Staff Report

Agenda Item No.

To: City of Imperial Planning Commission
From: Lisa Tylenda, Planner
Date: February 14, 2018

Subject:  Zone Change and General Plan Amendment for proposed R-1 PUD.

Background:

e Current Zoning: R-A (Residential Apartment)

e Proposed Zoning: Planned Unit Development (R-1 Single Family Residential)
e Current Land Use: Vacant Parcel

e Size of Property: 507,836 sqft./11.68 acres

e Parcel Legal Description: BLK 1 VICTORIA RANCH SUB UNIT NO 3C CITY OF
IMPERIAL 11.68AC

e Site Design: Please see attachments.

e Environmental Clearance: An Initial Study has been conducted (please refer to
attachment). The Initial Studied Relied on the Victoria Ranch Subdivision Mitigated
Negative Declaration. There is actually a decrease in density, the initial study showed
that there is less than significant impacts or no impacts in the various environmental
categories. A Negative Declaration is recommended.

The parcel in question is currently zoned RA-(Residential Apartments). The parcel was
previously proposed to be 405 Multifamily Dwelling units (apartments) when the original plans
were approved in 2005. The applicant is requesting a Zone Change and General Plan
Amendment to allow for a “Planned Unit Development” for 113 R-1 Single Family Residential
homes.



General Plan Compliance and Policies Related to this Application:

Planned Unit Development Ordinance

The Planned Unit Development (PUD) District is intended for project areas where exceptional
architectural design is achieved and special community amenities are provided. Property
development standards such as minimum lot size, setbacks, and density are more flexible in the
PUD zone. In exchange for such flexibility, the project must demonstrate a level of design and
amenity that exceeds conventional development.

Obijective 1 of the General Plan Land Use Element states that:

“The land use distribution should be such, that the integrity of the existing land use is
maintained and/or enhanced. Also, the new land uses should be distributed to encourage the
development of residential uses at appropriate densities, to implement the quantified objectives
for housing construction as contained in the General Plan Housing Element.”

The proposed Final Regional Housing Need Allocation (RHNA) Plan prepared by the Southern
California Association of Governments (SCAG) shows that the City of Imperial must create
1,810 housing units within the City of Imperial in the next 8 years. Of those units created, 604
units must be made available to low and moderate income families. The price point for Victoria
Ranch Subdivision will target that income range.

Objective 7, Policy 7B of the General Plan Land Use Element further encourages a variety of

housing types and style. The addition of a planned unit development adjacent to conventional
single family residential developments is in furtherance of this General Plan policy.

PUD Required Findings

The Planning Commission must adopt certain findings prior to the approval of any Planned Unit
Development.

1. Superior Design — The proposed PUD must demonstrate a creative approach to
the unified planning of development and incorporates a higher standard of
integrated design and amenity. One of the intents of the smaller lot sizes is to
provide a more affordable housing product that maintains the look and feel of a
standard single family residential development. The size of the homes proposed,
the color palette, front yard landscaping, and gated community demonstrates
superior design in a subdivision layout, especially at the price point these homes
will be offered.

2. Meets PUD Requirements — The proposed PUD meets all of the property
development standards with regards to density, dwelling unit size, and building.
All other development standards are left to the discretion of the Planning
Commission. The minimum dwelling unit size allowed by the PUD Ordinance is



2 bedrooms and 1,000 square of living space. The smallest product to be offered
at Sycamore Estates is 1,200 square feet.

3. Consistency with the General Plan — As discussed in this Staff Report, the
project is consistent with and in furtherance with the goals, objectives and policies
of the Land Use and Housing Elements. The proposed project is also consistent
with the Circulation, Public Facilities, Conservation, Noise, and other elements of
the General Plan.

4. Compatible With Environs — Surrounding land uses include single family
residences to the south and west; vacant rural land to the east and an agricultural
field to the north. The project is a detached single family residential development
and is compatible with surrounding residential uses.

5. Circulation — The project will result in an additional 113 residential units and
impacts to surrounding roadways are less than significant.

6. Open Spaces and Landscaping — The quality and quantity of common open
space areas in PUD’s must be of higher standards than conventional development

projects. The Victoria Ranch Unit 6A PUD provides front yard landscaping.

7. Public Services — Sufficient capacity within the City’s infrastructure system and
public services exist to service the Victoria Ranch Unit 6A PUD.

8. Phasing — The project will be developed in one phase regarding this parcel.

Environmental Compliance

An Initial Study will be conducted for the proposed actions. The Initial Study will stem from the
Victoria Ranch Subdivision Mitigated Negative Declaration. Most likely a Negative Declaration
will be prepared for the proposed project/PUD.

Neighborhood Impact/Interface:
There is no neighborhood impact/interface anticipated as a result of this Zone Change.

Staff Recommendation:

Staff recommends that the Planning Commission conduct a public hearing to receive testimonies
for or against the project. If there are no testimonies to the contrary, Staff recommends that the
Planning Commission recommend the attached Resolutions and recommend the adoption of an
ordinance to City Council for this proposed zone change.

Attachments:



Location map.

Tentative Tract Map for Victoria Ranch Unit 6A.
Proposed Conditions of Approval.

Resolution 2018-04



RESOLUTION NO. PC 2018-04

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
IMPERIAL, CALIFORNIA, RECOMMENDING APPROVAL OF THE
VICTORIA RANCH SUBDIVISION PLANNED UNIT DEVELOPMENT, ZONE
CHANGE, AND GENERAL PLAN AMENDMENT

WHEREAS, Tory Lessley the representative of Victoria Ranch Subdivision
Unit 6A has submitted an application for a Planned Unit Development, General
Plan Amendment and Zone Change for certain real property described as follows:

BLK 1 VICTORIA RANCH SUB UNIT NO 3C CITY OF IMPERIAL
11.68AC

WHEREAS, a duly notified public hearing was held by the Planning
Commission on February 14, 2018; and

WHEREAS, upon hearing and considering all testimony and arguments,
examining the Initial Environmental Study, analyzing the information submitted
by staff and considering any written and oral comments received, the Planning
Commission considered all facts relating to the Planned Unit Development and
Zone Change.

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of
the City of Imperial as follows:

A) That the foregoing recitations are true and correct; and

B) That based on the evidence presented at the public hearing, the
Planning Commission hereby finds as follows:

1. The proposed Victoria Ranch Subdivision Unit 6A Planned
Unit Development exhibits superior design and provides
additional amenities beyond those found in conventional
developments;



)

D)

E)

F)

2. The proposed Victoria Ranch Subdivision Unit 6A Planned
Unit Development meets all property development standards
required in PUD Zones;

3. The proposed Victoria Ranch Subdivision Unit 6A Planned
Unit Development is consistent with the goals, objectives
and policies of the General Plan;

4. The proposed Victoria Ranch Subdivision Unit 6A Planned
Unit Development is compatible with the environs;

5. Streets, sidewalks, pedestrian ways, and other circulation
facilities within the Victoria Ranch Subdivision Unit 6A
Planned Unit Development are adequate in size, location,
capacity and design to ensure safe and efficient circulation;

6. The quality and quantity of open spaces provided in the
Victoria Ranch Subdivision Unit 6A Planned Unit
Development are consistent with the higher standards of
design and amenity required in a planned unit development;

7. Public facilities and services can be provided to the Victoria
Ranch Subdivision Unit 6A Planned Unit Development
without placing undue additional burden on existing
residents and businesses; and

8. The Victoria Ranch Subdivision Unit 6A Planned Unit
Development will be constructed in one phase.

That on the findings made above, the Planning Commission
recommends APPROVAL of Victoria Ranch Subdivision Unit 6A
Planned Unit Development; and

That based on the evidence presented at the public hearing, the
Planning Commission hereby recommends APPROVAL of a zone
change from RA-Residential Apartments to PUD Planned Unit
Development R-1 Single Family Residential and

That based on the evidence presented at the public hearing, the
Planning Commission hereby recommends APPROVAL of a
Negative Declaration; and

All recommendations made by the Planning Commission are based
on the following findings:



The project has been reviewed in accordance with the
requirements set forth by the City of Imperial for
implementation of the California Environmental Quality Act.

The project is in compliance with the California
Environmental Quality Act, Section 2100 through 21176 of
the Public Resources Code.

The initial environmental assessment shows that there is no
substantial evidence that the Tentative Tract Map may have
a significant impact on the environment.

There are no sensitive resources located within the area of
the project or adjacent to the area of the project so as to be
significantly impacted by the project.

The proposed Planned Unit Development and Zone Change
are consistent with the intent of the Imperial General Plan to
maintain land use designation consistency within the
incorporated area of a City’s and its sphere of influence.

The proposed Planned Unit Development and Zone Change
are consistent with the policies and the land uses of the
existing City of Imperial General Plan.

The proposed Planned Unit Development, General Plan
Amendment and Zone Change are consistent with the
objective of the City of Imperial Zoning Ordinance.

PASSED, ADOPTED AND APPROVED by the Planning Commission of the
City of Imperial, this 14™ day of February 2018.

Chairman

ATTEST:

Planning Commission



City Clerk



RESOLUTION 2018-???? -
EXHIBIT A
CONDITIONS OF APPROVAL
for

Victoria Ranch Specific Plan Planned Unit Development Tentative Subdivision Tract Map
Unit 6A

1. The development plan shall be as shown on the following exhibits, collectively described as
Exhibit "B, " except as modified by the following conditions. Minor changes to the plans may
be allowed subject to the approval of the Community Development Director if found to be in
substantial conformance to this development plan.

a. Victoria Ranch Specific Plan 2008
b. Victoria Ranch Site Development Map
c. Conceptual Landscape Plan
d. Victoria Ranch Tentative Subdivision Tract Map- Unit 6A dated 8/1/17.
2. All Conditions of Approval outlined in Resolution 2004-24 shall continue to apply to the entire
Victoria Ranch Specific Plan and to Unit 6A. Where conflicts exist, the more stringent

requirement shall apply.

3. The project shall be subject to the use standards outlined in the aforementioned Specific Plan and
the Planned Unit Development Ordinance development standards as follows:

Development Standards
Requirements

Front Yard Setback

Living Area/House 10’ minimum
Covered Porch 5’ minimum
Garage 15’ minimum

Rear Yard Setback

Living Area 10’ minimum
Porches/Patios 5’ minimum*
Side Yard Setback 5’ minimum#*
Street Side Yard Setback 10" minimum
Driveway Curb-Cuts 20’ maximum

Distance between structures 5’ minimum*



10.

11.

12.

13.

*Architectural features as such as chimneys, pilasters, etc. may project into these required
setbacks subject to the approval of the Building and Fire Department.

Front Yard Setback - for the purposes of this Planned Unit Development, the front yard
setback shall be measured from the property line.

Rear Yard Setback - for the purposes of this Planned Unit Development, the rear yard
setback shall be measured from the rear property line.

Developer/Applicant shall comply with all local, State and Federal laws, regulations, rules,
ordinances, and standards as they pertain to this project, whether specified herein or not. Where
conflicts occur, the most stringent shall apply.

The Developer/Applicant shall offer for dedication all rights of way, easements, or parcels of land
required for both on-site and off-site construction of streets, pipelines, utilities and the storm water
retention basin.

The Developer/Applicant shall pay all impact and capacity fees.

The Developer/Applicant shall pay any and all amounts as determined by the City of Imperial to
defray all costs for the review of maps, drawings, reports, field investigations, or other activities
related to compliance of this project with City ordinances and/or any other laws, regulations, or
requirements that apply. No Final Tract Map shall record until such costs have been paid to the City.

All maps, plans, studies, cost estimates; designs and calculations required for this project shall be
subject to the review and approval of the City Engineer, Department of Public Services and
Department of Community Development prior to submittal for approval to record the Final Tract Map.

All infrastructure improvements shall be constructed, or in lieu thereof, security provided to ensure
construction, prior to the recordation of a Final Tract Map.

The Developer shall pay the adopted Development Impact Fees (DIF) to offset the impacts to local
law enforcement, fire and school services to ensure the level of service of these departments are not
adversely affected by the estimated population increase as a result of the development of this project.

The Developer shall comply with the City's Water Master Plan to ensure sufficient volume and flow
of water. A hydraulic study must be submitted to the City to demonstrate that all water pipelines are
adequately sized to serve domestic and fire protection demands. The Developer shall construct new
water mains in the project area if necessary and built according to City development standards.

The Developer shall comply with the City's Sewer Master Plan to ensure sufficient handling of
wastewater. The Developer shall improve the collection system through the construction of new
sanitary sewer mains and lift stations where required and in accordance with City development
standards.

Developer acknowledges that the potential pace of growth in the City and resulting demand on City
services such as water and wastewater may result in such services not being available. Developer
acknowledges particular concern with wastewater and agrees that capacity is not allocated until
issuance of a building permit. Developer acknowledges that a building permit will not issue unless
there is sufficient wastewater capacity based on the total amount of building permits already issued at
that time. In order to address a shortage in wastewater capacity, the parties may agree upon the



14.

15.

16.

payment of the project's pro-rata share for the construction of a new wastewater treatment plant to
respond to this project's wastewater demand.

The Developer/Applicant shall submit a lighting plan prior to any construction activity. All lighting
installed shall be shielded and directed so as to minimize significant off-site glare or adverse light
intrusion into neighboring properties. Lighting improvements shall include street lights on Legakes
Avenue, DePaoli Street, interior streets, and at all intersections. Lighting from street lights shall
provide sufficient lighting to all drive lanes and mail kiosks. Low level pedestrian-scale lighting shall
be provided at all pedestrian linkages. The lighting plan shall be reviewed and approved by the City of
Imperial Planning and Building Departments.

A Landscaping Plan shall be submitted to the City of Imperial for review and approval prior to the
recordation of a Final Tract Map. Landscaping shall be provided in all parks, front yards, drive lanes
and pedestrian linkages. Where perimeter walls are installed, landscaping shall also be provided. All
landscaped areas shall be irrigated with automatic sprinkler systems.

All residential lots and common areas shall be landscaped as follows:

a.  Each front yard shall have a minimum of one (1) tree and five (5) shrubs planted by the
Developer.

b.  All trees used in landscaping, shall be a minimum of fifteen (15) gallons in size and all shrubs
shall be a minimum of five (5) gallons.

c. A minimum of 20% of the front setback or yard area must be planted with live plant material.
The remainder may be rock, gravel, bark or other natural non-living material. Required
driveways and walkways within the setback are not considered in the calculation of landscaped
area.

18. All mechanical equipment and air conditioning equipment shall be installed a minimum of five
feet (5') from any property line.

19. The applicant shall effectively screen from view all ducts, vents, meters, air conditioning
equipment, and any other mechanical equipment, whether on the structure, on the ground, or on
the roof, with materials architecturally compatible with the main structure. Screening details shall
be shown on the plans submitted for issuance of building permits, the adequacy of which shall be
determined by the Community Development Director. All required screening shall be provided
prior to occupancy.

20. The location of any pad-mounted transformers shall be subject to approval by the Community
Development Director prior to issuance of permits by the Building and Safety Division. Such
transformers shall be screened by landscaping or contained within an enclosure matching the
building and with corrugated metal gates, subject to approval by the Imperial Irrigation District.
All transformers shall be shown on the plans submitted for issuance of building permits.

21. The Developer shall improve all parks with appropriate landscaping and playground equipment
subject to the review and approval of the Parks Committee. Playground equipment shall consist of
equipment suitable for children between the ages of 2 to 5 years old and additional equipment
suitable for children between the ages of 5 to 12 years old. The Developer shall also improve the
park to include active recreation pursuits such as tennis court or similar uses subject to the review
and approval of the parks committee. Credit towards park impact fees may be given for any
installed playground equipment



26.

27.

28.

29.

30.

23. The Developer shall comply with the terms of to the recordation of any Final Map as it relates a

Community Facilities District (CFD). The Development Impact Fees for schools shall be paid
prior to issuance of any building permit. The City and the EI Centro School Districts will jointly
confirm that the fees have been paid.

24. Prior to the start of any construction activity, a qualified California Department of Fish and Game

(CDFG) biologist shall survey the site for any active owl burrows. Any burrows found shall be
identified and flagged. Burrows shall not be disturbed during the mating season (February 15 to
August 15). After the mating season ends, the burrows shall be destroyed by a qualified CDFG
biologist to prevent the return of the owls to these burrows during the next mating season. All
mitigation measures outlined in the Mitigated Negative Declaration shall apply.

25. A Grading and Drainage Plan/Study shall be submitted to the City Engineer for review and

approval. The Grading and Drainage Plan/Study shall address property grading and erosion
control which shall include the prevention of sedimentation or damage to off-site properties. A
Water Pollution Prevention Plan (SWPPP) shall be submitted to the City of Imperial for review
and approval. Best Management Practices shall be utilized to minimize or prevent storm pollution.
Prior to the recordation of a Tract Map, the Developer/Applicant shall provide the City with a
letter from the Imperial Irrigation District (11D) stating that the plans have been reviewed and
approved for the discharge of storm water onto I1D facilities.

Storm drainage shall be designed to utilize catch basins at street intersections. Storm drain
pipe lines, retention ponds with flow through systems shall be utilized if possible and the
system shall pump out to the public drains. Temporary drainage systems shall utilize the
same criteria. Facilities must be capable of primary treatment such as de-siltation prior to
discharge to public drain. For each phase, storm water basins(s) must be constructed to retain
100 percent of the required volume for that particular phase. The full build out of all
retention basins must be completed prior to issuance of any building permit for the last phase
for the project, unless required earlier by the City Engineer.

Construction sites shall control dust (PM-10) generation through implementation of the
construction mitigation measures detailed in Regulation V111 of the Air Pollution Control
District's CEQA handbook and as outlined in the Mitigation Monitoring Program.

The Developer/Applicant shall construct a six-foot (6") solid masonry wall along boundaries of all
lots abutting retention basins. Wrought iron fencing with pilasters shall be installed along the
boundary of all lots abutting the park.

The Developer shall install a minimum six (6) foot decorative solid masonry wall along Aten
Road. The material and color of all walls shall be decorative masonry units. The Planning
Director may approve other decorative materials provided that decorative pilasters are installed
and that no wood materials are used. Landscaping shall be provided along all walls or fencing
abutting roadways. The material and color of all walls required by this section shall be consistent
with the walls installed along Cross Avenue and Aten Road.

All residential development within the project site shall be constructed using building materials
and techniques such as dual pane windows, and increased insulation to decrease interior noise
levels within dwelling areas to 45 dba or lower.

All on-site utilities including power lines, telephone lines, and cable television lines shall be
installed underground. In the event that the utility companies, such as the Imperial Irrigation
District, determines that on-site utilities cannot be located underground, the Developer/Applicant
may install such utilities as needed above ground.



31.

32.

33.

34.

35.

36.

37.

38.

39.

40.

41.

42,

The Developer/Applicant shall provide a soils report indicating, among other things, the
suitability of the site for the proposed development, specifications for earthwork, design
guidelines for slabs and foundations and recommended roadway sections.

The conditional approval of the Tentative Subdivision Map shall not constitute the waiver of any
requirement of the City's Ordinances or regulations, except where a condition set forth herein
specifically provides for a waiver. All mitigation measures outlined in the Victoria Ranch
Mitigated Negative Declaration are hereby incorporated and made conditions of approval whether
restated herein or not.

The Developer/Applicant shall obtain, pay for and comply with all permits from the Imperial
Irrigation District, and other applicable agencies for all improvements within, across, or affecting
the respective rights of way.

All Final Tract Maps shall provide for 10-foot public utility easements adjacent to all street rights
of way for underground power, communications and cable television systems.

All off-site and on-site improvements shall comply with the City of Imperial Development
Standards. Where no standards exist, the improvements shall be completed in accordance with the
City Engineer’s recommendations.

The Developer/Applicant shall comply with all requirements of the Imperial County Fire
Department. Such requirements may include, but are not limited to, the location and sizing of fire
hydrants, premise identification numbers (address numbers), and roadway access. All residential
water pipelines shall be adequately sized to sustain 1,500 gallons per minute (gpm) for two hours
plus peak demand in accordance with the latest edition of the National Fire Protection Association
(NFPA) Codes and Standards. Pipeline sizes shall be the next largest standard size with readily
available replacement parts (i.e., 12" pipelines for those identified as 10").

All cul-de-sacs shall have a minimum unobstructed radius of 60'. For the purposes of this section,
obstructions to the cul-de-sac radius include parked cars.

Blow-off valves shall be installed for all dead-end water lines.

A 26-foot clear area shall be provided along drive lanes. No parking areas shall be clearly marked.

The Tentative Subdivision Map shall be valid for a period of two years following the City Council
approval and the appeal period. The Developer may request time extensions in accordance with
the Subdivision Map Act, but the granting of such time extensions is not automatic and is at the
discretion of the City Council.

The Developer/Applicant shall record agricultural easements, to put new homeowners on notice
regarding the noise, dust, odors and other potential impacts associated with active farming of
nearby lands. The Developer/Applicant shall also make homeowners aware of the Imperial
County Right to Farm Ordinance when they purchase new homes in the project area.

The Tract Map shall include an avigation easement for all lots created. In addition, all lots will be
developed and sold with a hold harmless agreement with the City of Imperial and the County of
Imperial Airport, and the US Naval Air Facility - El Centro. The avigation easement shall be
reviewed and approved by the Imperial County Airport Manager and shall be consistent with
previous avigation easements recorded for the Victoria Ranch Subdivision.



43.

44,

45.

The Developer/Applicant shall agree to defend, indemnify and hold harmless the City of Imperial,
Imperial County Airport, and the US Naval Air Facility - El Centro and their agents, including
consultants, officers and employees from any claim, action or proceeding against the City, County
Airport, or Naval Air Facility or their agents, including consultants, officers and employees to
attack, set aside, void, or annul the approval of the Tentative Tract Map and associated Zone
Change, General Plan Amendment and Mitigated Negative Declaration. This indemnification
obligation shall include, but not be limited to, damages, costs, expenses, attorney's fees, or expert
witness costs that may be asserted by any person or entity, including the Developer/Applicant
arising out of or in connection with the approval of the Tentative Tract Map and associated Zone
Change, General Plan Amendment and Mitigated Negative Declaration, including any claim for
private attorney general fees claimed by or awarded to any party from the City, County Airport or
Naval Air Facility.

All conditions of approval for this Tentative Map shall be reprinted and included as a plan
sheet(s) with the building permit plan check sets submitted for review and approval. These
conditions of approval shall be on, at all times, all grading, landscaping, and construction plans
kept on the project site. It is the responsibility of the applicant to ensure that the project contractor
is aware of, and abides by, all conditions of approval. It is the responsibility of the applicant to
ensure that the project landscape contractor is aware of, and adheres to, the approved landscape
and irrigation plans. Prior approval from the Community Development Department must be
received before any changes are constituted in site design, grading, building design, building
colors or materials, landscape material, etc.

The project may be developed in phases per the aforementioned, Approved Specific Plan but
each phase of the PUD can, together with any phases that preceded it, exist as an independent unit
that meets all applicable regulations even if no subsequent phase should ever be completed.
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February 7, 2018

Othon Mora, MCM, CBO, Community Development Director
City of Imperial

420 South Imperial Road

Imperial, CA 92251

Re: TENTATIVE MAP VICTORIA RANCH SUBDIVISION UNIT 6A DATED 02/05/2018 (PARCELS
NO. 044-220-094 AND 044-220-095)
3rd PLANCHECK COMMENTS (APPROVED WITH COMMENTS)
DCE PROJECT NO. 390742.17

TENTATIVE MAP PLAN CHECK COMMENTS:

The Victoria Ranch Subdivision Unit 6A Tentative Map has been reviewed and was checked for
compliance with city standards and ordinances. We recommend approval of the Tentative Map
dated 02/05/2018 with the following conditions.

1. The south side of Aten Road from Legakes Avenue to approximately 1,430 feet west
shall include new sidewalk and landscaping.

2. Legakes Avenue from De Paoli St to Aten Road shall be fully improved on both sides
(east and west sides). Improvements shall include sidewalks, curb and gutter, new
pavement, accessible ramps, street lighting and landscaping.

3. The west half street of Legakes Avenue from Bernardi St to De Paoli St. shall be
improved to include sidewalks, curb and gutter, new pavement, accessible ramps, street
lighting and landscaping.

4. Prior to the issuance of any building permits for Unit 6A, the intersection of Aten Road
and Legakes Avenue shall be improved per approved Environmental/Traffic Impact
report. (Aten Road shall include at minimum a left turn lane into the development).

5. Per the Traffic Study prepared in 2003 by Darnell and Associates Inc. this project will
have traffic impacts at other roadway segments and intersections throughout the City of
Imperial. Per the 2010 and Victoria Phases I-1ll the City of Imperial may require the
following improvements:

e Dogwood Road South from Aten Rd to approximately 2,560 South shall be
improved to 3-lane collector (See Traffic Study page 180).

2415 Imperial Business Park Dr., Suite B — Imperial, CA 92251 - Phone: (760) 545-0162 — Fax: (760) 545-0163
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e Intersection of Aten and La Brucherie add North Bound Left Turn Lane (NBL) and
South Bound Left Turn Lane (SBL) (See Traffic Study page 183).

e Intersection of Aten and State Route 86 provide additional East Bound Left Turn
Lane (EBL) (See Traffic Study page 183).

e Intersection of Ralph Road and State Route 8, signalize or construct West Bound
Left Turn Lane (WBL) (See Traffic Study page 183).

If you have any questions, please contact me.

Respectfully,

Carlos Beltran, P.E.
Dynamic Consulting Engineers, Inc.

2415 Imperial Business Park Dr., Suite B — Imperial, CA 92251 - Phone: (760) 545-0162 — Fax: (760) 545-0163
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