
 
 
 

 

STATE OF CALIFORNIA—NATURAL RESOURCES AGENCY  EDMUND G. BROWN JR., GOVERNOR 

CALIFORNIA COASTAL COMMISSION 
CENTRAL COAST DISTRICT OFFICE 
725 FRONT STREET, SUITE 300 
SANTA CRUZ, CA 95060 
PHONE: (831) 427-4863 
FAX: (831) 427-4877 
WEB: WWW.COASTAL.CA.GOV  

W20a 
Prepared June 18, 2015 for July 8, 2015 Hearing 

To: Commissioners and Interested Persons 

From: Susan Craig, District Manager 
Kevin Kahn, District Supervisor 

Subject: San Luis Obispo County LCP Amendment Number LCP-3-SLO-15-0013-1 Part 
A (Former Santa Rosa Schoolhouse Parcel Redesignation) 

 

SUMMARY OF STAFF RECOMMENDATION 

San Luis Obispo County proposes to amend the Land Use Plan’s land use category map to 
change the land use designation of an approximately 0.18 acre (7,650 square-foot) portion of a 
0.5 acre parcel located at 880 Main Street (APN 022-251-018) in Cambria from Public Facilities 
(PF) to Commercial Retail (CR). The impetus behind the proposed amendment is to both 
eliminate the parcel’s split land use designation (portions of it are currently designated CR) and 
to remove the Public Facilities designation given that the site is currently owned by a private 
entity. 
 
The parcel contains the former Santa Rosa Schoolhouse, a one-room school built in 1881 that 
now houses a private art gallery. The proposed amendment would eliminate the parcel’s existing 
Public Facilities designation, an appropriate objective since the designation is to solely apply to 
land owned by public agencies. The new CR designation would eliminate the parcel’s existing 
split land use designation by instead having a single CR designation across its entirety, and 
would allow for continued commercial use on the site, similar to the uses on adjacent parcels 
within the existing urbanized downtown core of Cambria. Re-designating the site from PF to CR 
is consistent with applicable Coastal Act policies because the site is located within the Cambria 
urban area, an existing urbanized area that already predominantly contains a CR land use 
designation. Therefore, the re-designation of this parcel would expand opportunities for visitor-
serving commercial uses within an existing developed community, both of which are Coastal Act 
objectives.  
 
In conclusion, staff recommends that the Commission find the proposed amendment consistent 
with and adequate to carry out the policies of the Coastal Act, and that the Commission approve 
the amendment as submitted. The required motion and resolution are on page 3. 
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Staff Note: LCP Amendment Action Deadline  
This proposed LCP amendment was filed as complete on June 16, 2015. The proposed 
amendment affects the LCP’s Land Use Plan (LUP) and the 90-day action deadline is September 
14, 2015. Thus, unless the Commission extends the action deadline (it may be extended by up to 
one year), the Commission has until September 14, 2015 to take a final action on this LCP 
amendment. 

 

TABLE OF CONTENTS  
  
I. MOTIONS AND RESOLUTIONS .................................................................. 3 
II. FINDINGS AND DECLARATIONS ............................................................... 3 

A. DESCRIPTION OF PROPOSED LCP AMENDMENT ................................................................ 3 
B. CONSISTENCY ANALYSIS .................................................................................................. 4 
C. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) .................................................. 5 

 
EXHIBITS 
Exhibit 1: Proposed Land Use Category Map Amendment 



LCP-3-SLO-15-0013-1 Part A (Former Santa Rosa Schoolhouse Parcel Redesignation) 

3 

I. MOTION AND RESOLUTION 

Staff recommends that the Commission, after public hearing, approve the proposed LCP 
amendment as submitted. The Commission needs to make one motion in order to act on this 
recommendation.  

A. Certify the LUP Amendment As Submitted 
Staff recommends a YES vote on the motion below. Passage of the motion will result in 
certification of the LUP amendment as submitted and the adoption of the following resolution 
and findings. The motion to certify with suggested modifications passes only upon an affirmative 
vote of the majority of the appointed Commissioners. 

Motion: I move that the Commission certify Land Use Plan Amendment LCP-3-SLO-15-
0013-1 Part A as submitted by San Luis Obispo County, and I recommend a yes vote. 

Resolution: The Commission hereby certifies Land Use Plan Major Amendment LCP-3-SLO-
15-0013-1 Part A as submitted by San Luis Obispo County and adopts the findings set forth 
below on the grounds that the amendment conforms with the policies of Chapter 3 of the 
Coastal Act. Certification of the Land Use Plan amendment 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 plan on the environment, or 2) there are no further feasible alternatives or mitigation 
measures that would substantially lessen any significant adverse impacts which the Land Use 
Plan Amendment may have on the environment. 

II. FINDINGS AND DECLARATIONS 

A. DESCRIPTION OF PROPOSED LCP AMENDMENT 
The proposed amendment would amend the Land Use Plan’s land use category map to change 
the land use designation1 of an approximately 0.18 acre (7,650 square-foot) portion of a 0.5 acre 
parcel located at 880 Main Street in Cambria (APN 022-251-018) from Public Facilities (PF) to 
Commercial Retail (CR). The impetus behind the proposed amendment is to both eliminate the 
parcel’s split land use designation (portions of it are currently designated CR) and to remove the 
Public Facilities designation given that the site is currently owned by a private entity. 
 
The PF land use category is intended to be applied only to lands owned by public agencies. In 
the event that land designated as PF no longer contains a public facility (such as a fire station, a 
school, a hospital, a library, etc.), the LUP directs the County to initiate an amendment to change 
the land use designation for the site. The parcel contains the former Santa Rosa Schoolhouse, a 
one-room school built in 1881 that now houses an art gallery and is owned by a private entity. 
 
Please see Exhibit 1 for the proposed LUP map amendment. 
 

                                                 
1 The San Luis Obispo County LCP does not contain zoning designations 
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B. CONSISTENCY ANALYSIS 

Standard of Review 
The proposed amendment affects the LUP components of the San Luis Obispo County LCP. The 
standard of review for LUP amendments is that they must be consistent with the policies of 
Chapter 3 of the California Coastal Act. 

LUP Amendment Consistency Analysis 
Commercial visitor-serving uses are a high priority land use under the Coastal Act. In addition, 
the Coastal Act contains policies requiring that development be located contiguous to, in, or in 
close proximity to already developed areas:  
 

Section 30222. The use of private lands suitable for visitor-serving commercial recreational 
facilities designed to enhance public opportunities for coastal recreation shall have priority 
over private residential, general industrial, or general commercial development, but not over 
agriculture or coastal-dependent industry.  

Section 30250(a). (a) New residential, commercial or industrial development, except as 
otherwise provided in this division, shall be located within, contiguous with, or in close 
proximity to, existing developed areas able to accommodate it or, where such areas are not 
able to accommodate it, in other areas with adequate public services and where it will not 
have significant adverse effects, either individually or cumulatively, on coastal resources… 

Section 30252(2). The location and amount of new development should maintain and 
enhance public access to the coast by … (2) providing commercial facilities within or 
adjoining residential development or in other areas that will minimize the use of coastal 
access roads. 

The proposed amendment would re-designate an approximately 0.18 acre (7,650 square-foot) 
portion of a 0.5 acre parcel located from Public Facilities (PF) to Commercial Retail (CR). The 
site is located in downtown Cambria (an area within the LCP-defined Urban Services Line). 
Changing the site’s designation to CR would be consistent with nearby designations and land 
uses in Cambria’s West Village commercial district. The proposed amendment is consistent with 
Coastal Act requirements because it would facilitate commercial visitor-serving opportunities for 
the public (a priority use under Coastal Act Section 30222) in an existing developed area suitable 
and able to accommodate such uses (consistent with Coastal Act Section 30250).  

Furthermore, this minimal reduction in PF-designated land would not compromise the provision 
of public services in downtown Cambria because new public facilities are allowed as a 
conditional use within the CR land use category. Therefore, the ability of the County to provide 
for public facility uses is not compromised by this proposed amendment.  

For the reasons discussed above, the proposed LUP amendment can be found consistent with and 
adequate to carry out Coastal Act Sections 30222, 30250(a), and 30252(2).  
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C. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
The County, acting as lead CEQA agency, determined that the proposed LCP amendments were 
categorically exempt from the requirements of CEQA. This staff report has discussed the 
relevant coastal resource issues with the proposal. All public comments received to date have 
been addressed in the findings above. All above findings are incorporated herein in their entirety 
by reference. 
 
The Coastal Commission’s review and development process for LCPs and LCP amendments has 
been certified by the Secretary of Resources as being the functional equivalent of the 
environmental review required by CEQA. Specifically, Section 21080.9 of the California Public 
Resources Code – within CEQA – exempts local government from the requirement of preparing 
an environmental impact report (EIR) in connection with its activities and approvals necessary 
for the preparation and adoption of a local coastal program amendment. Therefore, local 
governments are not required to prepare an EIR in support of their proposed LCP amendments, 
although the Commission can and does use any environmental information that the local 
government submits in support of its proposed LCP amendments. The Commission's LCP review 
and approval program has been found by the Resources Agency to be the functional equivalent 
of the environmental review required by CEQA, pursuant to CEQA Section 21080.5. Therefore 
the Commission is relieved of the responsibility to prepare an EIR for each LCP amendment.  

Nevertheless, the Commission is required, in approving an LCP amendment submittal, to find 
that the approval of the proposed LCP, as amended, does conform with certain CEQA 
provisions, including the requirement in CEQA Section 21080.5(d)(2)(A) that the amended LCP 
will not be approved or adopted as proposed if there are feasible alternative or feasible mitigation 
measures available which would substantially lessen any significant adverse impact which the 
activity may have on the environment. (CEQA Guidelines Sections 13542(a), 13540(f), and 
13555(b)). 

The County’s LCP Amendment consists of a Land Use Plan (LUP) amendment. The 
Commission incorporates its findings on Coastal Act conformity into this CEQA finding as if it 
is set forth in full. This report has discussed the relevant coastal resource issues with the 
proposal, and has concluded that the proposed LCP amendment is not expected to result in any 
significant adverse impact on the environment. Thus, it is unnecessary for the Commission to 
suggest modifications to the proposed amendment to address adverse environmental impacts 
because the proposed amendment, as submitted, will not result in any significant environmental 
effects for which feasible mitigation measures would be required. 

Thus, the proposed amendment is consistent with CEQA Section 21080.5(d)(2)(A). 
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