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Exhibit A (1 of 2)
Regional Vicinity Map: Harmony Area
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Exhibit A (2 0f 2)
Project Location

3-04-077
@ Pismo Coast Village RV Storage Facility
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Exhibit B
Site Plan/Tentative Tract Map
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Exhibit C
ESHA Constraints Map
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SAN Luis OBIsPO_ COUNTY

DEPARTMENT OF PLANNING AND BUILDING

VICTOR HOLANDA, AICP
AE%%h LEE?CAL DIRECTOR
- OTICE
"] m E:: =y
RE%—FE@»QVED‘%
July 16, 2004 REFERENCE 43 SLO 04255 JUL 3 0 2004
C/oulgtry FR:terprises APPEAL FER!ODW C0AG %ﬁigif‘gﬁ?\? ASS
c/o Rory Muniz STAL COMMISSION
150 Vaquero CENTRAL CdAST AﬁEk

Templeton CA 93465

NOTICE OF FINAL COUNTY ACTION
HEARING DATE:  JULY 12, 2004

SUBJECT: Document Number: 2004-049
COAL 04-0243/SUB2003-00217-
COUNTRY ENTERPRISES/RORY MUNIZ

LOCATED WITHIN COASTAL ZONE: YES

The above-referenced application was approved on the above-referenced date by the San Luis
Obispo County Subdivision Review Board. A copy of the findings and conditions are enclosed. The
conditions of approval must be completed as set forth in this document.

An approved or conditionally approved lot line adjustment shall expire unless completed and finalized
within two years after its approval or conditional approval. The expiration of an approved or
conditionally approved lot line adjustment shall terminate all proceedings and no certificate of
compliance recognizing the lotlines described in said lotline adjustmentshall be recorded without
first processing a new lot line adjustment application. Upon application by the applicant, filed prior
to the expiration of the approved or conditionally approved lot line adjustment, the time atwhich the
lotline adjustment expires may be extended by the Subdivision Review Board for a period or periods
not exceeding a total of one year. (Sec 21.02.040 (f))

This action is appealable to the Board of Supervisors within 14 days of this action. If there are
Coastal grounds for the appeal there will be no fee. If an appeal is filed with non coastal issues
there is a fee of $578.00. This action may also be appealable to the California Coastal Commission
pursuant to Coastal Act Section 30603 and the County Coastal Zone Land Use Ordinance
23.01.043. These regulations contain specific time limits to appeal, criteria, and procedures that
must be followed to appeal this action. This means that no construction permits can be issued until
both the County appeal period and the additional Coastal Commission appeal period have expired
without an appeal being filed.

COUNTY GOVERNMENT CENTER - San Luis Omispo - CALIFORNIA 93408 - (805) 781-5600 i

EMAIL: planning@co.slo.ca.us - Fax: (B05) 781-1242 . WEBSITE: http://www.sloplanning.org
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Subdivision Review Board
COAL04-0243/SUB2003-00217/Country Enterprises/Rory Muniz

FINDINGS - EXHIBIT A

Lot Line Adjustment _
A. The proposed Lot Line Adjustment is consistent with the provisions of Section 21.02.030
of the Real Property Division Ordinance.

B. The proposal will have no adverse effect on adjoining properties, roadways, public
improvements, or utilities.

C. Compliance with the attached conditions will bring the proposed adjustment into
conformance with the Subdivision Map Act and Section 21.02.030 of the Real Property
Division Ordinance.

Coastal Access

D. The proposed use is in conformity with the public access and recreation policies of
Chapter 3 of the California Coastal Act, because the project is not adjacent to the coast
and the project will not inhibit access to the coastal waters and recreation areas.

Archaeological Sensitive Area

E: The site design and development incorporate adequate measures to ensure that
archaeological resources will be acceptably and adequately protected because no
development is proposed within the archaeologically sensitive area.

CEQA

r. Environmental Coordinator issued a Negative Declaration (ED02-524) on May 23, 2003
for Lot Line Adjustment/Coastal Development Permit COAL04-0243/ SUB2003-00217,
which was subsequently approved by the Subdivision Review Board on July 7, 2003. The
Environmental Coordinator has determined that the changes proposed in the current
application were not significant enough to require a new environmental determination.

Streams and Riparian Vegetation

G. The project or use will not create significant adverse effects on the natural features of the
site or vicinity that were the basis for the Sensitive Resource Area designation, and will
preserve and protect such features through the site design, because the lot line
adjustment moves existing Parcels 2 and 3 completely out of the creek and places
building envelopes for both parcels over 100 feet from wetlands and 300 feet from Ellysly
Creek.

H. Natural features and topography have been considered in the design and siting of all
proposed physical improvements, because the lot line adjustment maves existing
Parcels 2 and 3 completely out of the creek and places building envelopes for both
parcels over 100 feet from wetlands and 300 feet from Ellysly Creek.

l. Any proposed clearing of topsoil, trees, or other features is the minimum necessary to
achieve safe and convenient access and siting of proposed structures, and will not
create significant adverse effects on the identified sensitive resource because no
development is proposed at this time and the building envelopes have been placed in the
least sensitive area of the site.

«
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Subdivision Review Board
COAL04-0243/SUB2003-00217/Country Enterprises/Rory Muniz

J The soil and subsoil conditions are suitable for any proposed excavation; site preparation
and drainage improvements have been designed to prevent soil erosion and
sedimentation of streams through undue surface runoff, because the proposed building
sites are setback a minimum of 100' from any wetland area, a storm-water pollution
prevention plan is required for any soil disturbance over 0.1 acre, disturbed soils are to
be protected from erosion and permanently revegetated, and native grassland buffers
between wetlands and disturbed areas are to be maintained as biofilters with at least four
inches of vegetation.

K. There will be no significant negative impact on the identified sensitive habitat and the
proposed use will be consistent with the biclogical continuance of the habitat.

L. The proposed use will not significantly disrupt the habitat because the building envelopes
are placed in the least sensitive area of the site.

«
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CONDITIONS - EXHIBIT B
Lot Line Adjustment COAL 04-0243/SUB2003-00217

This adjustment may be effectuated by recordation of a parcel map or recordation of certificates
of compliance. If a map is filed, it shall show:

a. All public utility easements.

b. All approved street names.

Any private easements described in the title report must be shown on the map, with recording
data.

When the map is submitted for checking, or when the certificate of compliance is filed for review,
provide a preliminary title report to the County Engineer or the Planning Director for review.

All conditions of approval herein specified are to be complied with prior to the recordation of the
map or certificates of compliance which effectuate the adjustment. Recordation of a map is at the
option of the applicant. However, if a map is not filed, recordation of a certificate of compliance is
mandatory. :

The map or certificates of compliance shall be filed with the County Recorder prior to transfer of
the adjusted portions of the property or the conveyance of the new parcels.

In order to consummate the adjustment of the lot lines to the new configuration when there is
multiple ownerships involved, it is required that the parties involved quitclaim their interest in one
another new parcels. Any deeds of trust involving the parcels must also be adjusted by recording
new trust deeds concurrently with the map or certificates of compliance.

I the lot line adjustment is finalized using certificates of compliance, prior to final approval the
applicant shall prepay all current and delinquent real property taxes and assessments collected
as real property taxes when due prior to final approval.

The lot line adjustment will expire two years (24 months) from the date of the approval, unless the
map or certificates of compliance effectuating the adjustment is recorded first. Adjustments may
be granted a single one year extension of time. The applicant must submit a written request with
appropriate fees to the Planning Department prior to the expiration date.

All time frames on completion of lot line adjustments are measured from the date the Review
Authority approves the lot line adjustment map, not from any date of possible reconsideration
action

Land Use Permit approvalis required for all future development on the property. The land use permit
shall determine the precise building site location within the development envelopes shown on the
approved lot configuration map

Prior to recordation of the parcel map or certificates of compliance finalizing the lot line
adjustment, the applicant shall enter into an agreement, in a form approved by County Counsel,

which includes the following:
(«
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Subdivision Review Board
COAL04-0243/SUB2003-00217/Country Enterprises/Rory Muniz

Page 2

AESTHETICS

Building envelopes shall be shown on an Exhibit A attached to the agreement. Envelopes shall
be consistent with the approved tentative map with the building envelope on Parcel 1 revised
to show a maximum elevation of 231'. The building envelope is to be located approximately
50 feet east and 20 feet south of the currently proposed location as shown on the attached
exhibit “Revised Building Envelope for Proposed Parcel 1".

At the time of future application for land use or construction permit, a detailed visual
analysis shall be submitted for review and approval by the County.

Atthe time of future application for land use or construction permit, the applicant shall
clearly delineate the building envelope on the project plans, as shown on the attached exhibit
“Revised Building Envelope for Proposed Parcel 1". Allnew development (e.g. residences,
detached garages, guest houses, sheds) shall be located within the building envelope.

Atthe time of future application for land use or construction permit, the applicant shall
provide cross sectional drawings that clearly illustrate the relationship between the proposed
development and ridgeline when viewed from Highway 1. All new development shall be
located so that no portion of the structure silhouettes against the sky when viewed from
Highway 1.

Atthe time of future application for land use or construction permit, the applicant shalll
clearly delineate the height of new development above the existing natural ground surface on
the project plans. All new development shall be located so that no portion of the structure
silhouettes against the sky when viewed from Highway 1 and shall not exceed 18.5 feet in
height above the existing ground surface or the 246.5' elevation, whichever is lower.

At the time of future application for land use or construction permit, the applicant shall
submit architectural elevations of all proposed structures to the Department of Planning and
Building for review and approval in consultation with the Environmental Coordinator. The
elevations shall show exterior finish materials, colors, and height above the existing natural
ground surface. Colors shall minimize the structure massing of new development by reducing
the contrast between the proposed development and the surrounding environment. Colors
shall be compatible with the natural colors of the surrounding environment, including
vegetation, rock outcrops, etc.. Darker, non-reflective, earth tone colors shall be selected for
walls, chimneys etc. and darker green, grey, slate blue, or brown colors for the roof structures.

At the time of future application for land use or construction permit, the applicant shall
submit landscape, irrigation, landscape maintenance plans and specifications to the
Department of Planning and Building for review and approval in consultation with the
Environmental Coordinator. The landscape plan shall be prepared as provided in Section
23.04.186 of the San Luis Obispo County Coastal Zone Land Use Ordinance and shall
provide vegetation that will adequately screen the new development, including driveways,
access roads, outbuildings, watertanks, etc., when viewed from Highway 1 and blend the new
development, including driveways, access roads, outbuildings, water tanks, etc., into the
surrounding environment.

L\ \

California Coastal Commission



Country Enterprises LLA (A-3-SL0O-04-056)

Subdivision Review Board
COALOD4-0243/SUB2003-00217/Country Enterprises/Rory Muniz
Page 3

BIOLOGICAL RESOURCES

h. At the time of future application for land use or construction permit, a biological report shall
be submitted for review and approval by the County. The biological report shall address areas to be
disturbed as a result of buildings and any road or culvertimprovements and recommend a mitigation
and monitoring plan.
i. The following requirements apply to any future construction activities on the site:

1: Protect disturbed soils from erosion and permanently revegetate disturbed areas,

Z Maintain native grassland buffers between wetlands and disturbed areas as biofilters
with at least four inches of vegetation.

] Native grassland buffers 100" around wetland areas shall be maintained.
k. At the time of future application for land use or construction permit, a sedimentation

and erosion control plan and a storm-water pollution prevention plan for any soil disturbance
over 0.1 acre shall be prepared that minimizes project sediment from reaching the creek.

«
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STATE OF CALIFORNIA —THE RESOURCES AGENB % ARNOLD SCHWARZENEGGER, Governor
==

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060

(831) 427-4863

www.coastal.ca.gov

COMMISSION NOTIFICATION OF APPEAL

DATE: August 13, 2004

TO: Martha Neder, Planner
County of San Luis Obispo, Planning & Building Department
County Government Center
San Luis Obispo, CA 93408

FROM: Steve Monowitz, Permit Supervisor
RE: Commission Appeal No. A-3-SLO-04-056

Please be advised that the coastal development permit decision described below has been
appealed to the California Coastal Commission pursuant to Public Resources Code Sections
30603 and 30625. Therefore, the decision has been stayed pending Commission action on
the appeal pursuant to Public Resources Code Section 30623.

Local Permit #: COAL 04-0243/SUB2003-00217
Applicant(s): Country Enterprises, Attn: Rory Muniz

Description: Lot line adjustment between three parcels of 41.48, 1.75 and 6.90
acres each resulting in two parcels of 43.60 and 6.53 acres
respectively to provide potential building envelopes.

Location: Highway 1 (North Coast planning area), Harmony (San Luis Obispo
County) (APN(s) 046-081-011, 046-081-014)

Local Decision:  Approved w/ Conditions

Appellant(s): California Coastal Commission, Attn: Commissioner Mike Reilly;
Commissioner Sara J. Wan

Date Appeal Filed: 8/13/2004

The Commission appeal number assigned to this appeal is A-3-SLO-04-056. The Commission
hearing date has been tentatively set for September 8-10, 2004 in Eureka. Within 5 working
days of receipt of this Commission Notification of Appeal, copies of all relevant documents and
materials used in the County of San Luis Obispo's consideration of this coastal development
permit must be delivered to the Central Coast District office of the Coastal Commission
(California Administrative Code Section 13112). Please include copies of plans, relevant
photographs, staff reports and related documents, findings (if not already forwarded), all
correspondence, and a list, with addresses, of all who provided verbal testimony.

A Commission staff report and notice of the hearing will be forwarded to you prior to the

hearing. If you have any questions, please contact Jonathan Bishop at the Central Coast
District office.

(& CALIFORNIA COASTAL COMMISSION Exhibit E
Appeal Contentions
(1of3)

2N
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Country Enterprises LLA (A-3-SL0O-04-056)

Reasons for Appeal: San Luis Obispo County Coastal Development Permit COAL
04-0243/SUB2003-00217 — (Country Enterprises/Rory Muniz)

Proposal by Country Enterprises/Rory Muniz for a Lot Line Adjustment/Coastal Development
Permit to adjust the lot lines between three parcels of 41.48, 1.75 and 6.90 acres each. The
adjustment will result in two parcels of 43.60 and 6.53 acres, respectively. The adjustment is
inconsistent with the policies and ordinances of the San Luis Obispo County Local Coastal
Program, as detailed below.

1. Legal Lot Status —The County’s findings for approval do not adequately address the history
of lot creation, and as a result, the legal status of the lots proposed for adjustment and the
development potential of each parcel remains in question. These issues warrant a further
analysis and review by the Coastal Commission of the proposed project, particularly
because the proposed establishment of two residential building envelopes will intensify the
level of non-agricultural development on the site in conflict with LCP agricultural protection
policies (1 and 2), and poses significant adverse impacts to coastal resources, as discussed
below.

2. LCP Policy 1 for Agriculture requires that lands suitable for agriculture be maintained in or
available for agricultural production unless, among other reasons, the permitted conversion
will not adversely affect surrounding agricultural uses. Allowable non-agricultural uses on
agricultural lands may only be permitted where the least amount of agricultural land is
converted. LCP Policy 2 prohibits land divisions in agricultural areas that would limit existing
or potential agricultural capability. The purpose of this lot line adjustment is to create
residential building sites on agricultural parcels with a history of cattle grazing. The project
is in conflict with Policy 1 and 2 requirements protecting agriculture. The proposed lot line
adjustment is also inconsistent with these requirements because the location and size of the
newly created lots in conjunction with the desired building envelopes will convert more
agricultural land then is necessary to accommodate residential development. Due to the
excessive conversion of agricultural land for non-agricultural purposes, the agricultural
capability of the site will be reduced. In addition, increased development pressures may
adversely affect surrounding agricultural lands.

3. As discussed, Policies 1 and 2 for Agriculture require protection of agricultural lands. Policy
3 for Agriculture identifies requirements to protect agricultural lands when non-agricultural
supplemental uses are approved to support agriculture. As opposed to such supplemental
uses, single-family residences are specifically allowed by the LCP on agricultural lands, and
are considered to be a part of, rather than supplementary to agricultural use. The objective
of Policy 3 is to minimize the conversion of agricultural lands to non-agricultural uses. The
proposed project is not intended to protect agricultural lands, but is intended for single-family
residential development. This is neither agricultural nor supplemental non-agricultural use.
The intensification of residential development on agricultural land enabled by the lot line
adjustment contradicts this policy objective. In any case, the proposed project does not
include necessary protections, for example agricultural easements.

4. Section 23.04.024b of the Coastal Zone Land Use Ordinance (CZLUO) establishes a
minimum parcel size of 320 acres for land divisions on parcels where there is an existing
agricultural use of grazing. The lot line adjustment approved by the County established two
lots for residential use, both of which are inconsistent with the 320 acre minimum parcel size

Exhibit E
Appeal Contentions
(2 of 3)

@ A-3-SLO-04-056

_ . Country Enterprises LLA
California Coastal Commission



Country Enterprises LLA (A-3-SL0O-04-056)

7 «F
COAL 04-0243/SUB2003-00217 (County Enterprises/Rory Muniz)
Contentions of Appeal
Page 2

requirement. While it is recognized that the number and size of existing lots preclude strict
compliance with minimum parcel size requirements, there are alternative lot configurations
that would better meet the intent of this policy. Such alternatives involve increasing the area
-designated for agricultural use and reducing the area designated for residential use.

5 CZLUO Section 23.04.024(f) requires that approval of land divisions on non-prime
agricultural soils include a finding that the division will maintain or enhance the agricultural
viability of the site. The local approval finds that the lot line adjustment is a betterment of
the existing situation because the parcel sizes are below minimum parcel size as set
through the LCP and will remain so after the adjustment. In addition the County approval
states that the adjustment will result in the reconfiguration of the two parcels to move
building envelopes into areas least likely to impact coastal resources and the agricultural
viability of the site. There may be alternatives that would better protect sensitive resources
as well as maintain and enhance the agricultural viability of the site that would cluster and
reduce the size of the residential development, while increasing the area designated for
agricultural use.

6. Visual Resource Policy 1 requires that unique and attractive features of the landscape,
including natural landforms, scenic vistas, and sensitive habitats are to be preserved and
protected. In addition, Section 23.04.021c of the CZLUO establishes overriding land
division requirements. Among these requirements, part 6 of this section prohibits new land
divisions where the only feasible building site would be on slope or ridgetop where a building
would be silhouetted against the skyline as viewed from a public road. While the building
envelopes designated by the lot line adjustment have been designed to minimize visibility
from Highway One, their locations may be visible from Highway 46, especially in the
morning hours when the sun would be reflected off of the future residences. In addition, the
proposed building envelopes would be visible from Highway One.

7. Policy 7 for Agriculture requires that the highest priority for the use of new water extractions,
which must be consistent with habitat protection, is to preserve available supplies for
existing or expanded agricultural uses. CZLUO Section 23.04.430b states that development
outside the urban services line shall be approved only if it can be served by adequate on-
site water and sewage disposal systems. Water to serve future residential development will
be obtained from an on-site well, and wastewater treatment will be provided by on-site
septic systems. The County's approval of this lot line adjustment does not contain the
information necessary to determine if the on-site water supply is adequate to serve future
residential development without adversely impacting agriculture or natural habitats, or if the
designated building sites contain soils suitable for septic system use.

8. San Luis Obispo County LCP Environmentally Sensitive Habitats Policies 1, 2, and 27, and
Coastal Zone Land Use Ordinance (CZLUO) Section 23.07.170 (d) prohibit new
development proposed within or adjacent to locations of environmentally sensitive habitats
from significantly disrupting the resource, and within an existing resource, allows only those
uses dependent on such resources. In addition, Environmentally Sensitive Habitats Policies
28 and 33 require that native trees and plant cover, and vegetation which is rare or
endangered, shall be protected against significant disruption of habitat value. The parcels
contain an extensive wetland complex and may contain, among others, environmentally
sensitive coastal prairie habitat. The proposed building envelopes will disturb plant cover
and vegetation that may include sensitive plant species. It is possible that an alternative
development envelope configuration would avoid disruption of these environmentally
sensitive habitats.

Exhibit E
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Exhibit F
Site Photos
(10of2)
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Exhibit F
Site Photos
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