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Commission, and during the processing of the appeal, the applicant removed the well from the permit 
application.  The Commission subsequently approved a permit for a further revised version of the 
project in March 2002, subject to conditions that, among other things, requires that landscaping be 
comprised of native plants and screen the development from public view within three years of its 
construction.  Since that time, two permit amendments authorized an increase in the size of the residence 
to 10,487 square feet and added a 4,000 square foot detached garage/storage building to the scope of the 
permit. All elements of the approved project have been constructed, with exception to the 2,400 square 
foot barn.   

In July 2005, toward the completion of project construction, the applicant planted close to one hundred 
non-native palm trees in conflict with the terms of the approved CDP.  Upon being informed of the 
violation, the applicant removed 56 palm trees planted along the entrance driveway, in direct view of 
Highway One, and applied for a permit amendment to retain 36 palms planted around the residence, and 
two at the driveway entrance.  The amendment application also requests authorization to retain the 
existing 2,400 modular home required to be removed prior to occupancy of the new residence, in 
exchange for deleting the yet to be built 2,400 square foot barn currently allowed by the CDP.  In 
addition, the application seeks after-the-fact approval for two wells recently drilled on the property in 
order to supply water to the modular home. 

Key issues raised by the amendment include protection of coastal views, water supplies, and 
environmentally sensitive habitats.  The uniqueness and importance of the native Monterey Pine Forest 
and riparian habitats adjacent to the project site are familiar issues to the Commission, as are the scenic 
views of rural coastal California along this section of Highway One.  Water supply constraints are a 
similarly significant issue.  The San Luis Obispo County certified Local Coastal Program (LCP) is the 
standard of review for the amendment, and contains policies and ordinances that require protection of 
these coastal resources. 

Despite the unfortunate circumstances under which the amendment application has been submitted, 
Commission staff has determined that, with conditions, the amendment will conform to the applicable 
development standards of the certified LCP, as summarized by the following table: 
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LCP Issue Project Consistency Revised Conditions 

Scenic 
Coastal 
Views 

The palm trees are not consistent with the 
visual character of the area.  Although the palm 
trees planted around the residence are mostly 
screened from public view by other plantings, 
they have the potential to spread on the site and 
to other adjacent properties, in a manner that 
would detract from the aesthetic character of 
the native pine forest and grassland habitats 
surrounding the site.  The manufactured mobile 
home is visible at a distance for a brief instant 
to northbound motorists on Highway One.  The 
visibility of this structure will be minimized by 
the applicant’s proposal to paint it an earth-tone 
green, as well as by the growth of required 
native landscaping. 

The two Canary Island date palms planted 
at the entry gate shall be removed due to 
their visual prominence, and all Mexican 
fan palms shall be removed due to their 
potential to spread.  In order to avoid the 
spread of Canary Island date palms, all 
female date palms shall be removed.  The 
modular home shall be painted and 
maintained in an earth-tone green color 
until it is completely screened from public 
view by native landscaping.  If ornamental 
plantings or the modular home  are not 
completely hidden from public view 
within three years, they shall be removed 
from the site. 

Monterey 
Pine Forest  

The proposed palm trees are not native to the 
area, and have the potential to spread in a 
manner that could disrupt the biological 
productivity of the surrounding forest, 
grassland, and riparian habitats.  Substitution of 
the yet to be built 2,400 barn with the existing 
manufactured home will prevent additional 
construction activities and thereby avoid 
impacts to the forest.   

Require removal of all Mexican fan 
palms, which have the ability to reproduce 
independently, and the removal of any 
female Canary Island date palms, which 
require both male and female trees to 
reproduce.  Limit the location and 
maximum number of non-native trees to 
the 26 Canary Island date palms (males 
only) planted around the residence.   

Riparian 
and 
Wetland 
Habitats 

The two wells are well over 100 feet away from 
Leffingwell creek and its associated riparian 
and wetland habitats, and are outside the Santa 
Rosa and San Simeon watersheds.  A report by 
the project geologist states that operation of the 
wells is not expected to impact riparian and 
wetland areas. 

Restrict use of the wells to supplying 
water to the modular home.  Prohibit 
future connection of the modular home to 
a municipal water supply system unless 
approved through an amendment to this 
permit.  

California Coastal Commission 



4A-3-SLO-00-118-A3 (KK Ranch Palm Trees Modular Home and Well Amendment) 

Water 
Supply 

The two wells will not draw upon the Santa 
Rosa or San Simeon watersheds, and therefore 
will not impact Cambria water supplies.  Since 
the property is outside of the LCP’s urban 
services line, on-site wells rather than 
municipal water supplies, are the appropriate 
source of water for new development, provided 
that the wells will not adversely impact coastal 
resources or priority uses such as agriculture, as 
is the case here.   

Restrict use of the wells to supplying 
water to the modular home.  Prohibit 
future connection of the modular home to 
a municipal water supply system unless 
approved through an amendment to this 
permit.  Require evidence of well 
approval by San Luis Obispo County 
Environmental Health Department prior to 
issuance of the amended permit. 

 

Accordingly, staff recommends approval of the permit amendment subject to the revised and 
supplemental permit conditions summarized above, on the basis that as conditioned, the amended 
project is consistent with the San Luis Obispo County certified LCP. 
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I. Staff Recommendation on CDP Amendment 
The staff recommends that the Commission, after public hearing, approve the proposed permit 
amendment A-3-SLO-00-118-A3 subject to the standard and special conditions below.  

Motion. I move that the Commission approve the proposed amendment to Coastal Development 
Permit No. A-3-SLO-00-118-A3 pursuant to the staff recommendation. 

Staff Recommendation of Approval. Staff recommends a YES vote.  Passage of this motion 
will result in approval of the amendment as conditioned and adoption of the following resolution 
and findings. The motion passes only by affirmative vote of a majority of the Commissioners 
present. 

Resolution to Approve the Coastal Development Permit. The Commission hereby approves 
the coastal development permit amendment on the ground that the development as amended and 
subject to conditions, will be in conformity with the policies of Chapter 3 of the Coastal Act and 
will not prejudice the ability of the local government having jurisdiction over the area to prepare 
a Local Coastal Program conforming to the provisions of Chapter 3.  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. 

II. Conditions of Approval 

A. 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 Permittee 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. 
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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 Permittee to bind all future owners and possessors of the 
subject property to the terms and conditions. 

B.  Special Conditions 
1. Existing Conditions.  All existing conditions of Coastal Development Permit A-3-SLO-00-118, as 

amended by A-3-SLO-00-118-A1 and A-3-SLO-00-118-A2 and attached to this report as Exhibit 1, 
remain in effect, except as modified and supplemented below. 

2. Revised Scope of Permit.  Existing permit condition 1.c. is revised to replace the 2,400 square foot 
storage barn with 600 square foot loft with the following: “Retention of the existing 2,400 square 
foot modular home, in its current location, as a secondary residential unit, subject to the landscape 
screening requirements established by Special Conditions 3 and 4.  WITHIN 60 DAYS OF 
COMMISSION ACTION ON THIS AMENDMENT, the applicant shall submit photographic 
evidence, for the review and approval of the Executive Director, that the modular home has been 
painted an earth-tone green, in order to minimize its visibility from Highway One.  The permitee and 
all future property owners shall be responsible for maintaining the earth-tone paint color of the 
modular home until such a time that it is completely screened from public view in accordance with 
Special Conditions 3 and 4.  In the event the modular home is not completely hidden from public 
view within three years from the date of approval of Amendment A-3-SLO-00-118-A3 it shall be 
removed from the site.”  In addition, the following new condition 1.d is added to the Scope of the 
Permit: “Two wells, drilled in the location described and mapped by the January 27, 2006 letter from 
project hydrogeologist Timothy Cleath, for the sole purpose of providing water to the existing 
modular home.  No future connection of the modular home to a municipal water supply shall be 
allowed unless authorized through an amendment to this permit.  WITHIN 60 DAYS OF 
COMMISSION ACTION ON THIS AMENDMENT, the applicant shall submit written evidence, 
for the review and approval of the Executive Director, that the San Luis Obispo County Department 
of Environmental Health has determined that the wells will provide an adequate quantity and quality 
of water to support the secondary residence, and issued all necessary well permits.”  

3. Palm Tree Removal.  WITHIN 60 DAYS OF COMMISSION ACTION ON THIS AMENDMENT, 
the permittee shall submit, for Executive Director review and approval, written and photographic 
evidence that the 2 Canary Island date palms planted at the entrance to the site, all Mexican fan 
palms, and any female Canary Island date palms have been removed from the site, as confirmed by 
qualified horticulturist.  The number, type and location of palm trees on the site shall be limited to 
the 26 Canary Island date palms planted around the residence (male only).  The permittee and all 
future property owners shall be responsible for immediately removing any other palm trees that may 
become established on the site.   

4. Permit Amendment Expiration and Condition Compliance  

Because some of the proposed development has already commenced, this coastal development 
permit amendment shall be deemed issued upon Commission approval and will not expire.  Failure 
to comply with the special conditions of this permit may result in the institution of an action to 
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enforce those conditions under the provisions of Chapter 9 of the Coastal Act. 

III. Recommended Findings and Declarations 
The Commission finds and declares as follows: 

A.  Project Location and Description 
The development project that is the subject of the current amendment application is on a 78 acre parcel 
located at 7292 Exotic Gardens Drive, on the east side of Highway One, in the Rural Lands category 
north of the Cambria urban area (see Exhibit 2 for location and site maps).  The parcel is bounded by 
San Simeon State Park to the North, undeveloped private land to the east, and a few residential estates 
(i.e., the Brown estate and the Leimert subdivision) to the south/southeast.  There is an existing 
restaurant (“The Hamlet”) adjacent to the northwest corner of the site, which also gains access from 
Exotic Gardens Drive and fronts on Highway One.  Leffingwell creek, a perennial stream, forms the 
southern boundary of the property and supports riparian and wetland habitats.  

The parcel has a generally long and thin configuration, with the widest part of the property fronting on 
Highway One for a distance of approximately 1,400 feet.  The parcel tapers down to a narrow strip 
about 600 feet wide at its eastern end, which is about 3,600 feet inland of Highway One.  The wider, 
western half of the site is comprised mainly of grasslands, while the narrower eastern portion contains 
Monterey Pine forest.  The portion of the site where the development has been sited was previously 
excavated in order to provide a source of fill for Highway One construction, and has remained generally 
devoid of trees native vegetation since that time. 

The Coastal Development Permit approved by the Commission in March 2002, and subsequently 
amended, authorized the construction of a 10,487 square feet single-family residence, a 1,080 square 
foot guesthouse, a 2,400 square foot barn with 600 square foot loft, and a 4,000 square foot detached 
garage/storage building within the previously disturbed portion of the site.  Conditions of permit require, 
among other things, that the development be hidden from public view within three years of its 
construction, through the use of native tree landscaping.  

In July 2005, toward the completion of project construction, the applicant planted close to one hundred 
non-native palm trees in conflict with the terms of the approved CDP.  Upon being informed of the 
violation, the applicant removed 56 palm trees planted along the entrance driveway that were in direct 
view of Highway One, and applied for a permit amendment to retain 36 palms planted around the 
residence, and two at the driveway entrance.  The amendment application also requests authorization to 
retain the existing 2,400 modular home required to be removed prior to occupancy of the new residence, 
in exchange for deleting the yet to be built 2,400 square foot barn currently allowed by the CDP.  In 
addition, the application seeks after-the-fact approval for two wells recently drilled on the property in 
order to supply water to the modular home.  Correspondence and site plans describing the proposed 
amendment are attached to this report as Exhibit 3. 
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B.  Issue Analysis 

1. Visual Resources 

a. Applicable LCP Visual Resource Standards 

Policy 1: Protection of Visual and Sensitive Resources 

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. 

 Policy 2: Site Selection for New Development 

Permitted development shall be sited so as to protect views to and along the ocean and 
scenic coastal areas. Wherever 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. 

Policy 4: New Development In Rural Areas 

New development shall be sited to minimize its visibility from 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.  New land divisions whose only building site would be on a highly visible 
slope or ridgetop shall be prohibited.   

b. Visual Resource Analysis 
The LCP policies cited above require the protection of scenic coastal views, including the scenic vistas 
of the undeveloped coastal hills, grasslands, and forests available from Highway One in the vicinity of 
the project.  The retention of the palm trees and manufactured home proposed by the amendment 
constitutes new development that must be hidden from public view, or otherwise screened by native 
vegetation, in order to carry our LCP visual resource protection standards. 

The palm trees planted on the site are inconsistent with the visual character of the area.  The two Canary 
Island date palms planted at the entrance gate directly adjacent to Highway One are particularly out of 
character with the surrounding grassland and pine forest.  Although the palm trees planted around the 
residence are mostly screened from public view by other plantings, they have the potential to spread on 
the site and to other adjacent properties.  In addition to disrupting surrounding sensitive habitats, the 
potential spread of exotic palm trees will detract from the aesthetic character of the native pine forest 
and grassland habitats surrounding the site, in conflict with the visual resource protection requirements 
of the LCP.   Therefore, in order to ensure consistency with applicable LCP standards such as Visual 
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Resource Policies 1 and 4, the project has been conditioned to require removal of the two date palms 
planted at the entry gate, removal of all Mexican fan palms, which have the ability to reproduce 
independently, and the removal of any female Canary Island date palms (Canary Island date palms 
require both male and female trees to reproduce).   

The manufactured home is visible at a distance for a brief instant to northbound motorists on Highway 
One.  The visibility of this structure will be minimized by the applicant’s proposal to paint it an earth-
tone green, as well as by the growth of required native landscaping.  To achieve consistency with LCP 
visual resource policies, retention of the manufactured home has been similarly conditioned to require 
that it be hidden from public view using native landscaping in accordance with Special Conditions 3 and 
4 of the existing permit.  If it is not completely hidden form public view within three years from the date 
of amendment approval, it shall be removed from the site.  In addition, the conditions of amendment 
approval require that the manufactured home be painted and maintained in an earth-tone green color to 
further minimize its visibility from Highway One until it is completely screened from public view by 
native landscaping. 

c. Visual Resource Conclusion 
Only as conditioned is the proposed amendment consistent with the visual and scenic resource 
protection policies of the San Luis Obispo County certified LCP. 

2.  Environmentally Sensitive Habitat Areas (ESHA) 

a. Applicable LCP ESHA Standards 
Policy 1:  Land Uses Within or Adjacent to Environmentally Sensitive Habitats 

New development within or adjacent to locations of environmentally sensitive habitats 
(within 100 feet unless 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 in the area. 

Policy 5:  Protection of Environmentally Sensitive Habitats 

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. 

Policy 18: Coastal Streams and Riparian Vegetation  

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. 
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Policy 19: Development in or Adjacent to a Coastal Stream 

Development adjacent to or within the watershed (that portion within the coastal zone) 
shall be sited and designed to prevent impacts which would significantly degrade the 
coastal habitat and shall be compatible with the continuance of such habitat areas.  This 
shall include an evaluation of erosion and runoff concerns.  

Policy 27: Protection of Terrestrial Habitats 

Designated plant and animal 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. 

Development adjacent to environmentally sensitive habitat areas and holdings of the 
State Department of Parks and Recreation shall be sited and designed to prevent impacts 
that would significantly degrade such areas and shall be compatible with the continuance 
of such habitat areas. 

b. ESHA Analysis 
The proposed amendment raises issues of consistency with the above referenced LCP ESHA policies for 
the following reasons.  First, the planting on non-native vegetation can disrupt the native forests and 
grasslands adjacent to the project site if they propagate and spread in a manner that competes with 
native species. Second, the establishment and operation of water wells results can reduce the amount of 
water needed to sustain adjacent riparian and wetland habitats and the biological resources that depend 
on such habitats. 

Two species of palm trees have been planted on the site in violation of the terms of the original permit.  
2 Canary Island date palms (Phoenix canariensis) have been planted at the entry gate, and a mix of 36 
Canary Island date palms and Mexican fan palms (Washingtonia robusta) have been planted around the 
residence.  The February 2006 California Invasive Plant Inventory, published by the California Invasive 
Plant Council and known as the Cal-IPC list, ranks the Mexican fan palm as having moderate negative 
ecological impacts in California.  This ranking is used to describe species that "have substantial and 
apparent - but generally not severe - ecological impacts on physical processes, plant and animal 
communities, and vegetation structure. Their reproductive biology and other attributes are conducive to 
moderate to high rates of dispersal, though establishment is generally dependent upon ecological 
disturbance. Ecological amplitude and distribution may range from limited to widespread."  The 
Inventory identifies an "alert level" for this species, because the combination of scores "indicate a 
significant potential for invading new ecosystems ... so that land managers may watch for range 
expansions".  Although the spread of Mexican fan palms has mainly occurred in southern California, 
this alert provides appropriate justification to be cautious about planting such palms in the similarly mild 
climate of California’s central coast.   

With regard to the Canary Island date palm, the California Invasive Plant Inventory ranks this species as 
having "limited" negative ecological impacts in California.  This ranking is assigned to species that "are 
invasive but their ecological impacts are minor on a statewide level or there was not enough information 
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to justify a higher score. Their reproductive biology and other attributes result in low to moderate rates 
of invasiveness. Ecological amplitude and distribution are generally limited, but these species may be 
locally persistent and problematic."  The inventory identifies the central coast as an area where the 
Canary Island Date Palm has the potential to invade native habitats. 

In response to the information presented by the Cal-IPC and Commission staff’s concerns regarding the 
potential for the palm trees to invade native habitat areas, the applicant has submitted correspondence 
(included in the May 2006 Central Coast District Director’s report) asserting that the spread of the palm 
trees is unlikely at the subject site.  Specifically, the letters indicate that the climate of the area, with its 
cool temperatures and lack of summer rainfall, is not conducive to the spread of the palm trees.  In 
addition, the letters assert that, given the way in which drainage is controlled on the site, the seeds will 
not be transported to any sensitive areas where they could grow.  Finally, the applicant has indicated his 
willingness to take action to prevent the potential spread of the trees, by promptly removing any new 
trees that become established on the site, and by cutting off the fruits of the tree before they produce 
seeds, as part of annual frond pruning. 

While the potential for the Mexican fan palm and the Canary Island date palm to spread in the area may 
indeed be low, it is nevertheless represents a potential threat to the biological productivity of the 
surrounding sensitive habitat areas.  Of particular concern is the riparian and wetland habitats associated 
with Leffingwell creek, as these wet areas have the greatest potential to facilitate germination, and 
receive runoff from the project site.  Seeds may be transported to these and other wet coastal areas (e.g., 
San Simeon Creek to the north) by runoff and by birds.  According to the Director of a local land trust 
organization, a palm tree has established itself in the riparian corridor of Santa Rosa creek.   

Thus, although the Central Coast of California may be cooler and more arid than the native regions in 
which these trees naturally exist, the potential for the spread of these species must be acknowledged and 
addressed.  Indeed, the spread of exotic plant species into California’s native habitats can have 
devastating effects.  Adverse impacts associated with such colonization include, but are not limited to, a 
reduction in the area where native species can grow, a reduction in sources of food for native wildlife, 
and the potential attraction of other wildlife species that have adapted to the non-native plant habitats 
and may out-compete or otherwise threaten native wildlife species.      

The applicant’s proposal to control the spread of the palms by removing any new trees on the site that 
may become established, and through annual trimming of the trees’ fruiting structures, does not provide 
adequate assurances that the potential spread of these non-native species will be avoided.  First, while 
the applicant may be able to remove any trees that become established on his property, he does not have 
the ability to effectively monitor or legally remove any trees that may become established on adjacent 
properties.  Second, the need to annually remove fruiting structures from the palm trees is an intensive 
maintenance effort.  The possibility that current or future property owners will not undertake, complete, 
or properly cleanup such maintenance activities cannot be avoided.   Accordingly, Special Condition 3 
of this amendment requires removal of all Mexican fan palms, which have the ability to reproduce 
independently, and the removal of any female Canary Island date palms (Canary Island date palms 
require both male and female trees to reproduce).  The conditions also limit the location and maximum 
number of non-native trees to the 26 Canary Island date palms (males only) planted around the 
residence, and require the permittee and all future property owners to immediately remove any other 
palm trees that may become established on the site.   

California Coastal Commission 



12A-3-SLO-00-118-A3 (KK Ranch Palm Trees Modular Home and Well Amendment) 

Potential impacts of the two wells proposed by the amendment on adjacent riparian and wetland habitats 
will be avoided by siting the wells a significant distance from such resources, and by limiting use of the 
wells to the minimal withdrawals necessary to provide water to the secondary residence.  The wells are 
well beyond 100 feet away from any riparian or wetland habitat, which is the minimum setback distance 
required by the LCP. In addition, the wells are within the Leffingwell Creek watershed, which, in 
comparison to the nearby Santa Rosa and San Simeon Creek watersheds, has not been impacted by 
water withdrawals necessary to serve urban development and agriculture.  Accordingly, a letter from the 
project’s hydrogeologist (included in Exhibit 3 of this report) states that well operation will not impact 
riparian and wetland areas. 

In order to ensure that long-term use of these wells will not have an adverse impact on riparian and 
wetland habitats, approval of this amendment has been conditioned to limit the use of the wells to 
supplying water to the modular home.  This will eliminate the potential for excessive withdrawals that 
could have negative downstream impacts.  The conditions also prohibit future connection of the modular 
home to a municipal water supply system, unless approved through an amendment to this permit, in 
order to prevent future reliance on the limited water supplies obtained from Santa Rosa and San Simeon 
Creeks in the event that the wells fail.  

Finally, it is worth noting that substitution of the yet to be built 2,400 barn with the existing 
manufactured home will prevent additional construction activities and thereby avoid impacts to the 
forest.  Therefore, the amendment’s deletion of the previously approved storage barn will have a 
beneficial impact on adjacent habitat areas.    

c. ESHA Conclusion  
Only as conditioned is the proposed amendment consistent with the ESHA protection policies of the San 
Luis Obispo County certified LCP. 

3. Water Supplies 
a. Applicable LCP Water Supply Standards 

Policy 1: Availability of Service Capacity 

New Development (including divisions of land) shall demonstrate that adequate public or 
private service capacities are available to serve the proposed development.  Priority 
shall be given to infilling within exiting subdivided areas.  Prior to permitting all new 
development, a finding shall be made that there are sufficient services to serve the 
proposed development given the already outstanding commitment to existing lots within 
the urban services line for which services will be needed consistent with the Resource 
Management System where applicable.  Permitted development outside the USL shall be 
allowed only if it can be serviced by adequate private on-site water and waste disposal 
systems. 

The applicant shall assume responsibility in accordance with county ordinances and the 
rules and regulations of the applicable service districts or other providers of service for 
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costs of service extensions or improvements that are required as a result of the project.  
Lack of proper arrangements for guaranteeing service is grounds for denial of the 
project or reduction of the density that could otherwise be approved consistent with 
available resources. 

Building and Construction Ordinance19.20.236:  Minimum Water Supply – Single 
Family Dwellings 

All dwellings shall be provided a potable water supply system as required by this section. 
Such system shall also satisfy all applicable requirements of the Uniform Plumbing Code 
and the county health department. 

(a) Community System or On-site Well. Subject to the approval of the building official, a 
dwelling may be supplied potable water from either: 

 

(1) A public water supply or domestic water system approved by the health department or 
operated by a state licensed water purveyor; or 

(2) An on-site well, water storage and delivery system in accordance with this section. 

(b) On-site Wells. When an on-site well is the proposed potable water supply, a building 
permit may be issued only where the building site is located outside the service boundary 
of a community water system, and where the well, together with any on-site water 
storage, satisfies all the following requirements: 

(1) Health Department Approval. All water wells shall be designed, constructed and shall 
obtain health department approval as required by Chapter 8.40 of this code. 

(2) Minimum Capacity. A domestic well shall provide a minimum capacity of five gallons 
per minute (GPM) in order to be approved for use as a source of potable water for a 
single-family dwelling. Use of a well with a minimum capacity of 2.5 gallons per minute 
may be approved by the building official where one thousand gallons of approved on-site 
water storage is also provided. (Note: on-site water storage for fire protection may also 
be required by the land use ordinance or, where applicable, the coastal zone land use 
ordinance regardless of the requirements of this section.) A building permit may be 
issued where use of a well with less capacity than 2.5 gallons per minute is proposed 
only where authorized by the director of environmental health. 

(3) Testing of Capacity. The capacity required by subsection (b)(2) of this section for a 
domestic well shall be verified by a minimum four-hour pump test with drawdown and 
recovery data by a licensed and bonded well driller or pump testing company. Bail and 
air blow tests may be accepted for wells of twenty-five gallons per minute or greater. 
(Ord. 3067 § 27, 2005; Ord. 2351 § 17, 1988; Ord. 2275 § 2 (part), 1986) 

Building and Construction Ordinance 19.01.100:  Administration 
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This title shall be administered by the building official of San Luis Obispo County. The 
duties of the building official under this title include but are not limited to the following 
functions, which may be performed by department of planning and building employees 
under the supervision of the building official: 

(a) Receive and review plans and specifications for proposed projects, and certify that 
such projects are in conformity with all applicable provisions of this title prior to 
issuance of any construction permit; 

(b) Conduct site and building inspections to evaluate the compliance of projects 
requiring construction permits with the applicable provisions of this title and the land 
use ordinance; 

(c) Enforce the provisions of this title, and work with other designated officers in the 
enforcement of applicable provisions of the land use ordinance, pursuant to the 
provisions of Chapter 22.10 or 23.10 of this code, this title, the technical codes and 
California state law. The building official is designated as the county enforcement officer 
referred to in the California Health and Safety Code. 

(d) The building official may allow modifications of the provisions of this title for 
individual cases, provided that he shall first find that a special individual reason makes 
the strict interpretation of this title impractical and that the modification conforms with 
the intent and purpose of this title and that such modification does not reduce the level of 
safety provided by the minimum standards set forth in this title and in the technical 
codes. (Ord. 3067 § 2, 2005; Ord. 2481 § 1, 1990: Ord. 2433 § 5, 1989; Ord. 2275 § 2 
(part), 1986) 

b. Water Supply Analysis 
The project site is uniquely situated outside of the LCP’s Urban Service Line (USL), but within the 
service district of the Cambria Community Services District.  According to Public Works Policy 1, 
water supplies for new development outside the USL are to be obtained from an on-site water source.  
However, pursuant to LCP Ordinance 19.20.236b, on-site well are not permitted within the existing 
boundaries of a service district. 

In this case, there was a pre-existing CCSD water meter on the site that provided water to the modular 
home, as well as pre-existing commitment by the CCSD to provide water to supply a single-family 
residence on the site.  In light of these circumstances, the Commission’s original approval allowed the 
water supply required for the new residence to be provided by the CCSD.  In addition, because the 
property was eligible to receive CCSD water for only one residence, the conditions of approval required 
the modular home to be removed prior to occupancy of the new residence.  This water supply constraint 
was the sole reasons for the condition requiring removal of the modular home, as secondary residences 
are otherwise allowed by the LCP on Rural Lands, provided that they do not conflict with other 
applicable LCP resource protection policies. 

The two wells will not draw upon the Santa Rosa or San Simeon watersheds, and therefore will not 
impact Cambria water supplies.  Since the property is outside of the LCP’s urban services line, on-site 
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wells rather than municipal water supplies, are the appropriate source of water for new development, 
provided that the wells will not adversely impact coastal resources or priority uses such as agriculture, 
as is the case here.  However, a conflict is raised with LCP ordinance 19.20.236(b), which prohibits 
wells within municipal service areas.  Nevertheless, the unique circumstances of this property (e.g., 
designated as Rural Lands and located outside of the Urban Service Line and the Santa Rosa and San 
Simeon basins) enable the granting of an exception to this standard, as allowed for by LCP ordinance 
19.01.100(d).  In discussions with Commission staff, staff from the San Luis Obispo County Planning 
and Building Division and Environmental Health Department have concurred that such an exception is 
appropriate in this instance, and has requested that the Coastal Commission process the subject 
amendment request before the County issues the necessary well permits. 

In order to ensure that the establishment and use of the wells takes place consistent with all other 
applicable LCP requirements, approval of the amendment has been conditioned to limit use of the well 
to supplying water to the modular home.  This condition will prevent excessive water withdrawals that 
could damage coastal resources, and prohibits well water from being used in a manner that would 
conflict with LCP water supply and coastal resource protection standards.  In addition, the conditions 
preclude future connection of the modular home to a municipal water supply system unless approved 
through an amendment to this permit.  As noted above, this will prevent future reliance on water from 
Santa Rosa and San Simeon Creeks in the event that the wells fail. Finally, the conditions of amendment 
approval require evidence of well approval by San Luis Obispo County Environmental Health 
Department within 60 days of Commission action on the amended permit, as necessary to ensure that the 
wells provide a safe, adequate, and sustainable source of water for the secondary residence. 

c. Water Supply Conclusion 
Only as conditioned is the proposed amendment consistent with the water supply policies of the San 
Luis Obispo County certified LCP 

C.  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. As detailed by the above findings, this project has the potential to adversely impact 
visual resources, environmentally sensitive habitats, and water supplies.  

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. This staff report 
has discussed the relevant coastal resource issues with the proposal, and has recommended appropriate 
mitigations to address adverse impacts to said resources. Accordingly, the project is being approved 
subject to conditions that will avoid significant adverse affects on visual resources, environmentally 
sensitive habitats, and water supplies.  Only as modified and conditioned by this permit will the 
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proposed project not have any significant adverse effects on the environment within the meaning of 
CEQA. 

D. Violation:  Unpermitted Development 
Without benefit of a coastal development permit, development has been undertaken consisting of the 
drilling of two wells and planting of palm trees which was not approved by the Commission in its 
previous permit action.  Consideration of the application by the Commission has been based solely upon 
policies of the Coastal Act.  Action on this permit amendment request does not constitute a waiver of 
any legal action with regard to the alleged violation nor does it constitute an admission as to the legality 
of any development undertaken on the subject site without a coastal development permit. 
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