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To address these impacts, Staff recommends approval with conditions that will: minimize site
disturbance to be more consistent with the rural open space character of the Harmony coast (i.e., limit
« relopment to a 5,000 square foot development envelope); lower the height of the propesed residence
to 12 feet to minimize impacts to the public viewshed; cluster the development on the northwest corner
of the marine terrace to minimize the length of the onsite driveway and reduce the amount of visible cut
slopes on the hillside; require the use of vegetated berms to reduce the visibility of the dee o] 1t
within the public viewshed, require evidence from the County Environmental Healtl. _ _pt. that adequate
water and sewer service is available; place the remainder of the site area (outside of | develo; nt
envelope) under a permanent agricultural and resource conservation area; protect sensitive species and
archaeological resources during construction; require road improvements and alignments that will least
disrupt the surrounding habitats; and require evidence that all appropriate state and federal agencies have
reviewed and approved the project to ensure that the project will not result in any wetland fill, and that
any impacts to water quality or sensitive species are appropriately addressed.

As conditioned by this permit, the project will be consistent with the San Luis Obispo County certified
LCP. The project is also consistent with the Coastal Act policies regarding public access and recreation.
Therefore, Staff recommends approval with conditions.
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Recommended Findings and Declarations
The Commission finds and declares as follows:

3.Project Description

A. Project Location

subject property is located in an area known as the “Harmony Coast” between Highway One and the
Pacific Ocean, north of the community of Cayucos in San Luis Obispo . unty (see Exhibit 1). The
parcel is located approximately one mile north of Villa Creek Road, which is accessed directly from
Highway One. The topography of the site is “steplike,” comprised of a steeply sloping ridge extending
down to a relatively flat marine terrace. The terrace is a few hundred feet wide and ends abruptly at a
steep coastal bluff, ranging from 38 to 50 feet in height. The bluff drops sharply down to rocky sh
and tidepools at the oceanfront below (see Exhibit 4 for photos).

The undeveloped project site itself is approximately 40.6 acres in size and is zoned for Agriculture in the
LCP. The site is part of the approximately 550-acre South Ranch and originally part of the larger
Rancho San Geronimo. The properties that made up the South Ranch were given certificates of
compliance by the County and auctioned in the early 1990°s. Scatte | structures, barns, and older ranch
roads can be found in this area. A small wooden building exists on the coastal bluff at the  theast
property corner and is associated with historic seaweed farming operations. At present, the er  site is
characterized as open rangeland and is currently grazed by cattle. There is-a stock pond located on the
ridge above the marine terrace. Cattle actively use the pond as a wa  ng site. There is indication that
the site, particularly portions of the marine terrace, has at one time been plowed as cropland. Except for
the commercial abalone farm located downcoast of the project site, adjacent properties and the marine
terrace in this area remain largely undeveloped.

B. Project Description

The applicant proposes to construct a 10,000 square foot single-family dwelling with an attached garage,
an indoor lounge/pool area, and a 2,500 square foot barn on a 40.6-acre parcel. All structures are shown
to be set back a distance of 70 to 150 feet from the coastal bluff. The proposed residence would be
located about 150 feet from the eastern property line roughly 100 feet from the top of bl.... An indoor
lounge area and pool are proposed adjacent to residence at a distance roughly 70 feet from the bluff top.
The building envelope for the residence is about 200 feet by 300 feet (1.4 acres). The proposed barn,
water well site, turn around, and water tanks occupy an additional area of about 100 £ by 150 feet (.35
acres) and are located about 750 feet west of the residence. A paved driveway connects the barn and
residence.

According to the plans submitted by the applicant, little grading for the main residence will | juired
as it will be within a foot or two of existing grade. The pool willl ~ :ca ed 3 to 4 feet below existing
grade and built up to the level of the lounge. The house would be located approximately 80 feet from
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e Deed restrictions acknowledging possible impacts from adjacent agriculture;
e Recordation of an offer to dedicate public access along the shoreline;
o Submittal of access easements for the newly constructed roadway;

e Evidence of other State/Federal agency approvals.

See Exhibit 4 for the County Notice of Final Action including findings and conditions of approval.

4. Substantial Issue Findings

The Appellant’s, Commissioners Wan and .. :sser, have appealed the final action taken by San Luis
Obispo County, on the basis that approval of the project is inconsistent with policies and ordinances of
the San Luis Obispo County certified Local Coastal Program. The appeal contentions fall  ierally into
six areas: 1) agriculture; 2) visual and scenic resources; 3) environmentally sensitive habitat areas; 4)
public works; 5) hazards; and 6) public access. As summarized below, these concerns ra : a substantial
issue with respect to the project’s conformance with the San Luis Obispo County LCP.

The County approved project allows for the con'  sion of an excessive amount of the site’s ¢ “cultural
land to non-agricultural (resic  ial) uses, thereby diminishing the : icultural productivity of the
and setting a precedent for non-agricultural development that may adversely af :t t1 long-
viability of agriculture in the region. In addition, the proposed building sites and portions of the 1.25-
mile long private road will be visible from the coastline and the ocean, causing adverse impacts to the
scenic open space qualities of the Harmony Coast area. Improvements to the driveway will require
cutting and filling of the hillside, retaining walls, paving, extensive reve tation, and the proposed route
traverses at least two areas subject to landslides. Furthermore, the proposed driveway crosses several
vegetation communities, affecting riparian vegetation and at least two sensitive plant species. A
substantial issue is also raised by the lack of evidence provided to conclude that adequate water service
currently exists onsite. :

Because the County conditioned the project to include a lateral public access easement for the beach and
intertidal areas of the site, no substantial issue exists with respect to this contention.

The proposed project would place a large residential development on agriculturally zoned property along
the mostly undeveloped Harmony coastline. The project raises critical and substantial issues with
respect to the proposed project’s confc  ince with the LCP’s agricultt | visual and scenic i iurces.
environmentally sensitive habitat areas, hazards and public service standards. Due to these issues, st....
recommends that the Commission find a substantial issue with respect to the grounds in which the
appeal has been filed and take jurisdiction over the coastal development permit for this project. These
issues are explained in more detail in the De Novo findings of this staff report, which are inc. | ra |
herein by reference.
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B. Special Conditions

1.

Scope of the Permit. This permit authorizes, subject to the standard conditions above and the
Special Conditions below, the construction of a single-family residence with attached garage, water
well, septic system, water tanks, underground utility connections and the necessary grading, berm
construction and landscaping necessary to screen the development, and one driveway/access road
subject to Final Driveway/Access Plans and other agency approvals. Construction of a barn or other
accessory structures shall require an amendment to this permit. Except where in conflict with the
revised project approved by this permit, and these conditions of approval, all conditions of San Lu
Obispo County’s approval of this project (attached as Exhibit 5) continue to apply. All other
conditions required pursuant to planning authority other than the Coastal Act continue to apply.

Revised Project Plans. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT,
the Permittee shall submit two sets of Revised Project Plans to the Executive Director for rev v
and approval, in substantial conformance with the s] ifications shown in Exhibit 7 of this report.
The Revised Project Plans shall be consistent with the following requirements:

(a) Residential Development Envelope. All development (i.e., the residence, all imp: eable
pathways, turnarounds, courtyards, garages, swimming pools, retaining walls, :.) shall be
confined within an area of no greater than 5,000 square feet. The residential development
envelope shall be sited as close to the property line on the northwest c._ :r of the mari race
as feasible as shown in Exhibit 7 of this report.

(b) Structural Height. Structures shall be single-story. No portion of any structure shall exceed
12” feet in height above average natural grade (except for chimney).

(c) Barn. Development of the barn is prohibited under the legal authority of Title 14, P}._ Section
13250(b)(6). In the event that the applicant would like to pursue an agricultural accessory
structure, such as a barn, in the future as part of a bonafide agricultural operation, an amendment
to this permit would be necessary and the potential impacts of such a proposal would |
evaluated at that time.

(d) Water tanks. Water tanks shall be located underground (unless not allowed, or found to be
infeasible pursuant to standards of the California Department of Forestry), or otherwise be
colored to mimic the site’s natural backdrop (i.e., dark greens and browns), and shall not be
visible from public viewing points.

(e) Ornamental Landscaping. There shall be no ornamentally landscaped areas surrounding the
building footprint and development envelope. All areas surrounding the building footprint and
development envelope shall be contoured to m_ ¢ the natural topography and reve¢ tated with
native grasses appropriate to the Harmony coast region of San Luis Obispo County.

(f) Landscaped Berm. The Applicant shall install a landscaped berm, ranging from two to three
feet in height, around the perimeter of the development envelope to help scr | the project from
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8. Landscape Plan. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT P]  AIT, the

Permittee shall submit for executive director review and approval, two sets of landscape plans (Plan).
The Plan shall be prepared in consultation with a landscape professional f  liar with California
native species. The Plan shall include an analysis by a qualified expert that considers the specific
condition for all areas of the project disturbed of the site including soil, exposure, temperature,
mois e, and wind. The Plan shall demonstrate that: ~

(a) Residential Footprint. There shall be no ornamentally landscaped areas surrounding the
residential footprint. All areas surrounding structural footprints shall be contoured to mimic the
natural topography and revegetated with native grasses appropriate to the marine t¢  :e areas of
the Harmony coast region of San Luis Obispo County.

(b) Access Road. No plant shrubs or tree cover shall be used in areas where the road corridor crosses
o] grassland slopes. Shrubs used shall be both drought and wind tolerant in areas where the
road corridor passes through vegetation with a significant shrub component, as on the road down
to the coastal terrace. Vegetative screenings for the access road shall reduce the visual impacts
associated with the proposed road by using native species appropriate to the area that will not
extend above the ridge line when mature. Plantings shall be staggered and not placed in uniform
rows or lines so that the screening does not look unnatural;

(c) All vegetation planted on the site and along the road alignment will consist of non-invasive,
drought-tolerant plants native to the area;

(d) All required plantings will be maintained in good growing conditions throughout the life of the
project, and whenever necessary, shall be replaced with new plant materials to ensure continued
compliance with the landscape plan;

{e) Vegetation can be expected to attain full screening height and fullness within five years, and
The Plan shall include, at a minimum, the following components:

(a) A map showing the type, size, and location of all plant materials that will be used, the irrigation
system, topography, and all other landscape features, and,

(b) A schedule for installation of plants, indicating that screening vegetation will be installed prior to
access road use and home occupancy.

The permittee shall undertake development in accordance with the approved landscape plan. Any
proposed changes to the approved landscape plan shall be repc :d to the Executive L :tor. No
changes to the approved final plan shall occur without a Commission amendment to this coastal
development permit unless the Executive Director determines that no amendment is required.

Five years from the date of the receipt if the Certificate of Occupancy for the residence the p____ ittee
or successors in interest shall submit, for the review and approval of the Executive Director, a
landscape monitoring report, prepared by a qualified specialist, that certifies the on-site landscap:

is in conformance with the approved Plan along with photographic documentation of plant spec
and plant coverage.
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6. Landscape berms for the purpose of visual screening consistent with special
condition 2f and the approved Landscape Plan;

7. Public access improvements.

B. PRIOR TO ISSUANCE BY THE EXECUTIVE DIRECTOR OF THE NOI OF THIS
PERMIT, the Applicant shall submit for review and approval of the Executi irector, and
upon such approval, for attachment as an Exhibit to the NOI, a formal legal ription and
graphic depiction of the portion of the subject property affected by this condition, which shall
include all portions of Assessor Parcel Number 046-082-008 outside of the approved
development envelope, as generally described and shown on Exhibit 7 attached to this staff
report.

Public Works. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the
Permittee shall provide written authorization, for the review and approval of the Executive or,
that onsite water and sewer service is available and that the County Environmental Healtk. .......on
has approved the adequacy of the on-site water well and septic system.

Helicopter and Aircraft Use. Helicopter/aircraft use, including but not 1. ted to landir or
parking of helicopters on the property, associated with any development authorized by CDP A-3-
SLO-00-040 is prohibited, except for emergency purposes.

Other Agency Approval. PRIOR TO THE ISSUANCE OF THE COASTAL _ 23 NT
PERMIT, the Applicant shall submit written evidence that the necessary approvals for bridge and
roadway construction have been obtained from the following regulatory agencies, or that no such
approvals are required: 1) U.S. Army Corp. of Engineers; 2) U.S. Fish and Wildlife Service; 3)
California Department of Forestry; 4) California Department of Fish and Game; and 5) Regional
Water Quality _ ntrol Board.

Should any additional wetland areas and/or other waters of the U.S. be documented on the property
through the U.S. Army Corps of Engineers review, confirmation that the access road does not
encroach 100 feet of any such wetlands and/or waters is requ |. Revised roadway plans that
comply with this setback requirement or an amendment to this permit is required if substant
changes are needed. Significant roadway changes and/or an amendment to this permit must be
submitted for Executive Director review and approval.

The Permittee shall inform the Executive Director of any changes to the project required by the any
of the above-listed agencies. Such changes shall not be incorporated into the project until the
Permittee obtains a Commission amendment to this coastal development permit, unless the
Executive Director determines that no:  :ndment is necessary.

Deed Restriction. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT,
the applicant shall submit to the Executive Director for review and approval documentation
demonstrating that the applicant has executed and recorded a deed restriction, in a form and con it
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studies of existing and potential agricultural use without the proposed supplemental use.

¢) The proposed use will allow for and support the continued use of the site as a productive
agricultural unit and would preserve all prime agricultural lands.

d) The proposed use will result in no adverse effect upon the continuance or establishment of
agricultural uses on the remainder of the site or nearby and surrounding properties.

e) Clearly defined buffer areas are provided between agricultural and on-agricultural uses.

) Adequate water resources are available to maintain habitat values and serve both the
proposed development and existing and proposed agricultural operations.

g Permitted development shall provide water and sanitary facilities on-site and no  tension of
urban sewer and water services shall be permitted, other than reclaimed water for
agricultural enhancement.

h) The development proposal does not require a land division and includes a means of securing
the remainder of the parcel(s) in agricultural use through agricultural eas. nts. As a
condition of approval of non-agricultural development, the county shall require the applicant
to assure that the remainder of the parcel(s) be retained in agricultural and, if appropriate,
open space use...

LCP Agriculture Policy 4: A single-family residence and any accessory agricultural
buildings necessary to agricultural use shall, where possible, be located on other than prime
agricultural soils and shall incorporate whatever mitigation measures are necessary to
reduce impacts on adjacent agricultural uses.

CZLUO Section 23.04.050 — Non-Agricultural uses in the Agriculture Land Use
Category:

a. Sighting of Structures. A single-family dwelling and any agricultural accessory
buildings supporting the agricultural use shall, where feasible, be located on other
than prime soils and shall incorporate mitigation measures necessary to reduce
negative impacts on adjacent agricultural uses.

b. Consistency with Applicable LCP Policies

As described earlier, the subject parcel was originally part of the larger Ranch San Geronimo that at one
time was dedicated primarily to cattle grazing operations. The properties in this area v e gi
certificates of compliance by the County and auctioned in the early 1990’s creating the subject 40.6-acre
parcel and its neighboring properties. Currently, much of the property in this area is not fenced and the
site, in conjunction with neighboring parcels, is presently being used for cattle grazing operations.

The LCP is protective of agricultural lands by its encouragement of agricultural uses to t}  exclusion of
other land uses that may conflict with them. San Luis Obispo County LCP / iculture Policies 1, 3, and
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ways the LCP protects this resource is through the agricultural land use compatibility policies described
above. In addition, new development of this nature must be viewed to protect against t potential for
the de facto conversion of coastal agricultural lands to residential uses. The proposed project as
approved by the County may induce a similar type of future growth in this area to the extent such an
approval sets precedence for the LCP policy interpretation that residential structures of any size and
configuration are appropriate and allowed on rural agricultural land.

The special conditions imposed by this permit preserve the maximum amount of agricultural v  as
required by the LCP. The revised project has been reduced in scale to more closely approximate the
range of size and scale for Harmony coast agricultural dwellings. The required “hold-hi__ less”
language is included because the site is surrounded on three sides by agriculturally-zor | proj ties.
With the inclusion of the Agricultural Use and Conservation Area (Special Condition 10). the project
better preserves the agricultural viability of the site and adjacent agriculturally designated lar

As such, and only as conditioned in this approval, the Commission can approve the modified project and
finds it consistent to the greatest extent feasible with the agricultural protection policies of the certified
San Luis Obispo County LCP.

2. Visual Resources

a. Applicable Policies
The County’s LCP is protective of coastal zone visual resources, particularly views from public roads,
and especially along the shoreline. The LCP states:

Visual and Scenic ..csource Policy 1: Unique and attractive features of the landscape,
including but not limited to unusual landforms, scenic vistas and sensitive habitats are to be
preserved, protected, and in visually degraded areas restored where feasible.

Visual and Scenic Resource Policy 2: Permitted development shall be sited so as to protect
views to and along the ocean and scenic coastal areas. Where possible, site selection for new
development is to emphasize locations not visible from major public view corridors. In
particular, new development should utilize slope created “pockets” to shield development and
minimize visual intrusion.

Visual and Scenic Resource Policy 4: New development shall be sited to minimize its visibility
Jfrom public view corridors. Structures shall be designed (height, bulk, style) to be subordinate
to, and blend with, the rural character of the area. New development which cannot be sited
outside of public view corridors is to be screened utilizing native vegetation, however, such
vegetation, when mature, must also be selected and sited in such a manner as to not obstruct
major public views.

Visual and Scenic Resource Policy 5: Grading, earthmoving, major vegetation removal and
other landform alterations within public view corridors are to be minimized. Where feasible,
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contours of the finished surface are to blend with adjacent natural terrain to achieve a ent
grade and natural appearance.
CZ™ " Section 23.05.034
a. Area of cuts and fills: Cuts and fill shall be limited to the minimum amount ne to
provide stable embankments for required parking areas or street rights-of-way, ral
Joundations ...
b. Grading for siting of new development. Grading for the pu  se of creating a “a
structure or other development shall be limited to slopes less that 20% except:
(2) When grading of an access road or driveway is necessary to provide access to bu. ite
with less than 20% slope, and where there is no less environmentally damaging alternai d
(iii) It has been demonstrated that the proposed grading is sensitive to the natural la of
the site and surrounding area, and
(iv) It has been found that there is no other feasible method of establishing an allowat n
the site without grading on slopes between 21 and 3
d. Landform alterations within public view corridors. Grading, vegetation removal ¢ 2r
landform alterations shall be minimized on sites located within areas determine 1€
Planning Director to be a public view corridors from collector or arterial roads. e

feasible, contours of finished grading are to blend with adjacent natural terrain to ¢
consistent grade and appearance.

e. Final contours: Contours, elevations and shapes of finished surfaces are to be blen h
adjacent natural terrain to achieve a consistent grade and natural appearance.

SRA Permit Processing Requirements:

CZLUO Section 23.07.164(e): Any land use permit application within a Sensitive Resou
Area shall be approved only where the Review Authority can make the following requirec
findings:

1) The development will not create significant effects on the natural features of the sii
vicinity that were the basis for the Sensitive Resource Area designation, and will pres
and protect such features through the site design.

2) Natural features and topography have been considered in the design and siting o,
proposed physical improvements.

3) Any proposed clearing of topsoil, trees, or other features is the minimum necessar
achieve safe and convenient access and siting of proposes structures and will not cr.
significant adverse effects on the identified sensitive resource.
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3. Environmentally Sensitive Habitat Areas

a. Applicable Policies
Relevant LCP policies include:

Environmentally Sensitive Habitats Policy 1: New development within or adjacent to
locations of environmentally sensitive habitats (within 100 feet un s sites further
removed would significantly disrupt the habitat) shall not significantly disrupt the
resource. Within an existing resource, only those uses dependent on such resources shall
be allowed within the area.

Environmentally Sensitive Habitats Policy 2: As a condition of permit approval, the
applicant is required to demonstrate that there will be no significant impact on sensitive
habitat and that proposed development or activities will be consistent with the biological
continuance of the habitat ....

Environmentally Sensitive Habitats Policy S: Coastal Wetlands are recognized as
environmentally sensitive habitat areas. The natural ecological functioning and
productivity of wetlands and estuaries shall be protected, preserved, and where feasible,
restored.

Environmentally Sensitive Habitats Policy 18: Coastal streams and adjoining riparian
vegetation are environmentally sensitive habitat areas and the natural hydrological
system and ecological function of coastal streams shall be protected and preserved.

Environmentally Sensitive Habitats Policy 27: Designated plant and wildlife habitats
are environmentally sensitive habitat areas and emphasis for protection should be placed
on the entire ecological community. Only uses dependent on the resource shall be
permitted within the identified sensitive habitat portion of the site.

Environmentally Sensitive Habitats Policy 28: Native trees and plant cover shall be
protected wherever possible. Native plants shall be used where vegetation is removed.

Environmentally Sensitive Habitats Policy 33: Vegetation which is rare or endangered
or serves as cover for endangered wildlife shall be protected against any s _ ficant
disruption of habitat value. All development shall be designed to disturb the minimum
amount possible of wildlife or plant habitat.

Environmentally Sensitive Habitats Policy 36: Protection of Kelp Beds, Offshore
Rocks, Rocky Points, Reefs and Intertidal Areas. Uses shall be restricted to
recreation, education and commercial fishing. Adjacent development shall be sited and
designed to mii e impacts that would be incompatible with the continuance of such
habitat areas.
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c. Conclusion

As conditioned, the Commission finds that the currently proposed residence and roadway project will
ensure structural stability and not create or contribute to erosion or geological instability. Thus, as
conditioned, the project is consistent with LCP Hazard protection policies, and may be approved.

6. Public Access and Recreation

I :ause the project is located between the first public road (Highway One) and the sea, Section 30604(c)
of the Coastal Act requires an additional specific finding must be made that the development is in
confi___ity with the public access and recreation policies of Chapter 3 of the Coastal Act. Thispre tis
located between the nearest public road and the sea and tt  this additional finding must be made in a
de novo review in this case.

a. Applicable Policies

Coastal Act Sections 30210 through 30214 and 30220 through 30224 specifically protect public access
and recreation. In particular:

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 30212(a): Public access from the nearest public roadway to the shoreline and along the
coast shall be provided in new development projects...

LCP Shoreline Access Policy 2: Maximum public access from the nearest public roadway to the
shoreline and along the coast shall be provided in new development. Exceptions may occur
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....

b. Consistency with Applicable Policies

Coastal Act Section 30604(c) requires that every coastal development permit issued for any development
between the first public road and the sea “shall include a specific finding that the development is in
conformity with the public access and recreation policies of [Coastal Act] Chapter 3.”  he proposed
project is located seaward of the first through public road (Highway One).
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a. Seed collection of Calystegia subacaulis ssp. episcopalis (Cambriam.  ng glory)
for dispersal in conjunction with the revegetation plan.

b. Collection and transplant to a suitable location of specimens of Dudleya bochmamae _

- (Blochman’s dudleya) found within limits of construction disturbance.

c. Direct the placement of construction fencing around sensitive plant species areas of
occurrence. :

d. Monitoring of road construction in the area of r plants. Monitor shall work with

construction personne] in the field to reduce/avoid impacts to rare plant populations.

Prior to issuance of construction permits for the access road, the applicant shall submit
a letter verifying that seed collection, placement of fencing and transplanting have been
satlsfactonly completed.

Prior to issuance of construction permits, the applic .t shall submit a “Revegeration and

Enhancement Plan” for review and approval of the Planning & Building Depar :nt. The

plan shall be prepared by a qualified landscape professional in conjunction thh a qualified

botanist and shall include:

a. only appropriate non-invasive native species from native on-site parent stock where
‘ possible;

schedule for all planting activities;

maintenance and irrigation schedule for the revegetated areas (if necessary);

performance criteria;

short term and long term erosion control plantmg measures

include prov151ons for the revegetation of all abandoned access routes.

Moo o

* Prior to final inspection, the applicant shaII submit verification of implementation of the

approved revegetatlon plan.

Geologic

9.

10.

At the me of application for construction permits, the applicant shall submit proof of
review of erosion/hillside stabilization and drainage plans by a certified engineering
geologist. The plans shall specifically address areas of past failures as identified in the
geologic analysis (Cleath; 6/19/1998), and include a drainage plan for runoff from all
impervious surfaces addressing the issues unique to bluff topdevelopn 1t. A ¢ hn

engineer must be retained for the issues identified in the Cleath study and for leach field

design and placement and plans must be included with the sul __ ttal.

Prior to final inspection, the applicant shall submit evidence of inspection of improvements
by a certified engineering geologist.

Drainage I ——¢~*~
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11.  Prior to any site disturbance or issuance of ~—ading permits or building permits

applicant shall submit a Sedimentation and Erosion Control Plan, prepared and signed
Registe 1 Civil Engineer, that addresses both temporary and long-term sedimentatior.

erosion control measures. The plan shall include but not be limited to the measures ident
by the Resource Conservation District.

12. All grading activity shall be conducted to prevent dams ~'ng effects of erosion, sedm
production and dust on the site and on adjoining propemes

13:  Prior to occupancy or final inspection, whichever occurs first, the Registered C
-Engineer shall verify that the recommendations of the Drainage Plan and the Sedimentat

and Erosion Control Plan have been incorporated into the final design and construction. T
verification shall be submitted {~ -vriting to the Department of Planning and Building
review and approval. If required by the County Engineer, the applicant shall execute a p

check and inspection agreement with the County, so the drainage, sedimentation and eros;
control facilities can be inspected and approved before a certificate of occupancy is issu

A= v

14, During construction/ground disturbing activities, the applicant shall implement t

following particulate (dust) control measures. These measures shall be shown on the
grading and building plans.

a. Reduce the amount of disturbed area where p0551ble
b. Use water trucks or sprinkler systems in sufficient quantities to prevent airborne du
' from leaving the site. Increased watering frequency will be required whenever wit
speeds exceed 15 mph. Reclaimed (non-potable) water should be used whenev.

possible.
c. All dirt stock pile areas should be sprayed dally as needed.
d. Permanent dust control measures identified in the approved project revegetation an

landscape plans shall = implemented as soon as possible following completion ¢
any soil disturbing activities. '

e. Exposed ground areas that are planned to be reworked at dates greater then on
month after initial grading should be sown with a fast germinating native grass seel
and watered until vegetation is established.

f. All disturbed soil areas not subject to revegetation must be stabilized using approvex
chemical soil binders, jute netting, or other methods approved in advance by APCD
g. All roadways, driveways, sidewalks, etc. to be paved should be completed as soor

as possible. In addition, building pads should be laid as soon as poss1ble aftel
grading unless seeding or soil binders are used.

h. Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved
surface at the construction site.
i. Alltrucks haulir  dirt, sand, soil, or other loose materials are to be covered or should

Exhibit 8
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road improvements from Highway One to the applicént’s property.

Other Permits

27.  Prior to issuance of a construction permit, the applicant understands that the appropriate
permits, as applicable, will need to be obtained from one or more of the following s e
and/or federal agencies: Califc.  a Depar :nt of Fish and Game, U.S. Fish & Wildlife
Service, U.S Army Corps of Engineers, California Regional Water Quality Control Board.
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