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7 INFRASTRUCTURE & FINANCING

This Chapter addresses the availability of public 

infrastructure build-out.  The goal is to provide certainty 
and direction for Plan Area development to proceed in a 
manner that serves the interests of the community. 

This Section evaluates the infrastructure and utility 

Area development. This Section contains information on 
water systems, wastewater, solid waste and recycling, 
stormwater, electricity and natural gas, high-speed data 
access, telecommunications, Prado Road connection, and 
Froom Ranch Way extension is provided in the following 
subsections. 

7.2.1  Potable and Non-Potable Water 
Systems

The City of San Luis Obispo Utilities Department provides 

population of 45,119 (US Census 2010). As shown in Table 

day (MGD) in 2012) is principally supplied by four water 
sources (totaling 8.91 MGD in 2012).

G

Provide certainty and direction for Plan 
Areas’ infrastructure and services to proceed 
in a manner that serves the interests of the 

community.

management strategies that will protect 
stormwater quality, mitigate potential 

developable land.

Provide utilities and streets, public services, 
and roadway improvements that will 

adequately serve the Plan Area.

Provide a Public Facilities Financing Plan that 
outlines a funding strategy for its enactment.

7.1.1  Goals
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Acre-Feet per Year
Million Gallons  

per Year (1)
Million Gallons  

per Day 

City of San Luis Obispo Water Demand 5,541 1,805 4.94

2012 WATER SUPPLY

Salinas Reservoir
6,940 (2) 2,261 6.19

Whale Rock Reservoir

Nacimiento Reservoir 3,380 1,101 3.02

Recycled Water 165 54 0.15

Subtotal 10,485 3,415 9.36

Situation (3) -500 -163 -0.45

1. 1 million gallons = 3.07 acre-feet.
2. Supplies for Salinas and Whale Rock Reservoirs are totaled.
3. Reservoir siltation is a natural occurrence that reduces storage capacity over long periods.

Source: City of San Luis Obispo, June 2014, LUCE 2035: Vol. I Draft EIR, pp. 4-355 to 4-356.

MGD) by about 3.02 percent and accounts for only 1.67 

“the per capita water use introduced by development 

existing irrigated row crops and associated groundwater 
use.” (City of San Luis Obispo, June 2014, LUCE 2035: Vol. 
I Draft EIR, p. 4-363). 

varied from 498 acre- feet per year (0.37 MGD) (City of San 
Luis Obispo, April 2004 Dalidio Final EIR) to approximately 
380 acre-feet per year (0.28 MGD) (Supplemental 
Statement of Water Diversion and Use for 2012) 
depending on the particular crop rotation. Agricultural 
water use on the site, as around California, varies annually 
depending on the types of crops planted, the number of 
crop rotations, and seasonal rainfall. Water supply to the 
property is sourced from on-site wells used for irrigation 
of the ongoing agricultural use. It is anticipated that these 
wells will continue to be used for irrigation of the San Luis 

Table 7-3 shows the projected water savings from the 

to existing conditions based on City of SLO Draft Final 
Water Master Plan, April 2015. This Table does not 
include anticipated reductions in water demand from 
the implementation of additional conservation measures 

and graywater systems planned for the site. San Luis 
Ranch would save between 56 and 103 AFY of water as 
compared to existing conditions. Water for use on the 
site is being drawn from the San Luis Valley portion of the 
San Luis Obispo Valley Groundwater Basin as described 
in California Groundwater Bulletin 118, State of California, 
February 27, 2004. The groundwater in storage in the San 
Luis Valley portion of the basin was estimated to average 
of 16,300 acre-feet. The City of San Luis Obispo has drawn 
water from this basin in the past, most recently during the 
drought of 1986 through 1990, and this basin remains 
a viable alternative for future groundwater pumping to 

The City of San Luis Obispo is in the process of completing 
its 2015 Water Master Plan, for which it has prepared a 
hydraulic model that analyzes the existing water system 

San Luis Ranch project are included in the City hydraulic 
model. Corresponding recommendations are provided for 

water system. New 12-inch mains will extend through the 
site from Madonna Road to the existing line at Highway 101 
across from Prado Road, as well as within the proposed 

buildout will connect to the existing 8 inch mains at the 
end of Froom Ranch Way, at the end of Oceannaire Drive 
and at the end of Dalidio Drive. These lines are depicted 
in Figure 7.1.
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Acre-Feet per Year

Low High

On-Site Water Demand 380 498

Projected San Luis Ranch Water Demand (1) 164 164

Projected Agricultural Demand (2) 157 228

Projected Water Demand Savings 56 103

1. Before implementation of conservation measures and graywater systems planned for project.
2. Approximately 51 acres will remain in agricultural production.

Land Use Count Unit Unit Factor
Demand 

Factor
Demand 

(GPD)
Demand 

(MGD)
Demand 

(Ac-Ft/Yr)

Single-family 300 Residences
Avg. 2.5 

persons per 
residence (1)

73 GPD per 
person 54,750 0.055 62

Multi-family 280 Residences
Avg. 2.5 

persons per 
residence (1)

73 GPD per 
person 51,100 0.051 57

Commercial 250,000 SF 0.10 GPD 
per SF 25,000 0.025 28

Hotel 200 Rooms 82 GPD per 
room 16,400 0.0164 18

Total (2) 147,250 0.147 165

Water Conservation
Management of on-site water consumption will be crucial in all aspects of the development of the San Luis 
Ranch site.  All of the structures, as well as all of the site components and facilities, will  include the latest water 

Water conservation measures will include:
• Requirements that all landscaped areas include drought-tolerant landscape to the maximum extent 

possible.
• Use of recycled water for exterior landscaped areas reducing the consumption of potable water.
• 

project.
• Interior reuse of gray water to the maximum extent allowed by law.
• On-site rainwater harvesting, including water storage cisterns as a means of capturing rainwater for use. 
• 

1. Based on average number of persons per residence in San Luis Obispo County, U.S. Census Bureau 2009-2013.
2. Before implementation of conservation measures and graywater systems planned for the project.
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Figure 7.1

1050 Southwood Drive
San Luis Obispo, CA 93401
P 805.544.7407  F 805.544.3863
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Update indicates that extending recycled water main lines 
through San Luis Ranch so as to loop the system does not 
appreciably help service pressures at Laguna Golf Course 
or Laguna Middle School. The loop system is therefore not 
hydraulically required. The proposed extension of a 6-inch 
Recycled Water Main from Madonna Road through the 

site is depicted on Figure 7.2. Open Space areas along the 

areas will be irrigated using recycled water sourced from 

separation shall be maintained between existing wells and 
recycled water. 

Figure 7.2

1050 Southwood Drive
San Luis Obispo, CA 93401
P 805.544.7407  F 805.544.3863
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7.2.2  Wastewater System

maintained by the City of San Luis Obispo Utilities 

currently receives an average of 4.39 MGD (City of San 
Luis Obispo, June 2014, LUCE 2035: Vol. III Background 
Report, p. 5-21). 

Table 7-4 shows the projected wastewater demand for the 

generation factors included in the City of San Luis Obispo, 
April 27, 2015, Draft Wastewater Collection System 
Infrastructure Renewal Strategy Report.

demand (4.39 MGD). However, projected build-out 
population from anticipated development in the City 
(including San Luis Ranch) is estimated to result in 5.5 
MGD of wastewater demand (City of San Luis Obispo, LUCE 

15 Capital Improvement Plan (CIP) allocates $12.4 million 
for improvements to the wastewater collection system 
through 2018 to accommodate the projected demand. 

upgraded to accommodate anticipated development. The 
CIP allocates nearly $66 million on system improvements 
to increase treatment capacity from 5.5 MGD to 5.8 MGD 
(City of San Luis Obispo, June 2014, LUCE 2035: Vol. III 
Background Report, p. 5-26).

Existing City wastewater facilities that surround the site 
consist of an 8-inch line in Madonna Road and two 8-inch 
lines that create a siphon from the main in Oceannaire 
Drive under Prefumo Creek to a 15-inch and ultimately 
18-inch line which extends through the existing San Luis 

Highway 101 to the Laguna Lift Station. 2013 upgrades to 

be provided via a parallel line constructed within the 
agricultural open space area and with a new crossing at 
Highway 101 and connection to the Laguna Lift Station.  
Proposed backbone sewer improvements for the San Luis 
Ranch project are shown in Figure 7.3. 

Land Use Count Units Demand Factor
Demand 

(GPD)
Demand 

(MGD)
Demand

 (Ac-Ft/Yr)

Single Family 300 Dwelling unit 150 GPD/DU 45,000 0.045 50

Multi-family 280 Dwelling unit 105 GPD/DU 29,400 0.029 32

Commercial 150,000 SF 60 GPD/     
1000 SF 9,000 0.009 10

100,000 SF 54 GPD/     
1000 SF 5,400 0.005 6

Hotel 200 Rooms 70 GPD/     
1000 SF 14,000 0.014 16

114
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1050 Southwood Drive
San Luis Obispo, CA 93401
P 805.544.7407  F 805.544.3863

Figure 7.3
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7.2.3  Solid Waste and Recycling

Department and operates through an exclusive franchise 
agreement with the San Luis Garbage Company. Between
2007 and 2010, the resident-related solid waste disposal 
rate ranged between 4.4 and 5.4 pounds per person, and 
the employee-related solid waste disposal rate ranged 
between  11.7 and 13.8 pounds  per  person  (City of San 
Luis Obispo,  June 2014, LUCE 2035:  Vol. I Draft EIR, p.
4-360).

household hazardous waste, is disposed of at the Cold 

City. In 2011, the City sent 49,979 tons of solid waste to 

1,620 tons of solid waste per day (591,300 tons per year) 
with 16.8 percent remaining capacity, but was granted 

an expansion to accept 2,050 tons per day (748,250 

are operating at 93 percent and 82 percent remaining 
capacity, respectively (City of San Luis Obispo, June 2014, 
LUCE 2035: Vol. I Draft EIR, p. 4-360).

As shown in Table 7-5, with 1,145 residents and 855 

projected to generate 3,013 tons of solid waste annually. 

and recycled items will likely be able to accommodate 
increased demand produced by the San Luis Ranch 

residents will be incentivized to recycle by the provision of 
curbside recycling, elimination of single-stream recycling 
(where item separation is required) and by education 
programs that discuss and identify recyclables. 

Count
Generation Factor 
(Pounds per Day)

Pounds per Day Tons per Year

Residents 1,450 4.90 (1) 7,105 1,297

Employees 855 12.75 (2) 10,901 1,989

Source: City of San Luis Obispo, June 2014, LUCE 2035: Vol. III Background Report, p. 5-99.

are focused on protecting stormwater quality, mitigating 

use goals. The following is a list of the planned stormwater 
strategies.

7.3.1  Stormwater Management 

Stormwater management is an important function in the 
preservation and maintenance of natural creek processes 
and ecosystems, as well as protecting built structures from 

stormwater management before and after development 

neighboring areas:

• Preserve existing drainage channels

• Protect clean water resources

• Recharge ground water

• Reduce minerals washed away

• Contain and treat on-site

to stormwater management requirements of the City of 
San Luis Obispo, including new standards for Low Impact 
Development (LID) set forth by the State Regional Water 
Quality Control Board, through the use of bio swales, 
detention and retention basins, cisterns, and other low 
impact methods to recharge the aquifer on-site. See 
Section 7.3.2 for general stormwater management goals.  
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7.3.2  Existing Conditions and Floodplain 
Management Plan 

San Luis Ranch is located in a designated 100-year 

southwest, along the Cerro San Luis Drainage Channel 
and along the west side of the 101 freeway, across the 

includes both preventative and corrective measures to 

When fully developed and under normal conditions, San 
Luis Ranch will manage natural resources responsibly by 

maximum increase of 5% over pre-development as 

location of detention and retention basins, as well as 
stomwater treatment areas.  Figure 7.5 shows grading 

post-development.

Low Impact Stormwater Control    

General Grading and Drainage Info

The project will be designed to comply with the 
requirements of the City of San Luis Obispo for Post 
Construction Stormwater Treatment.  Stormwater 
detention for the project will be designed to:

• 

maximum increase of 5% over pre-development 

Management Plan.

• Due to the location of the project within the Prefumo 

storm will not be detained.
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Figure 7.4  Floodplain Management Plan
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Area 1– Multi-Family

The mult-family area (Area 1) will be graded using 
standard methods, incorporating stormwater 
treatment and retention upstream of discharge to 
the adjacent water-ways.  Stormwater treatment 
will be addressed within individual neighborhoods 
and commercial areas, along roadways, and in park 

from the existing Promenade Shopping Mall will be 
diverted and detained in a manner which allows for 
residential portions of the project adjacent to Prefumo 
Creek and Cerro San Luis Channel to release treated 

may be within adjacent commercial properties or the 
underground system adjacent to Froom Ranch Way.

Area 2– Residential &Commercial

Area 2 is the largest proposed development area 
and includes residential and commercial uses. This 

within the Federal Emergency Management Agency 

Prefumo Creek and Cerro San Luis Drainage Channel 

features will be included throughout the development 
area and detention basins may be included in this area.

Area 4– Agricultural Open Space

increased to accommodate additional development.  

property line. This area will be preserved for open 
space and agricultural use. .

Area 3– Commercial Area

This commercial area is within the FEMA and City

through parking areas, and through box culverts. The 

development features will be included throughout the 
site and detention basins may be included in this area.

1

2 4

3

CONCEPTUAL FLOODPLAIN MANAGEMENT PLAN
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Figure 7.5  Conceptual Grading Plan
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CONCEPTUAL GRADING PLAN

Area 1– Grading Area 1

The multi-family area will be graded using standard 
methods.  It is currently and will remain outside of the 

Area 2– Grading Area 2

across the proposed single-family and commercial 

properties will be graded such that, at a minimum, all 

100-year storm will be contained in the streets.  The 
project will process FEMA Conditional Letter of Map 
Revision (CLOMR) and Letter of Map Revision (LOMR) 
documentation as described in Section 7.3.2.

Area 4– Grading Area 4

With the exception of the proposed Agricultural 
Center, the agricultural area is in and will remain in the 

properties.  The agricultural area will be lowered to 

surrounding properties. Grading in the Agricultural 

Area 3– Grading Area 3

1

2 4

3
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Figure 7.6
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Area 1– Drainage Area 1

Multifamily housing will be laid out in a manner which 
will allow the incorporation of stormwater treatment 
and retention upstream of the discharge to adjacent 
water-ways.  This stormwater treatment will be 
addressed in park areas, at street medians and curb 
bump-outs in order to meet the requirements for 
Post Construction Stormwater Treatment. Required 
detention for this site will be provided on-site where 
possible, or may be provided within other portions of 

and remote detention such that the detention criteria 
associated with this area is met.

Area 2– Drainage Area 2
Drainage from the Commercial property will be 
treated and detained on-site. Flows from this area 
will be released to project storm drain network which 
eventually outfalls to Prefumo Creek, or to Cerro San 
Luis Channel.

New drainage facilities at the existing Cerro San Luis 
Channel and Dalidio Drive will be installed to convey 

under Dalidio Drive to the Cerro San Luis Channel.  
Improvements to Dalidio Drive will convey larger storms 
from properties to the north across Dalidio Drive to 
the Cerro San Luis Channel.  Some of this water may 
be diverted through underground piping to project 
detention areas in order to facilitate some regional 
detention as needed.

The Single Family Residential area will provide required 
stormwater treatment within street landscape areas, 
the central park area, and areas adjacent to the creek 
and channel.  Required stormwater detention will be 
provided on-site where possible or may be provided 
within other portions of the project through the 

such that the detention criteria associated with this 

Area 4– Drainage Area 4
The Agricultural Open Space Area will remain within 

Agricultural Center, no development is proposed in 
this area and no stormwater treatment or detention 
is required for agricultural uses. Required storm water 
treatment associated with the Agricultural Center 
will be contained within that development area, and 
detention may be proposed in that area as well.

In order to support the needs of Areas 1 and 2 and 
the Agricultural Center there may be some regional 
detention facilities adjacent to Froom Ranch Road 
in the form of linear shallow basins or underground 
storage.  Flows from these basins will be released to 
Prefumo Creek.

Opportunities to utilize the regional detention facilities 
in creative ways to support sustainable practices will 
be explored.

Area 3– Drainage Area 3

will be treated and detained on-site.  Flows from this 
area will be released to project storm drain network 
which eventually outfalls to Prefumo Creek.  Drainage 
from the existing parking areas to the north will be 
conveyed through the project to the project storm 
drain network.    

1

2 4

3
CONCEPTUAL DRAINAGE PLAN
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7.4.1  Electricity and Natural Gas

approximately 251.5 gigawatt hours (GWh), 37 percent of 
which was accounted for by the residential sector. PG&E 
owns all the power transition lines that provide electricity 
to the City of San Luis Obispo (City of San Luis Obispo, June 
2014, LUCE 2035: Vol. III Background Report, p. 5-45).

Southern California Gas Company provides natural 

consumption was approximately 1,085,520 decatherms 
(Dth) (City of San Luis Obispo, LUCE 2035:  Vol. III 
Background Report, p. 5-47). The natural gas and oil 

the southern border of San Luis Obispo County. The closest 

run along Los Osos Valley Road and Highway 101. These 
operate at pressures above 200 pounds per square inch 
(psi) (SoCalGas, 2015, Gas Transmission and High Pressure 
Distribution Pipeline Interactive Map: San Luis Obispo, 
http://www.socalgas.com/safety/pipeline-maps/san-luis-
obispo.shtml).

The existing electricity and natural gas infrastructure in the 

Luis Ranch.

7.4.2  High-speed Data Access

Residences and businesses in San Luis Ranch will have 
access to high-speed Internet delivered via a recently 

beyond government and Cal Poly facilities (City of San Luis 
Obispo, June 2014, LUCE 2035: Vol. III Background Report, p. 

Area;  another runs along Los Osos Valley Road, also close to  

one gigabit per second (San Luis Obispo County, February 
1, 2011, SLO County Fiber Optics: A Broadband Discussion, 
http://www.slocounty.ca.gov/Assets/ITD/Presentations/ 
Broadband+Fiber+02-01-2010-114.pdf; City of San Luis 
Obispo, June 2014, LUCE 2035: Vol. III Background Report, 
p. 5-48).

Broadband internet service in the area is provided by 
Charter Communications, AT&T, and Comcast. 92 percent 
of the San Luis Obispo-Paso Robles area has access to one 
or more providers for the wire-line connection required 
for broadband service (City of San Luis Obispo, June 2014, 
LUCE 2035: Vol. III Background Report, p. 5-49).

The existing high-speed data infrastructure is most likely 

7.4.3  Telecommunications

The San Luis Obispo-Paso Robles area has access to one or 
more wireless providers, and approximately 99.4 percent 
of the population has access to two or more wireless 
providers. Phone service providers that cover the area 
include AT&T, Verizon, T-Mobile, Sprint, and Nextel. (City of 
San Luis Obispo, June 2014, LUCE 2035: Vol. III Background 
Report, p. 5-44).

The existing telecommunications infrastructure is most 

7.4.4  Prado Road Connection

As discussed in Chapter 6, the eventual construction of a 
new overcrossing at Prado Road will serve the expanded 
commercial and residential development of San Luis Ranch 
and will provide an additional east-west connection in 
San Luis Obispo that would reduce congestion at the Los 
Osos Valley Road and Madonna Road interchanges and 

Road connection. The Prado Road connection is also a 
“Designated STAA Truck Routes” in the San Luis Obispo 
General Plan Circulation Element.

address the Prado Road connection and the responsibilities 
of new development.  The Land Use Element puts forth that 

development of a Prado Road connection. Appropriate 

(overpass or interchange) at this location shall be dedicated 
as part of any proposal. (City of San Luis Obispo General 
Plan Land Use Element Section 8.1.4-a, p. 1-87)
 

improvements as a Transportation Capital Project.  As such, 
the Prado Road connection is subject to the following under 
the Circulation Element:
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1) “Development” means that the proposed changes to 
the street system would be paid for by the developers of 
adjoining property or properties that directly impact the 
street section or facility.   In general, development-funded 
projects will be constructed at the time that development 
occurs. However, projects may be built prior to or after 
development when it is necessary to complete an important 
circulation link. In these cases, future developments may be 
assessed for existing improvements.

2)  The design of the Prado Road interchange and 

Road interchange will be determined as part of Project 
Study Reports (PSRs) required by CalTrans. The alignment 
of Prado Road northwest of Route 101 and its connection 

consideration of plans to expand commercial development 
consistent with the General Plan Land Use Element.

of a vehicular and/or bicycle and pedestrian extension of 
Prado Road will eventually occur and that construction of a 
Prado Road interchange at Highway 101 may occur based 
on performance triggers established by the City. Once these 
triggers have been established, San Luis Ranch will fund 
its fair share component of the Prado Road infrastructure 
improvement costs, as discussed further in Sections 7.5-7.7.

7.4.5    Froom Ranch Way Connection

As discussed in Chapter 6, San Luis Ranch will also provide 
a connection to Froom Ranch Way to enable access from 
Los Osos Valley Road to San Luis Ranch and Prado Road.  

needs by providing a connection between commercial 
centers.  

extension.

The Land Use Element puts forth:

Connection to Froom Ranch Way and Calle Joaquin, if 
proposed, shall not bifurcate on-site or neighboring 
agricultural lands. Any connection to Calle Joaquin shall 
be principally a secondary/emergency access by design 
(Section 8.1.4-c, p. 1-87).

The Circulation Element states:

As part   of  any  proposal   to  further   develop  the Dalidio-
Madonna  Area, the alignment  and design of extensions  of 
Froom  Ranch Way and Calle Joaquin connecting with Prado 
Road (west of Route 101) shall be evaluated and established 
if consistent with the Agricultural Master Plan for Calle 
Joaquin Reserve. (Section 9.2.5, p. 2-31)

Froom Ranch Way without bifurcating agricultural lands 

Access Easement between Froom Ranch Way and Calle 
Joaquin.
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7.5.1  Police and Fire Protection

will be provided by the City of San Luis Obispo and will 
be based out of the San Luis Police Department (SLOPD) 

While neither the City of San Luis Obispo General Plan 

police departments in the region, with the exceptions of 
Atascadero and Paso Robles. According to the California 

ratio is also slightly below the state average for comparable 
communities (City of San Luis Obispo, June 2014, LUCE 
2035: Vol. I Draft EIR, p. 4-292).

According to the LUCE DEIR, the City should consider hiring 

all build out anticipated under the LUCE update, which 

Luis Obispo, June 2014, LUCE 2035: Vol. I Draft EIR, p.4-

in San Luis Ranch.
 
The San Luis Obispo City Fire Department (SLOFD) will 

served by Fire Station No. 4 located at the intersection of 
Madonna Road and Los Osos Valley Road, approximately 

Plan Area, and by Fire Station No. 1 located near the 
intersection of Broad Street and Santa Barbara Avenue.

time area, meeting the SLOFD target response time for 

7.5.2  Schools

Public education in the City is provided by the San Luis 

preschool, primary, secondary, and adult education.  The 

areas for C.L. Smith Elementary School, Laguna Middle 
School, and San Luis Obispo High School. Table 7-6 
shows the enrollment and student-teacher ratio for these 
schools and the district-at-large. 

The district wide student-teacher ratio of 21 falls below 
the 2011-2012 statewide average of 23.4 (National Center 
for Education Statistics, October 2013, Selected Statistics 
from the Common Core of Data: School Year 2011–12, p.
3, http://nces.ed.gov/pubs2013/2013441.pdf).

As shown in Table 7-7 on the following page, San Luis 
Ranch residential development is estimated to add 87 

School Grade Level Enrollment Teachers Students per Teacher

C.L Smith Elementary Pre K-6 418 20 21

Laguna Middle School 7-8 688 36 19

San Luis Obispo High 
School 9-12 1,431 70 20

District-wide 7,090 336 21

 Source: City of San Luis Obispo, June 2014, LUCE 2035: Vol. III Background Report, p. 5-71
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Grade Level
Generation Factors (Stu-

dents per Unit)
San Luis Ranch  
Development

Number of Students

SINGLE-FAMILY RESIDENTIAL UNITS

0.302

300

90.6

7-8 0.064 19.2

9-12 0.119 35.7

Total 0.485 145.5

MULTI-FAMILY RESIDENTIAL UNITS

0.116

280

32.48

7-8 0.032 8.96

9-12 0.066 18.48

Total 0.214 59.92

TOTAL

123.08

7-8 28.16

9-12 54.18

Total 205.42

 Source: SLCUSD 2015b.

Table 7-7  San Luis Ranch Student Generation

development will continue the Citywide trend of a 
growing student population—total district enrollment has 
increased by 3 percent  over the past three years (City of 
San Luis Obispo, June 2014, LUCE 2035: Vol. I Draft EIR, 
p. 4-292). To account for the cost of the growing student 
population presented by new development, SLCUSD sets 
school impact fees for developments within the district 

at $3.36 per square foot of residential use and $0.54 per 

School District, 2015, Developer  Fees, http://www.slcusd.
org/department-page.php?id=38). As shown in Table 7-8 

would generate over $3.1 million in impact fees for the 
district.

Average  
Square Feet

Number of 
Unit

Total Square 
Feet

Developer Fee

Per  Square 
Feet

Per Unit Total

Residential, Single-
family 1,814 300 544,200

$3.36
$6,095.04 $1,828,512

Residential, Multi-
family 1,296 280 362,880 $4,354.56 $1,219,277

250,000 $0.54 $135,000
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In addition to the utility infrastructure discussed    in 
Section 7.2, various other roadway improvements are 

The transportation improvements will be constructed in 
a phased manner to match the development sequencing 

of the transportation impacts to local roads are mitigated 
through the construction of the Prado Road / US Hwy 101 
overcrossing and interchange.

 

Table 7-9 lists the anticipated development phases or 
triggers and the major transportation infrastructure 
improvements associated with each phase. Although 
bicycle and pedestrian facilities are not listed, those are 
included with each phase of development. See Figure 7.7 
for an illustration of the    phases.

See Chapter 6 for more information on the circulation 
system and street cross sections.

  The Froom 
Ranch Way extension includes a new 2-lane bridge over 
Prefumo Creek and 2-lane collector road with Class I Bike 
Lane connecting the existing roadway section on the south 
side of Prefumo Creek and extending to the Prado Road 
connection on the north. This improvement will provide a 

Osos Valley Road The bridge and roadway link is required 

measure T-5 Froom Ranch Way Bridge Phasing.

 The existing segment 

two eastbound and two westbound lanes. A right-in and 
right-out connection with acceleration and deceleration 
lanes and a left-in will be   provided in Phase 3 on  this  
section  of   Madonna  Road to serve the high density 
residential units. This segment will require widening to 

and provide bike lanes, curb, gutter and sidewalk along 

 The  existing  segment 
of Dalidio Drive south of Madonna Road includes two 
northbound lanes and two southbound  lanes  until  the  

Shopping Center,  at  which  point  the  road  narrows  
to  two lanes (one in each  direction).  Dalidio  Drive  will  
require widening to its planned 4-lane arterial  width 

residential development.

for review and approval by the City of San Luis Obispo 

duration of construction, physical constraints, nearness 

pedestrian, driveway access, etc.)

Table 7-9 San Luis Ranch Build-Out Phasing Plan

Phase/Trigger

Phase 1 – Residential  (large lot)

Dalidio Drive widening, Froom Ranch Way Extension 
and Bridge, Froom Ranch Way / Dalidio Drive Signal or 
Roundabout, Madonna Road / Dalidio Drive intersection 
improvements

Phase 2–Residential (small lot) Funding mechanism established for Prado Road 

Phase 3 – High Density Residential and Agricultural Heritage 
Center Madonna Road Widening and Frontage Improvements

Phase 4 – Commercial (Hotel) Roundabout  Improvements

Transit Hub at Retail Center
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This   improvement   would extend Prado Road as a 4-lane 
arterial with a Class I Bike Lane  from  the  San  Luis  Ranch  
site  across  U.S.  Highway 101 via an  overpass  and  
connect  to  the  existing  section of Prado Road on the 
east side of the freeway. The existing northbound ramps 

improvement, an approved funding plan will be in place 
prior to occupancy of Phase 2 units. A southbound ramp 

would pay a fair share contribution  to  this regional  
improvement.

Figure 7.7
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Phase Circulation Water Wastewater Storm Drain Recycled Water

1

Contruct Dalidio 
from Madonna to 
Froom Ranch and 
Froom Ranch to 
Prefumo Creek 
bridge

Timing of Bridge 
TBD

Construct SLO 
Ranch Way to Froom

Construct 12” line 
from corner of 
Dalidio/Froom to 
connection in west 
of performo creek. 
Install 10” from 
Madonna to Froom. 
Install 8” lines within 
SFD(NG-10)

Install 8” lines in 
SLO Ranch Road, 
Froom from SLO 
Ranch to 24” line 
and 8” lines within 
residential area

Install underground 
detention in 
commercial area.

Install underground 
retention area in 
neighborhood park 
and pocket park 
near Froom Ranch 
bridge

Install vegetated 
retention areas

Channel & creek 
widening full length 
of channel, and 

channel to Froom 
bridge

Install 6” line in 
SLO Ranch Rd from 
Madonna to Froom

2

Contruct Dalidio 
from Madonna to 
Froom Ranch and 
Froom Ranch to 
Prefumo Creek 
bridge

Funding Mechanism 
for Prado Road 
Overpass/
Interchange

SLO Ranch Way to 
Froom

Connect to 10” line 
in SLO Ranch Rd. 
Loop 8”lines within 
30x80 lots (NG-23)

Install 8” lines 
internally 
connecting from 
SLO Ranch Road

3
Madonna 
Improvements/ 
Internal roads

Connect to 10” line 
in SLO Ranch Rd.  
or connect to 12” 
line in Froom for AG 
Heritage Center

Connect to 8” line in 
SLO Ranch Road

On-site surface 
retention or 
underground 
detention, as 
needed.

Vegetated bioswales 
(pervious pavers, 
grass crete parking, 
etc)

Connect to 6” line 
in SLO Ranch Rd for 
Multi-family

4 Internal only Connect to 12” line 
in Froom

Connect 8” line 
in Froom Road/
SLO Ranch Road 
to Daladio/Froom 
intersection 

Underground 
stormwater 
detention and 
vegetated bioswales 
as needed

Install 6” line from  
SLO Ranch Road / 
Froom to Froom/
Dalidio intersection

5

Obtain access 
easement from 
Madonna Shopping 
center owner

Connect to 12” line 
in Froom

6
Dalidio/Prado 
extension/overpass 
timing TBD

Connect from 
Harvest Street 
to existing line in 
Dalidio Drive

Table 7-10 San Luis Ranch Phasing Strategy
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Financing Plan (PFFP), and outlines a funding strategy to 
enact the PFFP.  The PFFP will outline construction and 
maintenance costs for required facilities and services that 
would be impacted by the project. The PFFP also presents 

7.8.1  Public Facilities Financing Plan (PFFP)

Build-Out and Phasing
Figure 7.7 shows a map of the phasing plan. Tables 7-11 
and 7-12 outline the proposed residential and commercial 
build out by year, respectively, in terms of dwelling units, 
square footage, and acreage. These tables show maximum 

buildout may be lower, but not less than the minimum 
required by the General Plan. The actual residential 
product mix at buildout will be determined by market 
conditions.

Year Dwelling Units Acres

2018 86 8.0

2019 196 15

2020 175 15

2021 123 4.0

42

Table 7-11 San Luis Ranch Residential Build-Out Phasing Plan

Year
Commercial Hotel + Conference Center

Square Feet Acres Square Feet Acres Rooms Acres

2018 50,000 4.00

2019 50,000 4.00 25,000 1.05 200 3.50

2020 50,000 4.00 25,000 1.05

2021 25,000 1.05

2022

2023 25,000 1.05

2024

Table 7-12 San Luis Ranch Non-Residential Build-Out Phasing

The total cost of transportation and backbone utility 

build-out is estimated to be approximately $28.8 million 

of land acquisition associated with roadway infrastructure 

improvements, existing development impact fees (school, 
City, or other), on-site stormwater management, or in-
tract improvements that project developers will assume 
as their projects are constructed.  
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Improvement Project Estimated Cost Trigger

Froom Ranch Way Extension $1,900,000 Phases 1 and 2 (Residential)

Madonna Road Improvements $500,000 Phases 1 and 2 (Residential)

Utility Infrastructure (1) $1,015,000 Phases 1 and 2 (Residential)

Prado Road Extension - U.S. 
101(2) $22,450,000 Subject to approved funding plan, prior to 

occupancy of Phase 2 units

Dalidio Drive Improvements $2,000,000 Phase 3 (Commercial)

$170,000 Phase 3 (Commercial)

Froom Ranch Way Bridge $800,000 Phase 3 (Commercial)

1. Wastewater, Water, and Recycled Water Backbone Infrastructure Shown in Figure 7.1, 7.2, and 7.3.

2.  Cost estimate assumes overcrossing of U.S. 101 with no interchange. San Luis Ranch will only pay its fair-share 
portion of the Prado Road extension cost. 

Funding Mechanisms
This section outlines key funding sources that would 

into two groups: 

1. Primary funding mechanisms (Community 
Financing District (CFD) and Enhanced 
Infrastructure Financing District (EIFD)) will 
generate the primary funds necessary to complete 
the improvement projects described above. 

2. Ancillary funding mechanisms (Development 
Agreements, Development Impact Fees, and 
Developer Financing) will generate funds necessary 
to cover the costs to administer primary funding 
sources and other infrastructure projects as 
needed. 

Cost Allocation
As mentioned above, the primary funding mechanisms 
for infrastructure improvements are Community Facilities 
District (CFD) and Enhanced Infrastructure Financing 
District (EIFD). Table 7-14 shows how bonds could be 

accordingly. It is anticipated that San Luis Ranch will pay 
its fair share of these improvements.

In order to reduce construction noise levels during each 
phase of development, various noise mitigation measures 

to be implemented prior to and/or during construction 
include: 

• N-1(a). Utilizing haul routes that avoid residential 
neighborhoods; 

• N-1(b). Limiting construction work hours between 
the hours of 7:00am to 7:00pm daily; and 

• N-1(c) Construction Best Management Practices 
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Improvement Project Estimated Cost
Bond Financing 

First Issuance Second Issuance Third Issuance

Froom Ranch Way Extension $1,900,000 $1,900,000

Madonna Road Improvements $500,000 $500,000

Utility Infrastructure (1) $1,015,000 $1,015,000

Dalidio Drive Improvements $2,000,000 $2,000,000

$170,000 $170,000

Froom Ranch Way Bridge $800,000 $800,000

Prado Road Extension - U.S. 101 (2) $22,450,000 $22,450,000

1. Wastewater, Water, and Recycled Water Backbone Infrastructure Shown in Figure 8.1, 8.2, and 8.3.

2. Cost estimate assumes overcrossing of U.S. 101 with no interchange. San Luis Ranch will only pay its fair-share 
portion of the Prado Road extension cost.

7.8.2  Funding Mechanisms

This Section provides information on primary and ancillary 
funding mechanisms.

Primary Funding Mechanisms
 A Community Facilities 

District (CFD) is a special district created pursuant to 
the Mello-Roos Community Facilities Act (California 

infrastructure and service projects through levying of a 
special tax on property in the district.  Public bonds can be 
issued based on the revenue stream from the special tax. 
As a primary funding mechanism, a CFD may provide for 
the purchase, construction, expansion, or rehabilitation 
of any real or other tangible property with an estimated 

of a CFD are discussed in Section 7.6 above.

 An 
Enhanced Infrastructure Financing District (EIFD) is a 
new funding mechanism that was approved by the State 

created within a city or county, and is established upon 
approval by 55 percent of voters.  The legislative body of 
the participating entities governs the EIFD. An EIFD can 

or rehabilitation of a wide variety of public infrastructure 
and facility projects such as parking, transit facilities, 
sewage treatment, parks, recreational facilities, open 
space and libraries.

issues related to EIFDs in 2015.

Ancillary Funding Mechanisms
Under Revenue and 

Taxation Code Section 99, a county may upon annexation 
enter into an agreement with a city to share property taxes 
that would be spent towards improvements, services, etc. 
in the annexed area.

It is envisioned that the City of San Luis Obispo and the 
County of San Luis Obispo will work together to develop a 
fair and equitable approach to the sharing of incremental 
increases in real property ad valorem taxes imposed and 
collected as authorized by the Revenue and Taxation 
Code in order to encourage sound urban development 
and economic growth.

 A development agreement 
is a tool for establishing a vested right to proceed with 
development in conformance with the policies, rules, and 

Code Section 65864). Development agreements provide 
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time that the proposed project may proceed as originally 

use regulations. In exchange for this assurance, the 
landowner/developer may agree to public improvements, 
land dedications, or in-lieu fees, as negotiated with the City, 
as a condition of the agreement.

Allowed under Government 
Code Section 66000 et seq., development impact fees 
are payments from new developments required by local 

City facilities to accommodate the development. To establish 
the appropriate fee amount, a jurisdiction determines 

“nexus” study to demonstrate the relationship between the 
proposed improvements and new development.  

Table 7-15 shows the projected impact fees that will 

with credits for sustainable development practices or use of 
on-site resources such as water wells if deemed appropriate 
by the City.

 In many cases, developers fund 
facilities or dedicate land as a means of mitigating the 
impact of their developments. For example, the City may 
impose, as a condition of development, construction of a 
facility that is needed, such as a roadway. Once the roadway 
is constructed and accepted by the City, fee credits equal 
to the amount of the cost of the facility or the cost of the 
facility as estimated in the capital improvement plan, can be 
issued to the developer. The developer can then apply them 

fair share reimbursement agreement for any constructed 
facility that is oversized.

 The Landscaping and 
Lighting District of 1972 (California Streets and Highways 
Code §§ 22500, et seq.) allows local agencies to establish a 

lighting in public areas as well as construction of community 
centers and acquisition of parks. An assessment is charged 
to each property owner in the district based on a formula 

owner. Landscaping and Lighting Districts are subject to the 
voting and notice requirements of Proposition 218.

 Homeownership 
Association (HOA) fees may be used to fund maintenance 
for parks if the parks are considered part of the HOA 
common area.

phases as outlined in Section 7.8. Changes in required 
facility design and cost estimates might result. The PFFP 

7.9.1  Updates and Revisions to the PFFP

change in facility plans, land use plans, or infrastructure 
cost estimates.  When these items are revised, there will be 
a corresponding change in the fair share cost allocation to 
each type of land use anticipated within the San Luis Ranch 

must also be adjusted to maintain a nexus between facilities 
being funded and land uses paying such fees.

7.9.2  Individual Project Applications and 
Developer Reimbursements
When an individual project is submitted to the City for 
processing and approval, the facilities required to serve that 

of public facility phasing, it is likely that certain projects will 
be required to oversize improvements to accommodate 

fair share of facility costs to the costs of improvements 
required to allow the project to proceed, the City will be 
able to calculate an equitable reimbursement to the 
developer paying for oversized improvements.  The City will 

such a reimbursement.

7.9.3  Capital Facility Account(s) for Collected 
Fees
Pursuant to Section 66006 of the California Government 
Code, the City will establish a capital facility account(s) for 
collected fees. Establishment of this account(s) will prevent 
commingling of the fees with other City revenues and funds. 
Interest income earned by fee revenues in these accounts 
will be deposited in the accounts and applied to facility 
construction costs. Within one hundred eighty days of the 

pertaining to each account (as required by Section 66006 
(b)(1)) available to the public and will review this information 
at a regularly scheduled public hearing.
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Avg. 
SF

Unit 
Count

Total SF
Other 
Mea-
sure

Impact Fees Fee Calculation

Amount Per Per SF Per Unit Total

TRANSPORTATION IMPACT + PLAN PREPARATION FEES

Residential, 
Single-family

1,814 300 544,200 Unit $1.94 $3,519.16 $1,055,748.00

Residential, 
Multi-family

1,296 280 362,880 Unit $2.41 $3,123.36 $874,540.80

100,000 SF $7.05 $705,000.00

Service Com-
mercial

150,000 SF $3.82 $573,000.00

Hotel/Motel 200 $1,632.00 Unit $1,632.00 $326,400.00

WATER DEVELOPMENT IMPACT FEE

Residential, 
Single-family

1,814 300 544,200 $10,775.16 Unit $5.94 $10,775.16 $3,232,548.00

Residential, 
Multi-family

1,296 280 362,880 $7,542.72 Unit $5.82 $7,542.72 $2,111,961.60

100,000

Service Com-
mercial

150,000

Hotel/Motel 200 4” meter $179,934.00 4” meter $179,934.00

WASTEWATER DEVELOPMENT IMPACT FEE

Residential, 
Single-family

1,814 300 544,200 $3,736.84 Unit $2.06 $3,736.84 $1,121,052.00

Residential, 
Multi-family

1,296 280 362,880 $2,604.96 Unit $2.01 $2,604.96 $729,388.80

100,000

Service Com-
mercial

150,000

Hotel/Motel 200 4” meter $62,621.00 4” meter $313.11 $62,621.00

Residential, 
Single-family

1,814 300 544,200 SF $3.36 $6,095.04 $1,828,512.00

Residential, 
Multi-family

1,296 280 362,880 SF $3.36 $4,354.56 $1,219,276.80

100,000 SF $0.54 $54,000.00

Service Com-
mercial

150,000 SF $0.54 $81,000.00

Hotel/Motel 200
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7.9.4  City Ordinances Enabling Impact Fees

City Council could adopt an ordinance enabling impact 

include transportation and water connection surcharges 

Plan Areas of the City of San Luis Obispo.

7.9.5  Creation and Administration of a CFD

Formation  of the CFD may be initiated  by any one of the 
following  methods:  (1) motion  by the  City Council, (2) a 
written  request  signed by two City Council members,  (3) 
a petition  signed by 10 percent  of the registered  voters 
or  in  the  proposed  CFD, or  (4) a petitioned signed  by 
property  owners  accounting  for  10 percent  of the  land 
in  the  proposed   CFD. Within 90 days of initiating the 
proceedings, the City Council adopts a resolution of intent 
to establish the CFD. In not  less than  30 days and  not 
more  than  90 days from  adoption  of the resolution,  the 
City Council will hold  a public  hearing  on the  formation 
of  the  CFD. Finally, as required by Proposition 13, the 
special tax must be approved by two-thirds of registered 
voters in the proposed CFD. However, if there are fewer 
than 12 registered voters residing in the proposed district, 
the vote shall be by the landowners of the proposed CFD, 
and each landowner shall have one vote for each acre or 
portion of an acre of land owned within the CFD.

Formation of a Community Facilities District commits the 
City to the ongoing administration of the CFD. A Mello- 

annual lien that must be calculated and levied each year. 
The appropriate special tax will be determined by the City 
or its designee after consideration of annual debt service 
requirements, direct construction funding, administrative 
costs of the CFD, prepayments received, and development 
activity within the CFD. After the special taxes have been 

county auditor to be included on the secured property tax 
bill.

7.9.6 Forming an EIFD

Enhanced Infrastructure Financing Districts (EFIDs) are a 

in Government Code Sections 553398.50, et seq. 

mechanisms under California law, EIFDs may be formed 
by resolution of the city council without an accompanying 
public vote. To issue bonds, however, an EIFD must hold 
a vote and garner at least 55 percent of voter approval 
for the issuance. Before adopting a resolution forming 
an EIFD, the city council must publish the proposed EIFD 

a city that in the past created a redevelopment agency 

may not initiate formation of an EIFD until the former 
redevelopment agency is adequately concluded pursuant 
to Government Code Section 53398.54.


