning of the rainy season

Sediment basins shall be required in conjunction with initial grading
operations and maintained throughout the development process if necessary

All cut and fill slopes in a completed development shall be stabilized
immediately with planting of native annual grasses and shrubs or

appropriate nonnative plants with accepted landscaping practices

Provision shall be made to conduct surface runoff waters that wilt occur

as a result of development to storm drains or suitable watercourses to

prevent erosion Drainage devices shall be designed to accommodate
increased runoff resulting from modified soil and surface conditions as a
result of development

Degradation of the water quality of the groundwater basins streams or
wetlands shall not result from development of a project Pollutants such
as chemicals fuels lubricants raw sewage and other harmful waste shall
not be discharged into or along side streams or wetlands during or after
construction

Polics S10 A runoff control plan designed by a licensed engineer qualified
in hydrology and soil mechanics shall be required for all development on slopes
greater than 10 percent such plan shall assure that no increase in the peak
runoff rate from the developed site would occur as a result of a 10 year
frequency storm over a six hour period

The runoff control plan including supporting calculations shall be subject to
the review and approval of the City Engineer prior to commencement of
construction Such a plan shall include the following provisions

Runoff control shall be accomplished by minimizing grading and utilizing
nonstructural techniques such as erosion retardant vegetation as well as

structural techniques such as onsite percolation galleries Energy
dissipating devices at the terminus of outflow drains shall be required

For permitted grading
developed and installed
activities

all permanent erosion control devices shall be
prior to or concurrent with any onsite grading
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Prior to the commencement of any grading activity the permittee shall
submit a grading schedule which indicates that grading shall be completed
within the permitted time stipulated in Program S10 and that any
variation from the schedule shall be promptly reported to the City
Engineer

Prior to the issuance of a permit for development a detailed landscape
plan indicating the type size extent and location of plant materials
the proposed irrigation system and other landscape features shall be
submitted reviewed and determined to be adequate and approved Drought
tolerant native plant materials shall be utilized to the maximum extent
feasible

Polics S24 The City should institute measures to ensure that seismic safety
hazards are minimized or avoided in new developments

Program S52 Site analysis of potential noise problem areas should be
required prior to development

Program S56 For future development in noise impacted areas the City should
require that adequate site planning ano insulation measures are taken to reduce
noise to the established levels

Program S63 The City should consult with developers and builders during the
permit application process regarding potential noise problems to reduce noise
levels in new and existing developments

Program NR3 Adequate vegetal cover should be maintained throughout the study
areas for protection against erosion native vegetation in both urban and
nonurban areas should be retained whenever possible

Polic NR14 Runoff into the creek in the Oak Park Heights Planning Area
leading to Pismo Marsh shall be stringently controlled in relation to
minimizing adverse impacts on Pismo Marsh as per adopted policies contained
elsewhere in this report

Polics NR15 Areas designated to be held in permanent open space shall be
maintained by the future owners Transfer densities for permanent open space
areas otherwise developable shall also be allowed

Polics CRI Designated or potentially significant archaeological and
historical sites should be protected

Program CR2 All projects requiring construction which lie within the areas
designated on the current Archaeological and Historic Resources sensitivity map
Figure DEl shall be subject to review to determine if significant
archaeologic and historic resources are present on the project site

Program CR6 Where development occurs on a privately held archaeological
site mitigation measures prepared by a qualified archaeologist shall be
incorporated into the design including construction methods which will minimize
the impacts of the development on the archaeological resources
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Program CR7 Where damage or destruction of archaeological resources stemming
from development of a recognized site cannot be avoided or mitigated the site
shall preserve the fullest archaeological recor possible for future analysis
and evaluation using the most current archaeological methods available

Program VRI The City shall request the State to declare US Highway 101 and
official State Scenic Highway within the City limits

Proram VR4 Any new development along designated scenic highways should not

significantly obscure detract nor diminish the Quality of scenic views

Proram VR8 The existing City setback and height regulations are necessary
for the protection and enhancement of existing scenic vistas Planned
residential zoning should be utilized to encourage better site planning

Policy VR5 The City will encourage the undergrounding of existing and

proposed overhead utility lines

Policy VR6 The City will encourage street tree planting and general
landscaping in the City

Proram VR23 Landscaping programs shall be adopted which include the
maintenance of mature trees and conditions for their removal The City shall

require adherence to good landscaping practice that is consider compatibility
with soils atmospheric conditions topography existing developments
appearance and maintenance as well as resistance to disease shape life span
availability and height in relation to scenic obstruction

Policy R4 The City recognizes that its residents need neighborhood parks
activity centers and an all purpose park

Polic R8 The City shall make every effort to establish adequate
neighborhood parks with necessary access links in developing areas

Polics HE3 The City will assist and encourage the private sector of the

housing industry to develop affordable dwelling units for all economic groups
by developing appropriate plans and guidelines Particular emphasis should be
focused upon low to moderate income families

Proram HE12 The City will encourage Planned Unit Developments as one method
to provide affordable housing

Polic HE4 The City recognizes the need to maintain insofar as feasible a

proper balance between lowtomoderate income housing and other housing

Proram HE15 A density bonus will be considered for the construction of
units which are deemed to be affordable to low andor moderate income families
A density bonus in excess of the specified General Plan density range may be

granted for low andor moderate income housing In no event may the percentage
of the bonus exceed the percentage of low to moderate income housing in the

project
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Proram HE17 The City will encourage developers to include accommodations
for the elderly in developments near community facilities and services

Policy HE6 To maintain an optimum balance between mobile homes and other
categories of housing

Policy W2 An allocation system for currently available and potential future
water resources shall be instituted for new development within the certified
Urban Service boundary in accordance with Program W8 and Program W9

Program W12 Allocation of the Citys unused treatment capacity in the
Coastal Zone remaining at the time of certification of the Citys Land Use Plan
shall be consistent with the development priorities contained in Programs W8
and W9 Treatment capacity to service new visitor serving development as
provided in Program W8 shall be specifically reserved for such uses

Policy W3 The City will encourage the undergrounding of existing utility
lines and require new development to underground their utilities

Policy W4 The City shall consider all possible conservation measures and may
require those which are cost effective to be implemented in any new

development

Program W17 The City shall encourage innovative techniques in building
layout design and construction which increase energy efficiency

Program W19 The City shall encourage innovative
conservation such as

1 Water efficient devices
2 Water recharge
3 Use of grey water and
4 Recycling sewage water for irrigation

techniques in water

Program W20 The City of Pismo Beach shall develop a plan which provides
police and fire equipment to accommodate future growth

Program CE2 A roadway system should be constructed concurrent with Oak Park
Heights Planning Area development which will connect this area with the
downtown area and provide offfreeway access through the entire southern City
area

Program CE16 Class I bike paths should be installed on portions of State
Highway i and on all new major arterials appropriate for bicycle use

Policy LUPI The residential areas shall provide a balanced number and
appropriate locations for single and multifamily dwellings based on adopted
density standards A wide variety of densities and housing types should be
encouraged
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Policy LUP2 Residential property development should be commensurate with the

community facilities capabilities particularly water availability and sewage
treatment plant capacity

Policy LUP4 Development should be sensitive to the site and surroundings
Use of flexible and innovative concepts shall be encouraged

Policy LUP5 When possible new areas will be developed using the planned
unit development concept

Policy LUP12 Resort Commercial land uses should be oriented toward all
tourist income levels

Policy LUP23 No development shall occur in the Urban Reserve areas until the
areas are redesignated to other land uses
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SECTION II

CONSIDERATIONS

Proposed Development Areas The proposed project will be developed in
phases The area south of Price Street generally identified aq

Phase Areas I Areas i lA 2 3 and 4 are to be substantially developed
rior to the initiation of development on the north side of Price Street

he north side of Price Street aenerally identified as Phase Areas Il
areas 5 6 and 7 are to be developed following Phase Area I Growth
anagement Unit Allocations pursuant to Ordinance 310 should not bP
equired for areas 1 3 and 6 provided the housing units to be constructed
in these areas comp1s with the lower cost housing criteria established bSection VII of the Specific Plan Area 7 is not proposed as affordablP
housing and therefore would require Growth Management Unit allocations
prior to recordation of a subdivision map

Phase I

Area 1 Single family manufactured home area lower cost housingmedium density 123 units

Area lA Open Space

Area 2 Resort commercial motel restaurant improvements

Area 3 Single family lower cost housing medium density housing
23 units

Area 4 Retail Commercial major center retail shopping stores

Phase II

The second phase Phase II will consist of the following areas and
development

Area 5 Retail Commercial ajor center retail shopping stores

Area 6 Medium density residential housing lower cost housing 64
units

Area 7 Single Family low density housing 94 units

Methods of Development Phase Areas 1 3 and 6 Proposed development in
these three areas is categorized as lower cost housing and generalls is
described in the Introduction of this Plan The specific criteria for the
salunits to be classified as lower cost housing is described in
Section VII of this Specific Plan The number of proposed residential
units for each area is as follows

Area i 123 units
Area 3 23 units
Area 6 64 units
Total 210 units
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Construction of these residential units as specifically detailed by this
specific plan will be utilized using manufactured housing concepts

The procedure that will be followed in the selection and construction of a
residential unit will be

1 The prospective buyer will select and make arrangements for the
purchase of a particular lot

2 The home buyer will then choose a manufactured home plan for the
selected lot see Appendix C

All activity in steps i and 2 above will be coordinated through the
developer

After the lot and exterior treatment selections have been comoleted
the developer will prepare an individual plan for the lot which will
indicate the placement of the modular residential unit finished
floor elevation determination lot grading and all additional onsite
improvements which will be necessary for the complete construction of
the residence

This plan shall then be suOmitted to the Community Development
Department for a Zone Clearance The Community Development
Department shall review the plan to ensure that the unit type and
design are those approved by the City and that the unit design and
placement meet all City Zoning and Specific Plan requirements It
shall be the responsibility of the Community Development Department
to ensure that through these controls similar manufactured units
shall not be located on adjacent lots

Area 7 The proposed development that will occur in Area 7 will be
considered as a custom type of residential development The developer
will construct improvements as detailed in Section IV of this Plan and
sell individual lots to potential home owners It will be the
responsibility of the home owner to have the necessary plans prepared
submitted to the City for approval and retain the services of a building
contractor to construct the residence subject to City standards in the
R1 zone

The individual lot sizes in Area 7 are approximately 10000 square feet
with 98 residential building sites proposed Growth Management unit
allocations shall be required prior to recordation of this subdivision

Area lA Area lA is the designated Open Space area consisting of 32
acres Development in open space areas will be minimal with the walking
trails bicycle paths and a picnic area that will be developed as well as
other passive recreational facilities Development plans for this area
shall be reviewed and approved by the Parks Recreation and Beautification
Commission If the Parks Recreation and Beautification Commission
determines that additional park improvements are necessary then they may
make such recommendations to the City Council for their review
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Improvements that are not related to open space development that will be
installed in the area will consist of water main installation and the
construction of storm water retardation ponds These improvements are

discussed in detail in Section IV of this plan

Areas 2 4 and 5 Areas 2 4 and 5 may be developed by entities other
than Pismo Devco Inc Additional development plans and schemes will be
prepared for these areas

Area 2 will be developed with a hotelmotel with meeting facilities in
addition to recreational facilities restaurant and associated parking
Preservation of oak trees will be required in this area There will be a

permanent maintained open space buffer along the US Highway 101
property boundary of this area as shown on Figure 4 Land Use Map

Areas 4 and 5 are to be a major commercial shopping area The area to be
serviced is envisioned to be the south county area The two areas are to
be developed in a shopping mall type arrangement with the orientation of
buildings to possibly include department stores clothing stores home
furnishings and the like in order to serve a wider regional retail
market Parking areas shall be terraced and designed into the existing
moderate slope of the terrain The buildings developed in these
commercial areas should be of a consistent architectural theme as much as

possible Access should be oriented to major thoroughfares with landscape
buffers between local streets and adjoining land uses An overall signing
program shall be developed with the center plans Benches fountains
restrooms and other amenities shall also be considered in design of the
mall Bicycle and bus transit facilities shall be provided as well
Widening of Oak Park Road will be accomplished as a part of this areas
development

3 Soils and Geology
Existin9 Conditions A Preliminary Soils Investigation was
conducted by San Luis Engineering Inc on July 23 1980 at which
time three exploratory borings were drilled at various locations on
the site These borings ranged in depth from ten to thirty feet
deep

Generally the overlying soil is a gray silty sand that ranges from
two to four feet Beneath the gray silty sand in one boring was a

high plasticity greenish silt while in the other two borings the
overlying soil was underlain by a gray to yellow sandstone

There was no evidence that ground water was encountered in any of the
three borings However since these borings were performed during
the summer months it is possible that a similar drainage situation
as exists on the PVP property may be encountered

The Preliminary Soils Investigation indicates that the soil which
exists on the site is relatively firm and can be easily worked with
standard earth moving equipment However prior to the start on any
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design activity for development a detailed soils investigation will
be conducted and a complete soils report prepared This final report
shall summarize various test results such as additional soil borings
taken load bearing values determined RValues determined cut and
fill slope requirements and any additienal pertinent information
which would be important in the design and construction of the
project Proposed crosslot drainage will significantly reduce the
cut and fill activity needed on the site

Site Geology has been addressed in the EIR which was prepared by
Chambers Consultants and Planners and states

Geology of significance is encompassed by two basic formations
namely the Pliocene age Squire member of the Pismo Formation
and Recent age Alluvial deposits

The Pismo Foundation occupies more than 90 percent of the site
and consists of graywhite and greenishgray poorly bedded
firm sandstone with occasional interbeds of siltstone and
conglomerate It is mantled by 2 to 4 feet of silty sand
topsoil

The Alluvial deposits consist of silty and clayey sands derived
from the weathering of bedrock materials These deposits only
occupy the lower elevations of the site and are in turn
underlain by the Pismo Formations

Construction Considerations The Preliminary Soils Investigation
and the EIR for the site indicate silty sand soil conditions
existing on the project site These soil conditions are subject to
erosion which will be mitigated with proper design and construction
procedures

The Final Soils Report will identify the cut and fill slopes that
should be utilized in design and construction of all improvements
which include street construction lot grading and retardation basins
and crosslot drainage

Preliminary investigations indicate the presence of scattered rock on
he project site In areas where fill slopes will be constructed
some of the excavated rock will be utilized for erosion control
Erosion control by the use of natural rock will be accomplished by
placing rock on the fill slopes in a single layer over the complete
area of the slope

Natural rock energy dissipators will be constructed at the outlet end
of each storm drain line that conveys storm water to a natural
drainage swale
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In the areas where cut slopes will be made during construction at
the conclusion of construction the slopes remaining will be
irrigated and planted with grasses that are native to the area to

prevent erosion Undeveloped open space slopes will be left in
natural grass conditions that prevail on the site presently

Vegetation and Landscaping Vegetation that exists on the site consists

of annual rasses and scattered coast live oak trees Generally all trees

are outside of the proposed areas of construction and the design of

improvements shall be conducted in a manner in which the existing trees
will not be disturbed

The development plan does not propose any changes in the vegetation in the

open space areas However a landscape and irrigation plan see Appendix
D for the development in Areas I and 3 along Price Street will be

prepared and submitted to the City for approval as a part of Phase Area I
work

Architectural Styles and Requirements The manufactured home designs
specifically established by this Specific Plan and described in Appendix C
by manufacturers and model numbers as well as the exterior improvements
further described in Appendix C will be the home designs submitted for

installation on this site Further clarification or additional model

styles and exterior treatments may be permitted through the approval of a

Conditional Use Permit for any specific phase of the development
Planning Commission approval for major modified designs not specifically
incorporated herein shall be required as a part of Conditional Use Permit

processing

The placement and building requirements for the manufactured home units
shall meet the regulations as set forth for the City of Pismo Beach R1

zoning except as modified by this Specific Plan
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SCHEMATIC PROJECT LAYOUT PLAN

FIGURE 6

TIN
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SECTION III

PLANNED RESIDENTIAL CHARACTERISTICS

Manufactured Home Park Lower Cost Housing Toucan Terrace Manufactured
Home Park will differ from the typical mobile home park by the fact that
there will be no metal buildings allowed and each and every house will
have a double garage with the lot and home to be sold in fee simple The
developer proposes to install 5 model homes as demonstrators and will
allow the buyers to select their own lot to place their choice of house
with an elevation stylized to fit the buyers taste A judicious
monitoring will be in effect to avoid duplicate floor plans in proximity
to each other This will hold true with elevation selection which
necessarily will be extremely broad due to the fact that the homes will be
setting on level lots to lots with 10 percent grade To give the buyers
further advantages over the ordinary subdivision in some cases the floor
plan may be varied by the selection of practically any floor plan
manufactured Contrary to the ordinary mobile home park te residential
front setback of all homes will be minimum of 12 feet with a minimum 20
foot long driveway to a double garage which will accommodate the parking
of 2 cars on each lot in addition to other designated offstreet parking
accommodations to offset the no parking on streets Corner lots may
require special considerations for parking Side yard setbacks will be a
minimum of 5 feet except as noted in Section I Subsection 54 of this
Specific Plan

All rear and side yards will be fenced by the developer Due regard will
be taken to accommodate surface drainage see Section IV by the
installation of storm sewers as required by the City Engineer In
addition every building will be equipped with gutters and downspouts

A Homeowners Association will be set up to provide for the maintenance of
the adjoining open space as well as their streets and recreation center
The Association shall be formed with a set of rules and bylaws that will
be reviewed and approved by the City Attorney These rules and bylaws CC
Rs should also provide for parking controls home additions materials

of construction and the like as well as the procedure for the CC Rs to
be amended and refined by the owners themselves Changes in the rules and
bylaws however will be submitted to review and approval by the City of
Pismo Beach Said CC Rs shall include a provision that the City shall
maintain the main water and sewer lines in the Manufactured Housing Park
and the remaining water and sewer lines and streets shall be maintained by
the Homeowerns Association

Manufactured Home Park Amenities An architecturally pleasing recreation
hall will be constructed on the knoll with a view of Pismo Beach and the
Pacific Ocean This building will be equipped with a kitchen to
facilitate the enjoyment of bingo parties luncheons and other social
activities The center will also be equipped with a large jacuzzi and
other recreational facilities as determined in the Conditional Use Permit
processing for Phase Area I Adjoining the recreation hall is a beautiful
grove sheltered by stately oak trees wherein there shall be placed
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BarBQue and picnic facilities for the owners As per the Citys General
Plan no healthy live oak trees will be removed where feasible The
amenities operated by the adjoining resort hotel may also be opened to the
owners of the Manufactured Home Park for extremely nominal fees These
fees and the use prcgram as applicable will be described in the CC Rs
for the site

The method of control and fee determination will be included as a part of
the overall hotel plan

Hotel Amenities The hotel amenities may be made available to Toucan
Terrace homeowners as the option of the hotel operators and will be
established as a part of that projects Conditional Use Permit processing
In addition the open space buffer described along the freeway shall be
maintained by the hotel operators

Lower Cost Housing In the attempt to produce housing to come within what
is called lower cost housing the developer proposes a program which
combines the best of factory housing production and site construction
techniques to lead to a cost effective and innovative subdivision All of
the proposed housing will be modern 2 bath dwellings with many luxurious
features not found in lower cost housing tracts and will be sold in fee
title

The developer proposes to develop these plans for residential development
in Areas 3 and 6 Area 3 is proposed to be constructed concurrently with
the Manufactured Home Park It is proposed to use the models from the
Manufactured Home Park as demonstrators for the prospective buyers with a
wide range of options available to the buyers The methods described in
the Manufactured Home Park Characteristics will be adapted for use on
these lots Due regard will be given to drainage with gutters and
downspouts on each house and due regard to surface drainage see Section
IV The marketing of these houses will be primarily aimed to first home
buyers

Amenities Areas 3 and 6 The amenities of a development are always an

important consideration However it must be pointed out that in this
development the main thrust is lower cost housing and the desired target
area is the young first home buyer

In an effort to approach the true spirit of lower cost housing the City
will be looking at this development as an experiment in nofrills tract
development There is no proposal to build any tennis courts swimming
pools or other similar amenities In lieu of this the homeowners of
Toucan Terrace may be offered a membership in various recreational
amenities at the adjoining resort hotel The hotel may offer the use of a

swimming pool tennis courts jacuzzi sauna and other facilities to the
homeowner in separate packages at an extremely nominal monthly fee that
will allow him to select the recreation of his choice and enjoy it at

considerably less cost than the usual homeowners dues In addition the
membership is not mandatory and may be used intermittently or not at all
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SECTION IV

PUBLIC SERVICES AND UTILITIES

1 Wastewater System

The wastewater system for the City of Pismo Beach consists of three
main components the collection system the wastewater treatment
plant and the effluent disposal system

The collection system has been constructed in various stages as

property development has occurred within the City and as a part of
construction of various individual projects which were intended to

upgrade existing facilities

The original wastewater treatment plan for the City consisted of a

septic tank in the downtown area and an ocean outfall line In 1952
the existing treatment plant was constructed adjacent to Pismo Creek
and in 1970 a new ocean outfall line was installed During 197677
the capacity of the plant was increased to 12 mgd and current plans
for the system propose a new force main which will be utilized to
connect the treatment plant to the South San Luis Obispo County
Sanitary Districts new ocean outfall line and therefore the existing
City outfall line would be eliminated

In August 1982 the City of Pismo Beach had a Comprehensive
Wastewater System Master Plan Report prepared by PRC Toups at which
time the existing system was analyzed and proposed improvements were

recommended

As shown on the Wastewater System Map see Figure 7 the portion of
the existing collection system which would be the service point for
the Toucan Terrace project is situated in Highland Drive immediately
north of Five Cities Drive The service point is a manhold at which
the collection system line increases in size from 8 inches to 15
inches in diameter and carries the untreated sewage directly to the

Citys wastewater treatment plant

Proposed Facilities The Wastewater System Master Plan for the City
of Pismo Beach has divided the City into seven service zones The
service zone which encompasses the Toucan Terrace project site is the
Oak Park Heights Service Zone The service zone includes all land
within the City limits north of US Highway 101 and east of Pismo
Creek Within this service zone are two proposed developments in
addition to the Toucan Terrace project These are the La Cumbra Del
Norte and PVP developments which are situated to the west between the
project site and Highland Drive
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WASTEWATER SYSTEM MASTER PLAN

FIGURE 7



Toucan Terrace Specific Plan

Page 31

SEWER SYSTEM MASTER PLAN

FIGURE 7A
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The proposed facilities which will be required to provide services to
the Toucan Terrace project will also serve the PVP and La Cumbra Del
Norte developments see Figure 7 The proposed improvements will
include a pump station in the PVP property approximately 1000 feet
east of the connection point in Highland Drive and a force main to
convey the sewage from the pump station to the Highland Drive
connection point at which intersection the sewage would then flow by
gravity to the wastewater treatment facility East of the proposed
pump station the system will consist of a gravity main which will
generally follow the contour of the lands The gravity main as

proposed in the PRC TOEps master plan is 12 inches in diameter and
will traverse through the PVP and La Cumbre Del Norte properties in
the Price Street extension and extend into the project site The 12
inch main will be continued into the interior of the Toucan Terrace
site to a point at which the design flows will permit a smaller main
to be installed with the minimum size being an 8 inch line see
Figure 7A Payback provisions shall be established between this
property and the PVP and LencoChye properties should this property
extend utility improvements across their property as a condition of
development

Actual line sizes for the interior collection system for the proposed
project will be determined during the final design stage of the
project plans in consultations with the City Engineer Storm water
will be dissipated on site by retention ponds and shall not be
permitted to drain into the Citys sewage treatment plant collection
system

All proposed sewer improvements will be designed and installed in
accordance with the requirements set forth in the City of Pismo Beach
Subdivision Regulations and the San Luis Obispo County Engineering
Department Standard Improvement Specifications and Standard Drawings
as applicable or as otherwise required by the City Engineer

Prior to plans for the construction of Phase I of the project the
City shall initiate expansion of the sewage treatment plant

2 Water Systems

Ae Existing Supplies The City of Pismo Beach currently receives its
domestic water supply from two sources the Arroyo Grande PlainTri
Cities Mesa Subarea Groundwater Basin and Lopez Reservoir

Within the Arroyo Grande PlainTri Cities Mesa Subarea the City of
Pismo Beach owns four wells Numbers 1 2 4 and 5 Of these Well
No 5 is the newest has the largest capacity and provides the best
quality water In recent years Well No 5 has provided all of the
ground water used by the City primarily because of its newer and
better condition and the quality of the water is much higher than
from the other three wells Recent negotiations between the various
users of the groundwater basin have concluded with the City securing
the use of not more than 700 acre feet on an annual basis
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The water which is supplied to the City of Pismo Beach from the Lopez
Dam and Reservoir which was constructed in 196970 is delivered

through the Lopez Conduit System Pismo Beach receives water at
three locations from the system which are the E1 Portal Vista Del
Mar and Pismo turnouts Total annual contractual allotments from the
reservoir are 886 acre feet

Additional future water supplies which may be necessary could be
derived from potential water development projects such as the State
Hater Project the Nacimiento Project and wastewater reclamation
Estimates by the California State Department of Water Resources

Project and the PRC Toups Master Water Plan indicate that there
should not be a pumping overdraft or water quality degredation of the
Tri Cities subarea basin groundwater supply before 1990

Existin9 Facilities In April 1982 the City engaged the services
of PRC Toups to prepare a Comprehensive Water System Master Plan
Report The report considered the following items which are relative
to the development of the proposed project

1 Inventory existing supplies and facilities

2 Develop projected water demands

3 Evaluate existing distribution facilities

4 Develop a master plan of water system facilities

5 Prepare a documentation report of the water system Master Plan

The Master Water Plan considered the proposed developments in the Oak
Park Heights Planning Area when analyzing the existing system and
making recommendations for future expansipn and upgrading

The existing water distribution system facilities which are
recommended to be utilized as a point of source and supply for the

proposed Toucan Terrace project in addition to other developments
are located at the intersection of Highland Drive and Five Cities
Drive

These facilities which have been master planned to serve the project
area consist of a 12 inch main which was installed under Highway 101
adjacent to the Southern Pacific Railroad Tracks It was determined
in the PRC Toups Water Master Plan that this line will be adequate
for providing suction pressure to the proposed pump station which is
recommended for installation at the intersection of Highland Drive
and Five Cities Drive No other facilities exist adjacent to the
project area which could supply domestic water to the project area

Proposed Facilities The proposed water system facilities that would
be installed to serve the Toucan Terrace Project consist of both
offsite and onsite facilities The City shall maintain through
easements the main line water and sewer improvements however other
utility lines water and sewer and roads will be the responsibility
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of the homeowners association for the Manufactured Home Park
Depending on the timing of developments of the PVP and La Cumbre Del
Norte projects most offsite improvements could be installed by
those respective developments prior to the start of construction of
the Toucan Terrace Project Should these improvements not be
constructed prior to applications for development the property
developers will be required to install these improvements both on
and offsite with a payback arrangement for offsite line
installations similar to the discussion under sewage facilities
These offsite improvements will consist of a pumping station in the
vicinity of the Highland Drive and Five Cities Drive intersection a
10 million gallon storage tank Oak Park Reservoir 2 1800 feet east
of the project site including easements Brisco property and
transmission lines through the PVP and La Cumbra Del Norte
developments or such other improvements as otherwise approved by the
City Engineer All proposed improvements and recommendations are
contained in the PRe Toups Water Master Plan and will be reviewed and
approved by the City Engineer

As an alternate to the proposed ofsite improvements recommended in
the Water Master Plan the developer will investigate the possibility
of installing an additional turnout in the Lopez Feeder Line The
turnout would be located south of the project area on the southerly
side of US Highway 101 in the vicinity of the prolongation of the
west property line of the project site see Figure 8

The investigation of she alternative of constructing a new turnout
and installing the transmission line to the proposed water storage
will be accomplished in conjunction with the San Luis Obispo County
Engineering Department and the City Engineer provided the equivalent
fire fighting capacities are maintained as required by the City
Their approval will be required on improvement plans prepared for
such an alternative The City Engineer shall present his
recommendations on specific system improvements to the City Council
for review and approval prior to recordation of Phase I of the
project

If the offsite improvements have not been installed prior to the
development of the Toucan Terrace Project then they will be
installed as part of the project improvements with reimbursements
being made to the Pismo Devco developer when the PVP and La Cumbre
Del Norte Projects are initiated see earlier discussion

The onsite water system improvements see Figure 8A will consist of
transmission mains distribution lines service lines fire hydrants
and appurtenances

Water line sizes will vary from 6 inch to 12 inch with the final size
designed on the basis of flow requirements which will be determined
from approved development densities and land uses in consultation
with the City Engineer
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Fire hydrant spacing locations and fire flows used for design
purposes shall be in accordance with the requirements of the City of
Pismo Beach Fire Department

All water system improvements will be designed and installed in
accordance with the San Luis Obispo County Standard Improvement
Specifications and Drawings Pismo Beach Subdivision Regulations and
Health Department requirements as set forth by the state and local

agencies referred to above

Unclassified Property at the Oak Park RoadUS 101 Intersection The
small property located at the Oak Park RoadUS Highway 101 intersection
that is described as not a part of this Specific Plan see Figure 1
Vicinity Map must still be planned for and should logically be discussed
in terms of public services as a part of this plan Specifically the
Conditional Use Permit plans for the adjoining motel R4 zone property
should include appropriate provisions andor conditions to permit the
connection of water and wastewater services to this property This
connection will be done at the small property owners expense when and if
that property develops however the securing of easements and the like
will ensure easy connection when development is anticipated and proposed
The City Engineer shall verify that the Toucan Terrace utility line
layouts will accommodate service to this property The City shall work
with the owners of the adjoining not a part parcel to develop these
improvement plans and locations

Solid Waste The proposed Toucan Terrace project will be served by the
South County Sanitation Company for the purposes of solid waste collection
and disposal Solid waste collection and disposal services are available
on a routine basis or at varied times on special request Solid waste is

disposed of in the sanitary landfill at the Cold Canyon landfill site
Present capacity of the landfill is unknown although no limitations on
service of the property were identified in the Environmental Impact Report
for the site

5 Police and Fire Protection

Police Protection Police protection will be provided by the City of
Pismo Beach Police Department The station which would serve the
Toucan Terrace development is located adjacent to the City Hall at
1000 Betlo Street approximately 2 miles from the project site

Fire Protection The EIR has suggested an expansion of existing
firefighting facilities and equipment to mitigate inadequacies in the
Citys fire protection system A method to accommodate this
situation would be to charge a fee to each residential tract that
would be built by the developers of this Specific Plan PVP and La
Cumbre Del Norte of the Oak Park Heights Planning Area The fee
would be determined in the same manner of an assessment fee in which
each would pay in accordance with the benefits derived This

program would be set up and administered by the City
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In lieu of an established fee program at the initiation of this
project the developers shall be required to provide one quarter
of the upfront costs for the leasepurchase of a rapid response
highway capable fire engine as determined by the Fire Chief This
cost will be spread to the respective properties in the Oak Park
Heights Planning Area and the City one quarter each These fees
will be collected from each parcel as they develop in the future
future subdivisions

Water storage for fire flows for the development will be provided by
the water storage tank master planned on the Brisco property east of
the project site or as alternately proposed on the Kvidt property and
will be connected to the City systems as shown on the Master Plan
Water Facility Maps see Figures 8 and SA

6 Storm Drainage

Existing Conditions Storm water which originates on the project
site and storm water from the adjacent properties is considered in
six different areas see Figure 9 The drainage areas as shown on
the map have been determined utilizing the existing ground contours
Generally these drainage areas will remain substantially the same in
size and configuration after the final project design is completed
since the natural slopes will be followed as closely as possible in
an effort to minimize excavation and utilize contour building
concepts

The project site contains two main natural flow drainage channels
which are located in Drainage Areas 1 and 3 and two smaller drainage
channels which exist in Drainage Areas 2 and 4 These natural
channels will be the principal means to convey the storm water across
the site and into adjacent waterways

Proposed Facilities The storm drainage study for the site will be
completed as a part of the final design of project improvements The
drainage study and design of the proposed improvements will be
performed in accordance with the requirements of the San Luis Obispo
County Standard Improvement Specifications and Drawings and the City
of ismo Beach Subdivision Requirements As a part of the complete
drainage study the existing facilities in the US Highway 101
rightofway will also be analyzed in an effort to determine their
capacities and to ensure that they are compatible with onsite

drainage improvement design Final review and approval of the
drainage study and design recommendations shall be the responsibility
of the City Engineer

Site drainage will generally be accomplished by surface flow the use
of storm drain lines and the natural drainage channels see Figure
9A The installation of drainage structures and conduits will be
included in project design to eliminate the possibility of sheet flow
across streets in normal storm flow situations



Toucan Terrace Specific Plan

Page 37

The EIR recommends the installation of ponds for the purposes of

providing stormwater retardation and desiltation facilities These
facilities would be located in the natural drainage channels in

drainage aras 1 2 and 3 These retention basins will be designed
with due consideration of scenic views from US Highway 101

Due to the characteristics of the siltysandy soil on the site
erosion and silt buildup in the retardation basins is a concern
Erosion control will be considered as an item of construction work
and will be accomplished by the application of straw planting of

grass and the placement of natural stone rip rap on the excavation
and embankment slopes of the project as discussed in Section II3B
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Generally the natural drainage channels in each drainage area will be
utilized to convey the storm water away from the project site except
in drainage Areas 5 and 6 In these two areas drainage will occur
in a southerly direction to Oak Park Road Provisions for conveying
the water across or alan ak Park Read will be incorporated in the
plans for the widenig of Oak Park Road as a part of the development
of Phase I of the project

Public Utilities The project site does not contain any public utilities
except for the Southern Counties Gal Company 8 inch gas main that crosses
the site in a northsoJth direction The effects of proposed project
development in relation to the existing gas main will be analyzed and
coordinated with the gas company If conflicts do arise between the
proposed developments and the gas main facility then either the final
designs will incorporate necessary changes or the gas main will be
relocated depending on whichever solution is determined to the the best
for all interested parties

The Southern Counties Gas Company will not permit a local service to be
connected to the existing 8 inch gas main The source of gas service for
the project will be provided by the main in Oak Park Road

Other necessary utility services that will be provided by the local
utility companies are telephone Pacific Telephone Company electricity
Pacific Gas and Electric Company ano cable television Sonic Cable TV
Company Provisions for energyefficient decorative street lighting
other than the standard system shall be incorporated into the project as
a part of Phase I

The procedure that will be utilized to coordinate all project utilities
will be to provide preliminary plans to each utility company during the
initial design stage of Phase I of the project and to request each company
to submit their comments and system layouts to the design engineer These
designs and comments will be incorporated into the final project design
Final project plans will also be approved in part by each utility

All utility design and installation will be performed in accordance with
the requirements of each utility and the City of Pismo Beach Subdivision
Regulations including but not limited to City review of all utility
undergrounding as required by the General Plan
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SECTION V

CIRCULATION CONDITIONS

Existing Traffic Conditions Adjacent traffic facilities that will serve
the proposed project consist of Highway 101 and Oak Park Boulevard The
State of California will not permit any access to Highway 01 Therefore
the only adjacent traffic facility that will be affected by the proposed
project will be Oak Park Boulevard which connects to State Highway 101 by
means of a full interchange near the south westerly corner of the project
site

The traffic conditions that currently exist on the adjacent roadways
adjacent to the project site have been addressed in the EIR prepared by
Chambers Consultants and Planners and contains the following information

Oak Park Boulevard is currently developed as a twolane roadway which
extends over Highway 101 into Grover City

A diamondtype interchange exists on Oak Park Bouleverd at Highway
101 Daily traffic volumes vary from 3400 north of Highway 101 to

9000 south of Highway 101 James Way extends easterly of Oak Park
Boulevard as a twolane facility with daily traffic volume of 840

A frontage road E1 Camino Real exists on the southerly side of
Highway 101 and is continuous from Pismo Beach to Arroyo Grande On
the north side of Highway 101 a frontage road extends easterly of Oak
Park Boulevard Highway 101 is a fourlane facility aojacent to the
site and had a 1980 daily traffic volume of 31000 All
intersections in the area are STOP sign controlled

Proposed Traffic considerations Future local vehicular traffic will
utilize the street system layout as shown on Figure 6 for circulation
within and adjacent to the project area

The proposed street rightofway widths as shown for the Manufactured Home
Phase Area I have been determined based on City of Pismo Beach regulations
and are 32 feet for the interior streets of the manufactured home park
with onstreet parking prohibited Area 1 which includes a proposed 70
foot wide entrance street and center median island

All interior street rightofway widths for the residential development in
Area 3 6 and 7 are proposed to be 40 feet local streets and 60 feet
collector streets as required by the Citys Subdivision Regulations and
the City Engineer

Price Street which traverses through the site in an eastwest direction
is designated as an arterial street in the 19801995 General Plan The
designated rightofway shall be 84 feet with 64 feet curbtocurb paving
arterial street without center island
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Provisions for pedestrian traffic will be incorporated in the overall
project design in accordance with current City subdivision standards San
Luis Obispo County Standard Specifications and Drawings and requirements
set forth by the City Engineer

The additional widening requirements for Oak Park Boulevard will also be
determined utilizing criteria which will be provided by the City Engineer
as a part of Phase I of site development

In consideration of the design for the construction of Price Street and
widening of Oak Park Boulevard a separate traffic analysis has been made
to determine the impact of future traffic that will be generated by the
proposed project This traffic analysis and recommendations are included
in Appendix A of this Plan

Pedestrian Traffic Provisions for pedestrian traffic are a standard part
of regular street design anu are a requirements of the Citys Subdivision
Regulations

Bicycle Paths A bicycle path connection along Price Street shall be
incorporated into Phase II of site development pursuant to the Citys
General Plan This path will be a Class I bike path separated from
vehicular traffic on Price Street

Access to the Motel and Shopping Center Due to the terrain of Oak Park
Road a single joint access to the commercial areas south of Price Street
shall be installed with a center divider island
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SECTION VI

DEVELOPMENT RELATED CONCERNS

Cultural Resources A field survey was conducted to determine the
existence of any cultural resources during the preparation of the EIR
by Chambers Consultants and Planners It was determined that a possible
prehistoric site existed and the site was designated as CASLOiO5a

To determine the actual boundaries and depth of the site a complete
archaeological survey will be conducted by Robert O Gibson Archaeologist
see Appendix B Construction in the area of the archaeological site
CASLO1054 shall be prohibited until a complete archaeological survey
has been conducted and appropriate mitigation measures are adopted by the
Planning Commission

Noise In considering the development of the Tentative Tract Map for both
teanufactured Home Park Area 1 and Affordable Housing units Areas 3
and 6 efforts have been made to protect the health ano welfare of the
future resident evident by the physical site layout

The City of Pismo Beach has adopted a Noise Element of the
General Plan which shows noiseland use compatibility for
residential areas up to 60 dB Ldn transient lodging up to 70 dB
Ldn The State of California has established that for new

multifamily residential housing the interior living space must

be protected from the intrusion of exterior outdoor noise so

that the levels from this source do not exceed a Community Noise

Equivalent Level CNEL of 45 decibels

Existing Conditions The assumptions for the existing conditions for
this report shall reflect that data as documented in the published
EIR dated May 1982 for the Moreland Development Company by
Chambers Consultants and Planners see Figure 10

Conceptual Design Measures The first option for reducing the impact
of traffic noise on the outdoor space as suggested in the above
described EIR has been particularly utilized as evidenced by the
site plan move the residential areas away from the roadway For
those areas that fall between US Highway 101 and the 57 dB Ldn
contour the second option would be utilized provide acoustical
shielding between the roadway and outdoor areas of importance To
reduce the noise reaching the interior of the units improvements in
the exterior building shell materials and structure shall be
implemented Examples of such measure would be 2 X 6 stud
construction with additional insulation within the cavity and also
applied to the face as required windows to be double glazed and
closed and possibly other measures deemed necessary The development
of these residential units and various noise mitigation measures will
be based upon an Acoustical Engineering Design Report to be prepared
by the developers and submitted to the Community Development
Department for review and approval prior to construction of units
within the 57 to 60 dB range
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NOISE CONTOURS MAP

FIGURE 10
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Open Space Over 32 acres of this proposed development has been set aside
as Open Space This land for the most part is a gently sloping terrain
stretching from the development to US Highway 101 with one deep natural
ravine that divides the 26 homes Area 3 from the Manufactured Home Park
The sloping area is spotted with oaks and the ravine abounds with wooded
glens along with many spectacular settings which includes caves

This Open Space area provides an ideal park type setting within the
project while retaining the natural beauty of the local area

Open Space designation 0S1 in the Zoning Ordinance states

It is the intent of this subzone to provide natural open space with
a minimum of manmade structures and changes to the natural slope
fauna andor flora

The requirements set forth for 0S1 blend extremely well with the project
development plan

Since the soil is extremely vulnerable to erosion the developer will
limit construction activity in the steeper slopes of the Open Space area
to improvements consisting only of a picnic area walkways and retardation

ponds

In this manner the open space will be limited to visual enjoyment by the
general public and place the onus of managing and maintaining this space
by the immediate adjoining properties namely the Manufactured Home Park
Homeowners Association

Visual The travelers on the 101 Highway both north and southbound will
a panoramic view of Toucan Terrace dominated by two knolls fronting

on the highway Special architectural attention should be paid to the
buildings on these two knolls one of which will be the restaurant of the
hotel and the other is a recreation facility of the Manufactured Home
Park The beautiful open space stretching from the knolls to the highway
will be left in its natural state for the enjoyment of the passersby The
site is extremely visible from US Highway 101 and thereby special
attention to unit design and landscaping must be made during all levels of

project review in this site

5 Residential Building Concerns

A Solar Heating Pismo Devco has given attention to the use of Solar
Energy on this project Bearing in mind that this is an affordable
housing project and taking ino consideration that the Pismo Beach climate
does not lend itself to the use of Solar Energy as well as does some areas
and after due consideration it has been determined that each and every
house of the affordable homes will be plumbed and wired for the easy
installation of solar panels to facilitate the buyer arranging for the use
of solar energy at his own option

B Energy Conservation It is customary in manufactured homes to use

oversized 2 x 6 exterior walls with R19 fiberglass insulation plus R22
in the ceiling In addition there are automatic DayNight Dual Set
Thermostats to control heat use To conserve water the installation of
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water restrictor shower heads and faucets as well as water saving toilets
will be incorporated into the residential units To restrict heat loss
from the water heaters insulation jackets will be installed
Installation of these features will be reviewed at the time of phase
construction

C Contour Building Most cities includino Pismo Beach are requesting
that the developers contour build the subdivisions instead of using the
old method of creating stepdown pads Contour building is almost
universally used in the east and was only replaced in the west in the
early 1940s and needless to say each method has certain merits The
main objection to contour building is a cross drainage of the lots This
disadvantage can and will be addressed by the developer by the judicious
placement of garages on the upside or downside of the lot plus occasional
drainage swales to forstall any buildup of a substantial amount of water
Also all houses will be equipped with gutters and downspouts to channel
the water in the desired direction

The development and placement of each lot including the residential unit
will be treated as an individual situation under the close supervision of
the developer At the time of unit and lot selection plans shall be
submitted to the Community Development Department for review and zoning
clearance approval prior to construction These plans shall include
specific architectural and gradingdrainage provisions as highlighted in
this plan for review in addition to other information required at the
hearings

Unit Designs Although there is no particular architectural theme
proposed generally all buildings will be specially designed so as to
create interest in the house designs and diversity in the subdivision
Appendix C Exterior Treatment describes several unit floor plans and
exterior designs that are to be approved as a part of this Specific Plan
It is evident at this time that the developer may wish to deviate from the
described architectural treatments In this event it will be the
responsibility of the Community Development Department to evaluate the
modified unit designs proposed and determine their consistency with the
overall subdivision layout In the event that it is felt that the
modified units appear to be a major modification to the previously
approved subdivision design the proposed units may be reviewed by the
Planning Commission for consistency with previously approved units

Zoning Standards All setbacks heights lot coverages etc identified
in the Citys Zoning Regulations shall be applicable to each zone

respectively with the single exception of yard setbacks in the
Manufactured Home Park Area

In Area 1 residential unit areas shall have a minimum front yard setback
of 12 feet with a minimum 20 foot setback to any garage unit with the
exception of 5 foot setbacks on corner lots see Section 15 Otherwise
the R1 standards for the Manufactured Home Park shall be applicable
Additionally adequate offstreet guest parking shall be provided
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Major Shopping Center All development in these areas Areas 4 and 5
shall be designed primarily in the theme of a mall and shall meet the
standard C1 zoning standards for parking setbacks etc This area

should be connected bicycle and pedestrian to the other development
areas of the site with special attention given to a safe and convenient
pedestrian connection between the two commercial areas

Design of the commercial facility should be compatible with the adjoining
residential areas and shall be reviewed as a separate development permit
application subsequent to this specific plan Vehicular access to Oak
Park Road and Price Street should be limited to the fewest number of
entrances and exits necessary for adequate ingress and egress to the
sites

Proposed Resort Hotel The resort hotel is designed to fulfill a gap in
the type of tourist facilities not generally available in the South San
Luis Obispo County area Most local tourist facilities only offer the
basic needs for guests which is generally dictated by lack of space to

permit larger scale operations

As this proposed project will eventually encompass some twelve 12 acres
it is possible to provide a facility which has many amenities for guests
that are presently not available These amenities will include but are
not limited to poolspa areas tennis courts putting green
shuffleboards defined jogging trails gift shop indoor or outdoor

weddings and possibly a future health sparacquetball area The hotel
owners may cooperate with the developer of the residential areas of the
development to provide opportunities to use these facilities as well as
the motel guests A nominal yearly fee to defray a part of the
maintenance costs may be charged

The architecture being developed for the complex is following traditional
Spanish lines with heavy stucco exterior walls and mission type roof
tiles Also an extensive use of colored ceramic tiles and massive wood
beams will prevail throughout the buildings The service facilities will
include dining room lounge convention conference site executive
conference dining and an upstairs gift shop All designs are being
developed to provide guests with pleasant garden type settings with lush
landscaping areas Where possible decorative light standards cast
column arm type with four 4 globe mountings will be utilized and
security type quartz vapor will be located to provide adequate night
visibility while care will be taken as to direction and area coverage

The hotel units are proposed to be designed with quiet elegance in mind
Stained glass lamps ceramic tiles and tasteful wall coverings will
greatly enhance this effect Normal units will be approximately 400
square feet and two 2 hospitality suites will compliment the executive
dining conference facility Two 2 to three 3 penthouses are being
designed to serve those that desire this type of view and privacy

Parking will meet or exceed the City requirements for the proposed hotel
and accessory uses All parking areas shall contain landscaped buffers
planters with associated automatic irrigation
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The general landscaping theme will follow the use of hardy evergreens
Monterey and Italian cypress and ground cover junipers with judicious
location of palm tree placements Types and locations are reflected on
the site plan but it is intentioned that the complex landscaping be
compatible and harmonious with what one could expect to find in a typical
SpanishMediterranean hotel The noted fountain area will be profusely
landscaped and will include extensive use of annual and perennial
flowering plants

The hotel related facilities shall meet the standard requirements for the
R4 zone

As the main complex is located several hundred feet from Oak Park Road
the entrance will be well defined and landscaped to eliminate any
confusion to a guest Open space areas will be provided between the
complex and the freeway as required by the General Plan see Land Use Map
Figure 4 Oak tree areas shall also be left in open space The hotel
and the regional commercial shopping center will add to rather than
decrease the City revenues mue to bed tax revenues and sales tax
increase

Growth Manaqement Consistency As proposed this project involves the
constructioof the following residential units

Phase Area I Area 1
Phase Area I Area 3
Phase Area II Area 6
Phase Area II Area 7

Manufactured Home Park
Single Family Housing
Single Family Housing
Single Family Housing

123 units
23 units
64 units
94 units

Total units proposed 304 units

This is consistent with the General Plan which sets a maximum density of
304 residential units for this area

The applicants have proposed Areas 1 3 and 6 to be lower cost housing
units that among other things would be exempted from unit allocations
pursuant to the Growth Management Ordinance Area 7 is proposed to be
custom built single family residences on larger lots and will require the
securing of Growth Management Unit Allotments prior to recordation of
those 94 lots



Toucan Terrace Specific Plan

Page 49

SECTION VII

LOWER COST HOUSING CRITERIA

The project developers have proposed that Phase Areas t 3 and 6 210 detached
single family residential units be constructed under the affordable housing
exemption provided for in the Citys Growth Management Ordinance The

developers have proposed that the concept of lower cost housing be used in the

development of this property In order to qualify as affordable housing
units the City must establish the following criteria for which each unit shall
adhere in order to be determined affordable In establishing these criteria
the City finds that Lower Cost Housing is a form of housing that qualifies
under the affordable housing exemptions

At the present time the City of Pismo Beach has dealt with affordable

housing on a case by case basis Typically rental housing has been the
exclusive form of affordable housing constructed in the City To date no

housing projects have been pursued in Pismo Beach that have established strict
criteria for fee ownership of affordable housing

Phase Areas 1 3 and 6 of the Toucan Terrace project represent 206 units of
Lower Cost Housing This will be housing that will be made available for fee
title ownership based on the following criteria as set forth in the Mortgage
Subsidy Act of 1980

Purchase Price The purchase price of each residence must not exceed 110

percent of the average area purchase price of homes in the Standard

Metropolitan Statistical Area SMSA The Department of Treasury has
issued safe harbor purchase price numbers which are the figures
generally utilized in determining the average area purchase price
According to current safe harbor figures the average area purchase
price in San Luis Obispo County is 81700 for homes not previously
occupied It is expected that an average area purchase price study will
be done which will increase these figures

Based on these standards a ceiling price of 89870 will be established for
all homes in Phase Areas 1 3 and 6 No homes in these areas shall be

permitted to be sold for a higher price and maintain Growth Management
Ordinance Unit Allocation Exemptions

It is conceivable that in the future this base index method could rise or

fall dependent on this areas economy Should this occur it will be possible
to adjust the sales price ceilings up or down as appropriate through an

amendment to this specific plan
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SECTION VIII

SUNMARY OF SPECIFIC PLAN REQUIREMENTS

The preceding description must be taken as a whole and development in the
project area must be consistent with all aspects of this Specific Plan
Following is a list of the requirements for Toucan Terrace

1 Any development in the Specific Plan area shall be consistent with the
adopted General Plan Local Coastal Program Land Use Plan

2 Any development must include appropriate mitigation measures described in
the certified Environmental Impact Report unless the City Council has
specifically deleted the mitigation measure on the basis of overriding
concerns

3 The Toucan Terrace site shall be constructed in phases Phase I Phase
Areas i and 3 comprising 146 units are the first residential phase see
section on unit allocations Also in Phase I but as separate developments
the Commercial Center Area 4 and the resort hotel Area 2 will be
constructed per the standards herein Separate Conditional Use Permits or
Development Permits wilt be required for each separate but integral part of the
Specific Plan Area Project Development Plans will include

Street construction onsite and offsite
Water distribution system onsite and offsite
Water storage facility offsite
Water transmission main onsite and offsite
Wastewater collection system onsite and offsite
Wastewater transmission line and pumping facilities onsite and offsite
Landscape and irrigation plans
Utility installation plans
Drainage facilities onsite

4 All areas shall be developed with the types of uses described in the
Specific Plan However specific designs of lot layouts and local street
systems may differ as deemed necessary by the City Said designs must be
consistent with the requirements of the Specific Plan described herein

5 Approval of this Specific Plan will precede approval of the Tentative Tract
Map for each phase of the development as applicable

6 Project Development plans shall be submitted concurrently with the review
of the Tentative Tract Map for each phase of the development or in the event
that no tract map is required Development Plans will be processed
expeditiously

7 As a part of the Project Development Plans work it will be necessary to

prepare legal descriptions for easements that will be required for the
installation of water mains water storage facilities sewer lines and
rightofway dedication for Oak Park Boulevard widening
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8 Approval of Project Development Plans will be required from

City of Pismo Beach
Pacific Telephone Company
Pacific Gas and Electric Company
Southern California Gas Company
San Luis Obispo County for alternate turnout for water supply if
feasible and for water tanks and lines in County areas

9 If Pismo Devco precedes either PVP or La Cumbre Del Notre the City of
Pismo Beach will determine a method to be utilized for reimbursement of initial
facilities costs

10 Affordable housing units as defined and delineated herein shall be
developed consistent with the criteria established in Section VII

11 The procedure for selection and construction of any residential unit will
include a review by the Community Development Department of the unit selection
The City shall issue Zone Clearance for the unit based upon the provisions of
this plan see following requirements

12 House plans which deviate significantly from the styles approved in the
Specific Plan shall be reviewed by the Planning Commission for consistency with
this Specific Plan

13 Phase Areas 4 and 5 shall be developed as a Major Commercial Shopping
Center This area will service the South County Area and will be developed as
a pedestrian mall consistent with the specific provisions of this plan

14 Phase Area 2 shall be developed as a resort hotel with meeting facilities
restaurant and recreational facilities These recreational facilities may be
made available to the housing development at a nominal fee See detailed
discussion in Plan

15 All phases of the project will be designed to fit the natural terrain

16 Drainage and erosion control facilities shall be designed within all
phases of the development

17 Landscaping and automatic irrigation plans shall be required for
incremental phases of the development All common areas including open space
shall be landscaped per the approval of the City Planning Commission Portions
of the natural open space should be landscaped with native or compatible plant
materials Installation of modular units as proposed by this Specific Plan are
intended to achieve the following see specifics in Section VII

a Affordable housing relative to typical house costs in Pismo Beach
and in the area

b To provide flexible housing arrangements within the context of R1
type housing

c Experimentation with typical recreational amenities as a part of
tract development

d Sale in fee title of each lot will go with each unit
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18 Development of all phases shall meet the requirements and standards
defined in Section III of the Specific Plan Any deviations from these
standards shall require an amendmeDt to this Specific Plan

19 Public facilities such as necessary Fire Fighting facilities and equipment
and Police manpower and equipment will be provided in the first phase of the

development with provisions for payback to the developer when adjoining
properties in Oak Park Heights develop

20 Installation of public utilities shall be undergrounded throughout the
project

21 The widening of Oak Park Blvd to accommodate the projected traffic shall
be accomplished as a part of Phase 1 of the site development

22 A Class II bike path will be provided along the Price Street extension

23 Construction of a joint access point off Oak Park Road to the hotel and

Shopping Center south of Price Street will be installed to mitigate traffic
hazards and congestion on Oak Park Rd

24 Special development relateQ concerns identified in Section VI include

provisions for Archaeological monitoring noise studies and attenuation
techniques open space maintenance aesthetic concerns energy conservation
and architectural review and treatment concerns

25 Roads water lines and sewer lines will be maintained by tile Homeowners
Association for the Manufactured Home Park as reflected in the CC Rs for
the project except that the main water and sewer lines in this area shall be
the responsibility of the City through an easement acceptable to the City
Engineer
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APPENDIX IA

Traffic Analysis Report



Appendix A

Traffic Analysis Report
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CHAPTER

SUtMARY AiD RECOMttENDATIDNS

11 REPORT SUMMARY

The Toucan Terrace Development Project will occupy a 150 acre site at the north

west corner of the intersection of Oak Park Boulevard and Highway 101 in Che City
of Pismo Beach A total of 192 residential units 123 mobile home lots 28 acres

of commercial property and 12 acres of a planned motel and convention complex are

scheduled for the site

Access to the property will be From Highway 10i or local streets ia Odk Park

Boulevard which is adjacent to ne site The major road through the projecT
Price Street may someday be exunded Lo Drovid another alternate access

Average weekday vehicle trip ends

Residential 192 AWVTE

Mobile Home Park 660 AWVTE

Commercial Property 8590 AWVTE

Motel and Convention omplex 1080 AWVTE

AWVTE for the proposed project are as follows

TOTAL DEVELOPHENT 12250 AWVTE

Virtually a ll of these trips would be directed toward Oak Park Boulevard and Highway
101

Price Street and Oak Park Boulevard will have a high level of service when developed
to four lane facilities Oak Park Freeway overcrossing would have a reduced level

of service approaching capacity This overcrossing currently operates at level of

service A and would be reduced to D due to this project

It would appear that traffic signalization may already be warranted at he lOI off

ramps and Oak Park Boulevard This should be determined as soon as possible However

a complete traffic analysis of the interchange is beyond the scope of this report



An analysis was done however indicating that traffic from his project would

serlously impact the capacity of Oak Park and 10 southbound ramps if slgal were

installed

The internal circulation patterns for the proposed development are adequate in

general with minor exceptions as noted in the report

12 COICLUSIONS

It is my conclusion that traffic generated from this proposed 150 acre developmenL

will significantyimpact Oak Park Boulevard This traffic can be accomodaedif

Oak Park is ilaproved ko four lanes with left turn pockets There wiit be an impact

on Highway 10 and the associated interchange

The capacity of the overcrossing will be brought down to level of service CD While

it is very likely that traffic signalization is needed now aG the freeway ramps it

will definitely be required when this projec is Fully developed

When signalized the traffic from this project will seriously impact the intersection

capacity of Oak Park Boulevard and 101 southbound ramps reducing the level of service

to DE This will put this intersection at or near capacity Only a widening of the

overcrossing to four lanes or a reduction of the commercial area planned for this

development wlll solve this problem

13 RECOMMENDATIO1S

Mitigation measures for construction of the total developmen are as follows

1 Construct Price Street to a standard as required by the City This is

currently the designation as a arterial by the Pismo Circulation Plan

However traffic generated by this project can be accomodated by a two

lane facility Additional study of cumulative traffic impacts due to

other adjacent developments should be done to determine right of way

and street section Parking should not be permitted on this street



2o ConsLrucL onehalf of Oak Park oulevard aong he Frontage of this project

to arterJaJ standards as devalpment occurs

ConLribuLe to the cast of crnFfic signal constrtJctlon at the intersections

of Oak Park Boulevard and Hghway 101 onofframps

Have additional traffic analysis performed when more detailed plans are

nvailable on the commercial property and motelconvention complex regerdng

ingress and egress interior circulation and driveway locations

Oak Park Boulevard crossing over 101 ill need o be widened co accomodce

four lanes of traffic plus left turn ians Or the projects commercial

area will have to be scaied down Lo reducetraffic

Itransit service exists in the area encouraqe exLenSlOn Of bus service to

h project site Aloprovid convnient bus stops and shelters



CHAPTER

E ISTIO CONDITIONS

21 GENIE RAL

This report is an analysis of the traffic impacts of the Toucan Terrace Development
Project proposed for construction in the City of Pismo Beach California The report
includes a projection of the number of dailyand peak hour vehicle trips to and from

the development a distribution of these trips onto the existing street system a

determination of project related impacts and a discussion of mitigation measures

which will minimize these inloacts

The proposed project will occuov a I50 acre site at the northwest corner of the

intersection of Oak Park Boulevard and US 101 The project would include a 123
lot mobile home park 192 single family homes 14 acres of developed commercial

property and another 14 acres of futureu commercial area A motel and convention

complex is planned on 12 acres of the site The remainder of the site will be

landscaped open space A viciniEy map is shown as Figure I A Haster Plan for

the total development is shown in Figure 2

Although the residential mobile home and commercial elements of this development
plan will most likely be phased this report will address the total cumulative

impact of this project at ultimate buildout of the 150 acre site

The term study area used in this report refers to the transportation corridor of

a portion of Price Street in Pismo Beach Oak Park Boulevard and the Highway 101

interchange

For purposes of this report all street directions are referenced off US 101 as

being NorthSouth Therefore Oak Park BOUlevard is referenced as an EastWest

street while actually being northeast to southwest







22 CONTIGUOUS STREETS AHD ACCESS

Highway 101 a four lane freewa7 concting Horthern and Soubern California

coastal areas is located irTled are vest of the project site Access to the

project is vla Oak Park Boulevard which borders boundary of this project and

crosses over Highwey 101 There is a diamond interchange at this location

Access to the project for nonFreeway traffic is also via Oak Park Boulevard freeway

overcrossing

Oak Park BouIevard is classiflcd a an Arerial SreeC in the City of Pismo Beach

Circulation Plan It s currerI a WOIoo oay roac m nma let urn

channel izaCion

Alternate access will evenLualiy be provided o this site via the proposed Price

Street This is an arterial which wouid run northsouth through the project This

street is shown on a map of he Pismo Beach Circulation Plan Figure 3 This proposed

project would construc the first leg of this street in Pismo Beach

Since the only road currently serving this project is Oak Park Boulevard all traffic

from the project will be distributed to this street when assessing the impacts of

the project However when Price Stree is extended some traffic wi 1 use that

lternate route

23 TRAFFIC DATA

The majority of the date included in this report came

author Manual turning counts were taken on March 3

hour of 445 545

from data gathered by the

1983 during the pm peak

Some data was obtained for this report from the Seascape Village Oak Park Heights

Environmental Impact Report completed in mid1982





Information was also ob ined from Cairans regardlnq traffic volumes on 101

Oak Park Boulevard has Lily traffic volumes of 3400 east of Highway 101 and

9000 west of 101 Jar s tVay extends easterly from Oak Park Boulevard as a two

lane facility and has a Jaily trfflc volume of 8gi

On the west side of 101 is a frontage road E1 Camino Real This road is adjacent
to the southbound offon ramps for 101 The frontage road extends from Pismo Beach

to Arroyo Grande The West Branch Street frontage road is also present east of

101 and adjacent to the northbound offramp

Highway 01 had a 1980 ADT of 31000 Table t shovs the most recent Caltrans counts

on the ramps

TABLE

CALTRANS VOLUME COUNTS HIGHWAY 101 AND OAK PARK BOULEVARD

LOCATION DATES

Seotember 198t December 198t

SB OffRamp 240 1770

SB OffRamp 190 710

NB OffRamp 1180 840

NB OffRamp 2530 1480
Source Calrans San Luis Obispo

All intersections in this vlciniy are currently controlled with stop signs No

traffic signals are installed but there have been discussions regarding the need

for signals at this complex intersection according to Pismo Beach officials

Turning movement counts were done by the author on March 3 1982 during peak hour

traffic Counts were taken between the hours of 400 600 pm at the following

intersections

El Camino Real and Oak Park Boulevard

Highway lOl SB onofframp and Oak Park Boulevard

data from Seascape Village EIR

AA12



Bghay 101 HBonotfrmp sd Oa Parl

Cenletary Road and Oak Park Boulevard

The results of these counts can Fe found in the Apcendix



31 GENERAL

It is most likely that the proposed project will be developed in phdss The

traffic impacts of the project will vary depending on when each particular phase

of the project is completed However since the timing and implementation of phases
is not known this analysis concentrates on the project as a whole including total

development traffic impacts

When alternate access is provided to Oak Park Boulevard via Price Struet the

impacts of this develosmen wiil beissend in this corridor Since he timing
of alternate access routeostrucion is no known thc oniy accurate analysis

the assignment of all traffic to Oak Park OUtCvdrd

32 TRIP GENERATION

The Institute of Transportation Engineers Tris Generation Manual lists an average

trip generation rate of 100 trip ends per uni for singie family detached housing
and a generation rate of 538 rip ends per occupied mobile home unit Motels have

an average trip rate of 1014 per occupied room The convention center was given

a trip rate of 123 tripslO00 GSF Commercia areas have an average trip rate of

604 perIO00 gross sq feet 66000 gross sq feet of building space was assumed

for each 14 acre parcel Additionally 2000 gross sq feet of office space was

assumed for each 14 acre parcel with a trip rate of 123 per 1000 gross sq feet

Projected average weekday vehicle trip end AWVTE and peak hour trip ends for

each segment of the proposed developmen are listed in Table 2

AAZ4



TABLE I I

TRIP GEflERATIOiTOTAL PROJECT DEVELOPIEilT

TOTAL TP I PS

PROJECT ELEMENT AIVT E TOTAL PEAl PEAK ENTER I ilO EXITI NG

Residential 1920 16 15 192 121 71

192 units
Mobile Home Park 660 5 54 73 45 27

123 lots

Commercial Property 8590 70 502 849 406 443
28 acres

Motel Convention Complx 1O30 9 81 83 41 b2

12 acres

TOTAL DEVELOPMENT 12250

The residential portions of the prcject were consldered to be single family detached

dwellings with a generation rate of Ia trip ends per day This translates to 1920

trips per day However if apartments condominiums or other more inEense land use

is adopted the generation rate will drop in a range of 56 trip ends per dwelling

unit

The total commercial area consists of approximately 28 acres For the purposes of

this report it was assumed that 66000 gross sqft of commercial buildings and

28000 sq ft of office space would occupy each 14 acre site This area generates

70 percen of all traffic From this project Total generated trips is estimated at

8590

The motel and convention complex were based on a 1OO room motel and a convention

complex were of approximately 6400 sq ft It was assumed that these facilities

would compliment each other in erms of traffic A total ofIO80 trips are

projected from this area

AAL5



Figure 4 shows the exitig P pzak hour traffic in study area As can be

determined from the igurs thc frtway onffrarnos carry the major tt of the

traffic

It is interesting to noethat 68 ercent of the souhbound offramp traffic

turns right onto Oak Park Boulevard going to Graver City Sixtytwo percen 62
of the northbound offramp rafflc turns left on Oak Park Boulevard heading towards

Graver City On the Oak Park overcrossing 35 percent of the traffic fiJins left

onto the northbound freeway onramp

The heaviest traffic 2J of coral movement is Ln SoJthOouno freeway offramp
with 374 vehicles dlling peak hour The orrhav movement is Oak Park Bolvard

coming from Graver City wiLn 22 arGent o the toLai intersection traffc

33 TRIP DISTRIBUT1OH

Vehicle trips entering and exirlg the project site were discributed OhiO Oak Park

Boulevard in the proportion of 97 percent westbound 3 percent eastbound

Since there are three proposed access points onto Oak Park Boulevard 2 driveways

and 1 major road he traffic was split according o estimated generated traffic

available to use each particular access

igure 5 shows the typical weekday traffic generated from the proposed projec at

ultimate buildout An additional 12252 trips would be added to Oak Park Boulevard

Figure 6 shows the PM peak hour traffic that will be generated by the project at

ultimate buildout The project will add 1197 rips to Oak Park Boulevard adjacent

to the site The heaviest projected movements will be the northbound onramp with

233 the southbound offramp with 246 and Oak Park Boulevard into Graver City with

an estimated 240 vehicles
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34 INTERSECTIOII AND ROADWAY PERFOPMAItCE

Snce intersections areqnrllthe CDOCity restraints Of any roadway system

the impacts of traffic ncreassare mor sifinlficamt at ntursections than between

intersections The Folloliqintersections were analyzed as part of this study

Price Street and Oak Park Boulevard

2 The two driveway locations or the project off
Oak Park Boulevard

3 Oak Park Boulevard and Highway 10 northbound
onofframs

4 Ok Park Boulevard and Highway 101 southbound

Price Street and Oak PrrkBuieard

The projected peak hour traffic volumes fro his project are stown irt Yigur 6

Three hundred wentyon 3211 vehicles are projected to exit Pric Street and

370 vehicles are projected o make left turns o ner Price StreeE Ouhundred

fiftythree 153 vehicles during the peak hour currently travel this sirech or

Oak Park see peak hour count in Appendix The volumes fall well beiow those

needed to warrant a signal at this intersection It is recommended thd stop

signs be installed on Price Sreet to conroi raffic However as other

development projects on either side of Oak Park Boulevard are constructed this

intersection should be monitored for future signalization

Proposed Access Driveways Oak Park Boulevard

The projected peak hour traffic volumes at these locations are shown in Figure 6

Two hundred two 202 and fortytwo 42 vehicles respectively are expected to

make left turns entering the project These driveway intersections are also well

below the typical volumes needed to warrant a traffic signal Additional comments

wil be made in this report regarding access points
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Oak Park Boulevard and Highway 101

The intersections oF Oak Park Boulevard and the 101 northbound ramms and O1

southbound ramps are analyzed in this section Tile pmrformance of thesu inter

sections was determined uslng th critical tanP analysis mehod The analysis

assumes traffic signals exist at each intersection The Criticai Lane Analysis

Level of Service LOS for each location is shown in Table Ill Details on the

calculations for determination of LOS are in the Appendix

TA3LE

tUTECECTIOH PERFPRAfICE

INTERSECTION lq3EtSTIIG 13 TOTAL DEVELOPMENT

IEE SERVICE LEVEL OF SERVICE

OAK PARK BOULEVARD AND

HIGHWAY 101 NORTHBOUHD

ONOFFRAMPS

OAK PARK BOULEVARD

AND HIGHWAY 101 SOUTHBOUHD
ONOFFRAMPS

A C

A DE

It can be seen from this table chat if Ehree phase signal installanions were

installed at these two intersections a Level of Service C would be maintained

at the northbound onofframps but the southbound ramp intersection would be

near capacity Therefore the traffic generaed rom this proposed project would

adversely affect signal operation at this location

Roadway Performance

For the purpose of analyzing roadway capacities 2 lanm volumes of 400 900 14OO

and 17OO vehicles per hour in boLh directions were used for Level of Servic A B

C and D operation For 4 lane facilities Lh volumes of 1200 2000 3000 and

3600 were used

Highway Capacity Manual Special REport 87
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The effect oF traFflc from thc proposddvtozron roadway segments leading

to Highway 101 are listed in TablJ IV Thcsrndway Levels of Survice should be

used only as a guide A true mcauteoF adeauJo of operation is reltionships

of intersecEion performancolich ar listed n Tblu Ill

TABLE IV

ROADWAY PERFORMANCE AND LOS

PEAK HOUR VOLUHES

STREET SEGMENT 19S 19 TOTIBEVELOPMEi IICREASE LOS

PRICE STREET HA S A

lanesWITHIH
PROJECT

OAK PARK BLVD

lanes PRICE ST

TO lOl NORTHBOUFD

RAMPS

OAK PARK BOULEVARD

2 lanes FREEAY

OVERCROSSING

220 117 5q S

693 I534 12lS CD

Therefore assuming Price Street and Oak Park Boulevard are four lane facilities

they will operaLe at an acceptable Level of Service and will adequately handle the

projected traffic from this project

The freeway overcrossing which is a two lane facility will be impacted and will

operate between Level of Service C and D This overcrosslng will have to be

widened o accomodate four lanes of traffic to provide adequate capacity to

service the traffic volumes from this project
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PROJECTIMPACTSThefollowingisadiscussionofprojectrelaedimoacrsatintersectionsandonroadwaysegmentsinthestudyareaThisdiscussiondealsonlywith

1983andprojectgeneratedtrafficvolumesanddoesnotconsiderfuturedevelopmentswhichmayhavecumulativempactsonthisareaPriceStreetPriceStreetthemajornorthsouthstreetthroughtheprojectdoesmotnowexistItisshowninhePismoBeachCrcularionPlansanarterialstreetwith84Feetrightofavand64fetcurbocureThisisshowninFigure76874ADTThisamountoftrafficcanDehandledbYaPOlanetwoayFOdOWaywithefurnlanesForthepurposesofthisrcporPriceStreettsasumedtobeanarterialseetasperthePismoCirculationPlanAdeterminatlonoftheadequacyofhlsstrmctocarrythetotalcumulativedevelopmenttrafficinthesurroundingareasisbeyondthescopeofthisreportHoweveratrafficengineeringanalysisshouldbesponsoredjointlybyPismoBeachandArroyoGrandeostudythepotentiaItrafficimpactsofallundevelopedandwhichmayaffectPriceStreetOakParkBoulevardandHighway10interchangeWhilethestreetdimensionsandrightofwayrequirementsforPriceStreetmaybeunsettledatthistimethefactthatPriceStreetwillfunctionasanarterialisclearItwouldbemyrecommendationthatnodirectlotaccessbeallowedtoPriceStreetAccessshouldbeallowedonlyviaapprovedstreetintersectionsAdditionallynoparkingshouldbeallowedonPriceStreettherebyfurtherdefiningtheroleofthisfacilityCareshouldbetakenroprovideareaforemergencystoppingwhenstreetwidthisfinallydeterminedhcnPriceStreetiseventuallycontinuedothenorLhtheimpactofthidevelopmentwillbelessenedastrafficwillbeprovidedanalternatetoOakParkBoulevard
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Oak Park Boulevard

Oak Park Boulevard will be the street most directly impacted by this project

Traffic on this road beteen the project and HighaflOl ill increase to approxi

merely 12252 vehicles per day The road mus be widened to four lanes to accomodate

this traffic and future developmenc

The Pismo Beach Circulation Plan calls for this street to be a four lane arterial

street The developers of this project should be reoulred to widen his half of

Oak Park to the ultimate strce section

Highway 101 Interchane

This interchange with Oam Park Boulevard has some very interesting geometries due

to the closely spaced adjacent frontage roads Recent development of a Khlar

Commercial Center along ith residential subdivisions has greatly impacted this

interchange Niether Pismo Beach Arroyo Grand or Caltrans have current raffic

counts in this area Since peak hour volumes for this interchange are running in

the area of 1300 vehicles per hour currently an analysis should be made through

the jurisdictions involved of the hourly traffic volumes Analysis of signal

warrants at this location wi probably show the interchange is close to meeting

warrants

It is estimated that this project will add 123 trips to the northbound offramp

and 246 trips to the southbound offramp during the P peak hour

A total of approximately 1197 trips will be added to this interchange during the

PM peak hour There will be a need for signalization which must i ncorporate

the frontage roads involved at full project buildouE

36 ACCESS AND INTERNAL CIRCULATION

Single Family Housing

The general layout of this area seems adquae The street called Ridge Road

which abuts this area seems uncessary unless it is a master plan requirement



of Pismo Beach It could be ellminased alrghrand the interior connecCing

streets modified The single connection to Price Street sboudbe carefully
evaluated I would suggest that voOUeS to Price Street be provided This

is due to the large traffic volumes tha wilt be nerated by 104 single family
units at one entrance

Mobile Home Park

The general layout of the Park seems somewhat awkward as the main entrance does

not lead the driver anyplace in particuar However he intersection with Price

Stree is well spaced from oher access points The ocal sLrees interior to

the Park are generally well connected with good circulation patterns I would

suggest the main entrance De redesigned o errninaC ac the main recreaion center

or investigate the feasibiliLy at widening the road on the southerly boundary of

the Park to provide continuity o cite main entrance A left turn pockeL should

be provided at the interseccion with Price Street

Commercial Area andoetonvenionCenter Complex

The current proposal shows wo access points off Oak Park Boulevard and three

access points off Price Street Although the concept a this time is only

conceptual there are a fewraffic engineering suggestions thac will help he

overall traffic situation when final concept plans are developed

1 As a general concept the motelconvention complex should be physically

separated from the commercial area A small greenbelt may be appropriate

This will prevent the conmercialoffice traffic from deouring down to

this entrance and overloading this access point

2 The entrance to the motelconvention complex should be removed as far

north as possible from he Oak ParklO1 interchange

3 The commercial area will be generating a large amoun of traffic Care

must be taken in the design of access locations off Oak Park Boulevard

Improperly designed an access point may require an additional Lraffic

signal With the close proximity of Price Street this should be avoided
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The location of acccs onto Price Street seems adquate The drivera

closest to Oak Park must be ket back to alcw raffic to exit the site

Attention Should be made to access points F the northerly future commercialT

site as well as the points mentioned abov

The City should consider requiring supplemental traffic reports when more

defined plans are available for the commercial areas These reports should

address the internal circulation and access points to Price Street and Oak

Park Boulevard

General

This greatly reduces the CorflicL points acnrsectiorsand will ultimately

Access streec to Price Sreet should be adequaLely spaced Conslderaion should

be given to prohibiting parking on Price Sreet

Adequate visibility of and from all street intersections should be provided

by benching slopes and providing good landscape design and maintenance The

minimum sight distance required in bot directions at each intersection on Price

Street and Oak Park Boulevard is 350 feet O mph design speed

37 SIDEWALKS

Sidewalks should be provided on both sides of all residential streets and Price

Street and Oak Park Boulevard In the mobile home park sidewalks may be optional

except on the major collector streets where sidewalk should b provided on one

side
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38 OTHER AREA PROJECTS

A number of other area projects are proposed in this genera area Although it

is beyond the scope of hls reporL the impcL of thosedvelopments on Price

Street and Oak Park Boulvar must be taken iroaccount n a comprehensive

manner

This is critical in the determination of two major facll ties 1 the required

rightofway and ultimate street section of Price street and 2 the Oak Park101

interchange and determlnarion of overcross widening and signatizaior
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LEVEL OF SER1ICE CRITERIA

t4aximum Sum of Critical Volumes
Level of Service for All Phases vehiclesh

A 1000

B 1150

C 1300

D 1450

E 160o

F i600
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OAK PARi AND NOP THP OUHO OIOFF

AT PROJECT BUILDOUT

PHASE RIGitT LANE VOLUME

DIAGRAM MOVEMENT THROOH HOVFS FACTOR 3 X 1

A EB 851 1

WB 7gt I 70

B NB 252 10 25

C NB 200 I0 200

LEVEL OF SERVICE

OPPOSIIG LEFT

TURH VOLUHE

Cfi I T I CAL

LANE VOLUME

TOTAL

252

20O

1303

AT PROJECT BUILDOUT

OAK PAR AND SOUTHBOUND ONOFF

A EB 2S 1O 2 27L

WB 63 O 6 4

B SB 620 1O 620 O

C NB 253 O 3 82

SB 258 o 124 31

L

LEVEL OF SERVICE DE

FOTAL I 533

EXISTING TRAFFIC

OAK PARK AND NOETHBOUHD OFFON

A EB 233 lO 233 O

WB 96 10 96 127

B NB 129 10 129 O

C NB 200 1O 200 O

TOTAL

LEVEL OF SERVICE A

233

233

129

2OO

562
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EXISTING TRAFFIC
OAK PARK AND SOUTHBOUND OFFON

PHASE

DIAGRAM

A

B

C

RIGHT 5 LANE VOLUHE

MOVEMENT THROUGH OVES FACTO 3 X

EB 28 10 2P 4

WB 276 10 276

SB 254 10 254

SB 63 10 63

NB 73 10 73

OPPOS I IG LEFT

TURiV OLUE

CIITI CAL

LANE VOLUME

LEVEL OF SERVICE A

TOTAL

383

290

254

84

104

741
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APPENDIX 1B

ArchaeologistsLetter

March 4 1983 letter from Robert O Gibson Archaeologist



Appendix B

ArcheologistsLetter

ABt



P 0 Box 102 Paso Robes Calif 93446 Phone 805 2385411

Mach 4 93

Mr Robert C Tartaalia

7360 E1 Camino Real Suite

P O Box 1939

Atascadero CA 93423

Proposal for Preliminary Archaeological Subsurface TestiD

at SLO1054 Toucan Terrace Pismo Beach CA

Dear

I have reveedthe CCP reoort of archaeological surface

survey for the above The survey ethods aDear to be commiece

and resulted in recording of a historic ducdatinc Dost AD

1940 and a crehistoric archaeoioqical site SLOi054

SLO1054 is locamed on a knoll and identified by notin

shell fragments in rodent backdirt The knoll is overookinc
an unnamed drainage area that feeds the no larqely dried u

Pismo Lake Several other areas around this Lake have been

surveyed and a nuer oz archaeolocical sites h been recorded

including SLO439 8bu8sSLO832 Occupation of these sa tes

varies from as early as 8506 years aco to as recent as 500

to 1000 years aco rchaeoloical sites in this area are

significant to many areas of researck and important to the

history of our County

Because some 150 acres are involved in the overall parcel
and because planning is still at an earl stage this site

can probably protected in several different ways once its

boundaries and nature are known Therefore I propose that

a preliminary archaeological subsurface test be conducted at

SL01054 in order to determine the depth boundaries internal

composition and sianificance of the archaeological site

I propose to auger 8 to 12 four inch diameter holes and

screen the soil with 18 and 116 mesh All cultural materials
will be washed sorted and identified A reoort of results
will include recommendations for treatment of SLO1054 in the

context of the orooosed development

Attached is

Please contact me

information

a cost estimate for the above scooe of work

if you have any questions or recuire additional

Sincerely

Robert O Gibson
Archaeologist
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APPENDIX C

EXTERIOR TRH

Pismo Devco proposes to make use of manufactured houses to supply

affordable housing on the lots so designated which include the

Mobile Home Park The developer proposes to utilize extensive

experience and special knowledge of design and land development

to convert the box look manufactured house to the final

result an attractive consumerdesirable and importantly
costeffective dwelling

The development of each residential unit is separated into three

phases for both the floor plan and the frontal elevations These

phases indicate the steps that will be taken in the development

of each residence Emphasis will be placed on the frontal

elevations which will make the standard two section manufactured

home become highly attractive examples of California residential

architecture

Six models floor plans will be available to the buyer to select

from Ail six models are shown in this appendix Model 1 has

been used as an example to indicate the phasing of the floor

plan and frontal elevation exterior treatment

In addition to the Model 1 example miscellaneous street

elevations A through C are included indicating the various

exterior treatments which will be available The design portion

of the residential development involves the use of sitebuilt

garages often with engineered roof trusses that extend onto

the house roof or beyond the garage to create attractive entry

ways False pilasters plantohs bay windows wing walls

brick veneer and flower boxes will be included in the various

methods used to develop pleasant exteriors
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Exterior color decor shall be limited to socalled earth colors

with selection by the buyer and final approval by the developer

to avoid a repititious effect The developer proposes to allow

the buyers a wide latitude in exercising their preferences in

floor plans elevations and landscaping with due control

maintained by the developer to insure a wide separation of similar

choices to avoid a stereotyped neighborhood

Standard features which will be included in the affordable homes

will include

1 Double garage

2 Concrete driveway

3 Front yard landscape

4 Gutters and downspouts

5 Fenced rear and side yards

6 Heavy composition roof

7 Concrete or wood patio

8 Smoke alarm

9 Plumbed and wired to facilitate the installation of

solar heat

10 Carpets
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Landscape Plan
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APPENDIX 1E

Lighting and Signage Plan
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JOHN RidcCARTHY PE
Traffic and Transportation Engineering

420 Ianice Street Paso Robles California 93446 o 18051 2389585

Mr Robert Tartaglia

TartagliaHughes Engineers
Atascadero CA

RE Toucan Terrace Project

Dear Bob

In accordance with our phone conversation the other day understand

that there is concern regarding the vertical grade of Price St and speed

of the traffic to travel Ehat street There are a number of design concepts

that can be used to help control traffic speed and provide good traffic

flow

1 STREET WIDTH

The ultimate width of Price St needs to be determined by the City The

most important considerations on width are a the extent of development

the City will allow and b the amount of traffic that will be using Price

St for traffic circulation in that area

However it should be made clear that wider streets will encourage

faster average travel speeds Therefore while good planning necessitates

anticipation of ultimate road widths making streets wider than needed

will tend to increase the speed of the traffic

The traffic from this project can be adequately handled with two

lanes of travel as stated in my report

2 REMOVAL OF PARKING LANES

The removal of parkino lanes can be one way to effectively decrease the

pavement width This is one mechanism to help keep the motorists speed

down

3

4

5

LANDSCAPED MEDIAN ISLANDS

While islands are not known to slow down traffic on steep grades they can

provide a buffer area for opposing traffic flows and thus avoid head on

collisions

VERTICAL ALIGNMENT

If it is feasible to create a flat approach area at major intersection

locations this will tend to slow traffic down after coming off a down

grade If topography allows this type of treatment I would highly recom

mend it

HORIZONTAL ALIGNMENT

Horizontal alignment can sometimes be modified to help slow traffic down

if a number of curves are placed in the road However I would not

recommend this approach on Price St due to its functional classification

andnecessary sight distance



page 2

jOHN Ri4cCARTHY PE
Traffic and Transportation Engineering

420 Janice Street Paso Robles California 93446 805 2389585

6 I have taken the liberty to sketch a few typical street cross sections

you may want to consider for this project to help with speed control

I hope these suggestions will help in the design of your project


