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APPEAL STAFF REPORT: SUBSTANTIAL ISSUE 
DETERMINATION & DE NOVO HEARING 

Appeal Number: A-3-MRB-13-0203 

Applicant: California Department of Parks and Recreation   

Appellant:  California Department of Parks and Recreation 

Local Government:  Morro Bay 

Local Decision: Denied by the Morro Bay City Council on April 9, 2013 (Coastal 
Development Permit (CDP) Application Number CP0-390). 

Project Location:  Morro Strand State Park Campground (APN 065-211-001); Morro 
Strand State Beach, State Park Road, Morro Bay, San Luis Obispo 
County. 

Project Description: Conversion of 25 non-hook up Recreational Vehicle (RV) sites 
(and 2 host sites) to RV hook-up sites and extension of these sites 
from 24 feet in length to up to 40 feet in length, electric and 
sewage connections, and other minor campground upgrades and 
repairs related to drainage, parking, access, and landscaping.   

Staff Recommendation: Substantial Issue Exists; Approval with Conditions 
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SUMMARY OF STAFF RECOMMENDATION 
On March 6, 2013, the City of Morro Bay approved a CDP (#CP0-390) to allow the upgrade of 
twenty-five (25) existing campsites and two (2) camp host sites to recreational vehicle hook-ups, 
(including by changing the existing sites from parallel to diagonal spaces and extending their 
length from 24 feet to up to 40 feet), the addition of picnic tables and BBQ pits at each site, and 
related surface, drainage, and viewshed improvements, located at Morro Strand State Park 
Campground. Two local appeals were filed on the approval, with both appeals raising questions 
of Local Coastal Program (LCP) consistency. On April 9, 2013, the Morro Bay City Council 
denied one of the appeals but upheld the other, and thus denied CDP #CP0-390.  

The City’s CDP decision was then appealed to the Coastal Commission by California State 
Parks,1 with the subject appeal now before the Commission raising questions related to LCP 
consistency and in general maximizing public access and the protection of public views. The 
Appellants contend that the approved project is consistent with the LCP because: 1) the project 
has no adverse impacts on views of the beach or ocean from Beachcomber Drive and is not 
visible from Highway 1, and is altogether consistent with visual resource policies; 2) the project 
includes a landscaping plan and RV height restrictions to both enhance views to the beach and 
hide RVs from public street views; and 3) there is no nexus between the project components and 
other appeal contentions that were raised by the appellant, such as restroom upgrades, restroom 
lighting changes, campfire smoke, potential erosion issues, and additional beach/campground 
access improvements.  

Staff recommends that the Commission find that the appeal raises a substantial issue and 
that the Commission take jurisdiction over the CDP application. Staff further recommends 
that the Commission approve a CDP for a slightly modified project. 

The City Council denied the original project based on several LCP and Coastal Act policies. 
Those cited in the denial findings were LCP Policies 1.01, 1.05, 1.07, 12.01, 12.02 and 12.03, 
and Coastal Act Policies 30251, 30212.5, and 30211. 

LCP Recreation and Access Policies 1.01, 1.05 and 1.07 (and corresponding IP section) require 
provisions for creating and maintaining public access with new development, and for providing 
adequate parking to facilitate the use of new or improved vertical accessways, whenever feasible. 
The redesigned project intends to improve on existing accessways, including repairing or 
replacing a major access staircase in the middle of the site and an underpass trail to the site. In 
addition, the project now includes the addition of six new parking spaces for overflow camping 
vehicles, which will reduce the number of camping vehicles that would otherwise park on 
Beachcomber Drive overnight.  

LCP Visual Resources Policies 12.01, 12.02, 12.03 and 12.06 (and corresponding IP Section) 
protect the scenic and visual qualities of coastal areas within the City Morro Bay. The project 
site is located seaward of, and lower in altitude than, Beachcomber Drive, and thus the public 
along this road is afforded fairly unimpeded and sweeping views of the beach, and ocean. The 

                                                 
1  California Public Resource Code, Section 30603, allows any development which constitutes a major public works projects 

(or a major energy facility) to be appealed to the Commission.  
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redesigned project has limited the maximum height of all RVs to 12’6” and will employ a 3-year 
phased restoration and landscaping approach to ensure that views to the beach are not only not 
impacted by the addition of RVs, but in fact enhanced.  

As the project is located between the first public road and the sea, it must be consistent with 
public access and recreation policies of Chapter 3 of the Coastal Act.  The proposed project is 
consistent with these policies because the project would enhance existing public recreational 
facilities, including the existing campground, day use and overnight vehicle parking, and 
pedestrian accessways, thus maximizing public access along the coast.  

Thus, the project is consistent with the LCP and the Coastal Act, in conflict with the City of 
Morro Bay’s decision to deny the application, and thus the appeal raises a substantial issue of 
LCP conformance for which staff recommends the Commission take CDP jurisdiction over the 
project.  

State Parks has worked with the City, as well as the local appellants and other residents to 
address their concerns over access, parking and view protection. Since the time of the City 
Council hearing, State Parks has proposed several changes to its original project after working 
cooperatively with the residents and City and Commission staff, including: 1) adding six new 
overflow camping vehicle parking spaces; 2) reducing the maximum RV height limit restriction 
to 12’6”; 3) limiting the size of RVs to 30’; 4) phasing the landscaping and viewshed 
enhancement work; 4) repairing and/or replacing the existing access staircase from Beachcomber 
Drive (at Orcas Street) and the underpass trail from Orcas Street to the campground; 5) creating a 
campfire etiquette and outreach program; 6) reorienting existing bathroom lighting downward 
and away from residents located to the east; and 7) continuing a policy of free day-use parking. 
These revisions to the project have all been agreed to by the neighboring residents. 

To ensure full consistency, Staff recommends conditions to memorialize these proposed changes 
(including revised final plans) which aim to maintain and enhance existing access, and to protect 
against landform alteration and water quality impacts through the use of construction Best 
Management Practices. 

Thus, staff recommends that the Commission approve a conditioned CDP for the proposed 
project. The motion is found on page 5 below.  
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I. MOTIONS AND RESOLUTIONS  

A. Substantial Issue Determination 
Staff recommends that the Commission determine that a substantial issue exists with respect to 
the grounds on which the appeal was filed. A finding of substantial issue would bring the CDP 
application for the proposed project under the jurisdiction of the Commission for de novo 
hearing and action. To implement this recommendation, staff recommends a NO vote on the 
following motion. Failure of this motion will result in a de novo hearing on the CDP application, 
and adoption of the following resolution and findings. Passage of this motion will result in a 
finding of No Substantial Issue and the local action will become final and effective. The motion 
passes only by affirmative vote of a majority of the Commissioners present. 

Motion: I move that the Commission determine that Appeal Number A-3-SLO-13-0203 
raises no substantial issue with respect to the grounds on which the appeal has been filed 
under Section 30603 of the Coastal Act, and I recommend a no vote.  

Resolution to Find Substantial Issue: The Commission hereby finds that Appeal Number 
A-3-SLO-13-0203 presents a substantial issue with respect to the grounds on which the 
appeal has been filed under Section 30603 of the Coastal Act regarding consistency with 
the certified Local Coastal Program and/or the public access and recreation policies of 
the Coastal Act. 

B. CDP Determination 
Staff recommends that the Commission, after public hearing, approve a coastal development 
permit for the proposed development. To implement this recommendation, staff recommends a 
YES vote on the following motion. Passage of this motion will result in approval of the CDP as 
conditioned and adoption of the following resolution and findings. The motion passes only by 
affirmative vote of a majority of the Commissioners present. 

Motion: I move that the Commission approve Coastal Development Permit Number A-3-
SLO-13-0203 pursuant to the staff recommendation, and I recommend a yes vote.  

Resolution to Approve CDP: The Commission hereby approves Coastal Development 
Permit Number A-3-SLO-13-0203 and adopts the findings set forth below on grounds 
that the development as conditioned will be in conformity with San Luis Obispo County 
Local Coastal Program policies and Coastal Act access and recreation policies. 
Approval of the permit complies with the California Environmental Quality Act because 
either 1) feasible mitigation measures and/or alternatives have been incorporated to 
substantially lessen any significant adverse effects of the development on the 
environment, or 2) there are no further feasible mitigation measures or alternatives that 
would substantially lessen any significant adverse impacts of the development on the 
environment. 
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II. STANDARD CONDITIONS  
This permit is granted subject to the following standard conditions: 

1. Notice of Receipt and Acknowledgment. The permit is not valid and development shall not 
commence until a copy of the permit, signed by the Permittees or authorized agent, 
acknowledging receipt of the permit and acceptance of the terms and conditions, is returned 
to the Commission office. 

2. Expiration. If development has not commenced, the permit will expire two years from the 
date on which the Commission voted on the application. Development shall be pursued in a 
diligent manner and completed in a reasonable period of time. Application for extension of 
the permit must be made prior to the expiration date. 

3. Interpretation. Any questions of intent or interpretation of any condition will be resolved by 
the Executive Director or the Commission. 

4. Assignment. The permit may be assigned to any qualified person, provided assignee files 
with the Commission an affidavit accepting all terms and conditions of the permit. 

5. Terms and Conditions Run with the Land. These terms and conditions shall be perpetual, 
and it is the intention of the Commission and the Permittees to bind all future owners and 
possessors of the subject property to the terms and conditions. 

 
III. SPECIAL CONDITIONS  
This permit is granted subject to the following special conditions: 

1. Revised Project Plans. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT 
PERMIT, the Permittee shall submit two full size sets of Revised Project Plans to the 
Executive Director for review and approval. The Revised Project Plans shall be substantially 
in conformance with the proposed project plans (see Exhibit 2) except that they shall be 
revised and supplemented to comply with the following requirements:  

a. Phased Landscaping Plan. Final Plans shall include landscape and irrigation parameters 
that shall identify all plant materials (size, species, quantity), all irrigation systems, all 
proposed maintenance measures for the landscaping and restoration, and a timeline of 
events and activities for 3 years from the date of commencement of construction. All 
plant materials shall be native and non-invasive species selected to be complimentary 
with the mix of native habitats in the project vicinity, prevent the spread of exotic 
invasive plant species, avoid contamination of the local native plant community gene 
pool, and appropriately address fire risk. All landscaped areas on the project site shall be 
maintained in a litter-free, weed-free, and healthy growing condition. No plant species 
listed as problematic and/or invasive by the California Native Plant Society, the 
California Invasive Plant Council, or as may be so identified from time to time by the 
State of California, and no plant species listed as a ‘noxious weed’ by the State of 
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California or the U.S. Federal Government shall be planted or allowed to naturalize or 
persist on the site.   

b. Lighting. All exterior lights, including any lights attached to the outside of the existing 
bathrooms, shall be the minimum necessary for the safe ingress and egress of the facility, 
and shall be low-wattage, non-reflective, shielded, and have a directional cast downward 
such that no light will shine beyond the boundaries of the subject parcel. 

c. Central Stairway and Underpass Trail. Final Plans shall include detailed plan sheets 
showing the central staircase (at Orcas St. and Beachcomber Dr.) and the Orcas Street 
underpass trail, and all associated railings and construction details. 

All requirements above and all requirements of the approved Revised Project Plans shall be 
enforceable components of this coastal development permit. The Permittees shall undertake 
development in accordance with the approved Revised Project Plans.  

2.  Construction Plan. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT 
PERMIT, the Permittee shall submit two full size sets of a Construction Plan to the Executive 
Director for review and approval. The Construction Plan shall, at a minimum, include the 
following: 

a. Construction Areas. The plan shall identify the specific location of all construction 
areas, all staging areas, and all construction access corridors in site plan view. All such 
areas within which construction activities and/or staging are to take place shall be 
minimized to the maximum extent feasible in order to have the least impact on public 
access and public views. 

b. Construction Methods and Timing. The Construction Plan shall specify the 
construction methods to be used, including all methods to be used to keep the 
construction areas separated from public recreational use areas (including using 
unobtrusive fencing (or equivalent measures) to delineate construction areas), and 
including all methods to be used to protect ocean waters. All erosion control/water 
quality best management practices to be implemented during construction and their 
location shall be noted. Construction shall be limited to non-holiday weekdays during 
daylight hours, and construction lighting, past that required for safety purposes, is 
prohibited.  

d. BMPs. The plan shall clearly identify all best management practices (BMPs) to be 
implemented during construction and their location. Such plans shall contain provisions 
for specifically identifying and protecting all natural drainage swales (with sand bag 
barriers, filter fabric fences, straw bale filters, etc.) to prevent construction-related runoff 
and sediment from entering into these natural drainage areas which ultimately deposit 
runoff into the Pacific Ocean. Silt fences, straw wattles, or equivalent measures shall be 
installed at the perimeter of all construction areas. At a minimum, such plans shall also 
include provisions for stockpiling and covering of graded materials, temporary 
stormwater detention facilities, revegetation as necessary, and restricting grading and 
earthmoving during the rainy weather. The plan shall indicate that: (a) dry cleanup 
methods are preferred whenever possible and that if water cleanup is necessary, all runoff 
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shall be collected to settle out sediments prior to discharge from the site; all de-watering 
operations shall include filtration mechanisms; (b) off-site equipment wash areas are 
preferred whenever possible; if equipment must be washed on-site, the use of soaps, 
solvents, degreasers, or steam cleaning equipment shall not be allowed; in any event, 
such wash water shall not be allowed to enter any natural drainage; (c) concrete rinsates 
shall be collected and they shall not be allowed to enter any natural drainage areas; (d) 
good construction housekeeping shall be required (e.g., clean up all leaks, drips, and 
other spills immediately; refuel vehicles and heavy equipment off-site and/or in one 
designated location; keep materials covered and out of the rain (including covering 
exposed piles of soil and wastes); all wastes shall be disposed of properly, trash 
receptacles shall be placed on site for that purpose, and open trash receptacles shall be 
covered during wet weather); and (e) all erosion and sediment controls shall be in place 
prior to the commencement of grading and/or construction as well as at the end of each 
day. 

e.  Construction Site Documents. The plan shall provide that copies of the signed coastal 
development permit and the approved Construction Plan be maintained in a conspicuous 
location at the construction job site at all times, and that such copies are available for 
public review on request. All persons involved with the construction shall be briefed on 
the content and meaning of the coastal development permit and the approved 
Construction Plan, and the public review requirements applicable to them, prior to 
commencement of construction. 

f.  Construction Coordinator. The plan shall provide that a construction coordinator be 
designated to be contacted during construction should questions arise regarding the 
construction (in case of both regular inquiries and emergencies), and that their contact 
information (i.e., address, phone numbers, etc.) including, at a minimum, a telephone 
number that will be made available 24 hours a day for the duration of construction, is 
conspicuously posted at the job site where such contact information is readily visible 
from public viewing areas, along with indication that the construction coordinator should 
be contacted in the case of questions regarding the construction (in case of both regular 
inquiries and emergencies). The construction coordinator shall record the name, phone 
number, and nature of all complaints received regarding the construction, and shall 
investigate complaints and take remedial action, if necessary, within 24 hours of receipt 
of the complaint or inquiry. 

g.  Notification. The Permittees shall notify planning staff of the Coastal Commission’s 
Central Coast District Office at least 3 working days in advance of commencement of 
construction, and immediately upon completion of construction. 

Minor adjustments to the above construction requirements may be allowed by the Executive 
Director if such adjustments: (1) are deemed reasonable and necessary; and (2) do not 
adversely impact coastal resources. All requirements above and all requirements of the 
approved Construction Plan shall be enforceable components of this coastal development 
permit. The Permittees shall undertake construction in accordance with the approved 
Construction Plan. 
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FINDINGS AND DECLARATIONS 
The Commission finds and declares as follows: 

A. PROJECT LOCATION 
The proposed project is located at Morro Strand State Park Campground, along State Park Road, 
in San Luis Obispo County. The campground is located just north of the City of Morro Bay and 
south of the community of Cayucos adjacent to and seaward of a largely residential area 
comprised of mostly single family residences. Morro Strand State Beach extends along the 
shoreline through the towns of Morro Bay and Cayucos. The Local Coastal Program’s (LCP) 
Land Use Plan (LUP) designation for the Campground is Open Space/Recreation, which 
provides for the preservation of open space to protect natural resources and to provide spaces for 
outdoor recreation. The project site is zoned OA-2 (Open Space/Recreation), which provides for 
public and private open space areas including those to be used for recreational functions not 
involving significant structures. See Exhibit 1 for location maps, and Exhibit 7 for site photos. 

B. PROJECT BACKGROUND 
Morro Strand State Park Campground was formerly known as Atascadero State Beach and has 
been used for camping since the early 1980s. The original site was constructed as a day-use 
parking lot and has had few improvements since becoming a campground. The campground 
currently consists of 85 campsites which include sites 1-81, plus sites A-D, and 2 camp hosts. 
Currently, sites 1-81 are 24 feet or less in length and campsites A-D are 30-40 feet in length. The 
campground currently limits camp reservations to trailers or RVs less than 24 feet in length, and 
allows tent camping at the campsites along the west side of the campground. All 85 sites are 
currently available for RVs and/or tent camping. See Exhibit 6 for the campground’s layout.     

C. CITY OF MORRO BAY DENIAL  
On March 6, 2013, the City of Morro Bay Planning Commission approved a CDP (#CP0-390) to 
allow for the upgrade of 25 existing campsites and two camp host sites to Recreational Vehicle 
(RV) hook-ups, (including by changing the existing sites from parallel to diagonal spaces and 
extending their length from 24 feet to up to 40 feet), the addition of picnic tables and BBQ pits at 
each site, and related surface, drainage, and viewshed improvements, located at Morro Strand 
State Park Campground. Two local appeals were filed on this approval with both appeals raising 
questions of LCP consistency.  

On April 9, 2013, the Morro Bay City Council denied the appeal filed by Mr. Harold Wiebenga. 
However, the City Council upheld the appeal filed by Mr. Walter Auerbach on March 13, 2013 
(including letters dated February 28, 2013 and March 6, 2013), which contended that the project 
was inconsistent with LCP provisions related to view protection, public access, and parking (as it 
relates to access), and thus denied CDP #CP0-390.  

Notice of the City’s action on the CDP was received in the Coastal Commission’s Central Coast 
District Office on May 1, 2013. The Coastal Commission’s ten-working day appeal period for 



A-3-MRB-13-0203 (Morro Strand State Park Campground) 

10 

this action began on May 2, 2013 and concluded at 5 p.m. on May 15, 2013. One appeal (from 
the Applicant, State Parks - see Exhibit 4) was received during the appeal period.  

D. PROJECT DESCRIPTION 
The project includes converting campsite numbers 47-71, plus the two camp host sites (numbers 
72 and 73), into angled campsites of up to 40 feet in length to allow for RVs or trailers of up to 
30 feet. Approximately 20 of the converted sites will be extended from 24 feet in length to 40 
feet in length, and approximately 5 of the converted campsites will be extended from 24 feet in 
length to 35 feet in length. All of the campsites proposed for conversion are located along the 
eastern border of the campground. The proposed new, longer sites will be paved and will have 
RV hook-ups (including sewer and electricity), picnic tables, and barbeque pits. The proposed 
project also includes: 1) repair or replacement of the main access stairway to the campground 
from Beachcomber Drive (at Orcas Street) and of the underpass trail at the end of Orcas Street; 
2) six new extra vehicle overnight camping parking spaces (created from the conversion of one 
existing campsite); 3) elimination of the fee of eleven existing day-use parking spaces; 4) a 3-
year phased landscaping and screening plan; 5) a campfire etiquette and outreach program (see 
Exhibit 8 page 34-35); 6) installation of drainage inlets; and 6) reorientation of the existing 
bathroom lights downward and away from the existing residences to the east. See Exhibit 2 for 
project plans and Exhibit 8 for the Applicant’s correspondence since the appeal was filed. 

E. APPEAL PROCEDURES 
Coastal Act Section 30603 provides for the appeal to the Coastal Commission of certain CDP 
decisions in jurisdictions with certified LCPs. The following categories of local CDP decisions 
are appealable: (a) approval of CDPs for development that is located (1) between the sea and the 
first public road paralleling the sea or within 300 feet of the inland extent of any beach or of the 
mean high tide line of the sea where there is no beach, whichever is the greater distance, (2) on 
tidelands, submerged lands, public trust lands, within 100 feet of any wetland, estuary, or stream, 
or within 300 feet of the top of the seaward face of any coastal bluff, and (3) in a sensitive 
coastal resource area; or (b) for counties, approval of CDPs for development that is not 
designated as the principal permitted use under the LCP. In addition, any local action (approval 
or denial) on a CDP for a major public works project (including a publicly financed recreational 
facility and/or a special district development) or an energy facility is appealable to the 
Commission. The City’s denial of this project is appealable because it is a major public works 
project.   

The grounds for appeal under Section 30603 are limited to allegations that the development does 
not conform to the certified LCP or to the public access policies of the Coastal Act. Section 
30625(b) of the Coastal Act requires the Commission to conduct the de novo portion of the 
hearing on an appealed project unless a majority of the Commission finds that “no substantial 
issue” is raised by such allegations. Under Section 30604(b), if the Commission considers the 
CDP de novo and ultimately approves a CDP for a project, the Commission must find that the 
proposed development is in conformity with the certified LCP. If a CDP is approved for a project 
that is located between the nearest public road and the sea or the shoreline of any body of water 
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located within the coastal zone, Section 30604(c) also requires an additional specific finding that 
the development is in conformity with the public access and recreation policies of Chapter 3 of 
the Coastal Act. This project is located between the nearest public road and the sea, and thus this 
additional finding would need to be made if the Commission approves the project following a de 
novo hearing. 

The only persons qualified to testify before the Commission on the substantial issue question is 
the Applicant (or its representatives), persons who made their views known before the local 
government (or their representatives), and the local government. Testimony from other persons 
regarding substantial issue must be submitted in writing. Any person may testify during the de 
novo CDP determination stage of an appeal. 

F. SUMMARY OF APPEAL CONTENTIONS 
The Appellant contends that the City’s action is consistent with the LCP because: 1) the project 
will not have adverse impacts on views of the beach or ocean from Beachcomber Drive and is 
not visible from Highway 1, and thus the project is consistent with the LCP’s visual resource 
policies; 2) the project includes a landscaping plan and RV height restrictions to both enhance 
views to the beach and hide RVs from public street views; and 3) the project will maintain and 
enhance public access and recreation because the project would improve RV sites as well as 
general public access to the beach,  and ultimately lead to the removal of Morro Strand State 
Park from the State Parks’ parks closure list; and 3) the City’s denial of the project was based on 
appeal contentions made by the local appellant that have no nexus to the proposed project. See 
Exhibit 4 for the full appeal text. 

G.  SUBSTANTIAL ISSUE DETERMINATION 
1. Substantial Issue Background  
The term substantial issue is not defined in the Coastal Act. The Commission's regulations 
simply indicate that the Commission will hear an appeal unless it “finds that the appeal raises 
no significant question” (California Code of Regulations, Title 14, Section 13115(b)). In 
previous decisions on appeals, the Commission has been guided by the following factors in 
making such determinations: (1) the degree of factual and legal support for the local 
government’s decision that the development is consistent or inconsistent with the certified LCP 
and with the public access policies of the Coastal Act; (2) the extent and scope of the 
development as approved or denied by the local government; (3) the significance of the 
coastal resources affected by the decision; (4) the precedential value of the local government’s 
decision for future interpretation of its LCP; and (5) whether the appeal raises only local 
issues, or those of regional or statewide significance. Even where the Commission chooses 
not to hear an appeal, Appellants nevertheless may obtain judicial review of the local 
government's coastal permit decision by filing a petition for a writ of mandate pursuant to Code 
of Civil Procedure, Section 1094.5 

In this case, for the reasons discussed further below, the Commission determines that the City’s 
denial of the project presents a substantial issue. 
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2. Substantial Issue Analysis 
 
Public Access  
As described above, the City-denied project is located in a portion of largely uninterrupted sandy 
beach stretching between the City of Morro Bay and the community of Cayucos, in a highly 
scenic area. The City denied the Applicant’s project because it found that it was inconsistent with 
certain LCP policies for view protection, public access and parking (as it relates to access) and 
certain Coastal Act policies related to public access and recreation.  

In terms of public access, specifically listed in the City’s denial findings were LUP Policies 1.01, 
1.05, 1.07. LCP Recreation and Access Policy 1.01 requires the provision of public access from 
the nearest public roadway to the shoreline and along the coast for new developments adjacent to 
the bayfront or ocean. LCP Recreation and Access Policy 1.05 requires parking to be provided in 
conjunction with new or improved vertical accessways whenever feasible and consistent with 
site constraints to ensure use of the accessway. LCP Recreation and Access Policy 1.07 requires 
that development not interfere with the public’s right of access to the sea. Other policies 
reinforce these public access requirements, including Zoning Ordinance Section 17.48.280. 
Please see Exhibit 5 for these policies and zoning standards.  

The City’s denial findings referenced Walter R. Auerbach’s appeal and based its findings on the 
information contained within it. Although no specific LCP or Coastal Act policies were cited in 
Mr. Auerbach’s appeal of March 13, 2013 (including letters dated February 28, 2013 and March 
6, 2013) he brought up broad issues related to uses at the park and the proposed change in use in 
general. He also raised issues related to parking, lighting, noise/odors, visual resources, and other 
miscellaneous concerns. Mr. Auerbach’s March 6, 2013 letter requested five conditions of 
approval to be included into the project, including visual protections, lighting, pedestrian access, 
extra vehicle parking, and appropriate parking fees and policies. In terms of access, his primary 
concerns were: 1) improving pedestrian access to the campground and the beach below it; and 2) 
increasing parking within the campground.  

The City Council determined that the project, “has been found to be not in compliance with the 
LCP in terms of view protection, public access, and parking (as it relates to access)…” In 
addition, Coastal Act Sections 30251, 30212.5 and 30211 were also cited in the City’s denial 
findings. These policies require maximum public access to be provided, development not to 
interfere with public access, lower cost visitor and recreation facilities to be protected, and that 
coastal areas and oceanfront land should be protected for recreational uses. Specifically, the City 
found that “the camp ground has insufficient parking thereby impeding public access to the 
beach.”  

Morro Strand State Park Campground is an established visitor-serving accommodation, critically 
important to the City of Morro Bay (and to the State of California), which allows and facilitates 
the public of all ages to enjoy the surrounding area and beach through the State Park system. The 
City-denied project would install 27 RV hook-ups, along with associated remodeling and 
enlargement of the campground sites and other park improvements, to enhance and increase the 
use of RVs at the campground. As such, the enlargement and reorientation of the affected 
campground sites would enhance the public’s right of access to this area of the coast and ocean. 
Further, existing accessways, both informal and formal would not be removed, be decreased, or 
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made more difficult to access. Repair and maintenance of the main staircase from Beachcomber 
Drive and the underpass trail at the end of Orcas Street will, in fact, enhance public access to the 
site and the beach and ocean beyond. Existing access points exist at the north end (at Yerba 
Buena) middle (at Orcas and Beachcomber) and at the south end (at Hatteras and Beachcomber) 
of the park, and additional accessways are not needed. Therefore the project provides public 
access to the shoreline as required by policies 1.01 and 1.07, and the City’s determination that 
the project is inconsistent with the requirements is not factually or legally supported. 

In terms of parking, the City-denied project found that the campground “has insufficient parking 
thereby impeding public access to the beach.” However, the proposed project does not trigger a 
LCP-required need for additional parking. Currently, State Parks regulations allow for two 
vehicles per campsite, and this remains unchanged. Thus, the project provides adequate and 
appropriate parking opportunities within the campground, consistent with the LCP and Coastal 
Act. Therefore the project provides parking as required by policies 1.05, and the City’s 
determination that the project is inconsistent with the requirements is not factually or legally 
supported. 

Thus, the City’s denial on these points raises a substantial LCP and Coastal Act conformance 
issue with respect to public access. 

Visual and Scenic Resources 
The Morro Bay LCP includes strong protections for visual and scenic resources along the coast 
and specifies the scenic and visual qualities of coastal areas shall be considered and protected as 
a resource of public importance. LUP Visual Resource Policy 12.01 requires that permitted 
development be sited and designed to protect views to and along the ocean and scenic and 
coastal areas, to minimize the alteration of natural land forms, to be visually compatible with the 
character of surrounding areas and where feasible, to restore and enhance visual quality in 
visually degraded areas. In addition, Policy 12.01 requires that new development in highly scenic 
areas (such as the area where the Campground is located) shall be subordinate to the character of 
its setting. LUP Visual Resources Policy 12.02 requires permitted development to be sited and 
designed to protect views to and along the coast and designated scenic areas and that it shall be 
visually compatible with the surrounding areas. LUP Visual Resources Policy 12.03 requires 
development between State Highway One and the ocean to provide view corridors, in certain 
planning areas (including the planning area for the Campground), so as not to significantly block 
views from Highway One. Other LCP policies and zoning standards reinforce these visual 
resource requirements, including LUP Policy 12.06 and Zoning Ordinance Section 17.48.190. 
See Exhibit 5 for applicable LCP policies and zoning standards. 

As stated above, the City-denied project includes the conversion of 25 existing campsites and 2 
camp host sites to RV hook-ups, as well as reconfiguring the existing sites from parallel to 
diagonal spaces and extending their length from 24 feet to up to 40 feet. In addition, the denied 
project also includes the addition of picnic tables and BBQ pits at each site, and related surface 
(paving), drainage (inlets), and viewshed (landscaping) improvements.  

In terms of visual protections, the City denied the project primarily because of its impacts to 
public views along Beachcomber Drive, based on the intrusion of the RVs themselves into the 
viewshed as well as issues with the project’s landscaping component. The project was originally 
conditioned to include a landscape plan which both protected the public views but also aimed to 
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shield the view of RV campers from Beachcomber Drive. While not explicitly stated, the City 
Council apparently did not think the landscape plan condition went far enough. 

The site is in a prominent visual location and is also within an LCP-mapped scenic area. In 
general, however, the project has been designed to “protect views to and along the ocean and 
scenic and coastal areas.” The project includes strict limits on the heights of all RVs and includes 
a phased landscaping screening plan to hide the RVs from public streets above, while preserving 
the views of the beach. Thus, the proposed development would protect existing view corridors 
(through limitations on height and specific landscaping provisions) and would be visually 
compatible with the existing campground setting of the surrounding area, consistent with the 
LCP. Any potential for slight views of the RVs from the public roads would effectively blend 
into the campground’s built environment. Therefore, the project provides for permitted 
development that is sited and designed to protect views (and view corridors) to and along the 
ocean and scenic and coastal areas, that is visually compatible with the character of surrounding 
areas and that restores and enhances visual quality in visually degraded areas, as required by 
policies 12.01, 12.02 and 12.03. The City’s determination that the project is inconsistent with the 
requirements is not factually or legally supported. 

Thus, the City’s denial on these points raises a substantial LCP conformance issue with respect 
to public viewshed and visual resource protection. 

3. Substantial Issue Conclusion 
The City-denied project raises substantial LCP conformance issues in terms of maximizing 
public access and protecting public viewsheds and visual resources. Therefore, the Commission 
finds that a substantial issue exists with respect to the City-denied project’s conformance with 
the certified City of Morro Bay LCP, and takes jurisdiction over the CDP application for the 
proposed project. 

H. COASTAL DEVELOPMENT PERMIT DETERMINATION 
The standard of review for this CDP determination is the City of Morro Bay certified LCP and, 
because it is located between the first public road and the sea, the access and recreation policies 
of the Coastal Act. All Substantial Issue Determination findings above are incorporated herein by 
reference. 

1. Visual Resource Protection 
Applicable Policies 
The City of Morro Bay LCP includes strong protections for visual and scenic resources along the 
coast and requires new development to be subordinate to the character of its setting. It also 
provides enhanced protection for LCP-designated scenic areas, like that associated with Morro 
Strand State Park Campground (formerly known as Atascadero State Beach in the LCP and 
within Planning Area 1). See Exhibit 5 for applicable LCP policies and zoning standards. 

Thus, the LCP has multiple provisions that require new development to be sited and designed to 
ensure protection of significant visual resources, including views within public viewsheds. Such 
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policies and protections specifically protect areas having regional public importance for their 
natural beauty by ensuring that new development is appropriately designed and constructed to 
have minimal to no adverse impact upon identified visual resources. Views from beaches and the 
shoreline are protected visual resources under the LCP. 

Analysis 
Location and Visual Setting  
The LCP requires the scenic and visual qualities of the coast to be protected and requires 
development to be sited and designed to protect views to and along the ocean and other coastal 
areas. It specifically identifies scenic and visual quality as a “resource of public importance”. 
The project involves converting 25 existing camp sites and 2 camp host sites to RV hook-up sites 
by extending and angling the sites to allow for RVs of up to 30 feet (with up to an additional 10 
feet of space to park a car). While the site is not visible from Highway 1, it is located in a 
visually significant area (LCP Figure 31) in close proximity to the shoreline and significant 
public viewsheds. It is located off of State Park Road but is also accessed formally and 
informally by pedestrians and beach goers via a number of trails, a stairway, and underpass trail, 
from Beachcomber Drive (which parallels and lies just inland from the site), which is designated 
in the LCP as a street providing scenic views (LCP Figure 30). In addition, views from the 
campground looking inland across the site include a backdrop of mountain ridgelines, and views 
from the road looking towards the coast across the site include Morro Rock (a significant visual, 
geologic and cultural landform). Therefore, because of the location and visual importance of the 
area, any proposed development at this location has the potential to cause significant adverse 
visual impacts.  

Fortunately, the existing campground minimally impacts such public views, and the proposed 
conversion of 27 existing campground sites to 27 RV hook-up sites (including sewage and 
electricity), and associated improvements such as landscape screening, will not lead to 
substantial additional view impacts. Indeed, the proposed landscaping intended for the sloped 
area between Beachcomber Drive and the campground will likely lead to an improved viewshed 
in the area for the public to enjoy.  

The proposed development would be clustered on the southeastern portion of the campground. 
As mentioned above, 27 existing campsites in this area would be enlarged to up to 40 feet in 
length with approximately five of those campsites being 35 feet in length. These shorter 
campsites would all be at the far southeast end of the campground so as not to impact (i.e. cut 
into) the sloped area between the campground and Beachcomber Drive.  

Since the time of the appeal, the project applicant (California State Parks) has met with a 
contingent of neighbors, represented by a consultant, in hopes of working past some of the issues 
associated with the project particulars and with the overall larger campground site itself. Several 
of these issues, from adverse visual impacts to a lack of overnight parking, were important 
factors in the City’s denial. 

In terms of visual protections, several changes to the original City-denied project have occurred. 
For one, the Applicant has agreed to limit the height of all RVs allowed to camp at the park to 
12’6”. No double decker “pop up” style RVs, or any other type of RV will be allowed to exceed 
this maximum height. Secondly, any potential view impacts from an increase in the length and 
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amount of RVs, for example (increased views of RV roofs, etc.), would be offset by a 3-year 
phased landscaping and viewshed enhancement program. As part of this component, State Parks 
would remove diseased myoporums between Beachcomber Drive and the campground and 
replace them with low-profile native shrubs and low-growing trees which would effectively hide 
the RVs but not block views (see Exhibit 2 for the proposed plans, including landscaping and 
irrigation plans). The effect of this will be to hide as much of the RVs as possible while limiting 
the height of the screening trees to ensure protection and enhancement of views along 
Beachcomber Drive. A phased approach eliminates the concern that there would be a period of 
time (between the removal of the myoporums and the full growth of the replacement shrubs and 
trees) where no screening vegetation would exist in this viewshed.2 Phasing in the new shrubs 
and trees over time will allow the new vegetation to grow and provide enhanced screening before 
the existing non-native vegetation is removed. Thus, views from scenic Beachcomber Drive, and 
from other areas overlooking the campground, beach and ocean, including views to Morro Rock, 
would not be adversely affected by the proposed project.  

Likewise, scenic view impacts associated with the development from the ocean and beach would 
also not be impacted, because the potential increase in RVs would blend in with existing 
campground setting, other camping vehicles elsewhere in the park, and the built environment 
above and behind the campground itself.  

LCP Policies 12.01 and 12.02 require that permitted facilities should be sited and designed to 
protect views to and along the ocean and scenic and coastal areas, minimize the alteration of 
natural landforms and be visually compatible with the character of surrounding areas. Further, 
LCP policies 12.01 and 12.02 demand that where possible, permitted facilities should restore and 
enhance the visual quality in visually degraded areas. 

While not a visually degraded area by any means, the campground has had little structural 
improvement over its lifetime. Originally, the site was a public beach parking lot, and more 
recently, it has been threatened with closure over budgetary issues within the State Park system. 
Therefore, State Parks has initiated this project in order to modernize services as well as increase 
visitation. As part of this project, the proposed phased landscaping plan will be a welcome 
benefit and asset to the public, for those both using the park and those visiting, and residing 
inland of it.  

LCP Policies 12.03 and 12.06 require that development between Highway 1 and the ocean in this 
planning area and within areas designated as having visual significance, be required to provide or 
ensure view corridors to and along the ocean and coastal and scenic areas, not significantly block 
views of travelers from Highway 1, ensure development (including height/bulk relationships) be 
subordinate to the character of its setting and be visually compatible with its surrounding area.       

As mentioned above, fairly unimpeded views exist for the entire stretch of Beachcomber Drive 
to the project site, the beach, and the ocean, all below the road’s grade. Views to the beach and 
ocean will not be significantly impacted by the potential increase in RVs to the project site with 
the proposed conversion of 27 existing campsites to 27 longer, diagonal, RV hook-up sites. The 
                                                 
2  In the first year, only diseased myoporums and those that are mid-bank or higher and impact resident’s views of the beach or 

ocean will be removed and replaced. In year two, the low growing native shrubs listed in the plan will be planted. In year 
three, the remaining myoporums and other non-natives will be replaced with the native trees and shrubs listed in the plan.    
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cap on RV heights at 12’6” and the phased landscape screening plan will ensure public views 
remain, and indeed be enhanced over time. Finally, as the site currently houses a public 
campground, additional campground related infrastructure or modifications will not cause 
adverse neighborhood compatibility impacts.  

However, some minor visual impacts are likely to occur. For example, the potential increase in 
the length and amount of RVs necessitate landscape screening. Landscaping can be a potent tool 
for minimizing visual impacts, and must be applied to this project for that purpose. Such 
landscaping is not intended to require a complete vegetative screen to completely hide the 
development (which if too vegetated could alternatively block more views than just the 
additional RVs), rather such landscaping is intended to help soften and somewhat filter the new 
development from public areas, consistent with views of typical visitor serving accommodations 
and public campground development in other places in coastal California.  

In addition, each new RV hook-up will include lights, which themselves can cause nighttime 
view impacts. The site is currently a somewhat semi-suburban campground (i.e. in an area near 
to a well-established residential area) with existing lighting impacts, yet any additional lighting 
from the proposed project could potentially lead to nighttime view impacts. Thus, all new 
lighting is proposed to be oriented downward and away from the east, where the residences are 
located, to the maximum extent feasible, and designed so that it limits the amount of light and 
glare to the maximum extent feasible. In addition, the Applicant has agreed, as part of this 
project, to re-orient the existing lighting associated with the bathrooms on the site to be directed 
downward and away from the residences as well.    

In a similar way, nighttime construction work would negatively impact nighttime views for 
similar reasons, and is not allowed. In addition, night lighting must be limited to the minimum 
necessary for campground safety purposes. Finally, construction must be limited in scale and 
scope to the maximum extent feasible to limit the visual impacts from construction, which would 
be similar if not greater than those expected after construction is complete. 

Each of these requirements outlined above for landscaping, lighting, stairway and underpass trail 
(revised plans), and construction BMPs are included in Special Condition 1 and 2 respectively. 

Visual Resource Protection Conclusion 
The LCP requires the scenic and visual qualities of the coast to be protected and where feasible 
enhanced, and requires development to be sited and designed to protect views to and along the 
ocean and other coastal areas, to be visually compatible, and where feasible to restore and 
enhance visual quality (including LUP Policies 12.01, 12.02, 12.03 and 12.06 and IP Section 
17.48.190). The project site is located between a residential area and a public sandy stretch of 
open beach, in an LCP-designated sensitive view area. This site, as well as prominent natural 
amenities in the area such as Morro Rock, is prominent in these near views and thus any 
development must protect views to and along the ocean and scenic and coastal areas. In this case, 
the proposed project would modify a portion of the existing campground to allow larger and 
more RV users to use the site, but, in fact, would also protect and enhance the visual resources of 
the area by limiting RV heights (and lengths) and implementing a phased landscaping plan for 
the affected area.       
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The proposed project could, however, lead to visual impacts (e.g. impacts from additional, longer 
RVs, and lighting) along scenic Beachcomber Drive. Special conditions are required to ensure 
that appropriate screening is undertaken to protect and enhance visual qualities, that lighting 
impacts are minimized and lessened to the maximum extent feasible, and that construction 
impacts are adequately mitigated. Within this framework, the Applicant is afforded a public 
works project consistent with the LCP. As conditioned, the project can be found consistent with 
the visual resource protection policies of the City’s LCP (see Special Condition 1). 

2. Public Access and Recreation 
Applicable Policies 
The subject site is designated Open Space/Recreation and is addressed in the Land Use, Open 
Space and Conservation Element, which details plans and policies for the preservation of open 
space to protect natural resources and to provide spaces for outdoor recreation. The project site is 
zoned OA-2 (Open Space/Recreation), which provides for public and private open space areas 
including those which can be used for recreational functions not involving significant structures.  
 
In addition, per the Coastal Act, the standard of review for the approved project includes the 
public access and recreation policies of t to maximize public access and protect oceanfront land 
for public access and recreation, ensure aboth the City’s certified LCP as well as the Coastal Act. 
These policies require new developmendequate parking, and also that new development is not to 
interfere with public access. Coastal Act Section 30604(c) requires that every coastal 
development permit issued for any development between the nearest public road and the sea 
“shall include a specific finding that the development is in conformity with the public access and 
public recreation policies of [Coastal Act] Chapter 3.” The proposed project is located seaward 
of the first through public road and thus such a finding is required. Coastal Act Sections 30210 
through 30213 and 30221 specifically protect public access and recreation. Coastal Act Section 
30240(b) also protects parks and recreation areas. See Exhibit 5 for Applicable Coastal Act and 
LCP policies and zoning standards. 

 
Analysis 
The LCP requires preservation and protection of existing lower-cost, visitor serving and public 
recreational opportunities, and the protection of sites along the shoreline, such as the current site, 
for visitor-serving and public recreational access use and development. The Morro Strand State 
Park Campground has been in operation providing opportunities for visitors to experience the 
central coast of California for decades. In that same time, however, little improvement has been 
undertaken to modernize the site. Now, State Parks is proposing a project that would facilitate 
increased use of the campground by converting 25 guest campsites and 2 camp host sites to RV 
hook-up sites, along with associated improvements.       

In addition, and as mentioned above, since the time of the appeal, the applicant has met with a 
group of neighbors, represented by a consultant, in hopes of working past some of the issues 
associated with the project particulars and with the overall larger campground site itself. Several 
changes to the project have resulted from these conversations, with the result being enhanced 
public access and recreational opportunities at the project site, particularly regarding enhanced 
parking. 
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LUP Policy 2.01 requires lower-cost visitor and recreation facilities for persons and families of 
low or moderate income to be protected, encouraged, and where feasible, provided and that 
developments providing public recreation opportunities are preferred over other uses. In this 
case, the public coastal recreational experience in this area will be enhanced by the proposed 
project. Lower cost access could be slightly reduced due to the conversion from tent campsites to 
RV hook up sites (which will cost extra), yet the vast majority of the campground will remain at 
its existing size and configuration, and RV camping is a relatively low cost overnight 
accommodation, compared with hotel rates.3 LUP Access and Recreation Policies 1.01, 1.05 and 
1.07 require new development projects to provide public access from the nearest public roadway 
to the shoreline and along the coast (except where adequate access exists nearby); adequate 
parking to be provided for any new or improved vertical accessways, whenever feasible and 
consistent with site constraints; and that development not interfere with the public’s right of 
access to the sea.  

Currently, Morro Strand State Park Campground has one main vehicle entrance and at least 2 
main pedestrian entranceways off of Beachcomber Drive. The two main pedestrian accessways 
include a wooden staircase near the center of the campground site (between Mindoro Way and 
Panay Street) and an underpass trail at the end of Orcas Street. A number of informal pedestrian 
paths lead down the bluff along Beachcomber Drive between the far north of the site (at Yerba 
Buena Street) and the far south (at Java Street). These formal and informal accessways allow 
access to the campground and the beach and ocean below, and will not be adversely impacted by 
the proposed project. In fact, the two more formal pedestrian accessways will be upgraded as 
part of this project and new signs will be installed (in conjunction with the City) to direct 
pedestrians to the accessways. Thus, the proposed project will enhance public access to the site, 
consistent with the general access and recreation policies of the Coastal Act and LCP. 

In terms of parking, the redesigned project has proposed to eliminate one existing camping site 
(campsite #14) and replace it with six new overnight vehicle parking spaces to increase the 
amount of campground parking. These spaces will be only for overnight campers with extra 
vehicles, and should reduce the number of vehicles that would otherwise park along 
Beachcomber Drive, or any number of other residential streets in the area. While RVs are 
prohibited from parking overnight along Beachcomber Drive, enforcement is often lacking.4 
Further, vehicles that normally would be parked in the campground overnight often park in the 
neighborhood to avoid paying the overnight fee. To resolve this issue with the residents, the 
Applicant has agreed to create these six new spots and to limit the parking fee for these spaces to 
$5, thereby helping to alleviate the parking pressures along Beachcomber and other streets in the 
nearby area. Commission staff agrees that this fee amount for extra-vehicle overnight parking is 
reasonable as part of the overall campground use at this facility. State Parks has additionally 
agreed to limit the length of all RVs to 30 feet, thereby allowing an extra vehicle to park within 
the same stall, if need be. Lastly, and importantly, State Parks has also agreed to keep the 
currently existing eleven day-use parking spaces (located just outside the campground kiosk) free 

                                                 
3  56 of the remaining 60 sites not affected by this project will remain at 24 feet or less in size. The remaining 4 sites (A-D) will 

remain at between 30-40 feet in length). 
4  There is also a 72-hour (3-day) parking limit on all city streets in the area, however, the City of Morro Bay has a prohibition 

against overnight camping and thus RVs are prohibited from parking overnight short of the 72 hour limit. 
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of charge.5 Thus, the proposed project can be found to be consistent with public access policies 
of the LCP.  

Finally, Coastal Act Section 30210 requires access to be maximized. In this case, maximum 
public access has been incorporated into the redesigned project. Modifications to the existing 
layout, including the installation of RV hook-ups, will encourage increased use of the 
campground, which is often underutilized. Repair or replacement of the existing accessways at 
Orcas Street and Beachcomber Drive will facilitate access to the campground and beach below 
and the additional overnight parking spaces will incentivize campers to park within the 
campground, thereby freeing up parking along the residential streets for those who wish to 
access Morro Strand State Beach.  

Public Access and Recreation Conclusion 
The LCP requires that public access be provided and maximized, and that the right of the public 
to access the sea not be interfered with (including LUP Policies 1.01, 1.07 and IP Section 
17.48.280). In this case, the project would enhance visitor amenities at the Morro Strand State 
Park Campground by providing water and electrical hook-ups, and by allowing RVs of longer 
lengths to use its facilities. Direct public access, both informal and formal, would not be impeded 
and in fact, would be enhanced with the proposed improvements to the two main pedestrian 
accessways that serve the site. In terms of LUP Policy 1.05 and parking requirements, six 
overnight vehicle parking spaces would be added to retain vehicles within the campground 
boundaries (and to reduce the strain of cars parked on nearby residential roads) and RVs would 
be limited to 30 feet to allow an extra car to park in the stall, if need be. Finally, eleven day-use 
parking spaces will not have a fee associated with them.6 

Thus, the project can be found consistent with the recreation and access policies of the City’s 
LCP and the public access and recreation policies of the Coastal Act. 

3. Other 

Water Quality 
The City of Morro Bay LCP includes strong protections for water quality, ESHA, areas adjacent 
to ESHA, and parks and recreation areas. LUP Policies such as 11.02, 11.17 and 11.19 aim to 
ensure that new development does not adversely affect marine resources and other waterways, 
that construction minimizes sedimentation and runoff, and that drainage does not cause increased 
erosion. See Exhibit 5 for applicable LCP policies and zoning standards. 
The site is located immediately adjacent to and above Morro Strand State Beach, and just north 
of a designated ESHA. Construction activities associated with the development of the site, and 
drainage and run off from the completed project could potentially result in adverse impacts on 
water quality. In particular, those activities include the conversion of 27 campground sites and 
the installation of related accessory components (including new drainage inlets, sewage and 
electric connections, paving, vegetation removal and replanting, etc.). The project requires work 
adjacent to open coastal waters which could lead to potential adverse water quality impacts. The 
                                                 
5  As State Parks staff asserts, the iron ranger that is currently on-site is for campers to pay their fees if there is no one staffing 

the entrance kiosk. As State Parks further asserts, it has not been charging day-use fees at this site. 
6  State Parks understands that to institute a fee for day-use parking would require a CDP in the future. 
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applicant has proposed to undertake BMP's that will include using straw waddle upslope and 
down slope of the east strip, no work during wet periods of rainy weather, and dust control 
measures to prevent dust from affecting neighbors’ properties. However, other impacts to the 
adjacent ESHA or ocean could occur. Fortunately, impacts to water quality during construction 
can readily be minimized through the development and implementation of a construction plan 
that, at a minimum, includes identification of all construction and staging areas, all construction 
methods and timing, and all construction BMPs otherwise (i.e., silt fences, straw wattles. 
washing/refueling areas, spill containment measures, site cleanup procedures, waste disposal, 
etc.), including those designed to prevent release of construction-related materials, liquids, soil, 
and debris into the ocean (see Special Conditions 2). To ensure maximum public notification and 
good construction relations, the construction plan must also be kept on site and all persons 
involved in construction briefed on the content and requirements of it, and a construction 
coordinator must be designated and be available to answer questions and also investigate 
complaints and take remediation action if necessary 24 hours per day for the duration of the 
project (see Special Condition 2). 

In terms of post-construction water quality measures, the project includes a suite of measures to 
protect against water quality impacts, including improvements to the drainage system on-site. 
There is currently an existing dirt ditch at the toe of the slope running the full length of the site. 
This will be improved to a perforated pipe drain buried at depth, and covered in gravel and 
topped off with a concrete swale drain, with drain inlets in the swale feeding the perforated pipe. 
The idea is to continue to allow the water to stay on site, but better manage it during wet periods.   

Thus, unforeseen water quality impacts can be contained through a construction condition that 
includes limiting the width of construction corridors, limiting the times when work can take 
place, clearly fencing off the minimum construction area necessary, clearly delineating and 
avoiding to the maximum extent feasible public use areas, and protecting marine and 
groundwater through BMPs (see Special Condition 2).  

4. California Environmental Quality Act (CEQA) 
Section 13096 of the California Code of Regulations requires that a specific finding be made in 
conjunction with coastal development permit applications showing the application to be 
consistent with any applicable requirements of CEQA. Section 21080.5(d)(2)(A) of CEQA 
prohibits a proposed development from being approved if there are feasible alternatives or 
feasible mitigation measures available which would substantially lessen any significant adverse 
effect which the activity may have on the environment.  

The City of Morro Bay, acting as lead agency, conducted an environmental review for the 
proposed project as required by CEQA and issued a Categorical Exemption. 

The Coastal Commission’s review and analysis of land use proposals has been certified by the 
Secretary of Resources as being the functional equivalent of environmental review under CEQA. 
The Commission has reviewed the relevant coastal resource issues associated with the proposed 
project, and has identified appropriate and necessary modifications to address adverse impacts to 
such coastal resources. All public comments received to date have been addressed in the findings 
above. All above findings are incorporated herein in their entirety by reference.  
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The Commission finds that only as modified and conditioned by this permit will the proposed 
project avoid significant adverse effects on the environment within the meaning of CEQA. As 
such, there are no additional feasible alternatives or feasible mitigation measures available which 
would substantially lessen any significant adverse environmental effects that approval of the 
proposed project, as modified, would have on the environment within the meaning of CEQA. If 
so modified, the proposed project will not result in any significant environmental effects for 
which feasible mitigation measures have not been employed consistent with CEQA Section 
21080.5(d)(2)(A). 
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MORRO STRAND RV PROPOSAL

EXISTING

RESTROOM
EXISTING

RESTROOM

TC 4-4-13
NORTH

0 150 300

2 CAMP HOSTS

25 RV SITES

CAMP

HOST

CAMP

HOST

PROPOSED LANDSCAPE PLAN
OPTION #2

REMOVE ALL EXISTING TREES

Eriogonum parvifolium occurs on dune 
formations in the coastal area.  It grows 
from 1-3 feet with similar spread.
it is also known as Dune Buckwheat, 
Coast Buckwheat or Cliff Buckwheat.

Ericameria ericoides is a flowering 
shrub known as Mock Heather or
California goldenbush.  It is endemic to 
California where it grows in sand dunes 
and coastal hills.  It grows from 1-3 feet
with small yellow flowers.

Morella or Myrica californica, known as 
Wax myrtle is an evergreen shrub or tree 
to 15 feet tall.  It is native to the coast of 
California and grows in full sun. It is an 
excellent hedge or screen along the coast 
as it is very tolerant of wind.

Artemisia californica, known as California Sagebrush is an evergray 
shrub 2-3 feet tall. It likes full sun near the coast and requires little 
or no water once established.  Good plant for starting back a difficult 
south facing coastal sage scrub site.

LEGEND

ERIOGONUM PARVIFOLIUM - COAST BUCKWHEAT  2-3'

ERICAMERIA ERICOIDES - MOCK HEATHER 3-4'

ARTEMISIA CALIFORNICA - CALIFORNIA SAGE 3-4'

MORELLA CALIFORNICA - WAX MYRTLE 10-15'

HETEROMELES ARBUTIFOLIA- TOYON 10-15'

C
R

O
S

S
 S

E
C

TIO
N

Heteromeles arbutifolia known as Toyon 
is an evergreen shrub or tree to 15 feet tall.
It is native to the coast of California and 
grows in full sun. It is an excellent screen 
along the coast as it is drought tolerant.
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BEACHCOMBER DRIVE

CAMPGROUND LEVEL

RESIDENCE

MORRO STRAND RV PROPOSAL
CROSS SECTION

WAX MYRTLE & TOYON 10-15' MAX HEIGHT

SAGE, BUCKWHEAT
& MOCK HEATHER 2-3'

13
'-0

"

13' TYPICAL U.S. RV 
MAXIMUM HEIGHTTYPICAL RESIDENCE VIEW

R.V. PARKED IN PROPOSED LOCATION R.V. PARKED IN PROPOSED LOCATION

VIEW FROM BEACHCOMBER DRIVE STAIRCASE ACCESS

18
'
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P
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MORRO STRAND RV PROPOSAL

EXISTING

RESTROOM

EXISTING

RESTROOM

TC 4-17-13
NORTH

0 150 300

2 CAMP HOSTS

25 RV SITES

CAMP

HOST

CAMP

HOST

PROPOSED IRRIGATION PLAN
OPTION #2
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EXISTING METER SIZE = 4"
DYNAMIC PRESSURE = 85 PSI

REGULATED DYNAMIC PRESSURE = 30 PSI

TYPICAL LAYOUT FOR EMITTERS

ELECTRICAL HOOKUP

RAINBIRD 8 STATION STAINLESS STEEL
WALL-MOUNT #ESP-8MC CONTROLLER

EXISTING WATER LINES

DRIP SYSTEM WITH ANTI SIPHON VALVE

IRRIGATION SCHEDULE

PIPE 1/2' 315 pvc, 3/4' & 1' PVC

CONTROL VALVES RAINBIRD AUTOMATIC 1" PEB SERIES

WATER SOURCE_ CITY 4" METER, 85 PSI

GATE VALVE- 1" HUNTER OR EQUAL

ANTISIPHON VALVE INSTALLED OFF MAIN LINE TO IRRIGATION

USE FILTER AT ALL VALVES

PRESSURE REGULATOR NO MORE THAN 30 PSI

DRIP EMITTERS - PC JR 1 GPH
4- PER MEDIUM TREE, 1 - PER SHRUB

GENERAL NOTES

CONTRACTOR SHALL COMPLY WITH ALL LOCAL
CODES AND ORDINANCES.

CONTRACTOR SHALL ADJUST ALL EMITTERS AND VALVES
FOR PROPER COVERAGE

PIPING PLAN IS DIAGRAMATIC.  FINAL LOCATION OF PIPE
TO BE DETERMINED AT TIME OF INSTALLATION

ALL VALVES SHALL BE LOCATED IN VALVE BOX WITH LID

DRIP IRRIGATION

RAINBIRD STAINLESS STEEL WALL-MOUNT #ESP-8MC CONTROLLER
UP TO FOUR STARTS PER DAY PER VALVE
WEEKLY OR CYCLICAL PROGRAMMING
CYCLE LENGTH FROM ONE MINUTE TO 12 HOURS,
ONCE A DAY TO ONCE A MONTH
AUTOMATIC SHORT CIRCUIT DETECTION- THE CONTROLLER
ISOLATES THE SHORTED VALVE MANUAL ON-OFF
9-VOLT BATTERY BACKUP IN CASE OF POWER FAILURE.

THE MAXIMUM RATE OF FLOW IN ANY ONE CIRCUIT SHOULD BE NO 
MORE THAN 180 GALLONS PER HOUR, DUE TO FRICTION LOSSES IN 1/2" TUBING.  
ANY SINGLE LENGTH OF 1/" TUBING MAINLINE (OR 1/2" DRIPLINE) SHOULD NOT 
EXCEED 200 FEET IN ONE CIRCUIT OWING TO THE FRICTION LOSSES OF 1/" TUBING.

1" GATE VALVE

1" GATE VALVE

BRIDGE

1" ANTI SIPHON VALVES

1" ANTI SIPHON VALVES
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ORCAS STREET
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11'
35'

RESIDENCE
3200

CAMP SITE DRAINAGE DITCH

BRIDGE

EXISTING STAIRWAY

CREEK

BRIDGE

EXISTING MORRO STRAND STAIRWAY NORTH

TC 7-3-13

IMPROVED A.D.A.
D.G. TRAIL

NEW D.G. WALKWAY
WITH HANDRAIL

48'
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SLOPE TO DRAIN

MORRO STRAND STAIRWAY REPLACEMENT

EXISTING CONCRETE CURB

2 X 4 PLASTIC LUMBER HANDRAIL

4 X 4 PRESSURE TREAT POSTS

1/2" GALVANIZED BOLTS

8" X 8" X 6' RAILROAD TIES

1/2" X 18" REBAR

CTB BASE

12'

BEACHCOMBER DRIVE

13
' E
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32
" -

 3
4"

TC 7-3-13

2 x 6 TREX

6 X 10 GIRDER

CONCRETE  FOOTING

CREEK DRAINAGE

CAMPGROUND LEVEL

6' MIN.

STAIR ELEVATION

STAIR SECTION
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April 25, 2013 

California Coastal Commission 
Central Coast Area Office 
Attn: Daniel Robinson 
725 Front Street, Suite 300 
Santa Cruz, CA 95060 

City of Morro Bay 
Morro Bay, CA 93442 

(805) 772-6200 
www.morro-bay.ca.us 

FINAl lOCAL 
ACTION NOTICE 

REFERENCE t;.3_ -~j{~~-o&·r 
APPEAL PERIOD 52 -. ~ 3 

-7'-'---"':.,U..~:......O:::.... 

fvtAY 0 1 2013 

t;:\LI FORNIA 
· ·;/~~}Tf\1 COMMISSION 
F.NTMA COA T AREA 

RE: Notice of Final Action on Coastal Development Permit No. CP0-390 

Dear Mr. Robinson, 

D 

The City of Morro Bay City Council has taken final action on the Coastal Development Permit 
No. CP0-390 for the project located at Morro Strand State Park Campground. At the April 23, 
2013 City Council meeting, the Council adopted Resolution 25-13 which adopted findings to 
deny the appeal filed by Mr. Harold Wiebenga and uphold the appeal filed by Mr. Walter 
Auerbach and deny CP0-390. 

Please find enclosed the Notice of Final Action. If you have any questions or comments, please 
contact me at (805) 772-6577. 

Sincerely, 

' 

Cindy Jacinth 
Associate Planner 

Copies to: Haro ld Wiebenga/ Cathy Novak 
Walter Auerbach 
Doug Barker, State Parks Department 

FINANCE ADMINISTRATION 
595 Harbor Street 595 Harbor Street 

HARBOR DEPT. CITY ATTORNEY 
1275 Embarcadero Road 595 Harbor Street 

FIRE DEPT. 
715 Harbor Street 

POLICE DEPT. 
870 Morro Bay Boulevard 

PUBLIC SERVICES 
955 Shasta Avenue 

RECREATION & PARKS 
1001 Kennedy Way 
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NOTICE OF FINAL ACTION ON COASTAL DEVELOPMENT PERM IT 

CITY OF MORRO BAY 
Public Services Department 

Date of Notice: Apri l 24, 2013 

NOTICE SENT TO (VIA CERTIFIED MAIL): 

California Coastal Commission-Centra l Coast District Office 

F: NAllOCAl 
ACTION NOTICE 

REFERENCE#-------
i\PPEAL PERIOD _____ _ 

Please note the following Final City of Morro Bay Action on a Coastal Permit, Coastal Permit Amendment, or Coastal Permit extension application 
(al l local appea ls have been exhausted for this matter): 

Project Information 

Application number: CP0-390 
Project Applicant: California State Parks 
Applicant's Representative: Doug Barker, J.D., District Services Manager, San Luis Obispo Coast District, 750 Hearst Castle Road, San 

Simeon, CA 93452 
Project location : Morro Strand State Park Campground 
Project description : The project proposal requests Coastal Development Permit #CP0-390 approval to allow the upgrade of 25 

existing campsites plus the two camp host sites to include recreational vehicle hook-ups in order to 
modernize services as well as increase visitation and revenue. 

Final Action Information 

Final Local Action: Denied without Prejudice 

Final Action Body: D Zoning Administrator 
Fina l Action Date: April 23, 2013 

Required Materials Enclosed 
Supporting the Final Action 

Staff Report X 
Findings X {see 

attached 

D Planning Commission 

Previously 
Sent {date) 

Resolution 
25-13) 

Conditions 

Site Plans X 

Elevations 

Coastal Commission Appeal Information 

This Final Action is: 

1:2] City Counci l 

Additional Materials Enclosed Previously 
Supporting the Final Action Sent {date) 
CEQA Document{s) X 

Geotechnica l Report {s) 

Biotic Report{s) 

Other CEQA Findings of Fa ct See staff 
report 

D NOT APPEALABLE to the Ca lifornia Coastal Commission {site is outside of the Coasta l Commission Appeal Jurisdiction). The Final City of Morro 
Bay Action is now effective. 

1:2] APPEALABLE to the California Coastal Commission pursua nt to the California Public Resource Code, Section 30603. The applicant or any 

aggrieved person may appeal this decision to the Coastal Commission. The Coastal Commission's 10-working day appeal period begins the first 
working day after the Coastal Commission receives adequate notice of this Final Action. The Final Action is not effective until after the Coastal 
Commission's appeal period has expired and no appeal has been filed . Any such appeal must be made in writing directly to the California Coasta l 
Commission Central Coast District Office at 725 Front Street, Suite 300, Santa Cruz, Ca 95060-4508, 415-427-4863; there is no fee for such an 
appeal. Should you have any questions regarding the Coastal Commission appeal period or process, please contact the Santa Cruz Office at the 
above address or phone. 

Copies of this notice have also been sent via first-c lass ma il to: 

• The applicant 

• Interested parties who arranged for mai ling of the notice. 
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RESOLUTION NO. 25-13 

RESOLUTION OF THE CITY COUNCIL 
OF THE CITY OF MORRO BAY, CALIFORNIA 

ADOPTING FINDINGS TO UPHOLD THE APPEAL 
AND OVERTURN THE PLANNING COMMISSION'S 

APPROVAL OF COASTAL DEVELOPMENT PERMIT #CP0-390 
MORROSTRANDCAMPGROUNDIMPROVEMENTSPROJECT 

THE CITY COUNCIL 
City of Morro Bay, California 

WHEREAS, the Planning Commission of the City of Morro Bay held a public hearing in 
the Veterans Memorial Building located at 209 Surf Street, Morro Bay, California, on March 6, 
2013 and did grant a Coastal Development Permit for the upgrade of 25 existing campsites plus 
the two camp host sites at Morro Strand State Park Campground to include recreational vehicle 
utility hook-ups in order to modernize services as well as increase visitation and revenue; and 

WHEREAS, the Morro Bay City Council held a public hearing in the Veterans 
Memorial Building located at 209 Surf Street, Morro Bay, California, on April 9, 2013 for the 
purpose of considering two appeals (Auerbach and Wiebenga) of Coastal Development Permit 
#CP0-390; and 

WHEREAS, the applicant (State of California) was required to apply for a Coastal 
Development Permit because the project is located in the coastal zone, specifically within the 
Coastal Commission's appeals jurisdiction; and 

WHEREAS, the applicant is not required to apply for a building permit or a use permit 
because the State Parks project is under thejurisdiction of the State as a superior agency, and not 
within the City's jurisdiction; and 

WHEREAS, the City of Morro Bay' s Local Coastal Plan and General Plan set forth 
goals for preserving and improving the natural and built environment of the City, protecting the 
health of its residents and visitors, and fostering its economy; and 

WHEREAS, the Lgcal Coastal Plan and General Plan directs the City to enforce and 
implement the goals and policies of the Local Coastal Plan and General Plan; and 

WHEREAS, pursuant to the California Environmental Quality Act the project is 
categorically exempt pursuant to Section 15301 , Class 1. Class 1 consists of the operation, 
repair, maintenance, permitting, leasing, licensing or minor alter of existing public or private 
structures, facilities, mechanical equipment or topographical features, involving negligible or no 
expansion of use beyond that existing at the time of the lead agency's determination. The project 
as described above involves minor alterations to the existing campground through the upgrade of 
25 existing campsites plus the two camp host sites to include recreational vehicle hook-ups in 
order to modernize services as well as increase visitation and revenue. The upgrade of the 
campsites at this campground will not result in an intensification of use; and Exhibit 3 
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WHEREAS, notices of said public hearing were made at the time and in the manner 
required by law; and 

WHEREAS, on March 27, 2012 the City Council did adopt Resolution No. 15-12 to take 
immediate steps to keep Morro Strand State Beach campground open; and 

WHEREAS, Resolution No. 15-12 stated that permanent closure of Morro Strand State 
Beach Campground will create considerable harm for the City of Morro Bay that relies on 
tourism from state parks for their community's livelihood and community identity; and 

WHEREAS, Resolution No. 15-12 also stated that the continued operation of the Morro 
Strand State Beach Campground is in the public's interest, as it provides access to the ocean, and 
opportunities for interaction with nature; and 

WHEREAS, Resolution No. 15-12 further stated that during the City Council's Annual 
Goal Setting Workshop, the Council declared keeping the Morro Strand State Beach 
Campground open their number one goal; and 

WHEREAS, Resolution No. 15-12 resolved to direct the City Manager to take all 
necessary steps and legal means available to make absolutely certain that the Morro Strand State 
Beach Campground remains open, including, but not limited to, authorizing the City Manager to 
negotiate an Agreement with the State of California for operation of the Morro Strand State 
Beach Campground, and also authorizes the City Manager to execute any further documentation 
in order to carry out the intent of this Resolution. 

WHEREAS, at the Morro Bay City Council on April 9, 2013 considered the appeals of 
Coastal Development Permit #CP0-390, the Council determined that there were concerns and 
issues raised in regard to compliance with various Local Coastal Plan policies and requested the 
applicant to continue the matter to address their concerns; and 

WHEREAS, at the hearing on the appeals, the applicant declined to request a 
continuance and instead requested that the City of Morro Bay uphold the appeal and deny the 
project instead of continuing the appeal to a future date. 

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Morro 
Bay as follows: 

Section 1. Findings. Based upon all the evidence, the City Council makes the following 
fmdings of denial for Coastal Development Permit #CP0-390: 

A. That the project is an allowable use in its zoning district, however it has been found to be 
not in compliance with the Local Coastal Plan in terms of view protection; public access, 
and arking ( s it relates to access) based on the information contained within the appeals 
filed by Walter R. Auerbach on March 13, 2013. Specifically Section ~0251 Scenic and 
visual qualities, LCP Policy _!2-01; 1,)._02; 12.03; Section 30212.5 Public facilities; 
distribution and Section 302_1 l j)evelopment not to interfere with access; LCP 1.01; 
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B. The project is not in conformity with the public access and public recreation policies of 
Chapter 3 of the California Coastal Act and it was found -that the campground has 
insufficient parking thereby impeding public access to the beach. Specifically Section 
30212.5 Public facilities; distribution and Section 30211 Development not to interfere 
~--..., - ---
with access. LC 1.01; LCP 1.05; LCP 1.07 --- -

C. The appeal filed by Harold Wiebenga on March 11 , 2013 did not contain specific criteria 
consistent with the Local Coastal Plan to fmd reason for denial. 

Section 2. Council Decision. Based on the above fmdings, the City Council of Morro 
Bay does hereby uphold the appeal filed by Walter R. Auerbach on March 13, 2013, deny the 
appeal filed by Harold Wiebenga on March 11 , 2013; and deny Coastal Development Permit 
#CP0-390 without prejudice. The City Council in upholding the appeal requests the applicant to 
work with the City to develop a phased proposal with performance standards. 

PASSED AND ADOPTED by the City Council of the City of Morro Bay at a regular 
meeting thereof held on the 23rd day of April, 2013 on the following vote: 

AYES: 
NOES: 
ABSENT: 

ATTEST: 

Irons, N. Johnson, Leage 
Smukler -
C. Johnson (recused) 

J~ BOUCHER, City Clerk 

~ L. IRONS, Mayor 
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CITY OF MORRO BAY 
NOTICE OF EXEMPTION 

TO: D San Lt1is Obispo (;D. Clerk 

County Government Center 

San Luis Obispo CA 93401 

Office ofPlanning & Res.earch 

1400 Tenth Street 

Sacramento. CA 95814 

FROM : City of Morro Bay 

Public Services Department 

955 Shasta Avenue 

Morro Bay, CA 93442 

Project Title: _...::M=o:.:i'l:.:::'O-:::S::.:.tt:.:·a::.:n:.::d-:::S::.:.ta::.:t:.::.e..:.P..:::a:.:rk.::..C::::;' ::.:mc:.:n.~::.pg""t""'O..::U::.:.nd=----------------------

Project Location - Specific: _....:.:.M"'"'o'""r'-'ro'-'S""u::.:·a:::.n=d:...:S"-'t=at"'e-"'P-=a:.:.:rk"'--"'C=m:.:.;n""pz;:.g::..::ro=-=u:o.:n.o:.d.,_0"-'6"""5'-~2=-1~1::...-=0=-0=-l _________ _ 

Project Location - City: Momw BAY County: SAN LUIS OBISPO 
Descriptioi1 ~--------------- ---- ------ ---
of PJ·oject: 

Coasta1 Development permit (CP0-390) to upgrade 25 existing campsites plus the two camp hostsites at Morro 
Strand State )>a,rk Carppground to include fuil utility recreational vehicle hook~ups in order to modernize services. 

Name ofPublic Agency Approving the Project: ......;;;C~ff;..:;Y-'O:;.;;F_;;M=.;;.O;;;.;RR~O~B,;;,;A;.::;Y ______________ _ 

Name of Person or Age1icy Canyi11g Out Project: Califoniia State Patks ahd Recreation, Attn: Doug Bat:ker, 
75() Hearst Castle Road, Sa11 ~ imeon, CA 93452 --====.:::====-==..=:===~=.=.:::.=>.=.:=,:=--

Exempt Status: (Check One) 

Reasoi1s whyp·roject is exeinpt: ~------'----------,-,------------,----

0 

D 
D 

Ministerial (Sec. 2I080(b)(i); 15268); 

Declared Emergency (S~c. 210SO(b)(3); 15269(a) 

Declared Emergency (Sec; ZIOSO(b)(3); I~Z69(n) 

Lead Agency: City of Morn;> Bay 

Contact Person: _C_i_nd_.y'-J_a_c_in_t_h_~~~----'---"""' 

[8JCategol'ital Exerhp~ion: 
Type and S~ctlon Numb~r: Class. 1 

-------

Ostatuary Exemption Co.de No. ------. 

Telephone: 805-772-6577 

Has a Notice. of Exemption be.en filed by the public agency approving the project? DYes (gJ No 

Certification: . . . 
I hereby certify that the public agency has mg<:Je the above finding and th'at the project is categorically exempt from 
CEQA. . . 

Signatme: Title: Assistant Plalli1Cl' Date: March 7, 2013 
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AGENDA NO: A-7 

M EETING DATE: April 23, 2013 

Staff Report 

TO: Honorable Mayor and City Council DATE: April18, 2013 

FROM: Rob Livick, PE/PLS- Public Services Director/City Engineer 
Kathleen Wold, Planning Manager 

SUBJECT: Resolution 25-13 Adopting Findings to Uphold the Appeal and 
Overturn the Planning Commission 's Approval of Coastal 
Development Permit (#CP0-390), Morro Strand Campground 
Improvements Project 

RECOMMENDATION: 
Staff recommends that the C ity Counc il approve Reso lu tion No. 25 -1 3 adopting findin gs to 
upho ld the appeal and overturn the Planning Commission' s approval of Coastal 
Deve lopment Permit (#CP0-390) 

DISCUSSION: 
At the April 9, 201 3 C ity Council meeting the Counc il heard two appeals fi led on the 
Planning Commiss ion' s conditional approval ofCoasta l Development Permit (#CP0-390), 
the Morro Strand Campground Improvement Proj ect. 

After taking public testimony, the decision of the Council was to uphold the appeal fil ed by 
Walter R. Auerbach on March 13, 2013 , deny the appea l fil ed by Haro ld Wiebenga on 
March 11 , 201 3; and deny the proj ect (#CP0-390). The Auerbach appeal specifically stated 
that the project should be denied based on the proj ect 's noncompliance with the City of 
Morro Bay's Local Coasta l Plan. It was noted that the specific areas of noncompliance were 
view protection, public access, and parking. In their April 9, 201 3 action, Counc il requested 
that the applicant (State Parks) work w ith the C ity to develop a phased proj ect proposal with 
performance standards. 

Since the appeal did spec ifically state the fi ndings for denia l, and the Council did not 
directly state the fi ndings fo r the record, staff is br inging back fi ndings for the Council 's 
consideration and action. 

Prepared By: _ RL __ Dept Review:_ RL_ 

City Manager Review: __ _ 

City Attorney Review: _ _ _ 
Exhibit 3 
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RESOLUTION NO. 25-13 

RESOLUTION OF THE CITY COUNCIL 
OF THE CITY OF MORRO BAY, CALIFORNIA 

ADOPTING FINDINGS TO UPHOLD THE APPEAL 
AND OVERTURN THE PLANNING COMMISSION'S 

APPROVAL OF COASTAL DEVELOPMENT PERMIT #CP0-390 
MORRO STRAND CAMPGROUND IMPROVEMENTS PROJECT 

THE CITY COUNCIL 
City of Morro Bay, California 

WHEREAS, the Planning Commission ofthe City of Morro Bay held a public heari ng in 
the Veterans Memorial Building located at 209 Surf Street, Morro Bay, California, on March 6, 
2013 and did grant a Coastal Development Permit for the upgrade of 25 existing campsites plus 
the two camp host sites at Morro Strand State Park Campground to include recreational vehicle 
utility hook-ups in order to modernize services as well as increase visitation and revenue; and 

WHEREAS, the Morro Bay C ity Council held a public hearing in the Veterans 
Memorial Building located at 209 Surf Street, Morro Bay, California, on Apri l 9, 2013 for the 
purpose of considering two appeals (Auerbach and Wiebenga) of Coastal Development Permit 
#CP0-390; and 

WHEREAS, the applicant (State of California) was required to apply for a Coastal 
Development Permit because the project is located in the coastal zone, specifically within the 
Coastal Commission ' s appeals jurisdiction ; and 

WHEREAS, the applicant is not required to apply for a building permit or a use permit 
because the State Parks project is under the jurisdiction of the State as a superior agency, and not 
within the City's jurisdiction; and 

WHEREAS, the City of Morro Bay's Local Coastal Plan and General Plan set forth 
goals for preserv ing and improving the natural and built environment of the C ity, protecting the 
health of its residents and visitors, and fostering its economy; and 

WHEREAS, the Local Coastal Plan and General Plan directs the City to enforce and 
implement the goa ls and policies of the Local Coastal Plan and General Plan; and 

WHEREAS, pursuant to the Cal ifornia Environmental Quality Act the project is 
categorical ly exempt pursuant to Section 1530 I, C lass 1. C lass 1 consists of the operation, 
repair, maintenance, permitting, leasing, licensing or minor alter of existing public or private 
structures, facilities, mechanical equipment or topographical features , involving negligible or no 
expansion of use beyond that existing at the time of the lead agency ' s determination. The project 
as described above involves minor alterations to the existing campground through the upgrade of 
25 existing campsites plus the two camp host sites to include recreational vehicle hook-ups in 
order to modernize services as well as increase visitation and revenue. The upgrade of the 
campsites at this campground will not result in an intensification of use; and 
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WHEREAS, notices of said public hearing were made at the t ime and in the manner 
required by law; and 

WHEREAS, on March 27,201 2 the C ity Counc il did adopt Reso lution No. 15-1 2 to take 
immediate steps to keep Morro Strand State Beach campground open; and 

WHEREAS, Resolution No. 15-1 2 stated that permanent c losure of Morro Strand State 
Beach Campground w ill create considerable harm fo r the C ity of Morro Bay that relies on 
touri sm from state parks for the ir community's livelihood and community identi ty; and 

WHEREAS, Resolution No. 15-1 2 also stated that the conti nued operat ion of the Morro 
Strand State Beach Campground is in the public's interest, as it prov ides access to the ocean, and 
opportuniti es fo r in teraction w ith nature; and 

WHEREAS, Resolution No. 15- 12 further stated that during the C ity Council 's Annua l 
Goal Setting Workshop, the Counc il dec lared keeping the Morro Strand State Beach 
Campground open their number one goal; and 

WHEREAS, Reso lution No. 15-1 2 resolved to direct the C ity Manager to take all 
necessary steps and legal means ava ilab le to make abso lutely certa in that the Morro Strand State 
Beach Campground rema ins open, inc luding, but not limited to, authorizing the C ity Manager to 
negotiate an Agreement wi th the State of Cali fo rnia for operation of the Morro Strand State 
Beach Campground, and also authorizes the C ity Manager to execute any further documentation 
in order to carry out the intent of thi s Reso lu tion. 

WHEREAS, at the M orro Bay C ity Counc il on April 9, 20 13 considered the appeals of 
Coasta l Development Permit #CP0-390, the Counc il determined that there were concerns and 
issues raised in regard to compliance with various Local Coastal P lan po licies and requested the 
applicant to continue the matter to address the ir concerns; and 

WHEREAS, at the hearing on the appeals, the app licant declined to request a 
continuance and instead requested that the C ity of Morro Bay uphold the appeal and deny the 
project instead of continuing the appeal to a future date. 

NOW, THEREFORE, BE IT RESOLVED by the C ity Counc il of the C ity of Morro 
Bay as fo llows: 

Section 1. Findings. Based upon a ll the ev idence, the C ity Counc il makes the fo llowing 
fi nd ings of denial for Coastal Development Permit #CP0-390: 

A. That the proj ect is an a llowable use in its zoni ng di strict, however it has been found to be 
not in compliance w ith the Loca l Coastal Plan in terms of v iew protect ion, public access, 
and parking (as it re lates to access) based on the informat ion conta ined within the appeals 
fil ed by Walter R. Auerbach on March 13, 20 13. Spec ifica lly Section 3025 1 Scenic and 
vi sual qualities, LCP Policy 12.01 ; 12.02 ; 12.03; Section 302 12.5 Public fac ilities; 
di str ibution and Section 302 11 Deve lopment not to interfere w ith access; LCP 1.01 ; 
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B. The project is not in conformity with the public access and public recreation policies of 
Chapter 3 of the California Coastal Act and it was found that the campground has 
insufficient parking thereby impeding public access to the beach. Specifically Section 
30212.5 Public facilities; distribution and Section 30211 Development not to interfere 
with access. LCP 1.01 ; LCP 1.05; LCP 1.07 

C. The appeal filed by Harold Wiebenga on March 11, 2013 did not contain specific criteria 
consistent with the Local Coastal Plan to find reason for denial. 

Section 2. Council Decision. Based on the above findings, the City Council of Morro 
Bay does hereby uphold the appeal filed by Walter R. Auerbach on March 13, 2013, deny the 
appeal filed by Harold Wiebenga on March 11, 2013; and deny Coastal Development Permit 
#CP0-390 without prejudice. The City Council in upholding the appeal requests the applicant to 
work with the City to develop a phased proposal with performance standards. 

PASSED AND ADOPTED by the City Council of the City of Morro Bay at a regular 
meeting thereof held on the 23rd day of April, 2013 on the following vote: 

AYES: 
NOES: 
ABSENT: 

JAMIE L. IRONS, Mayor 
ATTEST: 

JAMIE BOUCHER, City Clerk 
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AGENDA NO: B-1 

MEETING DATE: April 9, 2013 

Staff Report 
TO: Honorable Mayor and City Council DATE: April 4, 2013 

FROM: Cindy Jacinth, Associate Planner 

SUBJECT: Appeals of Coastal Development Permit (#CP0-390) to allow the upgrade of 
existing campsites located at Morro Strand State Park Campground 

RECOMMENDATION: 
Staff recommends the C ity Council deny the appeals and uphold the Plann ing Commiss ion' s 
approval of Coasta l Development Permit #CP0-390 subj ect to the F indings included as 
Attachment "A" and the Conditions of Approva l as included as Attachment "B." 

FISCAL IMP ACT: 
The appeals were fi led on a Coastal Deve lopment Permit within the appeals jurisdicti on and as 
such there is no fee associated with these appeal s, therefore fees associated with the appeals will 
be absorbed by the City. The costs assoc iated with processing these appeals are the noticing fees 
and staffs time writing the report, preparing notices, and attending the C ity Council meeting . 

SUMMARY: 
At the ir March 6, 201 3 meeting, the Planning Commission granted a Coastal Development 
Permit fo r the upgrade of 25 existing campsites plus the two camp host sites at Morro Strand 
State Park Campground to include recreati onal vehi cle utili ty hook-ups in o rder to modernize 
services as well as increase vi sitation and revenue. The appli cant was required to apply fo r a 
Coastal Development Permit because the project is located in the coasta l zone, spec ifically 
w ithin the Coastal Commission's appeals jurisdi ction. The applicant is not required to apply fo r 
a building permit or a use permit because the State Parks project is under the jurisdict ion of the 
State as a superior agency, and not within the C ity's jurisdiction. 

During the ten day appea l peri od, two appeals were fil ed. On March II , 201 3 an appeal was 
fil ed by Mr. Harold Wiebenga and on March 13, 201 3 an appeal was fil ed by Mr. Walter 
Auerbach. Both appeal s are requesting the Planning Commission's approval be repealed. Mr. 
Wiebenga' s appeal requests that the C ity Counci I close the park and restore it back to its natural 
habitat. Mr. Auerbach's appeal requests that the C ity Counc il deny the proj ect, or approve it 
w ith additiona l conditions. 

Prepared by: CJ Dept. Review:KW /JB 

City Manager Review: __ _ 

City Attorney's Review: __ Exhibit 3 
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BACKGROUND: 
At its regular meeting on March 6, 2013 the Planning Commission conditionally approved the 
request for Coastal Development Permit #CP0-390 to allow the upgrade of25 existing campsites 
plus the two camp host sites to include recreational vehicle hook-ups in order to modernize 
services as well as increase visitation and revenue. The campground has been used for camping 
since the early 1980s and has had few improvements. The original site was constructed as a day 
use parking lot. 

DISCUSSION: 
The following section states each of the appellant's grounds for the appeal with a statement 
formulated by staff that examines the validity and comprehensiveness of each ground for appeal. 
The appellants' comments are in plain text with quotation marks and staff responses are 
italicized. 

Appeal One: 
Appellant Harold Wiebenga bases an appeal of the project on the following grounds: 

1. "Due to the fact that the Park is violating all major California laws. Air Pollution, 
Ground Pollution, Noise Pollution, and Handicap Access." 
There is instif.ficient evidence to claim the Park campground is "violating all 
major Caftfornia laws." The staff report fm·- the Mm·~ch 6, -2-013 Planning 
Commission meeting contains specific information describing the Applicant's 
proposal is an update of existing campground sites. No evidence exists of air, 
ground or noise pollution. The County Air Pollution Control District does allow 
recreational burning under Rule 50J .C. Jf The proposed project does not 
expand the campground but rather upgrades existing campsites and therefore did 
not trigger a requirement for air, ground, or noise pollution studies. 

The issue of California law governing handicap access falls under the 
jurisdiction of the State of California Parks Department. State Parks, the 
applicant, as a superior government agency, is only required to obtain Coastal 
Development Permit approval pursuant to the California Coastal Act. 

2. "Bes ides the fact it 's located in a residential neighborhood ." 
The Morro Strand State Park Campground is adjacent to a residential 
neighborhood and adjacent to residential zoning. The zoning for the 
campground is OA -2/P D, (Open Area district in a Planned development overlay) 
which allows for campground use. 

3. "This Park does not benefit Morro Bay residents. It just costs them money, 
water, sewer, policing and their views." 
Although the campground does not pay transient occupancy taxes to the City, 
indirect benefit exists for local businesses owned by residents whom may have 
increased business sales as a result of out of town visitors who stay at the Park 
campground similar to visitors at other types of lodging. The Park campsites 
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and day use parking lot are available as a benefit to both Morro Bay residents 
and non-residents alike. Also, Council Resolution 15-12 (attached as Exhibit G) 
stated that "the permanent closure of Morro Strand State Beach Campground 
[would] cause an annual reduction of over 2. 5 million dollars worth of economic 
activity in Morro Bay ... " The Resolution further states that "whereas, the City 
Council has determined that it would benefit the City, the residents and 
businesses of the City if the Morro Strand State Beach Campground remains 
open and accessible to the public .. . " 

Morro Bay residents do not pay additional water and sewer fees as a result of 
the Park campground. The Park campground is metered for water service and 
pays its own water and sewer. 

Policing of the Park campground is under the jurisdiction of State Parks. 
According to Police Chief Amy Christey, in the past two years, there were seven 
documented calls for service at the Morro Strand Park. Two appear to be self
initiated foot patrols, one for an injured sea otter pup, another for a dying seal, 
and three calls assisting the rangers with officer safety type calls. 

Regarding the issue of views, the State Parks project as described in the staff 
report for the March 6, 2013 Planning Commission meeting includes the removal 
of diseased myoporum trees with the goal of improving the vievvshed. Although 
the City does not protect private views, public views are a protected resource 
consistent with the City 's Local Coastal Plan. The project was found to be in 
compliance with the Local Coastal Plan. Also, the State Park project to upgrade 
existing campsites and increase amenities seeks to increase visitation which is 
also consistent with the Coastal Act. 

Mr. Wiebenga requests that the Council close the Park and restore it back to its natural habitat. 
Although the Morro Strand State Park Campground is within City limits, the Park is owned by 
the State and as a superior government agency, the City has no jurisdiction to close the Park 
campground. Additionally, keeping the campground open was the number one goal of City 
Council as determined at their March 6 and 7, 2012 Goal Setting Workshop. Resolution 15-12 
(Exhibit G) was passed by City Council on March 27, 2012 "d irect[i ng] the City Manager to take 
all necessary steps and legal means available to make absolutely certain the Morro Strand State 
Park Campground remains open ... " Staff has concluded that submitted grounds for an appeal of 
the project 's approval are insufficient based on the above analysis. The project submittal was 
sufficient to make the necessary findings for approval including that the project is consistent 
with the C ity's General Plan, Local Coastal Plan and the Municipal Code. 

Appeal Two: 
Appellant Walter Auerbach bases an appeal of the project on the following grounds: 

1. " Project as approved is not in compliance with Local Coastal Plan in terms of 
view protection, public access, and parking (as it relates to access). See attached 
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letters presented to the Morro Bay Planning Commission." 
Mr. Auerbach's March 6, 2013 letter requested a cond ition of approval be added 
that "The slope below Beachcomber Drive and above the proposed sites shall be 
landscaped with vegetation that shields the view of the RV sites from 
Beachcomber Drive and adjacent residences without blocking views of the coast 
from Beachcomber Drive." 
View Protection: The State Parks project as described in the staff reportfor the 
March 6, 2013 Planning Commission meeting includes the removal of diseased 
myoporum trees with the goal of improving the viewshed. Although the City does 
not protect private views, public views are a protected resource consistent with 
the City 's Local Coastal Plan. The project was found to be in compliance with 
the Local Coastal Plan. Also, the State Park project to upgrade the campsites 
and increase amenities seeks to increase visitation which is also consistent with 
the Coastal Act. 

The Planning Commission addressed the issue of view protection during the 
discussion of the diseased myoporum trees proposed to be removed and added a 
condition which both protects public views but also aims to shields the view of 
RV campers from Beachcomber. Planning Commission Condition #1 is 
"Applicant shall submit a landscape plan to the approval of the Public Services 
Director, a simulation plan which illustrates the mature height of the vegetation, 
and provide a description of the maintenance of the vegetation. " 

Public Access: Mr. Auerbach's March 6, 2013 letter requested a cond ition of 
approval be added that "Pedestrian access to the beach from Beachcomber Drive 
shall be improved and signed at the south end of Beachcomber Drive (near Java 
Street) and at the north end (near Trinidad or Tahiti Street) by way of a stairway 
or improved pathway with signage. This improvement wi ll disperse day use 
access to the beach and mitigate the access barrier by the RV campsites." 
Although the Planning Commission did not add a condition regarding new 
signage or additional beach access points, the State Parks ' project does not 
decrease access and existing pathways to access the beach will remain. Staff 
reviewed existing access options to research the standard threshold of what is 
considered a walkable distance, which is considered to be quarter mile. There 
are three existing access points all within a quarter mile or less of the homes 
adjacent to the Park campground. 1. From the north at Yerba Buena there is 
access from the paved road. 2. A staircase at Orcas and Beachcomber allows 
pedestrians beach access from Beachcomber Drive through the open 
campground to the beach. 3. At the south end, there is an existing pedestrian 
trail at Hatteras and Beachcomber which is two blocks south of Java, the 
location where the Appellant request to add access. The area along Java is 
within environmentally sensitivity habitat (ESH). Staff would not agree that 
adding access in ESH area would be consistent with the General Plan and Local 
Coastal Plan. Adding access would also require a different environmental 
document in order to issue a Coastal Development Permit. 
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Parking: Mr. Auerbach's March 6, 201 3 letter requested a condition of approval 
be added that "Extra-vehic le parking sha ll be designated for the reconfigured 
campsites at a rate of one extra vehic le space per 3 R V sites. The des ignated 
s ites shall be in close proximity to the RV sites." And "Applicant shall develop 
fees and parking polic ies that encourage a ll campers to util ize extra-vehicle sites 
rather than parking extra vehicles a long Beachcomber Drive overnight." Mr. 
Auerbach further states "Alternati ve ly, I would support des ignation of 
Beachcomber Drive as a ' No Overnight Parking' street, or even eliminate 
parking entirely if appropriate publi c parking for the beach can be developed 
elsewhere (in the campground area, fo r instance)." 
At the March 6, 201 3 Planning Commission meeting, the issue of parking 
impacts along Beachcomber was addressed and noted that Beachcomber Drive 
is a public street with 72-hour parking privilege to the public. Parking violations 
along City streets are an enforcement issue of the Police Department, not State 
Parks. The Applicant 's proposed proj ect did not trigger an increase for parking 
requirement. Existing State Parks regulations allow for two vehicles per 
campsite and the Park campground currently has both a day-use parking lot and 
overflow area. 

Mr. Auerbach requests that the Counc il deny the proj ect or approve it with addi tiona l conditions. 
Staff has concluded that the submitted grounds fo r an appeal of the proj ect's approval are 
inadequate to repeal the Planning Commiss ion motion to approve the proj ect based on the above 
staff analys is. The proj ect submittal was suffi cient to make the necessary fi nd ings fo r approva l 
including that the proj ect is consistent w ith the C ity's General P lan, Local Coasta l P lan and the 
Municipa l Code. 

CONCLUSION: 
The project as proposed is consistent w ith the General Plan, Local Coastal Plan, and Municipal 
Code fo r deve lopment standards. Staff recommends that the C ity Council deny the appeals and 
uphold Planning Commiss ion' s moti on on March 6, 201 3 to issue Coastal Development Permi t 
#CP0-390 for the upgrade of 25 existing campsites plus the two camp host sites at Morro Strand 
State Park Campground to include recreational vehic le utili ty hook-ups. The applicant will be 
required to uphold the conditions of approval (Exhi bit B) found in Attachment "B". 

Exhibits: 
Exhibit A - F indings fo r approval 
Exhibit B - Conditions of Approva l fo r Coasta l Development Permit #CP0-390 as rev ised by 
Planning Commiss ion on March 6, 201 3 
Exhibit C - Appeal fil ed by Mr. Harold Wiebenga on March 11 , 201 3 
Exhibit D - Appeal fil ed by Mr. Walter Auerbach on March 13, 201 3 
Exhibit E - Planning Commiss ion staff report, fi ndings and condi tions of approval 
Exhibit F - Planning Commiss ion minutes from March 6, 201 3 
Exhibit G - C ity Counc il Resolution 15-1 2 dated March 27,201 2 

Exhibit 3 
Page 15 of 69



EXHIBIT A 

FINDINGS 

SITE: MORRO STRAND STATE PARK CAMPGROUND 

PROJECT DESCRIPTION:. Coastal Development Permit for the upgrade of 25 existing 
campsites plus the two camp host sites to include recreational vehicle hook-ups in order to 
modernize services as well as increase visitation and revenue. 

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
Pursuant to the California Environmental Quality Act the project is categorically exempt 
pursuant to Section 1530 I, Class 1. Class 1 consists of the operation, repair, maintenance, 
permitting, leasing, licensing or minor alter of existing public or private structures, facilities, 
mechanical equipment or topographical features , involving negligible or no expansion of use 
beyond that existing at the time of the lead agency's determination. The project as described 
above involves minor alterations to the existing campground through the upgrade of25 existing 
campsites plus the two camp host sites to include recreational vehicle hook-ups in order to 
modernize services as well as increase visitation and revenue. The upgrade ofthe campsites at 
this campground will not result in an intensification of use. 

COASTAL DEVELOPMENT PERMIT FINDINGS 

A. That the project is an allowable use in its zoning district and is also in accordance with 
the certified Local Coastal Program and the General Plan for the City of Morro Bay 
based on the analysis contained within the staff report. 

B . The project is in conformity with the public access and public recreation policies of 
Chapter 3 of the California Coastal Act and it was found that the campsite upgrades 
proposed are contained within the original footprint of the project area and therefore will 
not impact access to the beach or other recreational endeavors. 
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EXHIBITB 

CONDITIONS OF APPROVAL 

As Revised by the Planning Commission at the March 6, 2013 Public Meeting 

SITE: MORRO STRAND STATE PARK CAMPGROUND 

PROJECT DESCRIPTION:. The Morro Strand State Parks Campground is seeking to upgrade 
25 existing campsites plus the two camp host sites to include recreational vehicle hook-ups in 
order to modernize serv ices as we ll as increase visitation and revenue. 

STANDARD CONDITIONS 

1. This permit is granted for the land described in the staff report dated February 26, 2013 , 
for the project depicted on plans dated January 23, 2013 on file with the Public Services 
Department. Site development, including al l buildings and other features, shall be 
located and designed substantially as shown on plans, unless otherwise specified herein. 

2. Jnaugurate Within Two Years: Un less the construction or operation of the structure, 
faci lity, or use is commenced not later than two (2) years after the effect ive date of this 
approval and is diligently pursued thereafter, this approval will automatically become 
null and void ; provided, however, that upon the written request of the applicant, prior to 
the expiration of this approval , the applicant may request up to two extensions for not 
more than one (1) additional year each. Said extensions may be granted by the Public 
Services Director, upon finding that the project complies with all applicable provisions 
of the Morro Bay Municipal Code, General Plan and Local Coastal Program Land Use 
Plan (LCP) in effect at the time of the extension request. 

3. Changes: Minor changes to the project description and/or conditions of approval shall 
be subject to review and approval by the Public Services Director. Any changes to this 
approved permit determined not to be minor by the Director shall require the fi ling of an 
applicat ion for a permit amendment subject to Planning Commission review. 

4. Comp liance with the Law: (a) All requirements of any law, ordinance or regulation of 
the State of Californ ia, C ity ofMorro Bay, and any other governmental entity shall be 
complied with in the exercise ofthis approval , (b) This project shall meet all applicable 
requirements under the Morro Bay Municipal Code, and shall be consistent with all 
programs and policies contained in the certified Coastal Land Use Plan and General Plan 
for the C ity of Morro Bay. 

5. Hold Harmless: The applicant, as a cond ition of approval , hereby agrees to defend, 
indemnify , and hold harmless the City, its agents, officers, and employees, from any 
claim, action, or proceeding against the City as a result of the action or inaction by the 
City, or from any claim to attack, set aside, void, or annul this approval by the City of the 
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applicant's project; or applicants failure to comply with conditions of approval. Applicant 
understands and acknowledges that City is under no obligation to defend any legal 
actions challenging the City's actions with respect to the project. This condition and 
agreement shall be binding on all successors and assigns. 

6. Compliance with Conditions: The applicant's establishment of the use and/or 
development ofthe subject property constitutes acknowledgement and acceptance of all 
Conditions of Approval. Compliance with and execution of all conditions listed hereon 
shall be required prior to obtaining final building inspection clearance. Deviation from 
this requirement shall be permitted only by written consent of the Public Services 
Director and/or as authorized by the Planning Commission. Failure to comply with these 
conditions shall render this entitlement, at the discretion of the Director, null and void. 
Continuation of the use without a valid entitlement will constitute a violation of the 
Morro Bay Municipal Code and is a misdemeanor. 

7. Compliance with Morro Bay Standards: This project shall meet all applicable 
requirements under the Morro Bay Municipal Code, and shall be consistent with all 
programs and policies contained in the certified Coastal Land Use plan and General Plan 
for the City of Morro Bay. 

8. Conditions of Approval on Building Plans: Prior to the issuance of a Building Permit, 
the final Conditions of Approval shall be attached to the set of approved plans. The 
sheet containing Conditions of Approval shall be the same size as other plan sheets and 
shall be the last sheet in the set ofBuilding Plans. 

FIRE DEPARTMENT CONDITIONS 

1. Fire safety during construction, alteration, and demolition of the project shall be 
in accordance with 2010 California Fire Code, Chapter 14. 

2. Timing oflnstallation. When fire apparatus access roads or water supply for fire 
protection is required to be installed, such protection shall be installed and made 
serv iceable prior to and during the time of construction. (CFC 50 1.4) 

3. Premises identification. New and existing buildings shall have approved address 
numbers, building numbers or approved building identification placed in a 
position that is plainly legible and visible from the street fronting the property. 
(CFC 505.1) Provide space numbers. 

4. Fire Access Roads. Fire apparatus access roads shall have an unobstructed width 
of not less than 20 feet and vertical clearance of not less than 13 feet 6 inches. 
(CFC 503.2.1) 

5. Fire Protection Water Supplies-Hydrants and Water Mains. An approved water 
supply capable of supplying the required fire flow for fire protection shall be 

Exhibit 3 
Page 18 of 69



prov ided to the premises upon which fac ilit ies, buildings or portions ofbuildings 
are constructed. (CFC 507) 

a. Private fire service mains shall be insta lled in accordance with NFPA 
24. (CFC 507.2. J) 

b. F ire hydrant systems requirements shall be determined and comply with 
20 I 0 Cali fo rnia F ire Code, Appendix C. (CFC 507.5) 

6. Genera l Means of Egress. The requirements speci fi ed in Sections I 003 through 
I 013 sha ll apply to all three e lements of the means of egress system, in addition 
to those specific requirements for exit access, the exit and the exit di scharge. 
(CFC 1 003) 

7. Occupant Load. In determining means of egress requirements, the number of 
occupants fo r whom means of egress fac ilities sha ll be determined. Where 
occupants from accessory areas egress through a primary space, the calculated 
occupant load for the primary space sha ll include the total occupant load of the 
primary space plus the number of occupants egressing through it from the 
accessory area. (CFC 1004. J) 

PLANNING CONDITIONS 

1. Applicant shall contact the Planning Divis ion ofthe Public Services Department 
fo r a fin al inspection upon completion of the proj ect. 

PLANNING COMMISSION CONDITIONS 

1. Applicant shall submit a landscape plan to the approval of the Public Serv ices 
Director, a simulation plan whi ch illustrates the mature height of the vegetation, 
and provide a description of the maintenance of the vegetation. 
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EXHIBIT C 

C E'. \'V e:, p 
CITY OF MORRO BAY ~~of Morro a~Y 

PUBLIC SERVICES DEPARTMENT Mf\R 1110\3 
APPEAL FORM 

APPEAL FROM THE DECISION OR ACTION OF (GOVERNING BODY OR CITY OFFICER): 

~ _Qbn.l~ GoMn.is·~(Ot\ 
APPEAL OF S. . CJFIC DECISION OR AC'110N: 

PERMIT TYPE BEING APPEALED (IE. COASTAL PERMIT, W;E PERMIT, TENTA1'1VE SUBDIVISION): 

REQUESTED RELIEF OR ACTION: f( \ 
or~ n~,ds 1() b-e C.Jo~ed 0DcA 

\)C\ c k_.J··.Q__ _ _\t ,'S 1\0.tLArtl \ "CA \)~}~ t 

---···-···· 

FOR OFFICE USE ONLY 

DATE APPEAL FILED: I ACCEPTED BY: 

APPEAL BODY: 

DATE OF APPEAL HEARING: 

'· S.\Plannmg\Samples & Stocks\Foml\Appcal.doc 

\·~· · 1\(lmln\stra\\on 

12.e.~to l't-J 
-··~··· · 

Exhibit 3 
Page 20 of 69



March 13, 2013 

TO: Morro Bay City Council 

EXHIBIT D 
Walter R. Auerbach 

PO Box 7571 

Tahoe City, CA. 96145 

RE: APPEAL OF PLANNING COMMISSION DETERMINATION 

CP0-390 CALIF. STATE PARKS/ MORRO STRAND CAMPGROUND 

Dear Council members: 

Attached is my signed appeal form and supporting materials for the above-referenced coastal permit. 

Ever since a few of the homeowners on Beachcomber Drive reacted negatively to their proposal, 

representatives from State Parks have been discussing their project directly with us. It was and still is 

our hope that some agreement can come from these discussions regarding mitigation of impacts 

resulting from their project. If that happens, it will be reported to the City Council during the appeal. 

However, there are other issues at play here that we feel require a broader discussion. What is the 

impact of this campground on public recreation and access in this area? How does the campground use 

influence other planning efforts in Morro Bay such as the Bicycle Trail Master Plan? These are but two 

questions that we feel deserve answers, and both were largely ignored by the Planning Commission . 

I have other concerns regarding this facility that are probably the purview of State Parks, but deserve 

some air time with the Council because the park is in the City limits . In my opinion, what they are doing 

is not consistent with the State Parks General Plan for this park. I believe they are taking a poorly 

designed campground and making it substantially worse, rather than correcting the deficiencies to make 

the campground more attractive and more productive . The General Plan talks about all kinds of 

improvements that they are not making with this project. I believe that State Parks pursuit of additional 

revenue is causing them to ignore what makes the coast a special place to begin with . 

I hope we can have a reasonable discussion about all of this at the appeal hearing. Thanks for your 

consideration . 

Sincerely, 

Walter R. Auerbach 

3200 Beachcomber Drive 
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EXHIBIT D 

CITY OF MORRO BAY 
PUBLIC SERVICES DEPARTMENT 

APPEAL FORM 

APPEAL FROM THE DECISION OR ACTION OF (GOVERNING BODY OR CITY OFFICER): 

Planning Commission 
APPEAL OF SPECIFIC DECISION OR ACTION: 

Approval of CP 0-390 
PERMIT TYPE BEING APPEALED (IE. COASTAL PERMIT, USE PERMIT, TENTATIVE SUBDIVISION): 

Coastal Development Permit 
DATEDECISIONORACTIONRENDERED: March 6, 2Q13 

APPELLANT (PLEASE PRINT):Ji..alter ~· Auerbach 

SIGNATURE: (J... h:5\: (J~\ 
ADDRESS: PO Box 7571, Tahoe City, CA. 96145 l TELEPHONE NUMBER: 

530-448-1231 

GROUNDS FOR THE APPEAL (ATTACH SHEETS AS NECESSARl?: 

Project as approved is not in compliance with Local Coastal Plan in terms of view protection, 

public access, and parking (as it relates to access). See attached letters presented to the 

Morro Bay Planning Commission. 

REQUESTED RELIEF OR ACTION: 

Deny the project, or approve it with additional conditions. 

FOR OFFICE USE ONLY 

DATE APPEAL FILED: I ACCEPTED BY: 

APPEAL BODY: 

DATE OF APPEAL HEARING: 

S:\Plannmg\Templates\Form\Appeal .doc 
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EXHIBIT D 

February 28, 2013 

To: Morro Bay Planning Commission 

Re: Application from State Parks for Improvements to Morro Strand Campground 

We would like to introduce some observations and comments about the State Parks proposal to 

improve/expand the Morro Strand State Beach Campground . In general, we support modest, 

environmentally and people- sensitive improvements to the park and campground . We also support 

public access to coastal resources, and some of our comments and thoughts result from what we 

perceive as a conflict between unfettered public access and paid campground uses that State Parks may 

be perpetuating by this proposal. 

We had a brief opportunity to look at the contents of the file at the Planning Department, and spoke 

briefly with the applicant about a couple of our concerns. We appreciate the willingness of both Cindy 

Jacinth and Doug Barker to discuss these concerns in person . 

The proposed site improvements are closer to our properties than any other adjoining properties along 

Beachcomber Drive . We (as well as many others along Beachcomber Drive) operate very popular 

vacation rentals that bring hundreds of people to Morro Bay each year, along with their vacation 

spending and occupancy taxes . We also enjoy our homes as residents as much as possible, so we are 

very aware of the campground and the effect it has on our properties and businesses . In short, we 

believe the project as proposed could have significant impacts on both, and urge the City to consider our 

comments in their deliberations. Our specific comments are listed below: 

Change/Increase in Use: The application seems to represent this project as a simple conversion of 

existing campsites to the same number of larger campsites . While the map of existing camping "sites" 

shows that, these sites are not really used as individual sites at all. They are 10-foot by 20-foot paved 

parking stalls, which are rarely if ever full. In fact, the campground as a whole is rarely if ever full , and 

more regularly it seems to be virtually empty. We question whether the overall business model for this 

site is realistic, given how it is used and managed currently . We would ask that State Parks provide more 

revenue and user information on this and their other nearby facilities that demonstrates there is a 

current shortage of larger camp sites or revenue in general that requires immediate attention, and any 

alternative ways to address those shortfalls. For instance, today with apparently few changes they could 

allow larger vehicles to park parallel to the slope, entirely within the paved areas. If such a test reveals 

that these sites are in demand to the point where they are running out of avai labi lity, then it would 

seem appropriate to increase the number of larger campsites . Further, rather than expanding the 

facilities now for a select few users who are able to purchase very large and expensive rigs, why not 

consider the entire site in a master plan that looks to make improvements to facilities and address 

existing deficiencies across the board? State Parks must be aware that there are quite a few negative 

comments about this campground because it is "camping in a parking lot" and not a quality experience 

other than its' proximity to the beach . As you know, the site was a day use area long before it was a 

campground . We don' t know what the decision process was in the conversion to a campground, but 

maybe that decision should be reconsidered as well. A comprehensive master plan would allow the 
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public to weigh in more thoroughly, and ensure these concerns as well as others listed here are vetted 

completely before such an investment of public funds is made. 

Parking: State Parks does not currently provide sufficient space for public and overflow parking for the 

uses this campground and beach support, and that lack of parking impedes public access and enjoyment 

of Beachcomber Drive. Beachcomber Drive is a hugely popular street for pedestrians, dog walkers, 

bicycles and sightseers. Daily, winter and summer, there is an endless stream of non-motorized uses 

including many disabled users in wheelchairs, walkers, recumbent bikes and other personal mobility 

devices. These users come from all over the Beach Tract and the opposite side of Highway 1 because of 

the views, and the level and accessible roadway. We support and encourage expansion of these public 

uses, and support future bicycle improvements that are planned in the City's Bicycle Master Plan . 

Public parking is necessary to this popular beach, but the State provides just a few spots at the entrance. 

This leaves everyone else to park along the road, climb down the slope, and walk through the 

campground to reach the beach, creat ing erosion and water quality issues. The layout of the proposed 

campsites creates a wall of large vehicles which will make that prospect even more difficult. The result 

will be more people parking along the street adjacent to our homes and businesses, where the only 

stairway exists leading down the slope to the campground. 

The handout given to campers by State Parks staff encourages campers with additional vehicles to park 

them along Beachcomber Drive. While it is a city street and parking is allowed, campers use that 

opportunity to save money and park for extended periods of time on the street. Savvy campers may roll 

their vehicle to a new spot a few feet away before the 72-hour parking limit is up. In any case, a State 

Parks policy of encouraging offsite parking is inconsistent with their stated desire to increase revenue. 

Further, providing only one parking spot for a separate vehicle for each large campsite is insufficient, 

and longer-term campers will have even less willingness to pay extra vehicle fees. This will force even 

more vehicles onto Beachcomber Drive. 

We believe that the use of Beachcomber Drive as an overflow parking lot for the campground will 

increase, as will the concentration and frequency of parking directly in front of our homes and 

businesses. City Code requires that onsite parking be provided in conjunction with any other 

commercial business. We have to provide it for our vacation rental, and we discourage our guests from 

parking on the street . We believe that State Parks should be required to provide sufficient parking for all 

public uses (day use and paid campground) in conjunction with expansion of the camping facilities, and 

stop encouraging campers to park offsite . This will improve access by the public to the State Beach, 

reduce conflicts between day users and campers, and improve access to the views and safety of 

Beachcomber Drive for the thousands of public users who enjoy it free of charge as a spectacular coastal 

promenade. 

Lighting: The application seems to include a reference to new lighting associated with these campsites . 

We could not find any locations or details of lighting on the plans in the file . We would ask the Planning 

Commission to not approve any new lighting sources west of Beachcomber Drive . New lighting in that 

area would be inconsistent with the overall public enjoyment of coastal views. 
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Further, the existing lighting on the restroom buildings is not shielded, and casts a glare directly into the 

windows of all the homes on Beachcomber. This is noticeable and distinct from the intersection lights on 

the street. We would ask that State Parks be required to shield all existing lighting in the campground, 

consistent with best practices in other areas . 

Noise/Odors: The proposed campsites are directly in front of our properties . Each of these large vehicles 

has a generator, and all of them will be running at about the same time for cooking, TV watching, etc. 

We would like the City to request more information on possible noise and odor impacts, and how those 

will be mitigated. 

Visual: Separate from the lighting, we are concerned about the layout and visual impact of the proposed 

sites . The application suggests that there will be no impact, or any impacts will be mitigated by some 

tree removal and removal of a pole. This doesn't seem sufficient to us . The sheer number of the large RV 

sites seems inconsistent with enjoyment of a coastal view. What the walkers along the Beachcomber 

promenade will see is the top side of 25 or more diesel pushers, stacked up like a mobile home park. We 

ask that the Planning Commission consider additional ways to shield this view from the public who 

currently enjoy the view from Beachcomber Drive at no charge . Further, these vehicles are very large 

and very tall, and our opinion is that they will project above the top of bank view line from the 

residences along Beachcomber. We would like to see State Parks develop cross sections and alternative 

mitigation showing how that will be shielded from vi ew. 

Other: We often witness campers flying tall flags or kites in the parking lot below us . The public is 

prohibited from flying kites on the beach as it is a habitat for the Snowy Plover, so we don't understand 

why campers who pay to be there are allowed to fly flags or kites at all. This should be corrected in any 

proposed improvement to the site. 

We hope that our comments are considered in the spirit intended; that of working as partners in this 

neighborhood to ensure that everyone's use and enjoyment of the coast is valued and protected. 

Thanks for your consideration. 

Sincerely, 

Wally Auerbach and Cindy Gustafson, 3200 Beachcomber Drive 

Fred and Candi Wickman, 3198 Beachcomber Drive 

C: Doug Barker, via email to dbarker@hearstcastle .com 
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March 6, 2013 

Morro Bay Planning Commission 

Additional Comments Regarding State Parks/Morro Strand Campground 

Over two years ago, State Parks enlisted the public in a very collaborative fashion to help 

prevent the closure of Morro Strand and other parks due to State budget cuts. We and scores 

of others supported State Parks financially and through other means, knowing that closure of 

parks like Morro Strand meant potentially big changes to our neighborhoods and our 

enjoyment of the coast. 

Once the threat of closure was gone, State Parks disengaged from the public, and now have 

resurfaced with a project at Morro Strand that has had no public input or collaboration prior to 

its unveiling. We know this is not generally representative of how State Parks values the 

relationship with their neighbors in the Beach Tract. The public, including the neighborhood of 

the Beach Tract, deserve the opportunity to weigh in on the future of Morro Strand. 

I would request that the Morro Bay Planning Commission take no action on the project other 

than to request that State Parks go back to the drawing board, engage the public including their 

neighbors in the Beach Tract and public agency partners, in a collaborative process with the 

goal of making Morro Strand Campground and State Beach, AND Beachcomber Drive the quality 

recreational facility and experience it deserves to be. 

Anticipating that my highest hope may be beyond the City's comfort level to accommodate 

now, and considering our prior comments regarding the impact of the current proposal on our 

homes, businesses and the public's enjoyment of Beachcomber Drive, I would ask that if the 

Planning Commission elects to approve the project today, the following conditions of approval 

be added: 

1) The slope below Beachcomber Drive and above the proposed sites shall be landscaped 

with vegetation that shields the view of the RV sites from Beachcomber Drive and 

adjacent residences without blocking views of the coast from Beachcomber Drive. 

2) Applicant shall install shields over existing lighting at the existing restrooms to further 

mitigate view shed impacts, such that no direct light sources are visible from adjoining 

properties. 

3) Pedestrian access to the beach from Beachcomber Drive shall be improved and signed at 

the south end of Beachcomber Drive (near Java Street) and at the north end (near Trinidad 

or Tahiti Street) by way of a stairway or improved pathway with signage. This improvement 

will disperse day use access to the beach and mitigate the access barrier created by the RV 

campsites. 

1 
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4) Extra-vehicle parking shall be designated for the reconfigured campsites at a rate of one 

extra vehicle space per 3 RV sites. The designated sites shall be in close proximity to the 

RV sites. 

5) Applicant shall develop fees and parking policies that encourage all campers to utilize 

extra-vehicle sites rather than parking extra vehicles along Beachcomber Drive 

overnight. 

Alternatively, I would support designation of Beachcomber Drive as a 11 NO Overnight 

Parking" street, or even eliminate parking enti rely if appropriate public parking for the 

beach can be developed elsewhere (in the campground area, for instance) . 

Beachcomber Drive is a very special location, unique, and important to the City in so many 

ways. Please consider these comments in your deliberations. 

Wally Auerbach 
3200 Beachcomber Drive 
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AGENDA NO: B-6 

MEETING DATE: March 6, 2013 

Staff Report 
TO: Planning Commissioners DATE: February 28, 2013 

FROM: Cindy Jacinth, Assistant Planner 

SUBJECT: Coastal Development Permit (#CP0-390) to allow the upgrade of existing 
campsites located at Morro Strand State Park Campground 

RECOMMENDATION: 

CONDITIONALLY APPROVE THE PROJECT by adopting a motion including the following 
action(s): 

A. Adopt the Findings included as Exhibit "A"; 

B. Approve Coastal Development Permit (#CP0-390) subject to the Conditions included 
as Exhibit "B" and the site development plans dated January 23 , 2013. 

APPLICANT/AGENT: California State Parks 

LEGAL DESCRIPTION/APN: Morro Strand State Park Campground I 065-211-001 

PROJECT DESCRIPTION: The Applicant is seeking Coastal Development permit approval to 
u grade 25 existing campsites Ius the two camp host sites at Morro Strand State Park · 
Campgroun to mc u e creational vehicle hook-~ps in order to mod~nize se;vi~ as well as 
increase visitation and revenue. 

PROJECT SETTING: 

Adjacent Zoning/Land Use 

North: OA-2/PD, open space South OA-1/PD, open space 

East: R-l/S.2A, moderate density West: OA-1/PD, open space 
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Site Characteristics 

Site Area 
Existin Use 
Terrain Flat /Graded adj acent to cut slo e 

ical Resources 
Access Trinidad Street and Yerba Buena 

General Plan 2 Zoning Ordinance & Local Coastal Plan Designations 

General Plan/Coastal Plan Open Space/ Recreati on 
Land Use Des ignation 
Base Zone District OA-2 
Zoning Overlay District PD 
Special Treatment Area N/A 
Combining District N/A 
Specific Plan Area N/A 
Coasta l Zone Located within the Appeals Juri sd iction 

BACKGROUND: 

The Morro Strand State Parks Campground is seeking to upgrade 25 exist ing campsites plus the 
two camp host s ites to inc lude recreati onal vehicle hook-ups in order to modernize services as 
well as increase vi sitation and revenue. The campground has been used for camping since the 
early 1980s and has had few improvements. The original s ite was constructed as a day use 
parking lot. 

The campground currently consists of85 campsites which include si tes 1-81 ,y lus sites A-D and 
2 camp hosts. The campsites measure 12 feet by 24 feet in length . Currently campsites 1-81 are - - -
24 feet or less in lengt and cam sites A-D are 30-40 feet. The campground currently limits 
~reserv.atTons'"'to trai ers less tha-; 24 feet with tent camping all owed at the campsites a lang 
the west SI eoft ec amg rouncr- - -

- - -
PROJECT SPECIFICS 

Under State Parks' proposal, campsites :!lli Iu s the tw~ ~mp host sites (number n _a@ Zl) 
along the eastern border of the campground would be angled to in t. The 
existing campsites 1-46 7 - and .es would remain at their existing size and 
configuration. 

Ei_cnic tables and BB its will be add~ as well as surface impr~~nts to a5ommodate full 
utility hook-ups for the recreational vehicles. The proj ect will include im r drainage 
and existing view_slied from ·aajace~idences. The -fmprovel vie~shed will be due to 
rep acement of diseased myoporum trees; utiliti es wi I _be und~ounded and a PG&E dro ofe 
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removed. The re eati<2_nal vehi<de ho -u.ps-wi~ga.i t the cut slope an .~ 

~~d. The campsites ar~ currently located in para~ aces to one another. The 
improvement project will involve an lm the c QSites to increase t e eng! ana therefore 

-~cco~~IOnal~s increasing the campsite from 24 feet or less to between 30 to 
40~ - --· 

The campground consists of an existing site of disturbed aved, flat campsite loo s ad·ac t t a 
cut slope ancla_beach fore-dune com plex. Existing drainage · s oor and will be corrected b he 
instaUatmof inage inlets to increase permeability }Vith l~~ . e existing structures 
on "te include two public restrooms an two...ex i~tin.g-sheds. ~ ----------
Environmental Determination 
Pursuant to the California Environmental Quality Act, the project is categorically exempt 
pursuant to Section 15301. Class 1 consists ofthe operation, repair, maintenance, permitting, 
leasing, licensing or minor alter of existing public or private structures, facilities, mechanical 
equipment or topographical features, involving negligible or no expansion of use beyond that 
existing at the time ofthe lead agency's determination. The project as described above involves 
minor alterations to the existing campground through the upgrade of25 existing campsites plus 
the 2 camp host sites to include recreational vehicle hook-ups in order to modernize services as 
well as increase visitation and revenue. The upgrade of the campsites at this campground will 
not result in an intensification of use. 

The project was reviewed for proximity to cultural and archaeological resources. A biological 
assessment was submitted by the Applicant on February 26, 2013 which disclosed that no 
impacts to sensitive species or habitat will occur as a result of this proposed project. The 
proposed project is entirely within the footprint of the existing campground which is a graded 
and previously disturbed site. The archaeological review conducted was determined to be 
outside the threshold distance and therefore the project was found to be eligible for a Notice of 
Exemption from CEQA. 

General Plan 
The General Plan designation for this area is Open Space/Recreation. The campground is 
addressed in the Land Use, Open Space and Conservation Element which details plans and 
policies for the preservation of open space to protect natural resources and to provide spaces for 
outdoor recreation . The Open Space Element states the important planning area of the North 
Morro Strand State Beach, formerly known as Atascadero State Beach and "recommends 
facilities improvement at Atascadero State Beach and provision of overflow RV spaces ... " The 
proposed upgrade of 25 existing campsites plus two camp host sites at North Morro Strand 
campground is consistent with and meets the policy objectives of the General Plan. 

Zoning Ordinance 
The OA-2 (Open Space/Recreation) zone district provides for public and private open space 
areas including those which can be used for recreational functions not involving significant 
structures. Although a campground is a conditionally permitted use under the OA-2 district, as a 
superior government agency, the applicant, State Parks Department is only required to obtain 
Coastal Development Permit approval pursuant to the Coastal Act. 
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PUBLIC NOTICE: Notice of this item was published in the San Luis Obispo Tribune 
newspaper on February 22, 2013 and al l property owners of record within 300 feet of the subject 
s ite and occupants within 100 feet of the subject site were notified of this evening' s public 
hearing and invited to voice any concerns on this application. 

CONCLUSION: The Morro Strand State Park Campground project to upgrade 25 existing 
campsites plus the two camp host sites as proposed is consistent with the General Plan, Local 
Coastal Plan, and Municipal Code for development standards. The Open Space Element of the 
General Plan aims to increase recreational opportunities and recommends facilities improvement 
at Morro Strand State Beach, formerly known as Atascadero State Beach. No additional 
campsites will be added with this proposal, nor is the footprint increased, as the existing 
campsites will be angled in order to accommodate recreational vehicles and therefore increase 
visitat ion and revenue year-round. Amenities will be added including picnic tables and BBQs as 
well as ful l utility hookups provided for recreational vehicles. Additionally, the viewshed along 
Beachcomber and area drainage wi ll. be improved as a result of this project with no impacts to 
sensitive species or habitat to occur as a result of the project. Therefore staff recommends 
Planning Comm ission approval of the Coastal Development Permit. 

Exhibits: 
Exhibit A- Findings 
Exhibit B -Conditions of Approval 
Exhibit C -Plans I Reductions 
Exhibit D- Proposed and Ex isting Campground Layout 
Exhibit E- Camp Host site layout 
Exhibit F - Aerial image of Proposed Layout 
Exhibit G- Site Photographs 
Exhibit H - Biological Report dated February 26, 2013 
Exhibit I- Correspondence received February 28, 2013 
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EXHIBIT A 

FINDINGS 

SITE: MORRO STRAND STATE PARK CAMPGROUND 

PROJECT DESCRIPTION:. The Morro Strand State Parks Campground is seeking to upgrade 
25 existing campsites plus the two camp host sites to include recreational vehicle hook-ups in 
order to modernize services as well as increase visitation and revenue. 

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
Pursuant to the California Environmental Quality Act the project is categorically exempt 
pursuant Section 1530 I, Class I consists of the operation, repair, maintenance, permitting, 
leasing, licensing or minor alter of existing public or private structures, facilities, mechanical 
equipment or topographical features , involving negligible or no expansion of use beyond that 
existing at the time of the lead agency's determination. The project as described above involves 
minor alterations to the existing campground through the upgrade of25 existing campsites plus 
the two camp host sites to include recreational vehicle hook-ups in order to modernize services 
as well as increase visitation and revenue. The upgrade of the campsites at this campground will 
not result in an intensification of use. 

COASTAL DEVELOPMENT PERMIT FINDINGS 

A. That the project is an allowable use in its zoning district and is also in accordance with 
the certified Local Coastal Program and the General Plan for the City of Morro Bay 
based on the analysis contained within the staff report. 

B. The project is in conformity with the public access and public recreation policies of 
Chapter 3 of the California Coastal Act and it was found that the campsite upgrades 
proposed are contained within the original footprint of the project area and therefore will 
not impact access to the beach or other recreational endeavors. 
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EXHIBIT B 

CONDITIONS OF APPROVAL 

SITE: MORRO STRAND STATE PARK CAMPGROUND 

PROJECT DESCRIPTION: . The Morro Strand State Parks Campground is seeking to upgrade 
25 ex ist ing campsites plus the two camp host s ites to include recreat iona l vehi cle hook-ups in 
order to modernize services as well as increase visitation and revenue. 

STANDARD CONDITIONS 

1. Thi s permit is granted for the land described in the staff report dated February 26, 20 13, 
for the proj ect depicted on plans dated January 23 , 20 13 on fi le with the Public Serv ices 
Department. S ite development, including all build ings and other features, sha ll be 
located and designed substantia lly as shown on plans, unless otherw ise specified herein. 

2. Inaugurate Within Two Years: Unless the construction or operation of the structure, 
fac ili ty, o r use is commenced not later than two (2) years afte r the effective date of thi s 
approval and is diligently pursued thereafter, thi s approval w ill automat ically become 
null and void ; provided, however, that upon the written request of the applicant, prior to 
the expi rati on of this approval, the applicant may request up to two extensions for not 
more than one ( 1) additional year each. Said extensions may be granted by the Pub I ic 
Services Director, upon findin g that the project complies with all applicable provisions of 
the Morro Bay Munici pal Code, General Plan and Loca l Coastal Program Land Use Plan 
(LCP) in effect at the ti me of the extension request. 

3. Changes: Minor changes to the proj ect description and/or conditions of approval shall be 
subj ect to rev iew and approval by the Public Services D irector. Any changes to thi s 
approved permit determined not to be minor by the Director shall require the fi ling of an 
applicati on for a permit amendment subj ect to Planning Commission rev iew. 

4. Compliance w ith the Law: (a) All requirements of any law, ordinance or regulation of 
the State of California, City of Morro Bay, and any other governmenta l enti ty sha ll be 
complied w ith in the exerc ise of this approval, (b) Thi s proj ect shall meet a ll applicable 
requirements under the Morro Bay Municipal Code, and sha ll be consistent with a ll 
programs and po lic ies conta ined in the certi fied Coastal Land Use Plan and General Plan 
fo r the City of Morro Bay. 

5. Hold Harmless: The applicant, as a condition of approval, hereby agrees to defend, 
indemni fy, and hold harmless the C ity, its agents, officers, and employees, from any 
claim, action, or proceeding against the C ity as a resul t of the action or inaction by the 
C ity, or from any claim to attack, set as ide, vo id, or annul this approval by the City of the 
app I icant's project; or app I icants failure to com ply with conditions of approval. Applicant 
understands and acknowledges that C ity is under no obligati on to defend any legal 
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actions challenging the City's actions with respect to the project. This condition and 
agreement shall be binding on all successors and assigns. 

6. Compliance with Conditions: The applicant's establishment of the use and/or 
development of the subject property constitutes acknowledgement and acceptance of all 
Conditions of Approval. Compliance with and execution of all conditions listed hereon 
shall be required prior to obtaining final building inspection clearance. Deviation from 
this requirement shall be permitted only by written consent of the Public Services 
Director and/or as authorized by the Planning Commission. Failure to comply with these 
conditions shall render this entitlement, at the discretion of the Director, null and void. 
Continuation of the use without a valid entitlement will constitute a violation of the 
Morro Bay Municipal Code and is a misdemeanor. 

7. Compliance with Morro Bay Standards: This project shall meet all app licable 
requirements under the Morro Bay Municipal Code, and shall be consistent with all 
programs and policies contained in the certified Coastal Land Use plan and General Plan 
for the City of Morro Bay. 

8. Conditions of Approval on Building Plans: Prior to the issuance of a Building Permit, 
the final Conditions of Approval shall be attached to the set of approved plans. The sheet 
containing Conditions of Approval shall be the same size as other plan sheets and shall 
be the last sheet in the set of Building Plans. 

FIRE DEPARTMENT CONDITIONS 

1. Fire safety during construction, alteration, and demolition of the project shall be 
in accordance with 2010 California Fire Code, Chapter 14. 

2. Timing ofinstallation. When fire apparatus access roads or water supply for fire 
protection is required to be installed, such protection shall be installed and made 
serviceable prior to and during the time of construction. (CFC 50 1.4) 

3. Premises Identification. New and existing buildings shall have approved address 
numbers, building numbers or approved building identification placed in a 
position that is plainly legible and visible from the street fronting the property. 
(CFC 505.1) Provide space numbers 

4 . Fire Access Roads. Fire apparatus access roads shall have an unobstructed width 
of not less than 20 feet and vertical clearance of not les.s than 13 feet 6 inches. 
(CFC 503.2.1) 

5. Fire Protection Water Supplies-Hydrants and Water Mains. An approved water 
supply capable of supplying the required fire flow for fire protection shall be 
provided to the premises upon which facilities, buildings or portions ofbuildings 
are constructed. (CFC 507) 
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a. Private fire service mains shall be installed in accordance with NFPA 
24. (CFC 507.2.1) 

b. Fire hydrant systems requirements shall be determined and comply with 
2010 California Fire Code, Appendix C. (CFC 507.5) 

6. General Means of Egress. The requirements specified in Sections 1003 through 
1013 shall apply to all three elements of the means of egress system, in addition 
to those specific requirements for exit access, the exit and the exit discharge. 
(CFC 1 003) 

7. Occupant Load. In determining means of egress requirements, the number of 
occupants for whom means of egress facilities shall be determined. Where 
occupants from accessory areas egress through a primary space, the calculated 
occupant load for the primary space shall include the total occupant load of the 
primary space plus the number of occupants egressing through it from the 
accessory area. (CFC 1 004.1) 

PLANNING CONDITIONS 

I. Applicant shall contact the P lanning Division of the Public Services Department 
for a final inspection upon completion of the project. 
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Note RV site below grade & out 
of viewshed from residence 
above. 

Exhibit 3 
Page 47 of 69



EXHIBIT E 

Exhibit 3 
Page 48 of 69



EXHIBIT E 

Exhibit 3 
Page 49 of 69



EXHIBIT E 

Exhibit 3 
Page 50 of 69



w 
1-
(1) 

I 
X 
w 

Morro Strand Campground 
North view showing camphost 
sites. Note RV height below 
grade & out of viewshed from 
residences above. Exhibit 3 

Page 51 of 69



EXHIBIT E 
Exhibit H 

State of California • Natural Resources Agency Edmund G. Brown Jr., Governor 

DEPARTMENT OF PARKS AND RECREATION 
® San Luis Obispo Coast District 

750 Hearst Castle Road 
San Simeon, CA 93452 
(805) 927-2065 telephone 
(805) 927-2031 fax 

February 26, 2013 

Kathleen Wold 
Senior Planner 
Public Services Department 
City of Morro Bay 
955 Shasta Avenue 
Morro Bay, CA 93442 

Major General Anthony L. Jackson, USMC (Ret), Director 

Subject: Biological Description for Morro Strand Coastal Development Permit . 
application CP0-390 

Dear Ms. Wold: 

Although Morro Strand State Beach (Strand) is predominately characterized by coastal 
dune, strand, and dune wetland habitats, the campground at the Strand contains little, if 
any, of these sensitive habitats. The proposed campsite conversion located on the 
easterly side of the Beach campground will occur entirely on the existing footprint of the 
current campsites. The sites have been used for camping since the early 1980's and 
have had few improvements. The original site was constructed as a day use parking 
lot. 

Very little vegetation occupies the area proposed for campsite realignment. The extant 
plant community would be classified as ruderal consisting of introduced plant species. 
Common species include iceplant (Carpobrotus edulis), buckhorn plantain (Plantago 
coronopus), myoporum (Myoporum laetum), sour grass (Oxalis pes-caprae), kikuyu 
grass (Pennisetum clandestinum), and radish (Raphanus sativus). One highly invasiv~ 
plant occurs on site, spiny threecornerjack (Emex spinosa), currently being monitored 
and controlled by state park resource staff. The existing drainage ditch at the toe of 
slope has been manually cleared on an annual basis to facilitate drainage and sustains 
limited cover by introduced plant species. 

Myoporum and Monterey cypress (Cupressus macrocarpa) are the only tree species 
located in the campground. Recent weather patterns have promoted a significant 
increase in myoporum thrips that have deleteriously affected the health of the species in 
the park (Plant "die back" has occurred on the nearby Cal Trans Right-of-Way as well.). 
The project proposes to replace some of the myoporum that may be removed with 
native tree/shrub species such as arroyo willow (Salix lasiolepis) that naturally occurs i11 
the dune system. 
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As the proposed project does not expand the footprint of the existing camping area, the 
project will not have any impact to sensitive species or habitat. The project will not 
disturb coastal dune or strand habitat, located to the west of the campground, or the 
riparian habitat located southerly of the campground. Adjoining Alva Paul Creek, known 
habitat for the federally listed California red-legged frog (Rana draytonii), will not be 
affected by the project. As the project footprint is limited to the easterly (inland) side of 
the campground, the proposed project will not impact the coastal dune community. 
Concomitantly, the project will not affect nesting habitat for the federally listed Western 
snowy plover ( Charadrius nivosus nivosus). Currently, the dune system is fenced off 
separating wester:ly side of the campground from sensitive habitat. Access corridors 
are established and signed, and Western snowy plover habitat is fenced and monitored 
during the nesting season. As part of the Department's Natural Resource Program, 
these sensitive habitats have been restored and are being managed by ongoing state 
park natural resource projects. 

As stated above, no impacts to sensitive species or habitat will occur as a result of this 
proposed project. Thank you for the opportunity to address any extant biological issues. 
Please do not hesitate to contact me if you have any questions. 

Sine,, ~ ~··""'· 
/ /~~-=-=~~~-·~·~·-·--
0~ -
Vincent tClcero 
Senior Environmental Scientist 

cc: Cindy Jacinth, Assistant Planner, City of Morro Bay 
Nick Franco, District Superintendent 
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February 28, 2013 

To: Morro Bay Planning Commission 

RECE\VED 

rEB 2 S Z0\3 

City of Morro Bay 

Public Services Department 

Re: Application from State Parks for Improvements to Morro Strand Campground 

We would like to introduce some observations and comments about the State Parks proposal to 

improve/expand the Morro Strand State Beach Campground. In general, we support modest, 

environmentally and people- sensit ive improvements to the park and campground. We also support 

public access to coastal resources, and some of our comments and thoughts result from what we 

perceive as a conflict between unfettered public access and paid campground uses that State Parks may 

be perpetuating by this proposal. 

We had a brief opportunity to look at the contents of the file at the Plan ning Department, and spoke 

briefly with the applicant about a couple of our concerns. We appreciate the willingness of both Cindy 

Jacinth and Doug Barker to discuss these concerns in person. 

The proposed site improvements are closer to our properties than any other adjoining properties along 

Beachcomber Drive. We (as well as many others along Beachcomber Drive) operate very popular 

vacation rentals that bring hundreds of people to Morro Bay each year, along with their vacation 

spending and occupancy taxes. We also enjoy our homes as residents as much as possible, so we are 

very aware of the campground and the effect it has on our properties and businesses. In short, we 

believe the project as proposed could have significant impacts on both, and urge the City to consider ou r 

comments in their deliberations. Our specific comments are listed below : 

Change/Increase in Use: The application seems to represent this project as a simple conversion of 

existing campsites to the same number of larger campsites. While the map of existing camping "sites" 

shows that, these sites are not really used as individual sites at all. They are 10-foot by 20-foot paved 

parking stalls, which are rarely if ever full. In fact, the campground as a whole is rarely if ever full, and 

more regul arly it seems to be virtually empty. We question whether the overall business model for this 

si te is realistic, given how it is used and managed currently . We would ask that State Parks provide more 

revenue and user information on thi s and their other nearby facilities that demonstrates there is a 

current shortage of larger camp sites or revenue in general that requires immediate attention, and any 

alternative ways to address those shortfalls. For insta nce, today with apparently few changes they could 

allow larger veh icles to park parallel to the slop e, entirely within the paved areas. If such a test reveals 

that these sites are in demand to the point where they are running out of availability, then it would 

seem appropriate to increase the number of larger campsites. Further, rather than expanding the 

facilities now for a select few users who are able to purchase very large and expensive rigs, why not 

consider th e entire si te in a master plan that looks to make improvements to facilities and address 

existing deficiencies across the board? State Parks must be aware that there are quite a few negative 

comments abou t this campground because it is "cam ping in a parking lot" and not a quality experience 

other than its' proximity to the beach. As you know, the site was a day use area long before it was a 

campground. We don't know what the decision process was in th e conversion to a campground, but 

maybe that decision should be reconsidered as well . A comprehensive master plan would allow the 
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public to weigh in more thoroughly, and ensure these concerns as well as others lis ted here are vetted 

completely before such an investment of public funds is made. 

Parking: State Parks does not currently provide sufficient space for public and overflow parking for t he 

uses this campground and beach support, and that lack of parking impedes public access and enjoyment 

of Beachcomber Drive. Beachcomber Drive is a hugely popular street for pedestrians, dog walkers, 

bicycles and sightseers. Daily, winter and sum mer, there is an endless stream of non-motorized uses 

including many disabled users in wheelchairs, walkers, recumbent bikes and other personal mobility 

devices. These users come fro m all over the Beach Tract and the opposite side of Highway 1 because of 

the views, and the level and accessible roadway. We support and encourage expansion of these public 

uses, and su pport futu re bicycle improvements that are planned in the City's Bicycle Master Plan . 

Public parking is necessary to this popular beach, but the State provides just a few spots at the entrance. 

This leaves everyone else to pa rk along the road, climb down the slope, and walk through the 

campground to reach the beach, creating erosion and w ater quality issues. The layout of the proposed 

campsites creates a wall of large vehicles which will ma ke that prospect even more difficult. The result 

will be more people parking along the street adjacent to our hom es and businesses, where the only 

stai rway exists leading down the slope to the campground . 

The handout given to campers by State Parks staff encourages campers w ith additional vehicles to park 

them along Beachcomber Drive. While it is a city street and parking is allowed, campers use that 

opportunity to save money and park for extended periods of time on the street. Savvy campers may roll 

their vehicle to a new spot a few feet away before the 72-hour parking limit is up. In any case, a State 

Parks policy of encouraging offsite parking is inconsistent with their stated desire to increase revenue. 

Further, providing only one parking spot for a separate vehicle for each large campsite is insufficie nt, 

and longer-term campers will have even less willingness to pay extra vehicl e fees. This will force even 

more vehicles onto Beachcomber Drive. 

We believe that the use of Beachcomber Drive as an ove rflow parking lot for th e campground will 

increase, as will the concentration and frequency of parking directly in front of our hom es and 

businesses. City Code requires that onsite parking be provided in conjunction with any other 

commercial business. We have to provide it for our vacation rental, and we discourage our guests from 

parking on the street. We believe that State Parks should be required to provide sufficient parking for all 

public uses (day use and paid campground) in conjunction with expansion of th e camping facilities, and 

stop encouraging campers to park offsite . This w ill improve access by the public to the State Beach, 

reduce conflicts between day users and campers, and improve access to the views and safety of 

Beachcomber Drive for the thousands of public users who enjoy it free of charge as a spectacular coastal 

promen ade. 

Lighting: The application seems to include a reference to new lighting associated with these campsites. 

We could not find any locations or details of lighting on the plans in the file. We would ask the Planning 

Commission to not approve any new lighting sources west of Beachcomber Drive. New lighting in that 

area would be inconsis tent with the overall public enjoyment of coastal views. 
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Further, the existing lighting on the restroom buildings is not shielded, and casts a glare directly into the 

windows of all the homes on Beachcomber. This is noticeable and distinct from the intersection lights on 

the street. We would ask that State Parks be required to shie ld all existing lighting in the campground, 

consistent with best practices in other areas. 

Noise/Odors: The proposed campsites are directly in front of our properties . Each of these large vehicles 

has a generator, and all of them will be running at about the same time for cooking, TV watching, etc. 

We would like the City to request more information on possible noise and odor impacts, and how those 

will be mitigated. 

Visual: Separate from the lighting, we are concerned about the layout and visual impact of the proposed 

sites. Th e application suggests that there will be no impact, or any impacts will be mitigated by some 

tree removal and removal of a pole. This doesn't seem sufficient to us. The sheer number of the large RV 

si t es seems inconsistent with enjoym ent of a coastal view. What the walkers along the Beachcomber 

promenade will see is the top sid e of 25 or more diesel pushers, stacked up like a mobile home park. We 

ask that the Planning Commission consider additional ways to shield this view from the public who 

current ly enjoy the view from Beachcomber Drive at no charge. Further, these vehicles are very large 

and very tall, and our opinion is that they w il l project above the top of bank view line from the 

residences along Beachcomber. We would like to see State Parks develop cross sections and alternative 

mitigation showing how that will be shielded from view. 

Other: We often witness campers flyin g tall flags or kites in the parking lot below us. The public is 

prohibited from flying kites on the beach as it is a habitat for the Snowy Plover, so we don't understand 

why campers who pay to be th ere are allowed to fly flags or kites at all. This should be corrected in any 

proposed improvement to t he site. 

We hope that our comments are considered in the spirit intended; that of working as partners in this 

neighborhood to ensure that everyone's use and enjoyment of the coast is valued and protected. 

Thanks for you r consideration. 

Sincerely, 

Wally Auerbach and Cindy Gustafson, 3200 Beachcomber Drive 

Fred and Candi Wickman, 3198 Beachcomber Drive 

C: Doug Barker, vi a email to dbarker@hearstcastle .com 
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SYNOPSIS MINUTES - MORRO BAY PLANNING COMMISSION 
REG ULAR MEETING - MARCH 6, 201 3 
VETERAN S MEMORIAL HALL - 6:00 P.M. 

Chairperson Grantham ca lled the meeting to order at 6:00p.m. 

PRESENT: Rick Grantham 
John Solu 
(via te leconference Haiku, HI) 
John Fennacy 
Michae l Lucas 
Robert Tefft 

Cha irperson 
Vice-Chairperson 

Commissioner 
Commissioner 
Commissioner 

AGEN DA ITEM: A:.l_ 

DATE: April 3. 20 13 

ACT ION : A PPROVED 

STAFF: Rob Livick 
Kathleen Wold 
C indy Jacinth 

Publi c Services Di rector 
Planning Manager 
Ass istant Planner 

ESTABLISH QUORUM AN D CALL TO ORDER 
MOMENT OF S ILENCE I PLEDGE OF ALLEGIANCE 
PLANNING COMMISSIONER ANNOUNCEMENTS 

PUB U C COMMENT 

Chairperson Grantham opened Public Comment period and hearing none, c losed Public 
Comment period. 

PRESENTATIONS - None. 

Unless an item is pulled for separate action by the Planning Commission, the fo llowing acti ons 
are approved without discuss ion. 

A. CONSENT CALENDAR 

A-1 Approval of minutes from Planning Commission meeting ofFebruary 6, 201 3 
Staff Recommendation: Approve minutes as submitted. 

MOTION: Commissioner Fennacy moved to approve the Consent Calendar. 

Commiss ioner Tefft seconded and the motion passed unanimously. (5-0) . 
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REGULAR MEETING - MARCH 6, 2013 

Commissioner Lucas made a correction to the minutes. He asked that his comment on page 6 be 
changed from "future development would negatively impact" to "could negatively impact." 

Commissioners Fennacy and Tefft approved the correction. 

B. PUBLIC HEARrNGS 

B-1 Continued from February 6, 2013 meeting 
Case No.: Coastal Development Permit #CP0-382 
Site Location: nearest address 2990 Alder 
Proposal: Request to install a 29 foot wood pole in public right-of-way for purpose of 
installation of a solar-powered data collector unit for the Advanced Meter project. 
CEQA Determination: Categorically exempt, Class 3 
StaffRecommendation: Continue item to April3, 2013 . 
Staff Contact: Cindy Jacinth, Assistant Planner, (805) 772-6577 

B-2 Continued from February 6, 2013 meeting 
Case No.: Coastal Development Permit #CP0-383 
Site Location: nearest address 499 Little Morro Creek Road 
Proposal: Request to install a 29 foot wood pole in public right-of-way for purpose of 
installation of a solar-powered data collector unit for the Advanced Meter project. 
CEQA Determination: Categorically exempt, Class 3 
Staff Recommendation: Continue item to April 3, 2013. 
Staff Contact: Cindy Jacinth, Assistant Planner, (805) 772-6577 

B-3 Continuedfrom February 6, 2013 meeting 
Case No.: Coastal Development Permit #CP0-384 
Site Location: nearest address 781 Quintana. This location is located in the Coastal 
Commission Appeals Jurisdiction. 
Proposal: Request to install a 29 foot wood pole in public right-of-way for purpose of 
installation of a solar-powered data collector unit for the Advanced Meter project. 
CEQA Determination: Categorically exempt, Class 3 
StaffRecommendation: Continue item to Apri l3, 2013. 
Staff Contact: Cindy Jacinth, Assistant Planner, (805) 772-6577 

B-4 Continued from February 6, 2013 meeting 
Case No.: Coastal Development Permit #CP0-385 
Site Location: nearest address 255 Driftwood 
Proposal: Request to install a 29 foot wood pole in public right-of-way for purpose of 
installation of a solar-powered data collector unit for the Advanced Meter project. 
CEQA Determination: Categorically exempt, Class 3 
StaffRecommendation: Continue item to April3 , 2013. 
Staff Contact: Cindy Jacinth, Assistant Planner, (805) 772-6577 

B-5 Continued from February 6, 2013 meeting 
Case No.: Coastal Development Permit #CP0-388 
Site Location: nearest address 300 Kings 

2 
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Proposal: Request to install a 29 foot wood po le in public right-of-way for purpose of 
insta ll at ion of a so lar-powered data collector unit for the Advanced Meter proj ect. 
CEQA Determination: Categori cally exempt, C lass 3 
StaffRecommendation: Continue item to April 3, 201 3. 
Staff Contact: C indy Jacinth, Ass istant Planner, (805) 772-6577 

Cha irperson Grantham opened Public Comment period and hearing none, c losed Public 
Comment period. 

MOTION: Chairperson Grantham moved to cont inue Items B-1 through B-5 to the April 3, 
20 13 Planning Commiss ion meeting. 

The moti on was seconded by Commissioner Lucas. Livick conducted a ro ll call vote and the 
motion passed unanimously. (5 -0) . 

B-6 Case No.: Coastal Development Permit #CP0-390 
Site Location: Morro Strand Campground, 065-2 11 -00 1 
Proposal: Request to upgrade 25 existing campsites to inc lude recreationa l vehicle 
hookups in order to modernize services as well as increase visitation and revenue. 
CEQA Determination: Categorica ll y exempt, C lass 1 
Staff Recommendation: Conditionally approve. 
Staff Contact: C indy Jacinth, Ass istant Planner, (805) 772-65 77 

Jacinth presented the staff report. 

Commissioner Fennacy asked staff if there are any provisions to renovate or improve the 
restrooms at the campground. Jac inth stated that is not part of thi s proposal. 

L ivick clarifi ed the applicant is only requesting a Coastal Development Permit. The project is 
brought fo rward by a state agency, and since the state is a superior agency, the City does not 
have authori ty over the building permit or use permit. As such, Livick requested that Standard 
Condition 8 regarding the approval of building plans be stricken from the motion. 

N ick Franco, Applicant, stated the goal ofthi s proj ect is to increase visitation and revenue so the 
park is safer from the threat of park closures and budget cuts in the future. He stated the proposal 
is not a camp rehabilitation project, as funds are not avai lable for this purpose. He addressed the 
fo ll owing issues : 

• Parking - Franco stated he is open to proposals for address ing park ing issues on 
Beachcomber Drive. 

• V iewsheds - Regarding s lope and vegetation, Franco stated he was wi lling to accept 
conditions pertaining to height in order to address these issues. 

• Access - The State w ill be working to resolve thi s issue but it is not part of the current 
proposal. 

3 
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• Noise - Franco noted there are currently restrictions on allowable hours of operation for 
generators. He stated the proposal to provide full utility hook-ups will eliminate the need 
for generators, and this will mitigate the noise issue. 

Chairperson Grantham opened Public Comment period. 

Fred Wickman, resident of Morro Bay, asked for clarification regarding how often the 
campground is at full capacity. He spoke about the following issues: 

• Visual - He would like the City to apply conditions to the project with respect to 
vegetation. He suggested adding screening vegetation between campsites . 

• Parking - Parking is an issue for residents, as campground users are parking on 
Beachcomber Drive instead of in the designated parking lot. Wickman suggested 
converting some of the campsites to parking and lowering the parking fees at the park. 

• Access - He would like public access improved leading to the beach by adding access to 
both the north and south ends of the campground. 

Mark Starbol, resident of Morro Bay, expressed concern that the State is spending money 
unnecessarily. He stated the previous upgrades made to the campground are sufficient. 

Lara Pick, resident of Morro Bay, stated she would I ike clarification regarding parking 
regulations along Beachcomber Drive. She expressed concern that RVs parked there block her 
view. 

Steve Seamus, resident of Morro Bay, asked the Applicant how many State parks are located 
adjacent to residential areas. He expressed concern that the upgrades wou ld not provide enough 
of a buffer between the campground and the adjacent residential area. He also stated parking is 
an issue and the City should work to better enforce the vehicle height limit along Beachcomber 
Drive. 

Keith Taylor, resident of Morro Bay, expressed concern that the vegetation at the campground 
has exceeded the allowable height. 

Barry Branin, resident of Morro Bay, stated the 25 upgraded sites are the equ ivalent of adding 25 
new homes and therefore suggested the City collect impact fees from campground users in order 
to offset some ofthe infrastructure costs in the City. 

Harold Wiebenga, resident of Morro Bay, stated he would like the park c losed. He stated the 
smell coming from the campfires is a nuisance and he would like it to be "smokeless." 

Chairperson Grantham closed Public Comment period. 

Commiss ioner Solu asked staff if the proposed project would increase the number of campsites 
at the park. Jacinth clarified the number of campsites would stay the same, but the sites would be 
upgraded to accommodate larger vehicles and provide full RV hookups. The purpose of the 
upgrade is to increase the amenities and recreational opportunities for campers and to make it a 
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more desirable campground. So lu asked if the campgro und had any ori g ina l landscaping 
conditions that are not currentl y be ing met. Jacinth stated the camps ite has existed s ince the 
1980s and City records do not show information regarding the orig inal conditions. C ity records 
al so show that the campground was ori ginall y a day use parking lot. 

Chairperson Grantham asked staff if the C ity would benefit fin ancia lly from the proposed 
upgrades. Liv ick stated the C ity does not rece ive revenue or transient occupancy taxes from thi s 
campground, however, he a lso noted it is the C ity Counc il ' s goal to keep the campground open. 

C hairperson G rantham asked staff ifRV parkin g is a ll owed on Beachcomber Drive. L iv ick 
clarified RVs are prohibited from parking on Beachcomber as well as on other streets in the 
beach tract. 

Chairperson Grantham asked the Appli cant if the hook-up fee is the same at a ll of the state parks. 
Franco stated the State has establi shed a fee schedule whi ch specifies a range of fees for the 
entire State park systems, but the fees at Morro Strand Campground are the same as those at 
Morro Bay State Park. 

Commiss ioner Tefft asked about the level of occupancy of the campground during the summer. 
Franco stated it varies but the park is usua lly full in the springt ime and summer. 

Commiss ioner Tefft asked if the proposal would increase revenue fo r the C ity. F ranco stated 
there are two ways in which it would increase revenue: 1) hook-up campsites cost more than 
standard campsites; and 2) the improved campsites would increase vi sitation in the off season. 

Commiss ioner Tefft asked about the restroom that is currentl y c losed. Brook Guteras, 
Appli cant 's representati ve, c larified the back restroom is c losed fo r seasona l c losures w hen there 
is low occupancy and w ill re-open when demand increases. 

Commiss ioner Tefft asked about the potential red legged frog habitat at the campground. Vince 
C icero, Applicant's senior environmenta l scienti st, provided a deta il ed environmenta l descript ion 
of the campground . He stated surveys have been conducted and the onl y pl aces in the C ity where 
red legged frogs are occurring is in A lva Paul Creek and at the wetlands just west of the C lo isters 
development. 

Commiss ioner So lu asked about parking regulations at the park. Franco stated the exist ing 
parking regulations are standard for California State Parks, which a ll ow for two vehic les per 
campsite . Franco stated not a ll park users bring multiple vehicles at a time. 

Commiss ioner Lucas asked Franco if he expected park users to stay longer w ith the proposed 
hook-up ava ilability. Franco stated it is likely that vis itors will take advantage of the hook-ups in 
the off- season. Lucas di scussed with Franco the proposed amenities for RV users. 

Commissioner Lucas asked Franco if regulations vary based on location. Franco stated the State 
does have the authority to set di fferent rules and regulations for occupancy. 
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Commissioner Lucas asked if Morro Strand has a dump station. Franco clarified park users 
currently use the dump station at Morro Bay State Park, but the upgrade will include sewer hook
ups at each campsite. There would also be electric and water hook-ups. 

Chairperson Grantham asked about vegetation at the campground. Franco stated the State would 
like to replace the existing trees with low-lying vegetation that requires less maintenance. 

Commissioner Tefft asked if the existing restrooms are ADA compliant. Franco explained the 
State has a plan to eventually upgrade all restrooms to make them ADA compliant. 

Commissioner Lucas noted the visual simulation appears to illustrate the southernmost campsite 
to be in the vegetation area, and asked if the proposal seeks to increase the footprint of the park. 
Tom Kidder, the State Park District Maintenance Chief, explained the simulation is not to scale 
and is only intended to provide a representation of the project. 

Chairperson Grantham asked how noise is currently regulated at the campground with regard to 
generators. Franco explained generators are allowed between the hours of 10:00 am and 8:00pm. 

Commissioner Solu stated he would support this project if height restrictions and landscape 
issues are addressed. 

Commissioner Fennacy expressed support for the project. 

Commissioner Lucas stated he is not inclined to support the project unless conditions are 
imposed addressing landscaping and parking. He stated he would like parking restrictions with 
better signage or he would like to reduce parking from the 72 hour limit to an 8 hour limit in 
order to be more compatible with the surrounding neighborhood. 

Commissioner Tefft expressed support for the project, stating this is consistent with the Coastal 
Act but questioned whether an exemption applies. Tefft also stated the sanitary facilities need to 
be upgraded. 

Livick clarified for the Commission RV parking on Beachcomber and other streets in the City is 
a Police Department enforcement issue and not something controlled by the State. 

Commissioner Tefft and Livick discussed the right-of-way along Beachcomber. Livick 
confirmed the screening for the campground would have to be done by the State, and not the 
City. 

Livick stated views are a subject of the Local Coastal Plan, and landscaping could be added as a 
condition. 

Commissioner Solu and Chairperson Grantham expressed support for the project. 
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MOTION: Commissioner Fennacy moved to conditionall y approve and adopt the Findings 
inc luded as Exhibit "A" to approve the Coastal Deve lopment Permit #CP0-390, 
subj ect to the Conditions included as Exhibit "B" and the site development plans 
dated January 3, 20 13 with the de letion of Standard Condition #8. 

The motion was seconded by Chairperson Grantham. 

Commiss ioner Solu asked staff if language could be added to the motion regarding add ressing 
landscaping issues. Wold suggested the Commission could address landscap ing concerns by 
adding a condition that states the following: 

I. Applicant sha ll submit a landscape plan to the approval of the Public Services Director, a 
s imulat ion plan which illustrates the mature height of the vegetat ion, and provide a 
description of the maintenance ofthe vegetation. 

Commissioners and staff discussed the various ways the landscap ing concerns cou ld be 
addressed. 

AMENDED MOTION: Commi ss ioner Lucas moved to include the cond ition as a cond ition to 
the ori ginal motion. 

The amended motion was accepted by Commiss ioner Fennacy. Livick conducted a ro ll call vote 
and the motion passed ( 4-0-1 ), with Commi ss ioner Lucas abstaining. 

UNFIN ISHED BUSINESS 

C- 1 Current and Advanced Planning Processing List 
Staff Recommendation: Receive and file. 
Upcoming Projects: SoCal Gas Advance Meter Project 

Wold and Livick rev iewed the Work Program with Commissioners. 

NEW BUSINESS 

D-1 Discuss ion on Central Coast Greenhouse Gas Em iss ion Reduction Plan 
Recommendation: Rev iew draft Greenhouse Gas Emiss ion Reduction Plan and provide 
comments and direct ion to staff as necessary. 

Wold rev iewed the Plan with Commissioners. 

Chairperson Grantham stated he had diffi culty dec iphering which actions are mandatory and 
which are voluntary. 

Commissioner Lucas asked staff for clarification regarding what the Commission's ro le is in 
reviewing the Plan. Wold stated the Comm iss ion should dec ide if the voluntary measures are 
sufficient to a llow the C ity to meet its greenhouse gas reduction target. She stated Reso lution No. 
56-08 is intended to encourage the City to take leadership action on this issue. 
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Commissioner Lucas and staff discussed the Selected Strategies from the Summary of Measures 
section of the Plan. 

Chairperson Grantham asked staff how many ofthe Five Milestones outl ined in Exhibit "B" 
have been met. Wold explained the first two have been met and the City is currently working on 
the third, to develop a Climate Action Plan. 

Commissioner Tefft expressed concern that the City is not achieving its goal of reducing GHG 
emissions by 15 percent because ofthe disconnect between property owners' and tenants' 
incentives to pursue GHG reduction measures. He suggested adopting an energy conservation 
ordinance that would apply to commercial properties. 

Commissioner Fennacy stated he would not support the mandated provisions at this time, but 
stated he would support the voluntary measures. 

Commissioner Lucas and Wold discussed the scope of the Plan. Wold stated the Comm issioners 
may choose to continue the item in order to examine the document in greater detail. 

MOTION: Commissioner Lucas moved to continue Item D-1 to the April 3, 2013 Planning 
Commission meeting. 

The motion was seconded by Commissioner Tefft. Livick conducted a roll call vote and the 
motion passed unanimously. (5-0). 

DECLARATION OF FUTURE AGENDA ITEMS 

Livick reviewed some of the policies ofthe Brown Act with Commissioners. 

ADJOURNMENT 
The meeting adjourned at 8:05 pm to the next regularly scheduled Planning Comm iss ion meeting 
at the Veteran's Hall, 209 Surf Street, on Wednesday, April 3, 2013 at 6:00pm. 

Rick Grantham, Chairperson 

ATTEST: 

Rob Livick, Secretary 
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EXHIBIT G 

RESOLUTION N0.15-12 

RESOLUTION OF THE CITY COUNCIL 
OF THE CITY OF MORRO BAY, CALIFORNIA 

TO TAKE IMMEDATE STEPS TO KEEP 
MORRO STRAND STATE BEACH CAMPGROUND OPEN 

THE CITY COUNCIL 
City of Morro Bay, California 

WHEREAS, the Califomia State Park system includes 278 state parks, beaches, 
historic parks, recreation areas, and other park units; and 

WHEREAS, armually over 77 million visitors take advantage of the myriad low
cost opportunities for recreation, education, fitness and other outdoor pursuits in state 
parks; and 

'WHEREAS, many of the state's most unique natural, cultural, and historic 
resources and artifacts are contained in the state park system; and 

WHEREAS, the City of Mono Bay rel ies on state parks for bringing Califomia's 
history to life for schoolchildren, allowing families and friends to enjoy recreation and 
solace in nature, and protecting ineplaceable resources for future generations; and 

WHEREAS, Califomia's economy is dependent on travel and toUlism revenues, 
a large portion of which are derived from visitation to the state's umnatched state park 
system; and 

WHEREAS, Califomia's state parks generate over $4 billion in economic 
activity across the state while offering affordable vacation destinations for visitors and 
families; and 

WHEREAS, State Parks are an important economic engine to the City of MmTo 
Bay, the County of San Luis Obispo and Califomia in general, and studies have shown 
that every dollar invested in the state park system returns more, largely in the fonn of 
economic activity in our area; and 

'WHEREAS, seventy state parks have been identified for closure as a direct result 
of the budget cuts proposed in Fiscal Year 20 11-1 2 by Gov. Jerry Brown and adopted by 
the Legislature; and 

WHEREAS, one of the seventy state parks identified for closure is the Mono 
Strand State Beach Campground located within the City of MmTo Bay and is a unique, 
histmic, culturally imporiant and iconic state park and is an irreplaceable resource for our 
residents, visitors, and students alike; and 
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WHEREAS, pennanent closure of Mono Strand State Beach Campground will 
deny Californians access to lands and resources that belong to all of the state's residents; 
and 

WHEREAS, pem1anent closure of Mon·o Strand State Beach Campground will 
create considerable harm for the City of Morro Bay that relies on tourism from state 
parks for their community's livelihood and community identity; and 

WHEREAS, pe1manent closure of Morro Strand State Beach Campground will 
reduce revenues for local businesses and will result in overall losses in local fees and 
taxes, thereby eroding financial savings envisioned by the closure; and 

WHEREAS, pe1manent closure of Mono Strand State Beach Campground will 
undermine Mono Bay's travel and tourism industry and impact hotels, locally-owned bed 
and breakfast establishments, restaurants, retail shops, tour operations and many more 
businesses that rely on parks for visitation and economic activity; and 

\VHEREAS, the pe1manent closure of Mono Strand State Beach Campground 
will cause an annual reduction of over 2.5 million dollars worth of economic activity in 
Mono Bay and diminish our day hip appeal for regional histmic tourism, while at the 
same time requiring additional police resources to monitor safety around the area; and 

WHEREAS, the City Council has detennined that it would benefit the City, the 
residents and businesses of the City if the Mono Strand State Beach Campground 
remains open and accessible to the public; and 

WHEREAS, the City Council finds that the continued operation of the Mon·o 
Strand State Beach Campground is in the public's interest, as it provides access to the 
ocean, and opportunities for interadion with nature; and 

WHEREAS, on February 14, 2012 the City Council met and considered the 
permanent closure of MmTo Strand State Beach Campground and all Councilmembers 
were in total suppo1t of keeping the park open; and 

WHEREAS, on March 6 and 7 2012, during the City Council's Almual Goal 
Setting Workshop, the Council declared keeping the Morro Strand . State Beach 
Campground open their number one goal; and 

WHEREAS, pursuant to the provisions of Section 5080.30 et seq., of the 
Califomia Public Resources Code, the State can enter into an operating agreement with a 
City for the operation of lands under its jurisdiction; and 

WHEREAS, the City of Mon·o Bay and the State of California have already 
entered into, and currently have, an operating agreement of the Morro Bay State Park 
Marina pursuant to the provisions of Section 5080.30 et seq., of the Califomia Public 
Resources Code; and 
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WHEREAS, the City of Morro Bay desires to make certain that Morro Strand 
State Beach Campground remains open by taking all necessary steps and legal means 
available, including negotiating an agreement for the City of Morro Bay to provide for 
recreational development, operation, control, and maintenance of the Mono Strand State 
Beach Campground located within Mono Bay. 

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of 
Mono Bay, Califomia, that the City hereby directs the City Manager to take all necessary 
steps and legal means available to make absolutely cettain that the Morro Strand State 
Beach Campground remains open, including, but not limited to, authmizing the City 
Manager to negotiate an Agreement with the State of California for operation of the 
Mono Sh·and State Beach Campground, and also authorizes the City Manager to execute 
any further documentation in order to carry out the intent of tins Resolution. 

PASSED AND ADOPTED by the City Council of the City of Morro Bay at a 
regular meeting thereof held on the 27th day of March, 2012 on the following vote: 

AYES: 
NOES: 
ABSENT: 

ATIEST: 

J 

Borchard, Johnson, Leage, Smukler, and Yates 
None 
None 
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Applicable LCP Policies and Zoning Standards 

Visual Resource Policies 

LUP 12.01. The scenic and visual qualities of coastal areas shall be considered and 
protected as a resource of public importance. Permitted development shall be sited and 
designed to protect views to and along the ocean and scenic and coastal areas, to minimize 
the alteration of natural land forms, to be visually compatible with the character of 
surrounding areas, and where feasible, to restore and enhance visual quality in visually 
degraded areas. New development in highly scenic areas such as those designated on Figure 
31, shall be subordinate to the character of its setting. 

LUP 12.02. Permitted development shall be sited and designed to protect views to and along 
the coast and designated scenic areas and shall be visually compatible with the surrounding 
areas…  

LUP 12.03. Development between State Highway One and the Ocean in Planning Areas 1, 2, 
and 5 shall provide view corridors as defined in Policy 12.02B and by Figure 32 so as not to 
significantly block views of travelers on the Highway. New development shall be subordinate 
to the character of its setting and shall be visually compatible with the surrounding areas. 

LUP 12.06. New development in areas designated on Figure 31 as having visual significance 
shall include as appropriate the following:  

a. Height/bulk relationships compatible with the character of surrounding areas or 
compatible with neighborhoods or special communities which, because of their 
unique characteristics, are popular visitor destination points for recreation uses. 

b. Designation of land for parks and open space in new developments which because of 
their location are popular visitor destination points for recreation uses. 

c.  View easements or corridors designed to protect views to and along the ocean and 
scenic and coastal areas. 

IP Section 17.48.190 – Protection of visual resources and compatible designs. New 
development shall protect and, where feasible, enhance the visual quality of the surrounding 
area. New development may be permitted only if the siting and design meet the following 
standards:  

A. Protection of public views: significant public views to and along the coast are 
protected. 

B. Natural landform protection: alterations to natural landforms are minimized. 

C. Compatibility: the development is visually compatible with the character of the 
surrounding area and any design themes adopted for the area by the City. 

D. Visual quality: restores and enhances visual quality in visually degraded areas. 

Exhibit 5 
A-3-MRB-13-0203 

Page 1 of 4



E. Scenic area standards: in highly scenic areas, as depicted in the Morro Bay coastal 
land use plan/coastal element, the following additional standards shall also apply 

1. Character: the proposed development shall be subordinate in character to its 
surroundings. 

2. Height/bulk: the height/bulk relationships in the development shall be 
compatible with the surrounding area.  

3. Parks or open space: parks or open space shall be designated and 
incorporated into new developments. 

4. View corridors: view corridors shall be incorporated into the development to 
protect significant public views to and along the shoreline and other scenic 
areas. 

5. Landscaping: landscaping shall be provided to restore and enhance visually 
degraded areas suing native, if feasible, and drought-resistant plant and tree 
species. 

6. Preservation and enhancement: preservation and enhancement of views of the 
ocean, bay, sandspit, and Morro Rock.  

 

Public Access and Recreation Policies 

Section 30210. In carrying out the requirement of Section 4 of Article X of the California 
Constitution, maximum access, which shall be conspicuously posted, and recreational 
opportunities shall be provided for all the people consistent with public safety needs and 
the need to protect public rights, rights of private property owners, and natural resource 
areas from overuse. 

Section 30211. Development shall not interfere with the public's right of access to the sea 
where acquired through use or legislative authorization, including, but not limited to, the 
use of dry sand and rocky coastal beaches to the first line of terrestrial vegetation. 

Section 30213. Lower cost visitor and recreational facilities shall be protected, 
encouraged, and, where feasible, provided. Developments providing public recreational 
opportunities are preferred. … 

Section 30220. Coastal areas suited for water-oriented recreational activities that cannot 
readily be provided at inland water areas shall be protected for such uses. 

Section 30221. Oceanfront land suitable for recreational use shall be protected for 
recreational use and development unless present and foreseeable future demand for 
public or commercial recreational activities that could be accommodated on the property 
is already adequately provided for in the area. 
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30240(b). Development in areas adjacent to environmentally sensitive habitat areas and 
parks and recreation areas shall be sited and designed to prevent impacts which would 
significantly degrade those areas, and shall be compatible with the continuance of those 
habitat and recreation areas. 

LUP Policy 1.01. For new developments adjacent to the bayfront or ocean, public access 
from the nearest public roadway to the shoreline and along the coast shall be provided 
except where (1) it is inconsistent with public safety, military security needs, or the 
protection of fragile coastal resources, (2) adequate public access exists nearby, or (3) 
agriculture would be adversely affected. For new development on properties adjacent to 
the mean high tide line, lateral easement dedications shall be from the mean high-tideline 
to the first line of vegetation. 

LUP Policy 1.05. Parking shall be provided in conjunction with new or improved vertical 
accessways whenever feasible and consistent with site constraints to ensure use of the 
accessway. The number of spaces shall be determined by the Planning Commission or 
Community Development Department and shall be based upon need, carrying capacity of 
the public recreation area to which access is provided and environmental constraints and 
safety conditions. 

LUP Policy 1.07. Consistent with Coastal Act Section 30211, development shall not 
interfere with the public’s right of access to the sea where acquired through use or 
legislative authorization. Such access shall be protected through permit conditions on 
permitted development, including easement dedications or continued accessway 
maintenance by a private or public association. Existing identified trails or other access 
points shall not be required to remain open, provided that they are consolidated or 
relocated to provide public access on the same site and provides the same or comparable 
access benefits as existed before closure and meets all other applicable access and 
recreation policies of the LUP.  

LUP Policy 2.01. Lower-cost visitor and recreation facilities for persons and families of 
low or moderate income shall be protected, encouraged, and where feasible, provided. 
Developments providing public recreation opportunities are preferred. 

IP Section 17.48.280. For new development (defined by the Coastal Act) adjacent to the 
bayfront or ocean, open and unobstructed public access shall be provided from the 
nearest public roadway to the shoreline and along the coast as required herein… 

Water Quality and ESHA 

LUP Policy 11.02. Development in areas adjacent to environmentally sensitive habitat 
areas and parks and recreation areas shall be sited and designed to prevent impacts 
which would significantly degrade such areas, and shall maintain the habitats’ functional 
capacity.  
 
LUP Policy 11.17. The biological productivity of the City’s environmentally sensitive 
habitat areas shall be maintained and, where, feasible, restored through maintenance 
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and enhancement of the quantity and quality of Morro and Chorro groundwater basins 
and through prevention of interference with surface water flow. Stream flows and 
adequate to maintain riparian and fisheries habitat shall be protected.  
 
LUP Policy 11.19. …New development adjacent to wetlands shall not result in adverse 
impacts due to additional sediment, runoff, noise, and other disturbances.   
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Beachcomber Drive 

Project site: 
Morro Strand State Park Campground 

Campsite location from east side of Beachcomber 
Dr. from just south of Mindoro Way. 
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Project site: 
Morro Strand State Park Campground 

Beachcomber Drive 

Campsite location at the end of 
Mindoro Way (at Beachcomber Dr.). 
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Beachcomber Drive 

Project site: 
Morro Strand State Park Campground 

Campsite location from east side 
of Beachcomber Dr. at Luzon St. 
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Project site: 
Morro Strand State Park Campground 

Campsite location from east side of 
Beachcomber Dr. overlooking camp host sites 
(at Panay St.).  

Non-native Myoporum trees to be removed 

Beachcomber Drive 
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Morro Strand State Park Campground 

Beachcomber Drive 

Campsite location looking 
south toward Morro Bay.  
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