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UUATHAL EOAST AREA
RESOLUTION OF THE CITY COUNCIL
OF THE CITY OF MORRO BAY, CALIFORNIA
SUPPORTING THE CALIFORNIA COASTAL COMMISSION STAFF
RECOMMENDATION OF APPROVAL WITH CONDITIONS FOR THE MORRO
STRAND STATE PARK CAMPGROUND PROJECT A-3-SLO-13-0203

THE CITY COUNCIL
City of Morro Bay, California

WHEREAS, the Planning Commission of the City of Morro Bay held a public hearing in
the Veteran’s Memorial Building located at 209 Surf Street, Morro Bay, California, on March 6,
2013, and granted a Coastal Development Permit (CDP) #CP0-390 for the upgrade of 25 existing
campsites plus the two camp host sites at Morro Strand State Park Campground to include
recreational vehicle utility hook-ups in order to modernize services as well as increase visitation
and revenue; and :

WHEREAS, following the approval of the upgrade project at Morro Strand State Park
Campground, the project was subsequently appealed to the City of Morro Bay City Council; and

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

WHEREAS, at the Morro Bay City Council public hearing, the City Council denied one
appeal, but moved to uphold the second appeal, denied the project without prejudice and
requested the applicant work with the City to develop a phased proposal with performance
standards; and

WHEREAS, the City Council also discussed the State Parks ability to forgo returning to
the Morro Bay City Council and appeal the City’s decision to the California Coastal Commission
for a substantial issue determination/de novo hearing; and

WHEREAS, during the time period between the April 9, 2013 City Council hearing and
the California Coastal Commission hearing scheduled for August 15, 2013, State Parks has
worked with the City of Morro Bay, local appellants and neLghbors to address concerns; and

WHEREAS, since the City’s denial and in response to the substantial issues identified,

State Parks has proposed several changes to their original project which include:

Adding 6 new overflow camping vehicle parking spaces

Reducing the maximum RV height limit restriction to 12°6”.

Limiting the length of RVs to 30°.

Phasing the landscaping and view shed enhancement work.
- Repairing and/or replacing the existing access staircase from Beachcomber Drive (at

Orcas Street) and the underpass trail from Orcas Street, to the campground.

Creating a campfire etiquette and outreach program.
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7. Reorienting existihg bathroom lighting downward and away from the residents
located to the east.
8. Continuing a policy of free day-use parking.

WHEREAS, there were also additional issues raised by the appellants and neighbors that
are not addressed in the Coastal Commission’s Conditions of Approval for the project, but that
the City of Morro Bay believes are important and requests the following should be added to the
Conditions of Approval for Morro Strand State Park Campground project A-3-SLO-13-0203:

1. Removal of the fire rings at the converted RV sites.

2. Reduction of the number of converted RV spots from the proposed 27 to 20.

3. Enhanced public access from Beachcomber Street and provide designated corridors
through the park.

4, Expanded day use parking beyond the proposal.

5. Require a timeline for improvement of the restroom and showers and include interior
landscape screening. '

6. Preservation and designation of non-RV sites,
7. Preparation of a coastal blutf erosion plan.
8. Ensuring a view shed protection plan.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Morro
Bay that, with the above amendments to the Morro Strand State Park Campground project, the
City Council is supportive of the project and urges the California Coastal Commission to
approve the Coastal Development Permit No. A-3-SLO-13-0203.

PASSED AND ADOPTED by the City Council of the City of Morro Bay at a regular
meeting thereof held on the 13™ day of August, 2013 on the following vote:

AYES:
NOES:
ABSENT:

L. IRONS, Maydr

ATTEST:

EBZ,M gdmsw

DANA SWANSON, Deputy City Clerk


















































































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

CALIFORNIA COASTAL COMMISSION

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

PHONE: (831) 427-4863

FAX: (831) 427-4877
WEB: WWW.COASTAL.CA.GOV
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Appeal Filed: 5/2/2013
49th Day: Waived
Staff: D. Robinson - SC
Staff Report: 8/1/2013
Hearing Date: 8/15/2013

APPEAL STAFF REPORT: SUBSTANTIAL ISSUE
DETERMINATION & DE NOVO HEARING

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

Applicant: California Department of Parks and Recreation

Appellant: California Department of Parks and Recreation

Local Government: Morro Bay

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

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

Project Description: Conversion of 25 non-hook up Recreational Vehicle (RV) sites

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

Staff Recommendation: Substantial Issue Exists; Approval with Conditions
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SUMMARY OF STAFF RECOMMENDATION

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

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

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

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

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

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

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

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

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

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

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

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

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

A. Substantial Issue Determination

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

B

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

Resolution to Find Substantial Issue: The Commission hereby finds that Appeal Number
A-3-SL0O-13-0203 presents a substantial issue with respect to the grounds on which the
appeal has been filed under Section 30603 of the Coastal Act regarding consistency with
the certified Local Coastal Program and/or the public access and recreation policies of
the Coastal Act.

CDP Determination

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

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

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



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

I1. STANDARD CONDITIONS
This permit is granted subject to the following standard conditions:

1.

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

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.

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

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.

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

SPECIAL CONDITIONS

This permit is granted subject to the following special conditions:

1.

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

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

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

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

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

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

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

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

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

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

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

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

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

A. PROJECT LOCATION

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

B. PROJECT BACKGROUND

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

C. CiTy oF MORRO BAY DENIAL

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

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

Notice of the City’s action on the CDP was received in the Coastal Commission’s Central Coast
District Office on May 1, 2013. The Coastal Commission’s ten-working day appeal period for
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this action began on May 2, 2013 and concluded at 5 p.m. on May 15, 2013. One appeal (from
the Applicant, State Parks - see Exhibit 4) was received during the appeal period.

D. PROJECT DESCRIPTION

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

E. APPEAL PROCEDURES

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

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

10
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located within the coastal zone, Section 30604(c) also requires an additional specific finding that
the development is in conformity with the public access and recreation policies of Chapter 3 of
the Coastal Act. This project is located between the nearest public road and the sea, and thus this
additional finding would need to be made if the Commission approves the project following a de
novo hearing.

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

F. SUMMARY OF APPEAL CONTENTIONS

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

(. SUBSTANTIAL ISSUE DETERMINATION

1. Substantial Issue Background

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

In this case, for the reasons discussed further below, the Commission determines that the City’s
denial of the project presents a substantial issue.
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2. Substantial Issue Analysis

Public Access

As described above, the City-denied project is located in a portion of largely uninterrupted sandy
beach stretching between the City of Morro Bay and the community of Cayucos, in a highly
scenic area. The City denied the Applicant’s project because it found that it was inconsistent with
certain LCP policies for view protection, public access and parking (as it relates to access) and
certain Coastal Act policies related to public access and recreation.

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

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

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

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

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

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

Visual and Scenic Resources

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

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

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

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

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

3. Substantial Issue Conclusion

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

H. CoOASTAL DEVELOPMENT PERMIT DETERMINATION

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

1. Visual Resource Protection

Applicable Policies

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

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

Analysis

Location and Visual Setting

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

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

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

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

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

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

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

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

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

As mentioned above, fairly unimpeded views exist for the entire stretch of Beachcomber Drive
to the project site, the beach, and the ocean, all below the road’s grade. Views to the beach and
ocean will not be significantly impacted by the potential increase in RVs to the project site with
the proposed conversion of 27 existing campsites to 27 longer, diagonal, RV hook-up sites. The

2 In the first year, only diseased myoporums and those that are mid-bank or higher and impact resident’s views of the beach or

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

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

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

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

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

Visual Resource Protection Conclusion

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

2. Public Access and Recreation

Applicable Policies

The subject site is designated Open Space/Recreation and is addressed in the Land Use, Open
Space and Conservation Element, which details plans and policies for the preservation of open
space to protect natural resources and to provide spaces for outdoor recreation. The project site is
zoned OA-2 (Open Space/Recreation), which provides for public and private open space areas
including those which can be used for recreational functions not involving significant structures.

In addition, per the Coastal Act, the standard of review for the approved project includes the
public access and recreation policies of t to maximize public access and protect oceanfront land
for public access and recreation, ensure aboth the City’s certified LCP as well as the Coastal Act.
These policies require new developmendequate parking, and also that new development is not to
interfere with public access. Coastal Act Section 30604(c) requires that every coastal
development permit issued for any development between the nearest public road and the sea
“shall include a specific finding that the development is in conformity with the public access and
public recreation policies of [Coastal Act] Chapter 3.” The proposed project is located seaward
of the first through public road and thus such a finding is required. Coastal Act Sections 30210
through 30213 and 30221 specifically protect public access and recreation. Coastal Act Section
30240(b) also protects parks and recreation areas. See Exhibit 5 for Applicable Coastal Act and
LCP policies and zoning standards.

Analysis

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

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

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

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

56 of the remaining 60 sites not affected by this project will remain at 24 feet or less in size. The remaining 4 sites (A-D) will
remain at between 30-40 feet in length).

There is also a 72-hour (3-day) parking limit on all city streets in the area, however, the City of Morro Bay has a prohibition
against overnight camping and thus RVs are prohibited from parking overnight short of the 72 hour limit.
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of charge.® Thus, the proposed project can be found to be consistent with public access policies
of the LCP.

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

Public Access and Recreation Conclusion

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

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

3. Other

Water Quality

The City of Morro Bay LCP includes strong protections for water quality, ESHA, areas adjacent
to ESHA, and parks and recreation areas. LUP Policies such as 11.02, 11.17 and 11.19 aim to
ensure that new development does not adversely affect marine resources and other waterways,
that construction minimizes sedimentation and runoff, and that drainage does not cause increased
erosion. See Exhibit 5 for applicable LCP policies and zoning standards.

The site is located immediately adjacent to and above Morro Strand State Beach, and just north
of a designated ESHA.. Construction activities associated with the development of the site, and
drainage and run off from the completed project could potentially result in adverse impacts on
water quality. In particular, those activities include the conversion of 27 campground sites and
the installation of related accessory components (including new drainage inlets, sewage and
electric connections, paving, vegetation removal and replanting, etc.). The project requires work
adjacent to open coastal waters which could lead to potential adverse water quality impacts. The

> As State Parks staff asserts, the iron ranger that is currently on-site is for campers to pay their fees if there is no one staffing

the entrance kiosk. As State Parks further asserts, it has not been charging day-use fees at this site.

®  State Parks understands that to institute a fee for day-use parking would require a CDP in the future.
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applicant has proposed to undertake BMP's that will include using straw waddle upslope and
down slope of the east strip, no work during wet periods of rainy weather, and dust control
measures to prevent dust from affecting neighbors’ properties. However, other impacts to the
adjacent ESHA or ocean could occur. Fortunately, impacts to water quality during construction
can readily be minimized through the development and implementation of a construction plan
that, at a minimum, includes identification of all construction and staging areas, all construction
methods and timing, and all construction BMPs otherwise (i.e., silt fences, straw wattles.
washing/refueling areas, spill containment measures, site cleanup procedures, waste disposal,
etc.), including those designed to prevent release of construction-related materials, liquids, soil,
and debris into the ocean (see Special Conditions 2). To ensure maximum public notification and
good construction relations, the construction plan must also be kept on site and all persons
involved in construction briefed on the content and requirements of it, and a construction
coordinator must be designated and be available to answer questions and also investigate
complaints and take remediation action if necessary 24 hours per day for the duration of the
project (see Special Condition 2).

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

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

4. California Environmental Quality Act (CEQA)

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

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

The Coastal Commission’s review and analysis of land use proposals has been certified by the
Secretary of Resources as being the functional equivalent of environmental review under CEQA.
The Commission has reviewed the relevant coastal resource issues associated with the proposed
project, and has identified appropriate and necessary modifications to address adverse impacts to
such coastal resources. All public comments received to date have been addressed in the findings
above. All above findings are incorporated herein in their entirety by reference.
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A-3-MRB-13-0203 (Morro Strand State Park Campground)

The Commission finds that only as modified and conditioned by this permit will the proposed
project avoid significant adverse effects on the environment within the meaning of CEQA. As
such, there are no additional feasible alternatives or feasible mitigation measures available which
would substantially lessen any significant adverse environmental effects that approval of the
proposed project, as modified, would have on the environment within the meaning of CEQA. If
so modified, the proposed project will not result in any significant environmental effects for
which feasible mitigation measures have not been employed consistent with CEQA Section
21080.5(d)(2)(A).
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GRADING GENERAL NOTES
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ALL WORK SHALL BE DONE IN ACCORDANCE WITH THE LATEST ADOPTED VERSION AND AMENDMENTS OF
THE CALIFORNIA BUILDING CODE. ALL CONSTRUCTION MATERIALS AND WORKMANSHIP SHALL CONFORM TO
THE APPLICABLE CITY/COUNTY STANDARDS AND CALTRANS STANDARD SPECIFICATIONS, LATEST ADOPTED
EDITION AND AMENDMENTS. IN THE EVENT THAT THERE IS A CONFLICT BETWEEN CODES, THE CONTRACTOR
WILL NOTIFY THE CIVIL ENGINEER PRIOR TO PROCEEDING WITH CONSTRUCTION. WORK SHALL BE DONE IN
ACCORDANCE WITH THE FOLLOWING:

CHAPTER 18, APPENDIX J OF THE 2010 CBC

SAN LUIS OBISPO COUNTY TITLE 19, 22, AND 23

THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE CLEARING AND DISPOSAL OF THE PROPOSED WORK
AREA. THE CONTRACTOR SHALL DISPOSE OF ALL MATERIAL LEGALLY AND IS RESPONSIBLE FOR COMPLYING
WITH LOCAL RECYCLING ORDINANCES.

NO FILL SHALL BE PLACED ON THE EXISTING GROUND SURFACE UNTIL THE GROUND HAS BEEN CLEARED OF
WEEDS, DEBRIS, TOPSOIL, DELETERIOUS MATERIAL AND SCARIFIED AND COMPACTED PER THE
GEOTECHNICAL RECOMMENDATIONS.

CUT AND FILL SLOPES SHALL BE NO STEEPER THAN TWO FEET HORIZONTAL TO ONE FOOT VERTICAL, 2:1.

FILLS SHALL BE COMPACTED TO THE MINIMUM PERCENTAGE OF MAXIMUM DRY DENSITY AS SPECIFIED IN THE
PROJECT SOILS REPORT AND CERTIFIED BY THE GEOTECHNICAL ENGINEER.

ALL EXISTING FILLS SHALL BE APPROVED BE APPROVED BY THE GEOTECHNICAL ENGINEER BEFORE ANY
ADDITIONAL FILLS ARE ADDED.

ALL EXPOSED SLOPES SHALL BE PLANTED PER THE PROJECT LANDSCAPE PLANS AND IRRIGATED UNTIL
GROUND COVER IS ESTABLISHED.

THE STOCKPILING OF EXCESS MATERIAL IS SUBJECT TO THE APPROVAL OF THE COUNTY.
ALL TRENCH BACKFILLS SHALL BE TESTED AND APPROVED BY THE GEOTECHNICAL ENGINEER.

ALL CUT SLOPES SHALL BE INVESTIGATED BY THE GEOTECHNICAL ENGINEER DURING GRADING TO
DETERMINE IF ANY SLOPE STABILITY PROBLEMS EXIST. SHOULD EXCAVATION DISCLOSE ANY GEOTECHNICAL
HAZARDS OR POTENTIAL GEOTECHNICAL HAZARDS THE GEOTECHNICAL ENGINEER SHALL RECOMMEND
NECESSARY TREATMENT TO THE CONTRACTOR.

THE FINAL COMPACTION REPORT AND APPROVAL FROM THE GEOTECHNICAL ENGINEER SHALL CONTAIN
DETAILS REGARDING THE TYPE OF FIELD TESTING PERFORMED INCLUDING THE METHOD OF OBTAINING THE
IN-PLACE DENSITY, WHETHER SAND CONE, NUCLEAR GUAGE, OR DRIVE RING SHALL BE NOTED FOR EACH
TEST. SUFFICIENT MAXIMUM DENSITY DETERMINATIONS SHALL BE PERFORMED TO VERIFY THE ACCURACY OF
THE MAXIMUM DENSITY CURVES USED BY THE FIELD TECHNICIAN.

SANITARY FACILITIES SHALL BE MAINTAINED ON SITE THROUGHOUT THE DURATION OF CONSTRUCTION.

IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO VERIFY THE LOCATION OF AND PROTECT ALL
EXISTING UTILITIES AND TO ENSURE THAT SERVICE IS NOT DISRUPTED TO EXISTING FACILITIES.

ALL EXISTING DRAINAGE COURSES ON THE PROJECT SITE MUST CONTINUE TO FUNCTION, ESPECIALLY
DURING STORM CONDITIONS AND APPROVED PROTECTIVE MEASURES AND TEMPORARY DRAINAGE
PROVISIONS MUST BE USED TO PROTECT EXISTING STRUCTURES AND ADJACENT PROPERTIES DURING THE
CONSTRUCTION PROJECT. IN ALL CASES, THE CONTRACTOR AND/OR OWNER SHALL BE HELD LIABLE FOR
ANY DAMAGE DUE TO OBSTRUCTING EXISTING DRAINAGE PATTERNS.

ALL PLANTERS ADJACENT TO THE FOUNDATIONS SHALL BE SEALED ALONG THE SIDE OF THE FOUNDATION
FOOTING AND EXTENDED UNDER THE PLANTER A MINIMUM OF 12" TO PREVENT MOISTURE FROM REACHING
THE FOUNDATION SUB-GRADE SOILS.

EXPORTED MATERIAL SHALL BE TAKEN TO A LEGAL DUMP SITE OR PERMITTED RECEIVING SITE APPROVED BY
THE LOCAL AGENCY HAVING JURISDICTION.

PERMISSION IS REQUIRED FROM THE ADJACENT PROPERTY OWNER WHENEVER WORK IS PROPOSED OR
NECESSARY ACROSS THE PROJECT'S PROPERTY LINES.

ANY DIRT, ROCK, DEBRIS OR CONSTRUCTION MATERIAL THAT IS TRACKED OR DROPPED WITHIN THE PUBLIC
RIGHT OF WAY DURING THE TRANSPORTATION OF THAT MATERIAL OR EQUIPMENT ASSOCIATED WITH THE
PROJECT SHALL BE CLEANED OR REMOVED DAILY.

DIRT ACCESS RAMP OVER CURBS AND GUTTERS TO THE CONSTRUCTION SITE ARE PROHIBITED. WHEN
NECESSARY FOR ENTRANCE TO SUCH CONSTRUCTION SITES, TEMPORARY ASPHALT RAMPS WITH A MINIMUM
OF A 3" DIAMETER PIPE WILL CONSTRUCTED TO CONVEY GUTTER DRAINAGE.

THE CONTRACTOR IS RESPONSIBLE FOR IDENTIFYING AND OBTAINING REQUIRED PERMITS FROM THE
DIVISION OF OCCUPATIONAL SAFETY AND HEALTH (OSHA).

PROPOSED REVISIONS TO THE GRADING PLAN SHALL BE DRAWN IN RED PENCIL ON BOND COPIES OF THE
APPROVED PLANS. THESE COPIES SHALL BE SUBMITTED TO THE OWNER AND ENGINEER FOR APPROVAL.
AFTER APPROVAL IS GIVEN, THE OWNER MAY REQUIRE AS-BUILT THE PLANS.

RULE 403. AIR QUALITY CONTROL MUST BE IMPLEMENTED DURING CONSTRUCTION:

22.1. A PERSON SHALL NOT CAUSE OR ALLOW THE EMISSIONS OF FUGITIVE DUST FROM ANY TRANSPORT,

22.

22.
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23.
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30.

31.

31.

31.

31.

32.

HANDLING, CONSTRUCTION OR STORAGE ACTIVITY SO THAT THE PRESENCE OF SUCH DUST REMAINS
VISIBLE IN THE ATMOSPHERE BEYOND THE PROPERTY LINE OF THE EMISSION SOURCE. (DOES NOT APPLY
TO EMISSION EMANATING FROM UNPAVED ROADWAYS OPEN TO PUBLIC TRAVEL OR FARM ROADS. THIS
EXCLUSION SHALL NOT APPLY TO INDUSTRIAL OR COMMERCIAL FACILITIES).

2. A PERSON SHALL TAKE EVERY RESPONSIBLE PRECAUTION TO MINIMIZE FUGITIVE DUST EMISSIONS FROM
WRECKING, EXCAVATION, GRADING, CLEARING OF LAND AND SOLID WASTE DISPOSAL OPERATIONS.

3. A PERSON SHALL NOT CAUSE OR ALLOW PARTICULATE MATTER TO EXCEED 100 MICROGRAMS PER
CUBIC METER WHEN DETERMINED AS THE DIFFERENCE BETWEEN UPWIND AND DOWNWIND SAMPLES
COLLECTED ON HIGH VOLUME SAMPLERS AT THE PROPERTY LINE FOR A MINIMUM OF FIVE HOURS.

4. A PERSON SHALL TAKE EVERY REASONABLE PRECAUTION TO PREVENT VISIBLE PARTICULATE MATTER
FROM BEING DEPOSITED UPON PUBLIC ROADWAYS. PRECAUTIONS SHALL INCLUDE, BUT ARE NOT
LIMITED TO, THE REMOVAL OF PARTICULATE MATTER FROM EQUIPMENT PRIOR TO THE MOVEMENT ON
PAVED STREETS ONTO WHICH SUCH MATERIAL HAS BEEN DEPOSITED.

5. SUBSECTIONS (22.1) AND (22.2) SHALL NOT BE APPLICABLE WHEN THE WIND SPEED INSTANTANEOUSLY
EXCEEDS 40 KILOMETERS (25 MILES) PER HOUR, OR WHEN THE AVERAGE WIND SPEED IS GREATER THAN
25 KILOMETERS (15 MILES) PER HOUR. THE AVERAGE WIND SPEED DETERMINATIONS SHALL BE ON A 15
MINUTE AVERAGE AT THE NEAREST OFFICIAL AIR-MONITORING STATION OR BY A WIND INSTRUMENT
LOCATED AND MONITORED ON SITE.

CONSTRUCTION ACTIVITIES SHALL OCCUR ONLY BETWEEN THE HOURS OF 7:00 AM AND 7:00 PM, MONDAY
THROUGH FRIDAY AND BETWEEN THE HOURS OF 9:00 AM AND 6:00 PM SATURDAYS, UNLESS OTHERWISE
AUTHORIZED BY THE OWNER AND COUNTY.

CONTRACTOR SHALL USE LOW EMISSION MOBILE CONSTRUCTION EQUIPMENT DURING ALL SITE
PREPARATION, GRADING AND CONSTRUCTION ACTIVITIES, WHERE FEASIBLE.

CONTRACTOR SHALL MAINTAIN ALL CONSTRUCTION ENGINES TUNED CONSISTENT WITH MANUFACTURER'S
SPECIFICATIONS DURING ALL SITE PREPARATION, GRADING AND CONSTRUCTION ACTIVITIES.

CONTRACTOR SHALL USE LOW SULFUR FUEL FOR STATIONARY CONSTRUCTION EQUIPMENT AS REQUIRED BY
AQMD RULE 431.1 AND 431.2 AND SHALL USE EXISTING POWER SOURCES AND CLEAN FUEL GENERATORS
WHEN POSSIBLE AS FEASIBLE DURING ALL SITE PREPARATION, GRADING AND CONSTRUCTION ACTIVITIES.

CONSTRUCTION PARKING SHALL BE ONSITE. TRAFFIC CONTROL AND ACCESS SHALL BE IN ACCORDANCE
WITH THE AGENCY HAVING JURISDICTION OVER THE PROJECT.

THE SPEED OF CONSTRUCTION VEHICLES ON-SITE SHALL BE LIMITED TO 15 MILES PER HOUR.

TRUCKS AND LARGE CONSTRUCTION VEHICLES SHALL OBTAIN APPROVED ROUTES FROM THE COUNTY OF
SAN LUIS OBISPO PUBLIC WORKS.

THE CONTRACTOR SHALL CONTROL DUST IN AREAS USED FOR OFF-PAVEMENT PARKING, MATERIAL
LAYDOWN AREAS OR THOSE AREAS AWAITING FUTURE CONSTRUCTION. FREQUENTLY ACCESSED AREAS
SHALL BE PAVED OR BASED AS EARLY AS POSSIBLE TO MINIMIZE DIRT TRACKOUT THE PUBLIC RIGHT OF WAY.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE FOLLOWING MEASURE:

1. CESSATION OF ACTIVITIES DURING A STAGE-2 SMOG EPISODE. CALL 800-242-4022 FOR THE DAILY
SMOG FORECAST.

2. TRUCK ROUTES AND SCHEDULES FOR THE RECEIPT OF MATERIALS SHALL BE COORDINATED WITH THE
APPROPRIATE AGENCIES.

3. WHERE FEASIBLE, ON-ROAD AND OFF-ROAD VEHICLES AND EQUIPMENT SHALL BE TURNED OFF AND
SUBSEQUENTLY RESTARTED IF THE ANTICIPATED DURATION OF IDLING IS EXPECTED TO EXCEED FIVE
MINUTES.

THE CONTRACTOR SHALL IMPLEMENT THE FOLLOWING HIGH WIND DUST CONTROL MEASURE WHEN
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PRIVATE ENGINEERS NOTICE TO CONTRACTOR

1.

ALL CONTRACTORS AND SUBCONTRACTORS PERFORMING WORK SHOWN ON OR
RELATED TO THESE PLANS SHALL CONDUCT THEIR OPERATIONS SO THAT ALL
EMPLOYEES ARE PROVIDED A SAFE PLACE TO WORK AND THE PUBLIC IS PROTECTED.
ALL CONTRACTORS AND SUBCONTRACTORS SHALL COMPLY WITH THE "OCCUPATIONAL
SAFETY AND HEALTH REGULATIONS" OF THE U.S. DEPARTMENT OF LABOR AND THE
STATE OF CALIFORNIA DEPARTMENT OF INDUSTRIAL RELATIONS "CONSTRUCTION
SAFETY ORDERS." THE CIVIL ENGINEER SHALL NOT BE RESPONSIBLE IN ANY WAY FOR
THE CONTRACTORS AND SUBCONTRACTORS COMPLIANCE WITH SAID REGULATIONS
AND ORDERS.

CONTRACTOR FURTHER AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE
RESPONSIBILITY FOR JOB-SITE CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THIS PROJECT, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY, THAT THIS
REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL
WORKING HOURS, AND THAT THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD
THE OWNER AND THE CIVIL ENGINEER HARMLESS FROM ANY AND ALL LIABILITY,
REAL OR ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF WORK ON THIS
PROJECT, EXCEPTING FOR LIABILITY ARISING FROM THE SOLE NEGLIGENCE OF THE
OWNER OR ENGINEER.

THE EXISTENCE AND APPROXIMATE LOCATIONS OF ANY UNDERGROUND UTILITIES OR
STRUCTURES SHOWN ON THESE PLANS ARE OBTAINED BY A SEARCH OF THE AVAILABLE
RECORDS. THE CIVIL ENGINEER ASSUMES NO LIABILITY AS TO THE EXACT LOCATION OF
SAID LINES NOR FOR UTILITY OR IRRIGATION LINES WHOSE LOCATIONS ARE NOT
SHOWN. THE CONTRACTOR SHALL BE RESPONSIBLE FOR NOTIFYING ALL UTILITY AND
IRRIGATION COMPANIES PRIOR TO WORK OR EXCAVATION TO DETERMINE THE EXACT
LOCATIONS OF ALL LINES AFFECTING THIS WORK, WHETHER OR NOT SHOWN HEREON,
AND FOR ANY DAMAGE TO OR PROTECTION OF THESE LINES.

DEMOLITION GENERAL NOTES

1.

UTILITIES: THE EXISTENCE AND APPROXIMATE LOCATIONS OF ANY UNDERGROUND
UTILITIES OR STRUCTURES SHOWN ON THESE PLANS ARE OBTAINED BY A SEARCH OF
THE AVAILABLE RECORDS AND BEST RECOLECTION OF FACILITY STAFF, THE CIVIL
ENGINEER ASSUMES NO LIABILITY AS TO THE EXACT LOCATION OF SAID LINES NOR FOR
UTILITY OR IRRIGATION LINES WHOSE LOCATIONS ARE NOT SHOWN. THE CONTRACTOR
SHALL BE RESPONSIBLE FOR NOTIFYING ALL UTILITY AND IRRIGATION COMPANIES PRIOR
TO WORK OR POT HOLE TO DETERMINE THE EXACT LOCATIONS OF ALL LINES
AFFECTING THIS WORK, WHETHER OR NOT SHOWN HEREON. THE CONTRACTOR SHALL
BE RESPONCIBLE FOR ANY DAMAGE TO OR PROTECTION OF ALL EXISTING UTILITY LINES.

THE CONTRACTOR IS RESPONSIBLE FOR THE DEMOLITION OF THE SITE AND SHALL
REMOVE AND DISPOSE OF ALL STRUCTURES ABOVE AND OR BELOW GROUND UNLESS
OTHERWISE NOTED. ANY HAZARDOUS MATERIALS ENCONTERED SHALL BE HANDLED
AND REMOVED AS REQUIRED BY LOCAL AND/OR STATE LAWS AT NO COST TO THE
OWNER.

THE CONTRACTOR SHALL EXERCISE DUE CARE TO AVOID DAMAGE TO EXISTING
HARDSCAPE IMPROVEMENTS , UTILITY FACILITIES, AND LANDSCAPING FEATURES THAT
ARE NOT AFFECTED BY THESE PLANS.

ALL JOIN LINES SHALL BE SAW CUT ON A NEAT, STRAIGHT LINE PARALLEL WITH THE
JOIN. THE CUT EDGE SHALL BE PROTECTED FROM CRUSHING, AND ALL BROKEN EDGES
SHALL BE RECUT PRIOR TO JOINING.

ALL EXISTING OBJECTIONABLE MATERIALS THAT CONFLICT WITH PROPOSED
IMPROVEMENTS INCLUDING, BUT NOT LIMITED TO, BUILDING FOUNDATIONS, UTILITIES
AND APPURTENANCES, TREES, SIGNS, AND STRUCTURES, ETC. SHALL BE REMOVED AND
DISPOSED BY THE CONTRACTOR AT NO COST TO THE OWNER, UNLESS OTHERWISE
INDICATED HEREIN, OR AS DIRECTED BY THE CONSTRUCTION MANAGER.

THE CONTRACTOR SHALL PROTECT ALL EXISTING STREETS FROM DAMAGES CAUSED BY
HIS OPERATIONS. ANY CURBS DAMAGED DURING HIS OPERATIONS SHALL BE SAWCUT
AND REPLACED AT NO COST TO THE OWNER. ANY EXISTING PAVING IDENTIFIED AS
POTENTIALLY NEEDING TO BE REPLACED SHALL BE BROUGHT TO THE ATTENTION OF
THE OWNERS REPRESENTATIVE PRIOR TO THE COMMENCEMENT OF WORK.

THE CONTRACTOR SHALL PERFORM AND BE RESPONSIBLE FOR ALL CLEARING AND
GRUBBING OPERATIONS AS NECESSARY TO COMPLETE THE WORK, INCLUDING
TRANSPORTATION AND DISPOSAL OF ALL REMOVED MATERIALS, AND ALL ASSOCIATED
COSTS.

AMERICANS WITH DISABILITIES NOTES

1.

ALL SLOPES IN DIRECTION OF TRAVEL SHOWN ON THIS PLAN WERE DESIGNED AT OR
BELOW MAXIMUM ALLOWED GRADES BY THE AMERICANS WITH DISABILITIES ACT
ACCESS GUIDE (ADAAG), AND THE CALIFORNIA BUILDING CODE (CBC) IT IS THE
RESPONSIBILITY OF THE CONTRACTORS TO FAMILIARIZE THEMSELVES WITH THE ADAAG
AND CBC AND IN THE EVENT THAT A DESIGN QUESTION SHOULD ARISE, OR A FIELD
CONDITION PRESENT ITSELF THAT IS DIFFERENT THAN SHOWN ON THESE PLANS, WORK
SHOULD CEASE AND THE DESIGN ENGINEER SHALL BE NOTIFIED SO THAT AN
ACCEPTABLE SOLUTION CAN BE DETERMINED.

THE CONTRACTOR IS ADVISED TO CAREFULLY CHECK ALL PHASES OF WORK RELATING
TO ADAAG AND CBC ACCESS FOR THIS PROJECT. SINCE THE CODE DOES NOT ALLOW
FOR A CONSTRUCTION TOLERANCE, ANY CONSTRUCTION THAT EXCEEDS MAXIMUM OR
MINIMUM DIMENSIONS AND SLOPES AS CALLED OUT BY ADAAG AND CBC ARE SUBJECT
TO REJECTION BY THE INSPECTOR AND MAY BE REQUIRED TO BE REMOVED AND
REPLACED.

SINCE THE CIVIL ENGINEER OR SURVEYOR CANNOT CONTROL THE EXACT METHODS OR
MEANS USED BY THE GENERAL CONTRACTOR OR THEIR SUB-CONTRACTORS DURING
THE GRADING AND CONSTRUCTION OF THE PROJECT, THE CIVIL ENGINEER OR
SURVEYOR ASSUMES NO RESPONSIBILITY FOR THE FINAL ACCEPTANCE OF ADAAG AND
CBC RELATED ITEMS OF THIS PROJECT BY THE INSPECTING AUTHORITY OR OTHER
AFFECTED PARTIES.

COMPLIANCE WITH THE ADAAG AND CBC CONSTRUCTION REQUIREMENTS AND
CALIFORNIA TITLE 24 WILL BE THE SOLE RESPONSIBILITY OF THE GENERAL CONTRACTOR
AND HIS SUB-CONTRACTORS.

PROJECT INFORMATION

APN: 065-211-001

SITE AREA: 11 AC

AREA DISTURBED: 0.9 AC

WDID NUMBER: NOT REQUIRED (LESS THAN 1 ACRE)

GRADING INFORMATION*

CUT QUANTITY:

FILL
NET

170 CUBIC YARDS
170 CUBIC YARDS
0 CUBIC YARDS

QUANTITY:
CUT/FILL:

* EARTHWORK QUANTITIES ARE PROVIDED FOR INFORMATION ONLY. THE QUANTITIES
SHOWN ABOVE ARE NOT INTENDED FOR USE BY THE CONTRACTOR WHEN ESTIMATING. IT IS

THE

RESPONSIBILTY OF THE CONTRACTOR TO GENERATE AND/OR VERIFY EARTHWORK

QUANTITIES.

INSTANTANEOUS WIND SPEEDS EXCEED 25 MILES PER HOUR:
32.1. TERMINATION / MODIFICATION OF SCRAPERS, GRADERS OR DOZERS ON UNPAVED SURFACES UNTIL
WINDS SUBSIDE.
32.2. APPLICATION OF WATER AS NEEDED TO ANY UNPAVED SURFACE WITH VEHICLE OR EQUIPMENT
OPERATIONS.
32.3. APPLICATION OF WATER OR OTHER DUST CONTROL MATERIAL TO ANY PREVIOUSLY GRADED SURFACE IF
DUST EMANATION IS VISIBLE FROM SUCH A SURFACE.

33. THE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING EQUIPMENT TO PREVENT VISIBLE SOOT FROM
REDUCING LIGHT TRANSMISSION THROUGH THE EXHAUST STACK BY MORE THAN 20 PERCENT FOR MORE
THAN THREE MINUTES PER HOUR AND USE LOW SULFUR FUEL AS REQUIRED BY THE APPROPRIATE AGENCY.

34. TRUCKS USED IN HAULING DIRT TO OR FROM THE SITE ON PUBLIC ROADS WILL BE COVERED OR WILL
MAINTAIN A SIX INCH DIFFERENTIAL BETWEEN THE MAXIMUM HEIGHT OF ANY MATERIAL HAULED AND THE
TOP OF THE TRAILER. HAUL TRUCK DRIVERS WILL LOAD PRIOR TO LEAVING THE SITE TO PREVENT SOIL LOSS
DURING TRANSPORTATION.

35. PURSUANT TO SECTION 8771 OF THE BUSINESS AND PROFESSIONS CODE, EXISTING SURVEY MONUMENTS
SHELL BE NOTED AND DOCUMENTED BEFORE CONSTRUCTION. IF ANY MONUMENTS ARE DISTURBED DURING
CONSTRUCTION THE CONTRACTOR SHALL PAY A LICENSED LAND SURVEYOR OR REGISTERED ENGINEER TO
RESET SUCH MONUMENTS.

36. PAD CERTIFICATION IS REQUIRED. A SOILS OR CIVIL ENGINEER SHALL DETERMINE THAT THE GRADING

PERFORMED IS IN SUBSTANTIAL CONFORMANCE WITH THE APPROVED PLANS AND IS SUITABLE TO SUPPORT
THE INTENDED STRUCTURE.
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UTILITY INFORMATION

ELECTRICITY:

PACIFIC GAS & ELECTRIC COMPANY
406 HIGUERA ST

SAN LUIS OBISPO, CA 93401
805-743-5000

NATURAL GAS: SOUTHERN CALIFORNIA GAS COMPANY
9400 OAKDALE AVE.

CHATSWORTH, CA 91313

TELEPHONE: AT&T
994 MILL ST.
SAN LUIS OBISPO, CA 93402
1-800-750-2355
CABLE TV: CHARTER COMMUNICATIONS
7775 SAN LUIS AVE.
ATASCADERO, CA 93422
WATER/SEWER: CITY OF SAN LUIS OBISPO UTILITIES DEPARTMENT
879 MORRO ST
SAN LUIS OBISPO, CA 93401
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UTILITY GENERAL NOTES
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ALL WATER LINES 3" AND SMALLER SHALL BE SCHEDULE 80 PVC, PER ASTM D-1784 WITH SOLVENT WELD FITTINGS.
ALL WATER LINES 4" AND GREATER SHALL BE CLASS 200 C900 PVC.

WATER MAIN AND SEWER MAIN CROSSINGS SHALL COMPLY WITH STATE AND COUNTY HEALTH DEPARTMENT
REGULATIONS. WATER SERVICE LINES AND SEWER LATERALS SHALL NOT BE IN THE SAME TRENCH. WATER AND
SEWER LINES ONSITE SHALL HAVE A TEN FOOT MINIMUM HORIZONTAL CLEARANCE WHENEVER POSSIBLE. WATER
MAINS SHALL CLEAR ABOVE ALL SEWER LATERALS BY A MINIMUM OF ONE FOOT VERTICAL CLEARANCE OR UNDER BY
3' MINIMUM. WHEN WATER LINE CROSSES UNDER SEWER, OR MINIMUM CLEARANCE OVER SEWER IS NOT ACHIEVED,
SEWER SHALL BE ENCASED IN CONCRETE 10' EACH SIDE OF CROSSING.

MINIMUM WATER LINE COVER SHALL BE 24" FOR 3" DIAMETER AND SMALLER, 36" OF COVER FOR 4" DIAMETER AND
LARGER.

THE UTILITY CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING COMPACTION TESTS OF ALL TRENCH BACKFILL
AND SUBMIT THEM TO THE CONSTRUCTION MANAGER FOR APPROVAL. ALL BACKFILL SHALL HAVE A SAND
EQUIVALENT OF 30 OR BETTER.

WATER SERVICE, SEWER, FIRE SYSTEM AND ROOF DRAIN POINTS OF CONNECTION TO THE BUILDINGS SHALL BE
INSTALLED BY THE BUILDING PLUMBING CONTRACTOR.

MINIMUM BEARING AREA FOR THRUST BLOCKS SHALL BE ACCORDING TO THE THRUST BLOCK SCHEDULE SHOWN ON
THESE PLANS.

A PIPE "DEFLECTOR' OR "REROUNDER" SHALL NOT BE USED TO REROUND OVERDEFLECTED PIPES.

ALL VALVE AND CLEANOUT COVERS TO HAVE TRAFFIC RATED VANDAL PROOF COVERS AND ADJUSTED BY
CONTRACTOR TO FINISH GRADE AFTER PAVING. ALL COVERS SHALL INDICATE "S" FOR SEWER, "W" FOR WATER, AND
"SD" FOR STORM DRAIN.

UNDERGROUND STEEL UTILITIES SHOULD BE PROTECTED FROM CORROSION WITH 40 MIL EXTRUDED POLYETHYLENE,
20 MIL PLASTIC TAPE OVER PRIMER PER AWWA STANDARD C209, OR HOT APPLIED COAL TAR ENAMEL OR TAPE PER
AWWA STANDARD C203.

BARE STEEL APPURTENANCES SUCH AS BOLTS, JOINT HARNESSES OR FLEXIBLE COUPLINGS SHOULD BE COATED WITH
A COAL TAR OR RUBBER-BASED MASTIC AFTER ASSEMBLY.

SEWER PIPE SHOWN ON PLAN SHALL COMPLY WITH SECTION 207-16 "ABS COMPOSITE PIPE", 207-17 "POLYVINYL
CHLORIDE PLASTIC PIPE", 207-15 ""ABS SOLID WALL PIPE" OR 207-8 "VITRIFIED CLAY PIPE" OF THE STANDARD
SPECIFICATIONS. "PVC" AND "ABS SOLID WALL PIPE" TO HAVE A STANDARD DIMENSION RATIO (SDR) OF 35 OR
STRONGER

CONTRACTOR SHALL EXPOSE ALL EXISTING WATER AND SEWER PIPELINES AT PROPOSED CONNECTION POINTS TO
CONFIRM MATERIAL TYPES LOCATION, AND ELEVATION PRIOR TO BEGINNING CONSTRUCTION.

ALL WATERLINES SHALL HAVE UNDERGROUND WARNING TAPE PLACED 12" ABOVE THE LINES IN THE TRENCH.
NON-METALIC LINES SHALL HAVE METALLIC LINED TAPE.

IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO ARRANGE FOR AND COORDINATE THE RELOCATION OF ANY
EXISTING UTILITIES DEEMED NECESSARY BY THE PROPOSED IMPROVEMENT.

WHENEVER IT BECOMES NECESSARY TO TUNNEL UNDER EXISTING IMPROVEMENTS, THE CONTRACTOR SHALL
SUPPORT THOSE IMPROVEMENTS IN A MANNER APPROVED BY THE PROJECT ENGINEER OR THE CONTRACTOR SHALL
SAWCUT, REMOVE AND REPLACE THOSE IMPROVEMENTS IN ACCORDANCE WITH THE PROJECT SPECIFICATIONS.

PRIOR TO PLACING OF UNDERGROUND UTILITIES, THE LOCATION OF ALL UNDERGROUND FACILITIES ( ELECTRICAL,
TELEPHONE, CABLE TV, GAS, ETC.) SHALL BE MARKED.

IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO VERIFY THE LOCATION OF ALL EXISTING UNDERGROUND
UTILITIES (BY POTHOLING OR OTHER MEANS), CONTRACTORS SHALL NOTIFY UNDERGROUND SERVICE ALERT (U.S.A.)
800/227-2600 AT LEAST 72 HOURS PRIOR TO ANY EXCAVATION TO LOCATE EXISTING UTILITIES.

CONTRACTOR SHALL OBTAIN ANY REQUIRED O.S.H.A. PERMITS PRIOR TO ANY EXCAVATIONS.

CONTRACTOR SHALL VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS BEFORE STARTING WORK. SHOULD
CONDITIONS EXIST WHICH ARE CONTRARY TO THOSE SHOWN ON PLANS, THE ENGINEER SHALL BE NOTIFIED BEFORE
PROCEEDING WITH WORK.

ALL SEWER PIPES SHALL BE INSTALLED AT STRAIGHT GRADES BETWEEN INVERT ELEVATIONS INDICATED. IN NO CASE
SHALL SEWERS BE INSTALLED AT SLOPES LESS THAN THE FOLLOWING :

8" SEWER / S=0.0050

6" SEWER / S=0.0080

4" SEWER / S=0.0100

ALL CHANGES IN HORIZONTAL ALIGNMENT OF SEWER PIPE SHALL BE ACCOMPLISHED BY USE OF MANUFACTURED
FITTINGS AND ELBOWS, AND WHERE ADDITIONALLY NECESSARY, PIPE JOINT DEFLECTIONS WITHIN ALLOWABLE LIMITS
PER THE PRODUCT SPECIFICATIONS.

CLEAN OUTS SHALL BE INSTALLED ON ALL SEWER AND STORM DRAIN LINES IN ACCORDANCE WITH THE CALIFORNIA
PLUMBING CODE. THE MINIMUM SPACING BETWEEN CLEAN OUTS SHALL BE IN ACCORDANCE WITH THE UNIFORM
PLUMBING CODE REGARDLESS IF SHOWN WITHIN THESE PLANS.

ALL WET UTILITY TRENCHES, BEDDING AND BACKFILL SHALL CONFORM TO SECTION 306-1.2.1 OF THE STANDARD
SPECIFICATIONS FOR PUBLIC WORKS CONSTRUCTION. SUBSTITUTION OF BEDDING MATERIAL SHALL BE APPROVED BY
THE PROJECT CIVIL ENGINEER.

THE CONTRACTOR SHALL PERFORM TESTING, FLUSHING AND DISINFECTING OF SYSTEMS IN ACCORDANCE WITH THE
PROJECT SPECIFICATIONS.

THE CONTRACTOR SHALL PREPARE A COMPLETE SET OF AS-BUILT DRAWINGS IN ACCORDANCE WITH THE PROJECT
SPECIFICATIONS.

ALL PIPE SIZE REFERENCES ARE MINIMUM INSIDE DIAMETER SIZE. HORIZONTAL DIMENSIONS SHOWN ON THESE PLANS
ARE TO CENTERLINE OF PIPES.

NATURAL GAS SERVICE LINES MAY BE INSTALLED IN A COMMON TRENCH WITH WATERLINES IN ACCORDANCE WITH
THE PROJECT SPECIFICATIONS.

DRINKING FOUNTAIN AND IRRIGATION APPURTENANCES SHOWN HEREON ARE APPROXIMATE AND THE CONTRACTOR
SHALL REFER TO THE ARCHITECTS AND LANDSCAPE ARCHITECTS PLANS FOR THE EXACT LOCATION.

THE CONTRACTOR SHALL CONSTRUCT SEWER LATERALS FROM THE LOWEST POINT OF ELEVATION (THE POINT OF
CONNECTION TO THE CITY SEWER SYSTEM).

ELECTRICAL NOTES

1.

2,

10.

1.

12,

ALL WORK TO MEET OR EXCEED CURRENTLY ADAPTED NATIONAL, STATE AND COUNTY ELECTRICAL CODES.
ALL WORK TO BE DOCUMENTED BY INSTALLATION PHOTOS AND DIGITAL AS-BUILT DRAWINGS.

ALL WORK TO BE INSPECTED & APPROVED BY REPRESENTATIVES OF CALIFORNIA STATE PARKS BEFORE
BACKEFILLING.

ALL UNDERGROUND TRENCHWORK TO INCLUDE TRACE WIRE EXPOSED AT INTERIOR OF EACH TERMINATION
SPACE.

CONTRACTOR IS RESPONSIBLE FOR ALL APPLICATIONS, WORK AND COSTS REQUIRED BY UTILITY OR OTHER
AGENCIES.

ALL PREPARATORY WORK REQUIRED BY PG&E TO MEET OR EXCEED PG&E REGULATIONS / GUIDELINES.
ALL CONDUITS FROM MAINGEAR TO TRANSFORMERS MUST BE A MINIMUM 2 1/2" PVC SCHEDULE 80.
ALL CONDUITS FROM 240V LOADCENTERS TO PEDESTALS MUST BE A MINIMUM OF 1 1/4" PVC SCHEDULE 80.

CONTRACTOR SHALL COORDINATE PEDESTAL ANCHORS AND BOLLARDS DURING TRENCHING/CONCRETE
PHASES.

ALL CONDUCTORS TO BE CU, SIZED TO LIMIT TOTAL MAINGEAR-PEDESTAL VOLTAGE LOSS TO LESS THAN 5%.
EXISTING LIFT STATION TO REMAIN OPERATIONAL AT ALL TIMES DURING CONSTRUCTION.

REPLACE EXISTING RESTROOM CONDUCTORS TO ELIMINATE SPLICES. EXTEND CONDUITS TO MAINGEAR.

A A Sheet Number Sheet Title
PIAL TOLL PREE C-1 TITLE SHEET
811 OR -
(1-800-227-2600) c-2 GRADING AND DRAINAGE PLAN
AT LEAST TWO DAYS C-3 UTILITY PLAN
BEFORE YOU DIG C-4 DETAIL SHEET

UNDERGROUND SERVICE ALERT OF CALIFORNIA

PROJECT SITE \

\

VICINITY MAP
NOT TO SCALE

860 Walnut St., Suite C
San Luis Obispo, CA 93401

(805) 545-0010 ® (323) 744-0010

@ ENGINEERING,INC.
www.ashleyvance.com
CIVIL e STRUCTURAL

Plan Prepared By:

The use of these plans and specifications shall be
restricted to the original site for which they were prepared
and publication thereof is expressly limited to such use.
Reproduction or publication by any method, in whole or
in part, is prohibited. Title to these plans and
specifications remain with Ashley & Vance Engineering,
Inc. without prejudice. Visual contact with these plans
and specifications shall constitute prima facie

evidence of the acceptance of these restrictions.

LEGEND
. SD STORM DRAIN LINE
SS SANITARY SEWER LINE N\ _(388.50) INDICATES EXISTING ELEVATION
SFM SEWER FORCE MAIN
WL WATER LINE
X.X% INDICATES FINISH SURFACE GRADE
G GAS LINE
5=0.01 INDICATES PIPE SLOPE
E EXISTING ELECTRIC LINE
N N
> ? FLOWLINE INDICATES P.C.C. SLAB
PLAN VIEW
> > EXISTING FLOWLINE ( )

L

DAYLIGHT LINE

PROPERTY LINE

STREET CENTERLINE

EXISTING BUILDING

INDICATES A.C. PAVEMENT
(PLAN VIEW)

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR

ABBREVIATIONS

AC ASPHALTIC CONCRETE GTD GRADE TO DRAIN

BLDG BUILDING IE SEWER INVERT ELEVATION

BCR BEGIN CURB RETURN INV STORM DRAIN INVERT ELEVATION
BVC BEGIN VERTICAL CURVE L/A LANDSCAPE AREA

BW BOTTOM OF WALL NG NATURAL GRADE

CB CATCH BASIN N.I.C NOT IN CONTRACT

C/L CENTERLINE P/A PLANTER AREA

CMU CONCRETE MASONRY UNIT PCC PORTLAND CEMENT CONCRETE
CONC CONCRETE P/L PROPERTY LINE

ECR END CURB RETURN PE PAD ELEVATION

EG EXISTING GRADE POC POINT OF CONNECTION (UTILITY)
EP EDGE OF PAVEMENT PS PARKING STRIPE

EVC END VERTICAL CURVE R/W RIGHT OF WAY

FF FINISHED FLOOR ELEVATION SD STORM DRAIN

FG FINISHED GROUND ELEVATION SG SUB-GRADE ELEVATION

FH FIRE HYDRANT SS SANITARY SEWER

FL FLOW LINE TC TOP OF CURB

FLG FLANGED TF TOP OF FOOTING

FS FINISHED SURFACE ELEVATION TG TOP OF GRATE

GB GRADE BREAK ™ TOP OF WALL

Engineer of Record:

No. 70825

REVIE

4
NOT FORSOPDIBELUCTION

MORRO STRAND STATE PARK
MORRO BAY, CA 93442
APN: 065-211-001

Project Location:

MORRO STRAND STATE PARK

STATE OF CALIFORNIA
PARKS DEPARTMENT

Plans Prepared For:

Project Name:

Revisions:

TABLE 1704.7 (2010 CALIFORNIA BUILDING CODE)

VERIFICATION AND INSPECTION

CONTINUOUS DURING TASK
TASK LISTED LISTED

PERIODICALLY DURING TASK

1. VERIFY MATERIALS BELOW
SHALLOW FOUNDATIONS ARE
ADEQUATE TO ACHIEVE THE
DESIGN BEARING CAPACITY.

Proj. Engr.: RDW Proj. Mngr.: RDW

2. VERIFY EXCAVATIONS ARE

EXTENDED TO PROPER DEPTH

AND HAVE REACHED PROPER
MATERIAL.

Date: NOV. 12 2012 | Scale:

Permit No.:

3. PERFORM CLASSIFICATION
AND TESTING OF COMPACTED
FILL MATERIALS.

A&V Job No.: SLOC 2009

4. VERIFY USE OF PROPER

MATERIALS, DENSITIES AND LIFT

THICKNESSES DURING

PLACEMENT AND COMPACTION

OF COMPACTED FILL.

5. PRIOR TO PLACEMENT OF
COMPACTED FILL, OBSERVE
SUBGRADE AND VERIFY THAT
SITE HAS BEEN PREPARED
PROPERLY.

|

CIVIL
TITLE SHEET

Exhibit 2

SHEET 1 AZ-MREBES| 3-0203
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The use of these plans and specifications shall be.
restricted to the ariglnal site for which they were prepared
< o 2nd publication thereof is expressly limlzed to such use.
\ &g Reproduction or publication by any method, in whale or
< n pare, is prohlbited. Thle to these plans and
; . specifications remain with Ashley & Vance Englneering,
| Inc. without prejudice. Visual contact with these plans
1" 20" 2nd specificatlons shall constiute prim facle
o — SCALE: 2220 — evidence of the acceptance of these restrictions,
0 20 40 50 80 Engineer of Record: |
: |
CONSTRUCTION NOTES |
(®) EXISTING CURS AND GUTTER - PROTECT IN PLACE |
(2) EXISTING A/C PAVING - PROTECT IN PLACE |
|
(3) EXISTING TREE ~ PROTECT IN PLACE |
(4) APPROXIMATE EDGE OF EXISTING DRIVE ISLE
(5) SAWCUT EXISTING PAVEMENT ~ REMOVE AND DISPOSE OF EXISTING
MATERIAL
~ NOTES 6 TO 10 NOT USED
(i) CONSTRUCT 3' CONCRETE U=DITCH AT SAWCUT LINE PER DETAIL"A",
SHEET C~4 é
(i2) CONSTRUCT 3' CONCRETE V=DITCH AT TOE OF SLOPE PER DETAIL *8", <
SHEET C-4 e g —
w
(33) CONSTRUCT 6" CURB PER COUNTY OF SAN LUIS OBISPO STANDARD C-2a. v }:: b =1
(12) CONSTRUCT 0" CURB PER DETAIL"C", SHEET C~4 [a'd =« &
~—
(15) CONSTRUCT P.C.C. SLAB WITH THICKENED EDGE PER DETAIL "D", SHEET < a U oQ
i o -
L ¢ [a zZx 4
° CONSTRUCT A.C. PAVEMENT TO MATCH EXISTING » § = g
(f7) INSTALL DRAINAGE INLET PER UTILITY PLAN. SEE SHEET G-3. [ 5 8 2
. CONSTRUCT UTILITY PEDESTAL PER UTILITY PLAN. SEE SHEET C-3 < E O g &
= [~4
UTILITY VEHICLE STORAGE SHED (N..C.) - I 3
s -
H MISCELLANEQUS STORAGE SHED (N.L.C) N 3 %
3 %
a s
g[- < <
@
: o >
2
] = x E
: n o Z
<} SCALE: 1" = 20’
: O =5 2
2 - £
H o < <
e | D&
; g |— L
1 g [ O o v
Ry I h 4
o E £ W e
§ LEGEND. “ 3 B <
£ g o
z o SD ————— STORM DRAIN LINE £ g <L
3 AN 2 g
, i s5 SANITARY SEWER LINE (388:50)  INDICATES EXISTING ELEVATION g s
s . 2z 2
2 SPM SEWER FORCE MAIN g g
-4
i ——— w WAYER LINE
§ - © X% INDICATES FINISH SURFACE GRADE Revisions:
‘ Z - G ————— GASLINE .
: _g - Sm001_ INDICATES PIPE SLOPE
i g e+ e e EXISTING ELECTRIC LINE
i ) en <o o —
i H > > FLOWLINE INDICATES P.C.C. SLAR
! ] 3 ey e ———  XISTING FLOWLINE (PLAN VIEW
& e DAYLIGHTLINE INDICATES A.C. PAVEMENT
] (PLAN VIEW)
: £ EXISTING MAJOR CONTOUR
3
! 5 EXISTING MINOR CONTOUR
]
i g PROPERTY LINE Proj. Engr:  RDW Proj. Mngr.:  RDW
i b . e STREETCENTERUINE e m i - .
§ ~ , Date: NOV. 122012 | Scale:
E] (LSS S BsTNG suioing
ﬁ" " Permit No.:
]
! 1 A8V JobNo: SLOC 2009
z
i c3
. 2
‘ CIVIL
z
g
i 8
| £ CAMPING SPACE TABLE GRADING AND
- CAMPING SPACE # DESCRIPTION
| 3 - 47 ADA ACCESSIBLE RV SPACE. - | DRAINAG %khqb' t 2
| 3 48«66 STANDARD RV SPACE I
! I SCALE: 1" = 20° ) &7 ADA ACCESSIBLE RV SPACE.
! & 68-71 STANDARD RV SPACE /\ 3 B 3 02 03
g 40 y , 72-73 CAMP HOST RV SPACE
o
3
2
g
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SCALE: 1" = 20"

40 60

gl P S kg g

t

1 1
1 '
] '

'

UTILITY CONSTRUCTION NOTES
(&) FURNISH AND INSTALL 12" PUC PERFORATED STORM DRAIN PER DETAIL A" OR "B", SHEET C—

@ FURNISH AND INSTALL MID STATE CONCRETE 18" SQUARE CATCH BASIN (OR APPROVED EQUAL)

@ CONNECT STORM DRAIN TQ EXISTING 36" SQUASHED CMP STORM DRAIN,

@ INSTALL 12" FLARED END SECTION AT QUTLET OF 12" STORM DRAIN

NOTES 24 TO 30 NOT USEC

@ FURNISH AND INSTALL 6° SOR 35 PVC SANTTARY SEWER LINE, SEE UTILITY TRENCH DETAIL "E", SHEET C-4

860 Walnut St., Suite C
San Luis Oblspo, CA 93401

@ ENGINEERING,INC.
www.ashleyvance.com {805) 545-0010 ® (323) 744-0010
CIVIL e STRUCTURAL

Plan Prepared By:

The use of these plans and specifications shall be

restrlcted to the orlglnal ske for which they were prepared

and publicaion thereof is expressly limited w such use.
Repraduction or publication by any method, In whale or
In part, is prohibited. Title to these plans and
specifications remain with Ashley & Vance Englneering,
Inc. without prejudice. Visual conract with these plans
and specifications shall constiture prima facle

evidence of the acceptance of these restrictlons.

. |Engineer of Record:

(G2) FURNISH AND INSTALL SEWER SERVICE TO CAMPSITE. SEE TYPICAL UTILITY HOOKUP, DETAIL ¥, SHEET -4,
NOTES 33 TO 40 NOT USED §
(&7) FURNISH AND INSTALL 4" €900 PVC WATER LINE. SEE UTILITY TRENCH DETAIL *E", SHEET Cmt. < q
@@@ FURNISH AND INSTALL WATER SERVICE TQ CAMPSITE, SEE TYPICAL UTILTY HOOKUP, DETAIL “F", SHEET C=%. w < S
P hV4 =m (=4
NQTES 43 TO 50 NOT USED }E [=)} T
- e o —
MAIN ELECTRICAL SERVICE FROM ELECTRICAL POINT OF CONNECTION TO LOCAL TRANSFORMERS. INSTALL 2.5 wv 6 —
12"5D @ 0,50 @ SCHEDULE 80 PVC ELECTRICAL CONDULT. PROVIDE ONE CONDUIT PER TRANSFORMER. < o) o~
i s
@ FURNISH AND INSTALL 1.28" SCHEDULE 80 PVC ELECTRICAL CONDUIT FROM LOCAL TRANSFORMERS TO CAMPSITE D_ =z 2 vy
ELECTRICAL CONNECTIONS, SEE TYFICAL UTILITY HOOKUP, DETAIL *F", SHEET C=4. § A [Te)
Ll =)
@ FURNISH AND INSTALL MAINGEAR: BO0A 480Y/277V 4W METER MAIN SWITCHBOARD PER SINGLE LINE DISTRIBUTION = o s
PLAN, THIS SHEEY, I . Ne Z
g &£ &
@ FURNISH AND INSTALL ELECTRICAL TRANSFORMER, EATON T20P11S50CUEESS PAD MOUNT (OR APPROVED EQUAL) < % S o] <C
- g
@ FURNISH AND INSTALL ELECTRICAL TRANSFORMER. EATON T20P12525CUEESS PAD MOUNT (OR APPROVED EQUAL) 5 o =
FURNISH AND INSTALL ELECTRICAL TRANSFORMER. EATON QS20N11525CU WALL MOUNT (OR APPROVED EQUAL) E =
5
@ FURNISH AND INSTALL OLDCASTLE PRECAST N30 UTILITY 80X (CHRISTY BOX) WITH R SERIES COMPQSITE LID AND N3O O e
BOLT DOWN KIT (OR APPROVED EQUAL). EXTERIQR DIMENSIONS: 27.5" X 18", Z
PROVIDE TWQ CONDUITS TO TIE INTQ EXISTING RESTROOM CONDUITS (MATCH EXISTING CONDUIT DIAMETER). <
EUMINATE EXISTING CHRISTY BOX, REMOVE EXISTING CONDUCTORS AND PULL NEW ELECTRICAL SERVICE TO <
RESTROOM TRANSFORMERS m —
P4
l ¥ B
a z
SCALE: 17 = 20° n O &
20 ' ol| 52
20 40 60 80 - £
o4 < <
o O 5
Morro Strand State Park o w o
Singla Line Distribution Plan - Phass Ona & Two . © 9]
ELECTRICAL COMPONENTS E E wl Cé
METERMAIN SWITCHGEAR: I 800A 480Y/277v 4W Matar Maln Swiichboard g : - £
EATON POW-R-LINE C, NEMA 3R, 800A CU DISTRIBUTION, 5 g <
BOCA LGH MAIN BREAKER, UTILITY BYPASS, NONWALK-IN =z £ }_
FLAT ROOF, €5 kA INTERRUPT, PADLOCKABLE LOCK-OFF, Empty qonziull nina swaptsapped 2 " w1
SPACE FOR MINIMUM OF (9) 2P & (4) 3P FEEDER CIRCUIT inte TR, THand T4 pad lacations g 5
BREAKERS. E K3 =
LOADCENTERS: g 3£ Exiating . (O Rxisiing POSE Poie FY—
EATON 200A 2401120V 1PH 8/16-SPACE NEMA 3R 304 40A St Lift Station evisions:
TAINLESS STEEL : °
s N E pace Bpwos  Bpax  3paos
TRANSFORMERS:
TIoTr: EATON T20P11S50CUEESS PAD MOUNT LN I 3 Lo oA L
3 EATON T20P11S25CUEESS PAD MOUNT 1288 1N 14) 50A 2
T$-T10 EATON QS20N11525CU WALL MOUNT p P
PEDESTALS: ™
MIDWEST ELECTRIC PRODUCTS PARKRANGER MODEL /’ N D-; r Existing
VWKJHAAW " 708 3L South Rawtroom
2
T30 ~
| ™ [ ExiFting n X . .
T0A _i L Nerth Restroom Proj. Engr.:  RDW Proj. Mngr.:  RDW
2 . .
Phase Ona Date: NOV. 12 2012 |Scale: 1" = 20
ammmm————
s Twe
e Permit No.:
2 ﬂu) wA 1288 uu! A A8V JobNo: SLOC 2009
2p » 2 2p 2
@'-‘J*J @‘-‘L' '*-L' EL‘LJ @L'-L' = CiVIL
Loas Gty
- o] Exhibi
— Z — —-] \-3-MRB313-02
[ T 20 40 60 80 Q ) Bpacet? 3pace 48 e ~JI~ =
. Spaoe 4 Bpme 47
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1w E] - l/\\/ \\/ /SIWGSA 24 1/4° LI ATV DITCH u : 38 3
147 LIP AT V-GUTTER 5 . 114" LIP AT V-GUTTER \\//%/\///\QCE 4 REBAR, TYP e ) f/,. 5 E
EXISTING AC PAVEMENT 2 " ra REo CONCRETE SLAS PER PLAN AN /\ N 3 I ——— T N = = a5 g
N B 50 5 . AN X KaTEZ REM_[NQvaT] “ o R
?ASSUMED EXISTING CLASS Il BASE. —m - :j B SLOPE PER PLAN I‘ ! | 6 g g N
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SO ooz fi:
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—_ CLASS 520-C-2500 PCC /\;\\ K N g \\ <\\<\\ N g m o £
2 6" CLASS 1) BASE E QLN £ = 3 3
SN B ST N) * N2 e o [ — g3
COMPACTED NATIVE BACKFILL 5 \\//\\\ /\\\ \\\ \\ \\><\\ N NATIVE SOIL \ \\\/ Q NATIVE SOIL : A ‘;E
) 7 5 2 ) : NN s 2
SRS SRR e SR A 0
\ o Y . 3 NATIVE SOIL —3 4 { z
TR A RSN A . -
‘ Ry W4 AL ARRK / H :
12 PERFORATED STORM DRAIN, PER PLAN. —S5R7 /N BNV SNV 12" PERFORATED STORM DRAIN, PER PLAN. —3 > DN y &
| . XL R = > ICR2 & v = ) - s
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1.5" GRAVEL BACKFILL. N 4 - ~ . .5 Vi \< 4 3 2N 74 7 e :
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SR AN : . G 2 i S ety
200" 2.00 3 . in pan, is prohibited. Title to these plans and
: *Cr CONCRETE CURE: B e s e cant i v
DETAIL "A"; CONCRETE V GUTTER AT SAWCUT LINE DETAIL "B": CONCRETEV GUTTER ATSLOPE TYFE b : Inc whreusprejuice, Vil conrce vk tese
@ SCALE:NTS N @7 SCALE:NTS evidence of the acceptance of these restrictions.
Engineer of Record:
- NorEs:
® 1. ROACWAY STRUCTURAL SECTION FER FLAN.OR AS EXISTING.
2 CONCRETE GURE: SHALL CONFORNLTO, T 90-L91, 420 L3 T FERCUBIC YARD
(5-172 SACK]. EXTRUDED CURE SHALL CONFORRL T STATE STANTIARD T3-1.01.. CONCRETE CURING SHALL BE BY
£ G DN SLASS § ASCRESATE PASE T S50 RELATIVE COMPATIAN R EHIREMENTEOR.
OR PLANTER SURFACE \ & : o peR P " %oaau&{ﬁa:umfmsgﬂwmm\s u;m T
BEHIND CURS i . ENIEAUM = fa| .
2 & : ac EXTENTF T
S A OF AT TACHED SOCHAL (i CHEVER CONDITION (5 APPLIGAEL Sy CUREcRTOTE
NOTE: 6. PAVEMENET WACTH MEASURED FIROLT KOAD: CENTERLINE T THIR FONT.
CURB SHALL BE CONSTRUCTED 7. 1@G % 18" LONG GREASED SMOCTH DOWELE () SHALL BE CONSTRUCTEES AT ALL EXPANSION JONTS FER STANDARD:
OF CLASS 520-C-2500 - DRAWING C-1.
PORTLAND CEMENT CONCRETE & EXP) : SHA JCTED AT SG-FEET MARIUEM INTERVALS, AT ENDS OF AL CURE RETURNSL AND.
— CURS MAY BE BUILT SELOW & EACH SIE GEDRVEIAY DEPRESSIONS, THE INTERVASEETHERN e £ A TO ALLOW
- GRADE AND CAPPED ATH o VED PLANE JOINTE BFALL 8% CONGT AT (0LFEE : LTHE
CANDSCAPE ARCHITECTS TO 8B £ OF COVER, MNWIN COVEROF 150~ S e e o i s v <o o tonre b o
DISCRETION. ACCEPTABLE, IF NECESSARY TO MAINTAIN 1 o AL vLmE i ~
0" CONCRETE CUR MINIMUM ELEVATION DIFFERENCE ABOVE SEWER, 0. UNDER NG 5 : AR THES T QF CURE. ;‘:
. " CONCRETE CU o
£ . DEPARTMENT QOF PUBLIC WORKS: & TRANSPORTATION |sea: Adonaia: el -
. 3 FINISHED GRADE TS 2011 | w < o
: S| g . N y — : =
SR =1 / TYPE'C"CONCRETECURE [~ o = | =2 %
SCALE: NTS . = ] 4 s S LA = o
R A A A NN NG SetiG: Torl J
o 2 SRR ERBAROBIN, L 22 @
° AKEEI R 28 P NN AN Zx =
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RS NN NN &Y X w g g
\/\X/Q\ ////// N NS NATIVE SOIL = o =
CLASS 520 - € - 3,000 PC.C. AN — AN = nwg =
44 REBAR @ 12° O.C. //\/ % \/<z*\///\\\ =8 : \Q COMPAGTED NATIVE SOIL < : o £
SLOPE PER PLAN /— EACH WaY /\\ \\/ /5 //\\//\g BN > N \\/\‘\\ INSTALL WARNING TAPE 3 x O <
ANANANTY - 7 —— - — WAL LG5 O (X7 1 RBOVE WATER LINE = 3 g =
§\//\\\’\\’2 N 3 :/ TR ] — A N \ NNIC 4 cono puc water e wn : 2
§/\\\//\\//\\ /'\'/‘/ S ///\\\///\\\///\\///\\///Q\ /\\\///\\\///\\\///\\\///\\ b < N 2* MIN SAND BEDDING UNDER WATERLINE o) B
o NN 4 - .
_ SEKKZRIAN RN M RaGve e e P
" ///\/\ /\\< \\///\//\//\///\/\ I 7 PN N% < <
12’ /\\//\ >\/\\ A NATIVE SOIL. SCARIFIED AND /»/ \ "N 6" SDR 35 PVC SEWER LINE [a'd —_
) < NATIVESOIL gg&:ﬁéghig;gﬁ?ijc ss% 2" Miis SAND BECDING UNDER SEWER LINE ‘I; E E
N o
- Tz =
DETAIL "D": CONCRETE SLAB WITH THICKENED EDGE DETAIL "E": UTILITY TRENCH DETAIL O = E
O SCALE: NTS @ ~§CALE:NTE o < 2(4
B [~ O &
- ol 52
N %)
S |52 &8
g T - £
£ E o e
ES & =
g AR
INSTALL ELECTRICAL PEDESTAL.. . z‘ g
SRS
OR APPROVED EOUAL ) 20 ) 10 } ' Revisions:
- INSTALL BOLLARD [ = : T
- 27/8° 0.0. PIPE 34" HOSE BIB FITTING 4 WHITEPARKING STRIPE B
(uswoefsﬁo":\afsli\“' [——NsTALL BoLLARD - b
?U"S’gboé%EPEIZELABEL - % EXTRA VEHICLE 4" WHITE PARKING STRIPE
— ©| © PARKING
1 SLEORES \ ~——r 88Q PIT (TO BE RELOCATED . 5 T NEW PICNIC TABLE (N.L.C}
3/4" SCHK 40 i 3 FROM EXISTING CAMPSITES) A .
GALVANIZED fore 20,06° | & m::k\ém«éue 2 %/
CLASS 1 BASE PIPERISER ’ ; NEW PIGNIC TABLE [N.C) 200" a, O_\'ﬁigbir&%i?%ﬁ?}g
: [ —] 2 5
3 h @ g, Proj. Engr.:  RDW Proj. Mngr: RDW
I~ T 1 NN N MOTORHOME POPOUT. | s Date: NOV.122012 |Secale: 1°=20°
’—- MOTCORHOME POPQUT 3 <
] Lo 4 SDR 35 VG ——— ) | T M g MOTORHOME PARKING SPACE | & Permit No.:
CONCRETE SLURRY Ak SEHER e C>\ i 8 MOTORHOME PARKING SPAGE g o 4000 i A&VjobNo: SLOC 2008
" J 11 CONCRETE SWALE R
HOLEI;':;E.P?PEI&!'E:E&HQN | 4" X € X 6" SANITARY HTER s ?! 4000 : ! Ee BOLLARD, T¥P UTILITY HOOKUPS C IVI L
WERTTING . R 1 ok e e ) vaRES | BOLLARD, TYP
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REMOVE ALL EXISTING TREES

EXISTING EXISTING
RESTROOM RESTROOM

Eriogonum parvifolium occurs on dune Ericameria ericoides is a flowering Artemisia californica, known as California Sagebrush is an evergray Morella or Myrica californica, known as Heteromeles arbutifolia known as Toyon

formations in the coastal area. It grows shrub known as Mock Heather or shrub 2-3 feet tall. It likes full sun near the coast and requires little Wax myrtle is an evergreen shrub or tree is an evergreen shrub or tree to 15 feet tall.

from 1-3 feet with similar spread. California goldenbush. It is endemic to or no water once established. Good plant for starting back a difficult to 15 feet tall. It is native to the coast of It is native to the coast of California and

it is also known as Dune Buckwheat, California where it grows in sand dunes south facing coastal sage scrub site. California and grows in full sun. Itis an grows in full sun. It is an excellent screen

Coast Buckwheat or Cliff Buckwheat. and coastal hills. It grows from 1-3 feet excellent hedge or screen along the coast along the coast as it is drought tolerant.
with small yellow flowers. as it is very tolerant of wind.
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IRRIGATION CONTROLLER (TIMER] MAY BE INSTALLED ANYHHERE DES|
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BE SURE CONTROLLER ALLOMS VALVE CIRCUIT SETTINGS UP TO 60 MINTES OF‘ M TIME FPER WALVE.
TROLLERS AND ANTI-SIFHON VALVES ARE THE SAME TYFE BT
ANTI-SIPHON VALVES MUST BE AT LEAST & [NCHES HIGHER THAN ANY OF THE EVH‘!‘EM IF THE 18 NOT POSHBLE
VEE A REDUCED PRESSURE OF DOUBLE CHECK TTYPE BACKFLOA PREVENTER WITH SLOBE YALVES, SEE THE

s 4

TYPICAL LAYOUT FOR EMITTERS DRIP SYSTEM WITH ANTI SIPHON VALVE

EXISTING METER SIZE = 4"
DYNAMIC PRESSURE = 85 PSI BRIDGE
REGULATED DYNAMIC PRESSURE = 30 PSI
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HOST HOST EXISTING WATER LINES
EXISTING
RESTROOM\
|
IRRIGATION SCHEDULE —DRIP IRRIGATION E] EXISTING
RESTROOM
PIPE 1/2' 315 pvc, 3/4' & 1' PVC RAINBIRD STAINLESS STEEL WALL-MOUNT #ESP-8MC CONTROLLER —
UP TO FOUR STARTS PER DAY PER VALVE
CONTROL VALVES RAINBIRD AUTOMATIC 1" PEB SERIES WEEKLY OR CYCLICAL PROGRAMMING
CYCLE LENGTH FROM ONE MINUTE TO 12 HOURS,
WATER SOURCE_ CITY 4" METER, 85 PSI ONCE A DAY TO ONCE A MONTH
IAUTOMATIC SHORT CIRCUIT DETECTION- THE CONTROLLER
GATE VALVE- 1" HUNTER OR EQUAL ISOLATES THE SHORTED VALVE MANUAL ON-OFF

9-VOLT BATTERY BACKUP IN CASE OF POWER FAILURE.
ANTISIPHON VALVE INSTALLED OFF MAIN LINE TO IRRIGATION

THE MAXIMUM RATE OF FLOW IN ANY ONE CIRCUIT SHOULD BE NO

USE FILTER AT ALL VALVES MORE THAN 180 GALLONS PER HOUR, DUE TO FRICTION LOSSES IN 1/2" TUBING.
ANY SINGLE LENGTH OF 1/" TUBING MAINLINE (OR 1/2" DRIPLINE) SHOULD NOT
PRESSURE REGULATOR NO MORE THAN 30 PSI EXCEED 200 FEET IN ONE CIRCUIT OWING TO THE FRICTION LOSSES OF 1/" TUBING.

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

GENERAL NOTES

CONTRACTOR SHALL COMPLY WITH ALL LOCAL
CODES AND ORDINANCES.
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RESOLUTION NO. 25-13

RESOLUTION OF THE CITY COUNCIL
OF THE CITY OF MORROQO BAY, CALIFORNIA
ADOPTING FINDINGS TO UPHOLD THE APPEAL
AND OVERTURN THE PLANNING COMMISSION’S
APPROVAL OF COASTAL DEVELOPMENT PERMIT #CP0-390
MORRO STRAND CAMPGROUND IMPROVEMENTS PROJECT

THE CITY COUNCIL
City of Morro Bay, California

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

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

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

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

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

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

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

Exhibit 3
Page 8 of 69



Exhibit 3
Page 9 of 69



B. The project is not in conformity with the public access and public recreation policies of
Chapter 3 of the California Coastal Act and it was found that the campground has
insufficient parking thereby impeding public access to the beach. Specifically Section
30212.5 Public facilities; distribution and Section 30211 Development not to interfere
with access. LCP 1.01; LCP 1.05; LCP 1.07

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

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

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

AYES:
NOES:
ABSENT:

JAMIE L. IRONS, Mayor
ATTEST:

JAMIE BOUCHER, City Clerk
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At 1ts regular meeting on March 6, 2013 the Planning Commission conditionally approved the
request for Coastal Development Permit #CP0-390 to allow the upgrade of 25 existing campsites
plus the two camp host sites to include recreational vehicle hook-ups in order to modernize
services as well as increase visitation and revenue. The campground has been used for camping
since the early 1980s and has had few improvements. The original site was constructed as a day
use parking lot.

NICCUSSION:

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

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

1. “Due to the fact that the Park is violating all major California laws. Air Pollution,
Ground Pollution, Noise Pollution, and Handicap Access.”
There is insufficient evidence to claim the Park campground is “violating all
ma  California laws.” The stc  2pc farch ~  Tlannir
Commission meeting contains specific information describing the Applicant’s
proposal is an update of existing campground sites. No evidence exists of air,
ground or noise pollution. The County Air Pollution Control District does allow
recreational burning under Rule 501.C.1.f. The proposed project does not
expand the campground but rather upgrades existing campsites and therefore did
nol trigger a requirement for air, ground, or noise pollution studies.

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

2. “Besides the fact it’s located in a residential neighborhood.”
The Morro Strand State Park Campground is adjacent to a residential
neighborhood and adjacent to vesidential zoning. The zoning for the
campground is OA-2/PD, (Open Area district in a Planned development overlay)
which allows for campground use.

3. “This Park does not benefit Morro Bay residents. It just costs them money,
water, sewer, policing and their views.”
Although the campground does not pay transient occupancy taxes to the City,
indirect benefit exists for local businesses owned by residents whom may have
increased business sales as a result of out of town visitors who stay at the Park
campground similar to visitors at other types of lodging. The Park campsites
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and day use parking lot are available as a benefit to both Morro Bay residents
and non-residents alike. Also, Council Resolution 15-12 (attached as Exhibit G)
stated that “the permanent closure of Morro Strand State Beach Campground
[would] cause an annual reduction of over 2.5 million dollars worth of economic
activity in Morro Bay... " The Resolution further states that “whereas, the City
Council has determined that it would benefit the City, the residents and
businesses of the City if the Morro Strand State Beach Campground remains
open and accessible to the public...”

Movrro 1 residents do not pay additional water and sewer fees as a result of
the Park campground. The Park campground is metered for water service and
pays its own water and sewer.

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

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

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

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

l. “Project as approved is not in compliance with Local Coastal Plan in terms of
view protection, public access, and parking (as it relates to access). See attached
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letters presented to the Morro Bay Planning Commission.”

Mr. Auerbach’s March 6, 2013 letter requested a condition of approval be added
that “The slope below Beachcomber Drive and above the proposed sites shall be
landscaped with vegetation that shields the view of the RV sites from
Beachcomber Drive and adjacent residences without blocking views of the coast
from Beachcomber Drive.”

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

The Planning Commission addressed the issue of view protection during the

discussion of the diseased myoporum trees proposed to be removed and added a
condition which both protects public views but also aims to shields the view of
RV campers from Beachcomber. Planning Commission Condition #1 is

“Applicant shall submit a landscape plan to the approval of the Public Services
Director, a simulation plan which illustrates the mature height of the vegetation,

and provide a description of the maintenance of the vegetation.”

Public Access: Mr. Auerbach’s March 6, 2013 letter requested a condition of
approval be added that “Pedestrian access to the beach from Beachcomber Drive
shall be improved and signed at the south end of Beachcomber Drive (near Java
Street) and at the north end (near Trinidad or Tahiti Street) by way of a stairway
or improved pathway with signage. This improvement will disperse day use
access to the beach and mitigate the access barrier by the RV campsites.”
Although the Planning Commission did not add a condition regarding new
signage or additional beach access points, the State Parks’ project does not
decrease access and existing pathways to access the beach will remain. Staff
reviewed existing access options to research the standard threshold of what is
considered a walkable distance, which is considered to be quarter mile. There
are three existing access points all within a quarter mile or less of the homes
adjacent to the Park campground. 1. From the north at Yerba Buena there is
access from the paved road. 2. A staircase at Orcas and Beachcomber allows
pedestrians beach access from Beachcomber Drive through the open
campground to the beach. 3. At the south end, there is an existing pedestrian
trail at Hatteras and Beachcomber which is two blocks south of Java, the
location where the Appellant request to add access. The area along Java is
within environmentally sensitivity habitat (ESH).  Staff would not agree that
adding access in ESH area would be consistent with the General Plan and Local
Coastal Plan. Adding access would also require a different environmental
document in order to issue a Coastal Development Permit.
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n---- - Mr. Auerbach’s March 6, 2013 letter requested a condition of approval
be added that “Extra-vehicle parking shall be designated for the reconfigured
campsites at a rate of one extra vehicle space per 3 RV sites. The designated
sites shall be in close proximity to the RV sites.” And “Applicant shall develop
fees and parking policies that encourage all camperstot1 * :extra-vehicle sites
rather than parking extra vehicles along Beachcomber _...e overnight.” Mr.
Auerbach further states “Alternatively, I would support designation of
Beachcomber Drive as a ‘No Overnight Parking’ street, or even eliminate
parking entirely if appropriate public parking for the beach can be developed
elsewhere (in the campground area, for instance).”

At the March 6, 2013 Planning Commission meeting, the issue of parking
impacts along Beachcomber was addressed and noted that Beachconiber Drive
is a public street with 72-hour parking privilege to the public. Parking violations
along City streets are an enforcement issue of the Police Department, not State
Parks. The Applicant’s proposed project did not trigger an increase for parking
requirement. Existing State Parks regulations allow for nvo vehicles per
campsite and the Park campground currently has both a day-use parking lot and
overflow area.

Mr. Auerbach requests that the Council deny the project or approve it with additional conditions.

Staff has concluded that the submitted grounds for an appeal of the project’s approval are
inadequate to repeal the Planning Commission motion to approve the project based on the above
staff analysis. The project submittal was sufficient to make the necessary findings for approval
including that the project is consistent with the City’s General Plan, Local Coastal Plan and the
Municipal Code.

T o
‘1ne project as proposed is consistent with the General Plan, Local Coastal Plan, and Municipal
Code for development standards. Staffrecommends that the City Council deny the appeals and
uphold Planning Commission’s motion on March 6, 2013 to issue Coastal Development Permit
#CP0-390 for the upgrade of 25 existing campsites plus the two camp host sites at Morrc  rand
State Park Campground to include recreational vehicle utility hook-ups. The applicant will be
required to uphold the conditions of approval (Exhibit B) found in Attachment “B”".

Findings for approval
Exhibit B — Conditions of Approval for Coastal Development Permit #CP0-390 as revised by
Planning Commission on March 6, 2013
Exhibit C —Appeal filed by Mr. Harold Wiebenga on March 11, 2013
Exhibit D — Appeal filed by Mr. Walter Auerbach on March 13, 2013
Exhibit E — Planning Commission staff report, findings and conditions of approval
Exhibit F — Planning Commission minutes from March 6, 2013
Exhibit G — City Council Resolution 15-12 dated March 27, 2012
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EXHIBIT A
FINDINGS
SITE: MORRO STRAND STATE PARK CAMPGROUND

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

CA" "WORNIA ENV'PONMENTAL MTALITY ACT (CEQA)

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

COASTAL DEVELOPMENT PWPMIT FINDINGS

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

B. The project is in conformity with the public access and public recreation policies of
Chapter 3 of the California Coastal Act and it was found that the campsite upgrades
proposed are contained within the original footprint of the project area and therefore will
not impact access to the beach or other recreational endeavors.
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applicant's project; or applicants failure to comply with conditions of approval. Applicant
understands and acknowledges that City is under no obligation to defend any legal
actions challenging the City’s actions with respect to the project. This condition and
agreement shall be binding on all successors and assigns.

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

Morro Bay Municipal Code and is a misdemeanor.

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

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

FIR]I‘ T\FDARTME]\T’T‘ (:_('\MI'\ITI(\]\TQ

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

2. Timing of Installation. When fire apparatus access roads or water supply for fire
protection is required to be installed, such protection shall be installed and made
serviceable prior to and during the time of construction. (CFC 501.4)

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

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

5. Fire Protection Water Supplies-Hydrants and Water Mains. An approved water
supply capable of supplying the required fire flow for fire protection shall be
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provided to the premises upon which facilities, buildings or portions of buildings
are constructed. (CFC 507)

a. Private fire service mains shall be installed in accordance with NFPA
24. (CFC 507.2.1)

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

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

7. Occupant Load. In determining means of egress requirements, the number of
occupants for whom means of egress facilities shall be « 2rmined. Where
occupants from accessory areas egress thror -1 a primary space, the calculated
occupant load for the primary space shall inciude the total occupant load of the
primary space plus the number of occupants « essit throt 1 it from the
accessory area. (CFC 1004.1)

AT L MTERTERT LAY /N R TES WOEE R T

l. Applicant shall contact the Planning Division of the Public Services[ artment
for a final inspection upon completion of the project.

OMMISSION ¢ S

1. Applicant shall submit a landscape plan to the approval of the Public Services
Director, a simulation plan which illustrates the mature height of the vegetation,
and provide a description of the maintenance of the vegetation.
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February 28, 2013
Page 2

public to weigh in more thoroughly, 1 ensure these concerns as well as others listed here are vetted
completely before such an investme  of public funds is made.

Parking: State Parks does not currently provide sufficient space for public and overflow parking for the
uses this campground and beach support, and that lack of parking impedes public access and enjoyment
of Beachcomber Drive. Beachcomber Drive is a hugely popular street for pedestrians, dog walkers,
bicycles and sightseers. Daily, winter and summer, there is an endless stream of non-motorized uses
including many disabled users in wheelchairs, walkers, recumbent bikes and other personal mobility
devices. These users come from all over the Beach Tract and the opposite side of Highway 1 because of
the views, and the level and accessible roadway. We support and encourage expansion of these public
uses, and support future bicycle improvements that are planned in the City’s Bicycle Master Plan.

Public parking is necessary to this popular beach, but the State provides just a few spots at the entrance.
This leaves everyone else to park along the road, climb down the slope, and walk through the
campground to reach the beach, creating erosion and water quality issues. The layout of the proposed
campsites creates a wall of large vehicles which will make that prospect even more difficult. The result
will be more people parking along the street adjacent to our homes and businesses, where the only

stairway exists leading down the slope to the campground.

The handout given to campers by State Parks staf® ~~~~--~ ges campers with additional vehicles to park
them along Beachcomber Drive. While it is a city street and parking is allowed, campers use that
opportunity to save maney and park for extended periods of time on the street. Savvy campers may roll
their vehicle to a new spot a few feet away before the 72-hour parking limit is up. In any case, a State
Parks policy of encouraging offsite parking is inconsistent with their stated desire to increase revenue.
Further, providing only one parking spot for a separate vehicle for each large campsite is insufficient,
and longer-term campers will have even less willingness to pay extra vehicle fees. This will force even

more vehicles onto Beachcomber Drive.

We believe that the use of Beachcomber Drive as an overflow parking lot for the campground will
increase, as will the concentration and frequency of parking directly in front of our homes and
businesses. City Code requires that onsite parking be provided in conjunction with any other
commercial business. We have to provide it for our vacation rental, and we discourage our guests from
parking on the street. We believe that State Parks should be required to provide sufficient parking for all
public uses (day use and paid campground) in conjunction with expansion of the camping facilities, and
stop encouraging campers to park offsite. This will improve access by the public to the State Beach,
reduce conflicts between day users and campers, and improve access to the views and safety of
Beachcomber Drive for the thousands of public users who enjoy it free of charge as a spectacular coastal

promenade.

Lighting: The application seems to include a reference to new lighting associated with these campsites.
We could not find any locations or details of lighting on the plans in the file. We would ask the Planning
Commission to not approve any new lighting sources west of Beachcomber Drive. New lighting in that
area would be inconsistent with the overall public enjoyment of coastal views.
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March 6, 2013
Morro Bay Planning Commission
Additional Comments Regarding State Parks/Morro Strand Campground

Over two years ago, State Parks enlisted the public in a very coliaborative fashion to help
prevent the closure of Morro Strand and other parks due to State budget cuts. We and scores
of others supported State Parks financially and through other means, knowing that closure of
parks like Morro Strand meant potentially big changes to our neighborhoods and our
enjoyment of the coast.

Once the threat of closure was gone, State Parks disengaged from the public, and now have
resurfaced with a project at Morro Strand that has had no public input or collaboration prior to
its unveiling. We know this is not generally representative of how State Parks values the
relationship with their neighbors in the Beach Tract. The public, including the neighborhood of
the Beach Tract, deserve the opportunity to weigh in on the future of Morro Strand.

| would request that the Morro Bay Planning Commission take no action on the project other
than to request that State Parks go back to the drawing board, engage the public including their
neighbors in the Beach Tract and public agency partners, in a collaborative process with the
goal of making Morro Strand Campground and State Beach, AND Beachcomber Drive the quality
recreational facility and experience it deserves to be.

Anticipating that my highest hope may be beyond the City’s comfort level to accommodate
now, and considering our prior comments regarding the impact of the current proposal on our
homes, businesses and the public’s enjoyment of Beachcomber Drive, | would ask that if the
Planning Commission elects to approve the project today, the following conditions of approval
be added:

1) The slope below Beachcomber Drive and above the proposed sites shall be landscaped
with vegetation that shields the view of the RV sites from Beachcomber Drive and
adjacent residences without blocking views of the coast from Beachcomber Drive.

2) Applicant shall install shields over existing lighting at the existing restrooms to further
mitigate view shed impacts, such that no direct light sources are visible from adjoining
properties.

3) Pedestrian access to the beach from Beachcomber Drive shall be improved and signed at
the south end of Beachcomber Drive _ :ar Java Street) and at the north end (near Trini
or Tahiti Street) by way of a ste....ay .. ...proved pathv | o . mer

will disperse day use access to the beach and mitigate the access barrier created by the RV
campsites.
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EXHIBIT A
FINDINGS
SITE: MORRO STRAND STATE PARK CAMPGROUND

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

CALIFORNIA ENVIROVMENTAL QUALITY ACT (CEQA)

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

COASTAL JOPMENT PERMTT FINDINGS

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

B. The project is in conformity with the public access and public recreation policies of
Chapter 3 of the California Coastal Act and it was found that the campsite upgrades
proposed are contained within the original footprint of the project area and therefore will
not impact access to the beach or other recreational endeavors.
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actions challenging the City’s actions with respect to the project. This condition and
agreement shall be binding on all successors and assigns.

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

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

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

ol DEPARTMENT CONDITIONS

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

2. Timing of Installation. When fire apparatus access roads or water supply for fire
protection is required to be installed, such protection shall be installed and made
serviceable prior to and during the time of construction. (CFC 501.4)

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

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

5. Fire Protection Water Supplies-Hydrants and Water Mains. An approved water
supply capable of supplying the required fire flow for fire protection shall be
provided to the premises upon which facilities, buildings or portions of buildings
are constructed. (CFC 507)
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: @ State of California « Natural Resources Agency Edmund G. Brown Jr., Governor

Exhibit H
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DEPARTMENT OF PARKS AND RECREATION Major General Anthony L. Jackson, USMC (Ret), Director

San Luis Obispo Coast District
750 Hearst Castle Road

San Simeon, CA 93452

(805) 927-2065 telephone
(805) 927-2031 fax

February 26, 2013

Kathleen Wold

Senior Planner

Public Services Department
City of Morro Bay

955 Shasta Avenue

Morro Bay, CA 93442

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

Dear Ms. Wold:

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

lot.

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

Myoporum and Monterey cypress (Cupressus macrocarpa) are the only tree species
located in the campground. Recent weather patterns have promoted a significant
increase in myoporum thrips that have deleteriously affected the health of the species in
the park (Plant “die back” has occurred on the nearby Cal Trans Right-of-VWWay as well.).
The project proposes to replace some of the myoporum that may be removed with
native tree/shrub species such as arroyo willow (Salix lasiolepis) that naturally occurs in

the dune system.
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Exhibit I

\ECEIVED
FER 28 2013

February 28, 2013 of Marro
Py spvices D€ ent

To: Morro Bay Planning Commission
Re: Application from State Parks for Improvements to Morro Strand Campground

We would like to introduce some observations and comments about the State Parks proposal to
improve/expand the Morro Strand State Beach Campground. In general, we support modest,
environmentally and people- sensitive improvements to the park and campground. We also support
public access to coastal resources, and some of our comments and thoughts result from what we
perceive as a conflict between unfettered public access and paid campground uses that State Parks may

be perpetuating by this proposal.

We had a brief opportunity to look at the contents of the file at the Planning Department, and spoke
briefly with the applicant about a couple of our concerns. We appreciate the willingness of both Cindy

lacinth and Doug Barker to discuss these concerns in person.

The proposed site improvements are closer to our properties than any other adjoining properties along
Beachcomber Drive. We (as well as many others along Beachcomber Drive) operate very popular
vacation rentals that bring hundreds of people to Morro Bay each year, along with their vacation
spending and occupancy taxes. We also enjoy our homes as residents as much as possible, so we are
very aware of the campground and the effect it has on our properties and businesses. In short, we
believe the project as proposed could have significant impacts on both, and urge the City to consider our
comments in their deliberations. Our specific comments are listed below:

Change/Increase in Use: The application seems to represent this project as a simple conversion of
existing campsites to the same number of larger campsites. While the map of existing camping “sites”
shows that, these sites are not really used as individual sites at all. They are 10-foot by 20-foot paved
parking stalls, which are rarely if ever full. In fact, the campground as a whole is rarely if ever full, and
more regularly it seems to be virtually empty. We question whether the overall business mode! for this
site is realistic, given how it is used and managed currently. We would ask that State Parks provide more
revenue and user information on this and their other nearby facilities that demonstrates there is a
current shortage of larger camp sites or revenue in general that requires immediate attention, and any
alternative ways to address those shortfalls. For instance, today with apparently few changes they could
allow larger vehicles to park parallel to the slope, entirely within the paved areas. If such a test reveals
that these sites are in‘ demand to the point where they are running out of availability, then it would
seem appropriate to increase the number of larger campsites. Further, rather than expanding the
facilities now for a select few users who are able to purchase very large and expensive rigs, why not
consider the entire site in a master plan that looks to make improvements to facilities and address
existing deficiencies across the board? State Parks must be aware that there are quite a few negative
comments about this campground because it is “camping in a parking lot” and not a quality experience
other than its’ proximity to the beach. As you know, the site was a day use area long before it was a
campground. We don’t know what the decision process was in the conversion to a campground, but
maybe that decision should be reconsidered as well. A comprehensive master plan would allow the
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February 28, 2013
Page 3

Further, the existing lighting on the restroom buiidings is not shielded, and casts a glare directly into the
windows of all the homes on Beachcomber. This is noticeable and distinct from the intersection lights on
the street. We would ask that State Parks be required to shield all existing lighting in the campground,

consistent with best practices in other areas.

Noise/Odors: The proposed campsites are directly in front of our properties. Each of these large vehicles
has a generator, and all of them will be running at about the same time for cooking, TV watching, etc.
We would like the City to request more information on possible noise and odor impacts, and how those

will be mitigated.

Visual: Separate from the lighting, we are concerned about the layout and visual impact of the proposed
sites. The application suggests that there will be no impact, or any impacts will be mitigated by some
tree removal and removal of a pole. This doesn’t seem sufficient to us. The sheer number of the large RV
sites seems inconsistent with enjoyment of a coastal view. What the walkers along the Beachcomber
promenade will see is the top side of 25 or more diesel pushers, stacked up like a mobile home park. We
ask that the Planning Commission consider additional ways to shield this view from the public who
currently enjoy the view from Beachcomber Drive at no charge. Further, these vehicles are very large
and very tall, and our opinion is that they will project above the top of bank view line from the

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

mitigation showing how that will be shielded from view.

Other: We often witness campers flying tall flags or kites in the parking lot below us. The pubtic is
prohibited from flying kites on the beach as it is a habitat for the Snowy Plover, so we don’t understand
why campers who pay to be there are allowed to fly flags or kites at all. This should be corrected in any

proposed improvement to the site.

We hope that our comments are considered in the spirit intended; that of working as partners in this
neighborhood to ensure that everyone’s use and enjoyment of the coast is valued and protected.

Thanks for your consideration.

Sincerely,

Wally Auerbach and Cindy Gustafson, 3200 Beachcomber Drive

Fred and Candi Wickman, 3198 Beachcomber Drive

C: Doug Barker, via email to db~-""-r@hearstcastie.com

Page
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SYNOPSIS MINUTES — MORRO BAY PLANNING COMMISSION
REGULAR MEETING — MARCH 6, 2013

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

Commissioners Fennacy and Tefft approved the correction.
B. PUBLIC HEARINGS

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

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

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

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

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

2
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SYNOPSIS MINUTES — MORRO BAY PLANNING COMMISSION
REGULAR MEETING — MARCH 6, 2013

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

Chairperson Grantham opened Public Comment period.

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

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

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

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

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

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

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

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

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

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

Chairperson Grantham closed Public Comment period.

Commissioner Solu asked staff if the proposed project would increase the number of campsites
at the park. Jacinth clarified the number of campsites would stay the same, but the sites would be
upgraded to accommodate larger vehicles and provide full RV hookups. The purpose of the
upgrade is to increase the amenities and recreational opportunities for campers and to make it a

4
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SYNOPSIS MINUTES — MORRO BAY PLANNING COMMISSION
REGULAR MEETING — MARCH 6, 2013

Commissioner Lucas asked if Morro Strand has a dump station. Franco clarified park users
currently use the dump station at Morro Bay State Park, but the upgrade will include sewer hook-
ups at each campsite. There would also be electric and water hook-ups.

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

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

Commissioner Lucas noted the visual simulation appears to illustrate the southernmost campsite
to be in the vegetation area, and asked if the proposal seeks to increase the footprint of the park.

Tom Kidder, the State Park District Maintenance Chief, explained the simulation is not to scale

and is only intended to provide a representation of the project.

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

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

Commissioner Fennacy expressed support for the project.

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

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

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

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

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

Commissioner Solu and Chairperson Grantham expressed support for the project.
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SYNOPSIS MINUTES — MORRO BAY PLANNING COMMISSION
REGULAR MEETING — MARCH 6, 2013

MOTION: Commissioner Fennacy moved to conditionally approve and adopt the Findir
included as Exhibit “A” to approve the Coastal Development Permit #CP0-390,
subject to the Conditions included as Exhibit “B™ and the site development plans
dated January 3, 2013 with the deletion of Standard Condition #8.

The motion was seconded by Chairperson Grantham.

Commissioner Solu asked staff if language could be added to the motion regarding addressing
landscaping issues. Wold suggested the Commission could address landscaping concerns by
adding a condition that states the following:

1. Applicant shall submit a landscape plan to the approval of the Public Services Director, a
simulation plan which illustrates the mature height of the vegetation, and provide a
description of the maintenance of the vegetation.

Commissioners and staff'discu | the various ways the landscaping conc . could be
addressed.

AMENDED MOTION: Commissioner Lucas moved to include the condition as a condition to
the original motion.

The amended motion was accepted by Commissioner Fennacy. Livick conducted a roll call vote
and the motion pas | (4-0-1), with Commissioner Lt 5 abstainii

UNFINISHED BUSINESS

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

Wold and Livick reviewed the Work Program with Commissioners.
NEW BUSINESS

D-1  Discussion on Central Coast Greenhouse Gas Emission Reduction Plan
Recommendation: Review draft Greenhouse Gas Emission Reduction Plan and provide
comments and direction to staff as necessary.

Wold reviewed the Plan with Commissioners.

Chairperson Grantham stated he had difficulty deciphering which actions are mandatory and
which are voluntary.

Commissioner Lucas asked staff for clarification regarding what the Commission’s role is in
reviewing the Plan. Wold stated the Commission should decide if the voluntary measures are
sufficient to allow the City to meet its greenhouse gas reduction target. She stated Resolution No.
56-08 is intended to encour.  the City to take leadership action on this issue.

7
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SYNOPSIS MINUTES - MORRO BAY PLANNING COMMISSION
REGULAR MEETING - MARCH 6, 2013

Commissioner Lucas and staff discussed the Selected Strategies from the Summary of Measures
section of the Plan.

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

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

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

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

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

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

DECLARATION OF FUTURE AGENDA ITEMS
Livick reviewed some of the policies of the Brown Act with Commissioners.

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

Rick Grantham, Chairperson

ATTEST:

Rob Livick, Secretary
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RESOLUTION NO. 15-12

RESOLUTION OF THE CITY COUNCIL
OF THE CITY OF MORRO BAY, CALIFORNIA
TO TAKE IMNV A" ’STOKEEP
MORRO STRAND STATE BEs i «AMPGROUND OPEN

THE CITY COUNCIL
City of Morro Bay, California

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

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

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

WHEREAS, the City of Morro Bay relies on state parks for bringing California’s
history to life for schoolchildren, allowing families and friends to enjoy recreation and
solace in nature, and protecting irreplaceable resources  future generations; and

WHERFEAS, California’s economy is dependent on travel and tourism revenues,
a large portion of which are derived from visitation to the state’s unmatched state park
system; and

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

WHEREAS, State Parks are an important economic engine to the City of Morro
Bay, the County of San Luis Obispo and California in general, and studics have shown
that every dollar invested in the state park system retumns imore, largely in the form of
economic activity in our arca; and

WHEREAS, seventy state parks have been identified for clos  as a direct result
of the budget cuts proposed in Fiscal Year 2011-12 by Gov. Jerry Brown and adopted by
the Legislature; and

WHEREAS, one of the seventy state parks identified for closure is the Morro
Strand State Beach Campground located within the City of Morro Bay and is a unique,
historic, culturally important and iconic state park and is an irreplaceable resource for our
residents, visitors, and students alil  and
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EXHIBIT G

WHEREAS, permanent closure of Morro Strand State Beach Campground will
deny Californians acccss to lands and resources that belong to all of the state’s residents;
and

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

WHEREAS, permanent closure of Morro Strand State Beach Campground will
reduce revenues for local businesses and will resuit in
taxes, thereby eroding financial savings envisioned by the closure; and

WHEREAS, permancnt closure of Morro Strand State Beach Campground will
underminc Morro Bay’s travel and tourisin industry and impact hotels, locally-owned bed
and breakfast establishments, restaurants, retail shops, tour operations and many more
businesses that rely on parks for visitation and economic activity; and

WHEREAS, the permanent closure of Morro Strand State Beach Campground
will cause an annual reduction of over 2.5 million dollars worth of economic activity in
Morro Bay and diminish our day trip appeal for regional historic tourism, while at the
same lime requiring additional police resources to monitor safety around the area; and

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

WHEREAS, the City Council finds that the continued operation of the Morro
Strand State Beach Campground is in the public’s interest, as it provides access to the
ocean, and opportunities for interaction with nature; and

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

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

WHEREAS, pursuant to the provisions of Section 5U30.30 et seq., of the
California Public Resources Code, the State can enter into an operating agreement with a
City for the operation of lands under its jurisdiction; and

WHEREAS, the City of Morro Bay and the State of California have already
entered into, and currently have, an operating agreement of the Morro Bay State Park
Marina pursuant to the provisions of Section 5080.30 et seq., of the California Public
Resources Code; and
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STATE OF CALIFORNIA - THE RESOURCES AGENCY . EDMUND G. BROWN JR., Governor

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE

725 FRONT STREET, SUITE 300

SANTA CRUZ, CA 95060-4508

VOICE (831) 427-4863 FAX (831) 427-4877

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT
Please Review Attached Appeal Information Sheet Prior To Completing This Form.

SECTIONI. Appellant(s)

Name: Califorﬁia State Parks
Mailing Address: 750 Hearst Castle Rd

City:  San Simeon Zip Code: 93452 © Phome:  (805)927-2065

SECTION II. Decision Being Appealed

APR 2 8 2013

1. Name of local/port government: % 8 m
' City of Morro B COA§ Al COMIilagIo
v GENTHAL Soner KHo

2. Brief description of development being appealed:

Public Works Project at Morro Strand Campground - Upgrade 27 existing campsites to include full RV hook-ups in
order to increase visitation and revenue and prevent closure of the campground. Install a drainage system, electrical
and sewage connections, modify the parking configuration to accommodate longer RV's, remove non-native
myoporum trees to enhance viewshed and replace with California native dune shrubs. Repair existing stairway to
improve beach access.

3.  Development's location (street address, assessor's parcel no., Cross street etc.):

Morro Strand Campground, at the intersection of Yerba Buena St. and Beachcomber Dr. in the city limits of Morro
Bay.

4.  Description of decision being appealed (check one.):

0  Approval; no special conditions

[0  Approval with special conditions:
X  Denial

Note:  For jurisdictions with a total LCP, denial decisions by a local government cannot be
appealed unless the development is a major energy or public- works project. Denial
decisions by port governments are not appealable.

| TO BE COMPLETED BY COMMISSION:
APPEAL NO: A3 /IAB" /30203
DATE FILED: MM ) S0/3 _
DIS"I"RICT: (en 7Lfa / éds 7‘ Exhibit 4
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 2)

5.  Decision being appealed was made by (check one):

[0  Planning Director/Zoning Administrator
XI  City Council/Board of Supervisors
[0  Planning Commission
[0  Other
6. Date of local government's decision: April 9, 2013

7. Local government’s file number (if any): ~ CPO-390

SECTION III. Identification of Other Interested Persons

Give the names and addresses of the following parties. (Use additional paper as necessary..)

a. Name and mailing address of permit applicant:

Nicholas Franco, District Superintendent
California State Parks

San Luis Obispo Coast District

750 Hearst Castle Rd.

San Simeon, CA 93452

b. Names and mailing addresses as available of those who testified (either verbally or in writing) at
the city/county/port hearing(s). Include other parties which you know to be interested and should

receive notice of this appeal.

(1) Harold Wienenga
120 Panay St.
Morro Bay, CA 93442

(2) Waiter Auerbach
P.0.Box 7571
Tahoe City, CA 96145

(3) Cathy Novak Consulting
P.O. Box 296
Morro Bay, CA 93442

(4) City of Morro Bay
Cindy Jacinth, Associate Planner
955 Shasta Ave
Morro Bay, CA 93442

Exhibit 4 -
A-3-MRB-13-0203
Page 2 of 54



f"PUBLIC WORKS PROJECT

IJHPROCEDURAL HISTORY

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 3)

SECTION IV. Reasons Supporting This Appeal
PLEASE NOTE:

e Appeals of local government coastal permit decisions are limited by a variety of factors and requirements of the Coastal
Act. Please review the appeal information sheet for assistance in completing this section.

e State briefly your reasons for this appeal. Include a summary description of Local Coastal Program, Land Use Plan,
or Port Master Plan policies and requirements in which you believe the project is inconsistent and the reasons the
decision warrants a new hearing, (Use additional paper as necessary.)

e This need not be a complete or exhaustive statement of your reasons of appeal; however, there must be sufficient
discussion for staff to determine that the appeal is allowed by law. The appellant, subsequent to filing the appeal, may
submit additional information to the staff and/or Commission to support the appeal request.

Thrs development project at Morro Strand Campground is a pubhc works prOJect as deﬁned by;
' California Public Contract Code §1101 & §7103 and Cahfomra Business & Professions Code §7026_’
because it mvolves the constructron alteratlon reparr and 1mprovement of a publrc facrhty, road or__'j_

_':Th1s is an appeal of a Coastal Development Permit #CPO 390 that was approved by the Morro Bay
ifPlanmng Comm1ssron and subsequently appealed to and demed by the Morro Bay. Crty Councrl Two,;
appeals were filed which sought to: 1) deny the permrt and close the park and 2) deny the permrt or:
“approve it with addrtronal conditions. The Morro Bay Crty Council did not approve the project: with-
" additional conditions as requested by appellant #2 The issues raised on appeal were consistency with the.
; 'general plan, consistency with the LCP, and additional condrtrons/prOJect enhancements such as:
- landscaping requirements, provision of addrtronal parkrng, reconstruction of the exrstrng restrooms :‘
"development of a master plan shreldmg hght ﬁxtures and provrslon of addrtronal beach access G

PROJECT FUNDING

Limited fundrng from 2 sources, the State Parks Revenue Generatron program and the Volunteerz
~Enhancement program provided a modest source of funds totallmg $900,000 that were carmarked for a.
limited scope of project targeting improvements to RV sites and camp host sites, which would meet the
criteria for generating additional revenue and remove Morro Strand Campground from the list of 70

parks to be closed. The Volunteer Enhancement Program funding source requires that permits be _
obta1ned and contracts executed prior to the end of the fiscal year end on June 30 2013 -

'VIEWSHED AND LANDSCAPING

The Morro Bay Planning Commission found that the bproj ect is consistent vvith‘ the City's General Plan,

"Local Coastal Plan, and Municipal Code. In particular, with respect to viewshed impacts, the Planning

Commission conditioned approval on provision of a landscape plan, (attached) which was submitted to

_the City. State Parks has agreed to remove the diseased myoporum trees to improve pubhc views, and .

replace the trees with lower profile native dune shrubs and low growing trees, in order to screen the tops

- of the RV's from the public street view, while preserving the views of the beach. State Parks Eggﬁgfﬁe@:

A-3-MRB-13-0203
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}SMOKE

SACCESS

‘:to restrlct the he1ght and conﬁguratlon of RVsto 13 feet smgle level rlgs with no’ second level pop up-

- tents or flags. The RV hook up sites are ‘sited agamst the cut slope below Beachcomber Street so that

only the tops of the RVs are v1s1ble w1thout plant screening and they will be completely out of the
- viewshed when low lying vegetation is planted. Due to the siting of RV's against the cut slope below

- Beachcomber St coupled with the landscaping screening plan, the project has no impact on views of the

“beach or ocean from Beachcomber St and is consistent with the LCP V1sual Resources Pollcy VR—2 -
The campground is not v1s1ble from Scenrc H1ghway 1. - :

RESTROOMS'

~City res1dents requested the C1ty Councll to cond1t10n the project on reconstruction of the 2 ex1st1ng'
 restroom. facilities, which would cost an add1t10nal $2,000,000. While there is no funding presently
~available to rebulld the restrooms, they are slated for replacement in approx1mately 4 years under the
Tucker ADA settlement decree. It is State Parks position that the age and condition of the existing

"";restrooms are unrelated to the RV hook- -up prOJect as RV campers will take advantage of their hookups

~ for restroom use. There is no nexus between the restrooms ‘and thrs prOJect and there are no funds;

ava11able to reconstruct the restrooms at the_present t1me v

_‘One res1dent has complamed about campﬁre smoke and asks for closure of the campground: Another ;
: res1dent has requested installation of gas fire pits. There is no nexus between this project and campﬁ

smoke as thrs pI‘O_] ect, 1f approved w1th condltlons wrll reduce the overall number of camps1tes o

g Some res1dents have requested constructlon of add1t10nal stalrways outs1de the footprmt of the :

: campground connecting Beachcomber Street and the beach, but there is no nexus between this RV hook- -

up prOJ ect and beach access from locatlons outs1de the campground However State Parks is amenable -

1mprov1ng the underpass trail that passes under Beachcomber Street to the campground
- LIGHT SOI_J‘RCES:.

~ Appellant #2 has complained about light sources from the campground. This proj ect propOSes installing

-~ low wattage (7 watt directional night lights) on the RV hook-up pedestals at a maxmium height of 3 feet
‘above ground. These low wattage directional lights will not be visible from outside the campground.

- The existing restroom exterior lights use low wattage (25 watt compact ﬂuorescent) light bulbs and there

~is 1o nexus between this prOJect and the existing restroom lights.

’ERO&ON

F'One resident has complained about alleged ground movement or slumpmg of the cut bank at the

~ entrance to the campground. No erosion or slumping has been noted by State Parks staff and the area in

_question is oustide the RV hook-up prOJect area. Therefore there is no nexus between this alleged
cond1t1on and the subject project. : : : : :

- Exhibit4
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- PARKING:

RELIEF REQUESTED

j;_fState Parks is requestmg that the approval of the pI‘O_]eCt by the Planmng_mo ‘
appeal wﬂh the addrtlonal cond1t10ns that State Parks has agreed to as strpulated abov

~ Some Beachcomber Street re51dents have complamed about members of the publlc parkrn on
_ Beachcomber Street in front of their houses, but State Parks has no Jur1s1dlct1on to restrict parkmg on the_
- City streets. However, because the number of RV's present at any given time does 1mpact the number of

total vehicles and number of parking spaces available in the campground, State Parks is amenable to a
condition to add 6 new parking spaces on the interior of the campground by removmg one campsrte and

_converting it to day-use visitor or campground visitor parking.
- GENERAL PLAN CONSISTENCY:

| Appellant #2 has stated that the project is inconsistent wrth State Parks General Plan statmg that "the :
.campground - was intended to remain largely as-is" citing page 58 of the General Plan. Page 58 of the:'
~ General Plan states that "Land use in the existing carnpground shall remain as is." Because this project

proposes no changes in land use, and simply modifies 27 existing RV sites to 1nclude RV hook-ups,

~ there is no change in land use and the project is in fact consistent with the General Plan. While not all of*

: the recommendations in the General Plan have been implemented yet (such as restroom reconstruct1on)

f.the uses and existing operation of the campground are consistent with the General Plan.. There ‘are no?

,{_f:exrstlng or proposed facilities or features or operatlons in the campground that are 1ncon51sten "Wr
»General Plan - £ &

Exhibit 4
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)

SECTION Y. Certification

The information and facts stated above are correct to the hest of my/our knowledge.

i,

Sighature of Appellant(s) or Authorized Agent

Date: April 19,2013

Note: If signed by agent, appellant(s) must also sign below.

Section VI. Agent Authorization

I/We hereby authorize N/A

to act as my/our representative and to bind me/us in all matters concerning this appeal.

Signature of Appellant(s)

Date:

Exhibit 4
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GRADING GENERAL NOTES

o] ]

PRIVATE ENGINEERS NOTICE TO CONTRACTOR

1. ALL WORK SHALL BE DONE IN ACCORDANCE WITH THE LATEST ADOPTED VERSION AND AMENDMENTS OF
THE CALIFORNIA BUILDING CODE. ALL CONSTRUCTION MATERIALS AND WORKMANSHIP SHALL CONFORM TO
THE APPLICABLE CITY/COUNTY STANDARDS AND CALTRANS STANDARD SPECIFICATIONS, LATEST ADOPTED
EDITION AND AMENDMENTS, IN THE EVENT THAT THERE 1S A CONFLICT BETWEEN CODES, THE CONTRACTOR
WILL NOTIFY THE CIVIL ENGINEER PRIOR TO PROCEEDING WITH CONSTRUCTION. WORK SHALL BE DONE IN
ACCORDANCE WITH THE FOLLOWING:

1.  CHAPTER 18, APPENDIX j OF THE 2010 C8C

2. SAN LUIS OBISPO COUNTY TITLE 19, 22, AND 23

b

»

THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE CLEARING AND DISPOSAL OF THE PROPOSED WORK
AREA, THE CONTRACTOR SHALL DISPOSE OF ALL MATERIAL LEGALLY AND 1S RESPONSIBLE FOR COMPLYING
WITH LOCAL RECYCLING ORDINANCES.

NO FILL SHALL BE PLACED ON THE EXISTING GROUND SURFACE UNTIL THE GROUND HAS BEEN CLEARED OF
WEEDS, DEBRIS, TOPSOIL, DELETERIOUS MATERIAL AND SCARIFIED AND COMPACTED PER THE
GEOTECHNICAL RECOMMENDATIONS.

L

4. CUT AND FILL SLOPES SHALL BE NO STEEPER THAN TWO FEET HORIZONTAL TO ONE FOOT. VERTICAL, 2:1.

FILLS SHALL 8E COMPACTED TO THE MINIMUM PERCENTAGE OF MAXIMUM DRY DENSITY AS SPECIFIED IN THE
PROJECT SOILS REPORT AND CERTIFIED BY THE GEOTECHNICAL ENGINEER.

L

6. ALL EXISTING FILLS SHALL BE APPROVED BE APPROVED BY THE GEOTECHNICAL ENGINEER BEFORE ANY
ADDITIONAL FILLS ARE ADDED.

7. ALL EXPOSED SLOPES SHALL BE PLANTED PER THE PROJECT LANDSCAPE PLANS AND IRRICATED UNTIL
GROUND COVER IS ESTABLISHED,

8. THE STOCKPIUNG OF EXCESS MATERIAL IS SURJECT TO THE APPROVAL OF THE COUNTY.

9. ALL TRENCH BACKFILLS SHALL BE TESTED AND APPROVED BY THE CEOTECHNICAL ENGINEER,

10. ALL CUT SLOPES SHALL BE INVESTICATED BY THE CEOTECHNICAL ENGINEER OURING GRADING TO
DETERMINE IF ANY SLOPE STABILITY PROBLEMS EXIST. SHOULD EXCAVATION DISCLOSE ANY GEQTECHNICAL

HAZARDS OR POTENTIAL GEOTECHNICAL HAZARDS THE GEOTECHNICAL ENGINEER SHALL RECOMMEND
NECESSARY TREATMENT TO THE CONTRACTOR,

]

. THE FINAL COMPACTION REPORT AND APPROVAL FROM THE GEOTECHNICAL ENGINEER SHALL CONTAIN
DETAILS REGARDING THE TYPE OF FIELD TESTING PERFORMED INCLUDING THE METHOD OF OBTAINING THE
IN-PLACE DENSITY, WHETHER SAND CONE, NUCLEAR GUAGE, OR DRIVE RING SHALL BE NOTED FOR EACH
TEST. SUFFICIENT MAXIMUM DENSITY DETERMINATIONS SHALL BE PERFORMED TO VERIFY THE ACCURACY OF
THE MAXIMUM DENSITY CURVES USED BY THE FIELD TECHNICIAN.

I

. SANITARY FACILITIES SHALL BE MAINTAINED ON SITE THROUGHOUT THE DURATION OF CONSTRUCTION.

"
w

IT SHALL BE THE RESPONSIBIUTY OF THE CONTRACTOR TO VERIFY THE LOCATION OF AND PROTECT ALL
EXISTING UTILITIES AND TO ENSURE THAT SERVICE IS NOT DISRUPTED TO EXISTING FACILITIES,

>

ALL EXISTING DRAINAGE COURSES ON THE PRQJECT SITE MUST CONTINUE TO FUNCTION, ESPECIALLY
DURING STORM CONDITIONS AND APPROVED PROTECTIVE MEASURES AND TEMPORARY ' DRAINAGE
PROVISIONS MUST BE USED TO PROTECT EXISTING STRUCTURES AND ADJACENT PROPERTIES DURING THE
CONSTRUCTION PROJECT. IN ALL CASES, THE CONTRACTOR AND/OR OWNER SHALL BE HELD LIABLE FOR
ANY DAMAGE DUE TO OBSTRUCTING EXISTING DRAINAGE PATTERNS,

o
w

ALL PLANTERS ADJACENT TO THE FOUNDATIONS SHALL BE SEALED ALONG THE SIDE OF THE FOUNDATION
FOOTING AND EXTENDED UNDER THE PLANTER A MINIMUM OF 12° TO PREVENT MOISTURE FROM REACHING
THE FOUNDATION SUB-GRADE SOILS.

. EXPORTED MATERIAL SHALL BE TAKEN TO A LEGAL DUMP SITE OR PERMITTEO RECEMNG SiTe APPROVED BY
THE LOCAL AGENCY HAVING JURISDICTION.

"
o

-
N

PERMISSION IS REQUIRED FROM THE ADJACENT PROPERTY OWNER WHENEVER WORK IS PROPOSED OR
NECESSARY ACROSS THE PROJECT'S PROPERTY LINES.

18, ANY DIRT, ROCK, DEBRIS OR CONSTRUCTION MATERIAL THAT IS TRACKED OR DROPPED WITHIN THE PUBLIC
RIGHT OF WAY DURING THE TRANSPORTATION OF THAT MATERIAL OR EQUIPMENT ASSOCIATED WITH THE
PROQJECT SHALL BE CLEANED OR REMOVED DAILY.

19, DIRT ACCESS RAMP OVER CURBS AND GUTTERS TO THE CONSTRUCTION SITE ARE PROMIBITED, WHEN
NECESSARY FOR ENTRANCE TO SUCH CONSTRUCTION SITES, TEMPORARY ASPHALT RAMPS WITH A MINIMUM
OF A 3" DIAMETER PIPE WILL CONSTRUCTED TO CONVEY GUTTER DRAINACE.

20, THE CONTRACTOR IS RESPONSIBLE FOR [OENTIFYING AND OBTAINING REQUIRED PERMITS FROM THE
DIVISION OF OCCUPATIONAL SAFETY AND HEALTH (OSHA),

~N
[

PROPOSED REVISIONS TO THE GRADING PLAN SHALL BE DRAWN IN RED PENCIL ON BOND COPIES OF THE
APPROVED PLANS. THESE COPIES SHALL BE SUBMITTED TO THE OWNER AND ENCINEER FOR APPROVAL.
AFTER APPROVAL IS GIVEN, THE OWNER MAY REQUIRE AS=BUILT THE PLANS.

22. RULE 403, AIR QUALITY CONTROL MUST BE IMPLEMENTED DURING CONSTRUCTION:

22.1. A PERSON SHALL NOT CAUSE OR ALLOW THE EMISSIONS OF FUGITIVE DUST FROM ANY TRANSPORT,
HANDLINC, CONSTRUCTION OR STORAGE ACTIMITY SO THAT THE PRESENCE OF SUCH DUST REMAINS
VISIBLE IN THE ATMOSPHERE BEYOND THE PROPERTY LINE OF THE EMISSION SOURCE. (OOES NOT APPLY
TO EMISSION EMANATING FROM UNPAVED ROADWAYS OPEN TO PUBLIC TRAVEL OR FARM ROADS. THIS
EXCLUSION SHALL NOT APPLY TO INCUSTRIAL OR COMMERCIAL FACILITIES).

22.2, A PERSON SHALL TAKE EVERY RESPONSIBLE PRECAUTION TO MINIMIZE FUGITIVE DUST EMISSIONS FROM
WRECKING, EXCAVATION, GRADING, CLEARING OF LAND AND SOLID WASTE DISPOSAL OPERATIONS,

22.3. A PERSON SHALL NOT CAUSE OR ALLOW PARTICULATE MATTER TO EXCEED 100 MICROGRAMS PER
CUBIC METER WHEN DETERMINED AS THE DIFFERENCE BETWEEN UPWIND AND DOWNWIND SAMPLES
COLLECTED ON HICH VOLUME SAMPLERS AT THE PROPERTY LINE FOR A MINIMUM OF FIVE HOURS,

22.4. A PERSON SHALL TAKE EVERY REASONABLE PRECAUTION TO PREVENT VISIBLE PARTICULATE MATTER
FROM BEING DEPOSITED UPON PUBUC ROADWAYS. PRECAUTIONS SHALL INCLUDE, BUT ARE NOT
LIMITED TO, THE REMOVAL OF PARTICULATE MATTER FROM EQUIPMENT PRIOR TO THE MOVEMENT ON
PAVED STREETS ONTO WHICH SUCH MATERIAL HAS BEEN DEPOSITED.

22.5. SUBSECTIONS (22.1) AND (22.2) SHALL NOT BE APPLICABLE WHEN THE WIND SPEED INSTANTANEQUSLY
EXCEEDS 40 KILOMETERS (25 MILES) PER HOUR, OR WHEN THE AVERAGE WIND SPEED IS GREATER THAN
25 KILOMETERS (15 MILES} PER HOUR. THE AVERAGE WIND SPEED DETERMINATIONS SHALL BE ON A 1§
MINUTE AVERAGE AT THE NEAREST OFFICIAL AIR~MONITORING STATION OR BY A WIND INSTRUMENT
LOCATED AND MONITORED ON SITE.

23. CONSTRUCTION ACTIVITIES SHALL OCCUR ONLY BETWEEN THE HOURS OF 2:00 AM AND 7:00 PM, MONDAY
THROUGCH FRIDAY AND BETWEEN THE HOURS OF 5:00 AM AND 6:00 PM SATURDAYS, UNLESS OTHERWISE
AUTHORIZED 8Y THE OWNER AND COUNTY.

24. CONTRACTOR SHALL USE LOW EMISSION MOBILE CONSTRUCTION EQUIPMENT DURING ALL SITE
PREPARATION, CRADING AND CONSTRUCTION ACTIVITIES, WHERE FEASIBLE.

25. CONTRACTOR SHALL MAINTAIN ALL CONSTRUCTION ENGINES TUNED CONSISTENT WITH MANUFACTURER'S
SPECIFICATIONS DURING ALL SITE PREPARATION, GRADING AND CONSTRUCTION ACTIVITIES,

26. CONTRACTOR SHALL USE LOW SULFUR FUEL FOR STATIONARY CONSTRUCTION EQUIPMENT AS REQUIRED 8Y
. AQMD RULE 431.1 AND 431.2 AND SHALL USE EXISTING POWER SOURCES AND CLEAN FUEL GENERATORS
WHEN POSSIBLE AS FEASIBLE DURING ALL SITE PREPARATION, GRADING AND CONSTRUCTION ACTIVITIES,

27. CONSTRUCTION PARKING SHALL BE ONSITE. TRAFFIC CONTROL AND ACCESS SHALL BE IN ACCORDANCE
WITH THE AGENCY HAVING JURISDICTION OVER THE PROJECT.

28. THE SPEED OF CONSTRUCTION VEHICLES ON-SITE SHALL BE LIMITED TO 15 MILES PER HOUR,

29. TRUCKS AND LARGE CONSTRUCTION VEHICLES SHALL OBTAIN APPROVED ROUTES FROM THE COUNTY OF
SAN LUIS OBISPO PUBLIC WORKS.

30. THE CONTRACTOR SHALL CONTROL DUST IN AREAS USED FOR OFF-PAVEMENT PARKING, MATERIAL
LAYDOWN AREAS OR THOSE AREAS AWAITING FUTURE CONSTRUCTION. FREQUENTLY ACCESSED AREAS
SHALL BE PAVED OR BASED AS EARLY AS POSSIBLE TO MINIMIZE DIRT TRAGKQUT THE PUBLIC RIGHT OF WAY.

31. TNE CONTRACTOR SHALL BE RESPONSIBLE FOR THE FOLLOWING MEASURE:
1.1. CESSATION OF ACTIVITIES DURING A STAGE-2 SMOG EPISODE. CALL 800-242-4022 FOR THE DAILY

1

2

3

ALL CONTRACTORS AND SUBCONTRACTORS PERFORMING WORK SHOWN ON OR
RELATED TO THESE PLANS SHALL CONDUCT THEIR OPERATIONS SO THAT ALL
EMPLOYEES ARE PROVIDED A SAFE PLACE TO WORK AND THE PUBLIC IS PROTECTED,
ALL CONTRACTORS AND SUBCONTRACTORS SHALL COMPLY WITH THE "OCCUPATIONAL
SAFETY AND HEALTH REGULATIONS® OF THE U.S. DEPARTMENT OF LABOR AND THE
STATE OF CALIFORNIA DEPARTMENT OF INDUSTRIAL RELATIONS “CONSTRUCTION
SAFETY ORDERS." THE CIVIL ENGINEER SHALL NOT BE RESPONSIBLE IN ANY WAY FOR
THE CONTRACTORS AND SUBCONTRACTORS COMPLIANCE WITH SAID REGULATIONS
AND QRDERS.

CONTRACTOR FURTHER AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE
RESPONSIBILITY FOR JOB~SITE CONOITIONS DURING THE COURSE OF CONSTRUCTION
OF THIS PROJECT, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY, THAT THIS
REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT 8E UMITED TO NORMAL
WORKING HOURS, AND THAT THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD
THE OWNER AND THE CIVIL ENGINEER HARMLESS FROM ANY AND ALL UARILITY.
REAL OR ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF WORK HIS
PROJECT, EXCEPTING FOR LIABILITY ARISING FROM THE SOLE NECUCENCE OF THE
OWNER OR ENGINEER.

“THE EXISTENCE AND APPROXIMATE LOCATIONS OF ANY UNDERGROUND UTIUTIES OR
STRUCTURES SHOWN ON THESE PLANS ARE OBTAINED BY A SEARCH OF THE AVAILABLE
RECORDS. THE CIVIL ENGINEER ASSUMES NO LIABILITY AS TO THE EXACT LOCATION OF
SAID LINES NOR FOR UTILITY OR IRRIGATION LINES WHOSE LOCATIONS ARE NOT
SHOWN. THE CONTRACTOR SHALL BE RESPONSISLE FOR NOTIFYING ALL UTILITY AND
IRRIGATION COMPANIES PRIOR TO WORK OR EXCAVATION TC DETERMINE THE EXACT
LOCATIONS OF ALL LINES AFFECTING THIS WORK, WHETHER OR NOT SHOWN HEREON,
AND FOR ANY DAMAGE TO OR PROTECTION OF THESE LINES.

DEMOLITION GENERAL NOTES

1.

o

N

UTILTIES: THE EXISTENCE AND APPROXIMATE LOCATIONS OF ANY UNDERGROUND
UTIUTIES OR STRUCTURES SHOWN ON THESE PLANS ARE OBTAINED BY A SEARCH OF
THE AVAILABLE RECORDS AND BEST RECOLECTION OF FACIUTY STAFF, THE CIVIL
ENGINEER ASSUMES NO UABILITY AS TO THE EXACT LOCATION OF SAID LINES NOR FOR
UTILTY OR IRRIGATION LINES WHOSE LOCATIONS ARE NOT SHOWN. THE CONTRACTOR
SHALL BE RESPONSIBLE FOR NOTIFYING ALL UTIUTY AND IRRICATION COMPANIES PRIOR
TO WORK OR POT HOLE TO DETERMINE THE EXACT LOCATIONS OF ALL UNES
AFFECTING THIS WORK, WHETHER OR NOT SHOWN HEREON. THE CONTRACTOR SHALL
BE RESPONCIBLE FOR ANY DAMAGE TO OR PROTECTION OF ALL EXISTING UTILITY LINES.

THE CONTRACTOR 1S RESPONSIBLE FOR THE DEMOLITION OF THE STTE AND SHALL
REMOVE AND DISPOSE OF ALL STRUCTURES ABOVE AND OR BELOW GRCUND UNLESS
OTHERWISE NOTED. ANY HAZARDOUS MATERIALS ENCONTERED SHALL BE HANDLED
AND REMOVED AS REQUIRED BY LOCAL AND/OR STATE LAWS AT NO COST TO THE
OWNER.

THE CONTRACTOR SHALL EXERCISE DUE CARE TO AVOID DAMAGE TO EXISTING
HARDSCAPE IMPROVEMENTS , UTILITY FACILITIES, AND LANDSCAPING FEATURES THAT
ARE NOT AFFECTED BY THESE PLANS,

ALL JOIN LINES SHALL BE SAW CUT ON A NEAT, STRAIGHT LINE PARALLEL WITH THE
JOIN, THE CUT EDGE SHALL BE PROTECTED FROM CRUSHING, AND ALL BROKEN EDGES
SHALL BE RECUT PRICR TQ JOINING.

ALL EXISTING ORJECTIONABLE MATERIALS THAT CONFUCT WITH PROPOSED
IMPROVEMENTS INCLUDING, BUT NOT UIMITED TO, BUILDING FOUNDATIONS, UTIUTIES
AND APPURTENANCES, TREES, SIGNS, AND STRUCTURES, ETC. SHALL BE REMOVED AND
DISPOSED BY THE CONTRACTOR AT NO COST TO THE OWNER, UNLESS OTHERWISE
INDICATED HEREIN, OR AS DIRECTED B8Y THE CONSTRUCTION MANAGER.

THE CONTRACTOR SHALL PROTECT ALL EXISTING STREEYS FROM DAMAGES CAUSED BY
HIS OPERATIONS‘ ANY CURBS DAMAGED DURING HIS OPERATIONS SHALL BE SAWCUT

LACED AT NO COST TO THE OWNER. ANY EXISTING PAVING IDENTIFIED AS
PO‘I’ENTIALLY NEEDING TO BE REPLACED SHALL 8E BROUGHT TO THE ATTENTION OF
THE OWNERS REPRESENTATIVE PRIOR TO THE COMMENCEMENT OF WORK.

CONTRACTOR SHALL PERFORM AND BE RESPONSIBLE FOR ALL CLEARING AND
GRUBBING OPERATIONS AS NECESSARY TO COMPLETE THE WORK, INCLUDING
TRANSPORTATION AND DISPOSAL OF ALL REMOVED MATERIALS, AND ALL ASSOCIATED
COSTS,

AMERICANS WITH DISABILITIES NOTES

L.

ALL SLOPES IN DIRECTION OF TRAVEL SHOWN ON THIS PLAN WERE DESIGNED AT OR
BELOW MAXIMUM ALLOWED GRADES BY THE AMERICANS WITH OISABIUTIES ACT
ACCESS GUIDE (ADAAG), AND THE CALIFORNIA SUILDING CODE (CBQ) IT 1S THE
RESPONSIBILITY OF THE CONTRACTORS TO FAMILIARIZE THEMSELVES WITH THE ADAAG
AND CBC AND [N THE EVENT THAT A DESIGN QUESTION SHOULD ARISE, OR A FIELD
CONDITION PRESENT ITSELF THAT IS DIFFERENT THAN SHOWN ON THESE PLANS, WORK
SHOULD GCEASE AND THE DESIGN ENGINEER SHALL BE NOTIFIED SO THAT AN
ACCEPTABLE SOLUTION CAN BE DETERMINED,

THE CONTRACTOR 1S ADVISED TO CAREFULLY CHECK ALL PHASES OF WORK RELATING
TO ADAAG AND CBC ACCESS FOR THIS PROJECT. SINCE THE CODE DOES NOT ALLOW
FOR A CONSTRUCTION TOLERANCE, ANY CONSTRUCTION THAT EXCEEDS MAXIMUM OR
MINIMUM DIMENSIONS AND SLOPES AS CALLED OUT BY ADAAG AND CBC ARE SUBJECT
TO REJECTION BY THE INSPECTOR AND MAY BE REQUIRED TO BE RBIIOVED AND
REPLACED.

SINCE THE CIVIL ENGINEER OR SURVEYOR CANNOT CONTROL THE EXACT METHODS OR
MEANS USED BY THE GENERAL CONTRACTOR OR THER SUB-CONTRACTORS DURING
THE GRADING AND CONSTRUCTION OF THE PROJECT, THE CIVIL ENCINEER OR
SURVEYOR ASSUMES NO RESPONSIBILITY FOR THE FINAL ACCEPTANCE OF ADAAG AND
CBC RELATED ITEMS OF THIS PROJECT BY THE INSPECTING AUTHORITY OR OTHER
AFFECTED PARTIES,

GCOMPLIANCE WITH THE ADAAG AND CBC CONSTRUCTION REQUIREMENTS AND
GALIFORNIA TITLE 24 WILL BE THE SOLE RESPONSIBILITY OF THE GENERAL CONTRACTOR
AND HIS SUB-CONTRACTORS.

PROJECT INFORMATION

APN:

065-211-001

SITE AREA: : 11AC
AREA DISTURBED: 0.9 AC

WDID NUMBER:

NOT REQUIRED (LESS THAN 1 ACRE)

GRADING INFORMATION*

CUT QUANTITY: 170 CUBIC YARDS
FILL QUANTITY: 170 CUBIC YARDS
NET CUT/FILL: 0 CUBIC YARDS

* EARTHWORK QUANTITIES ARE PROVIDED FOR INFORMATION ONLY. THE QUANTITIES

w

ol
UTILITY GENERAL NOTES

1. ALL WATER LINES 3" AND SMALLER SHALL BE SCHEDULE 80 PVC, PER ASTM D-1784 WITH SOLVENT WELD FITTINGS.

ALL WATER LINES 4" AND GREATER SHALL BE CLASS 200 €500 PVC.

2. WATER MAIN AND SEWER MAIN CROSSINGS SHALL COMPLY WITH STATE AND COUNTY HEALTH DEPARTMENT
REGULATIONS. WATER SERVICE LINES AND SEWER LATERALS SHALL NOT BE IN THE SAME TRENCH. WATER AND
SEWER LINES ONSITE SHALL HAVE A TEN FOOT MINIMUM HORIZONTAL CLEARANCE WHENEVER POSSIBLE. WATER
MAINS SHALL CLEAR ABOVE ALL SEWER LATERALS BY A MINJMUM OF ONE FOOT VERTICAL CLEARANCE OR UNDER BY
3' MINIMUM. WHEN WATER UNE CROSSES UNDER SEWER, OR MINIMUM CLEARANCE OVER SEWER IS NOT ACHIEVED,

SEWER SHALL BE ENCASED IN CONCRETE 10' EACH SIDE OF CROSSING.

w

>

MIN::MUM WATER LINE COVER SHALL BE 24" FOR 3" DIAMETER AND SMALLER, 36" OF COVER FOR 4" DIAMETER AND
LARGER. :

THE UTIUTY CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING COMPACTION TESTS OF ALL TRENCH BACKFILL

AND SUBMIT THEM TO THE CONSTRUCTION MANAGER FOR APPROVAL. ALL BACKFILL SHALL HAVE A SAND

EQUIVALENT OF 30 OR BETTER,

Fd

‘THESE PLANS,

N

+WATER SERVICE, SEWER, FIRE SYSTEM AND ROOF DRAIN POINTS OF CONNECTION TO THE BUILDINGS SHALL BE
INSTALLED BY THE BUILDING PLUMBING CONTRACTOR.

MINIMUM BEARING AREA FOR THRUST BLOCKS SHALL BE ACCORDING TO THE THRUST BLOCK SCHEDULE SHOWN ON

. A PIPE "DEFLECTOR' OR "REROUNDER" SHALL NOT BE USED TO REROUND QVERDEFLECTED PIPES.

ALL VALVE AND CLEANOUT COVERS TO HAVE TRAFFIC RATED VANDAL PROOF COVERS AND ADJUSTED BY

CONTRACTOR TO FINISH GRADE AFTER PAVING. ALL COVERS SHALL INDICATE "S* FOR SEWER, "W FOR WATER, AND

*SD” FOR STORM DRAIN.

»

UNDERGROUND STEEL UTILITIES SHOULD BE PROTEETEIS FROM CORROSION WITH 40 MIL EXTRUDED POLYETHYLENE,

20 MIL PLASTIC TAPE OVER PRIMER PER AWWA STANDARD C209, OR HOT APPLIED COAL TAR ENAMEL OR TAPE PER

AWWA STANDARD C203.

10. BARE STEEL APPURTENANCES SUCH AS BOLTS, JOINT HARNESSES OR FLEX)BLE COUPLINGS SHOULD BE COATED WITH

A COAL TAR OR RUBBER=BASED MASTIC AFTER ASSEMBLY.

-

1. SEWER PIPE SHOWN ON PLAN SHALL COMPLY WITH SECTION 207-16 "ABS COMPOSITE FIPE", 207-17 "POLYVINYL

CHLORIDE PLASTIC PIPE", 207-15 “ABS SOLID WALL PIPE" OR 207-8 “VITRIFIED CLAY PIPE* OF THE STANDARD
SPECIFICATIONS. "PVC" AND "ABS SOLIDTWALL PIPE' TO HAVE A STANDARD DIMENSION RATIO (SDR) OF 35 OR

STRONGER

-

2. CONTRACTOR SHALL EXPOSE ALL EXISTING WATER AND SEWER PIPELINES AT PROPOSED CONNECTION POINTS TO

CONFIRM MATERIAL TYPES LOCATION, AND ELEVATION PRIOR TO BEGINNING CONSTRUCTION.

13. ALL WATERUNES SHALL HAVE UNDERGROUND WARNING TAPE PLACED 12° ABOVE THE LINES IN THE TRENCH.

NON=METALIC LINES SHALL HAVE METALUIC LINED TAPE.

14, IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO ARRANGE FOR AND COORDINATE THE RELOCATION OF ANY

EXISTING UTILITIES DEEMED NECESSARY BY THE PROPOSED IMPROVEMENT.

1S, WHENEVER IT BECOMES NECESSARY TO TUNNEL UNDER EXISTING IMPROVEMENTS, THE CONTRACTCR SHALL
SUPPORT THOSE IMPROVEMENTS IN A MANNER APPROVED BY THE PROJECT ENGINEER OR THE CONTRACTOR SHALL
SAWCUT, REMOVE AND REPLACE THOSE IMPROVEMENTS IN ACCORDANCE WITH THE PROJECT SPECIFICATIONS.

16. PRIOR TO PLACING OF UNDERGROUND UTILITIES, THE LOCATION OF ALL UNDERGROUND FACILITIES { ELECTRICAL,

TELEPHONE, CABLE TV, GAS, ETC.) SHALL BE MARKED,

-

7. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO VERIFY THE LOCATION OF ALL EXISTING UNDERGROUND

UTILTIES (8Y POTHOLING OR OTHER MEANS), CONTRACTORS SHALL NOTIFY UNDERGROUND SERVICE ALERT (U.S.A.)
800/227-2600 AT LEAST 72 HOURS PRIOR TO ANY EXCAVATION TO LOCATE EXISTING UTILITIES.

"

"
»

8. CONTRACTOR SHALL OBTAIN ANY REQUIRED O.5.H.A. PERMITS PRIOR TO ANY EXCAVATIONS,

CONTRACTOR SHALL VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS BEFORE STARTING WORK. SHOULD

CONDITIONS EXIST WHICH ARE CONTRARY TO THOSE SHOWN ON PLANS, THE ENGINEER SHALL BE NOTIFIED BEFORE

PROCEEDING WITH WORK,

20. ALL SEWER PIPES SHALL BE INSTALLED AT STRAIGHT GRADES BETWEEN INVERT ELEVATIONS INDICATED. IN NO CASE
ING:

SHALL SEWERS !! INSTALLED AT SLOPES LESS THAN THE FOLLOWI
8" SEWER / Sm

& SEWER / 510,008
4" SEWER / 5=0.0100

21. ALL CHANGES IN HORIZONTAL ALIGNMENT OF SEWER PIPE SHALL BE ACCOMPLISHED BY USE OF MANUFACTURED
FITTINGS AND ELBOWS, AND WHERE ADDITIONALLY NECESSARY, PIPE JOINT DEFLECTIONS WITHIN ALLOWABLE LIMITS

PER THE PRODUCT SPECIFICATIONS.

22, CLEAN OUTS SHALL BE INSTALLED Ob‘l ALL SEWER AND STORM DRAIN LINES IN ACCORDANCE WITH THE CALIFORNIA
PLUMBING CODE. THE MINIMUM SPACING BETWEEN CLEAN QUTS SHALL BE IN ACCORDANCE WITH THE UNIFORM

PLUMBING CODE REGARDLESS IF SHOWN WITHIN THESE PLANS,

23, ALL WET UTILTY TRENCHES, BEDDING AND BACKFILL SHALL CONFORM TQ SECTION 306-1.2,1 OF THE STANDARD
SPECIFICATIONS FOR PUBLIC WORKS CONSTRUCTION. SUBSTITUTION OF BEDDING MATERIAL SHALL BE APPROVED BY

THE PROJECT CIVIL ENGINEER,

24, THE CONTRACTOR SHALL PERFORM TESTING, FLUSHING AND DISINFECTING OF SYSTEMS IN ACCORDANCE WITH THE

PROJECT SPECIFICATIONS,

~

SPECIFICATIONS.

I

ARE TO CENTERLUNE OF PIPES.

S. THE CONTRACTOR SHALL PREPARE A COMPLETE SET OFAS-BUILT DRAWINGS IN ACCORDANCE WITH THE PROJECT

6. ALL PIPE SIZE REFERENCES ARE MINIMUM INSIDE DIAMETER SIZE. HORIZONTAL DIMENSIONS SKOWN ON THESE PLANS

27, NATURAL GAS SERVICE LINES MAY BE INSTALLED IN A COMMON TRENCH WITH WATERLINES IN ACCORDANCE WITH

“THE PROJECT SPECIFICATIONS.

28. DRINKING FOUNTAIN AND IRRICATION APPURTENANCES SHOWN HEREON ARE APPROXIMATE AND THE CONTRACTOR
SHALL REFER TO THE ARCHITECTS AND LANDSCAPE ARCHITECTS PLANS FOR THE EXACT LOCATION.

28. THE CONTRACTOR SHALL CONSTRUCT SEWER LATERALS FROM THE LOWEST POINT OF ELEVATION (THE POINT OF

CONNECTION TO THE CITY SEWER SYSTEM).
N

ELECTRICAL NOTES

1.  ALL WORK TO MEET OR EXCEED CURRENTLY ADAPTED NATIONAL, STATE AND COUNTY ELECTRICAL CODES,

2. ALL WORK TO BE DOCUMENTED BY INSTALLATION PHOTOS AND DIGITAL AS-BUILT DRAWINGS.

3. ALL WORK TO BE INSPECTED & APPROVED BY REPRESENTATIVES OF CALIFORNIA STATE PARKS BEFORE

BACKFILLING.

4. ALL UNDERGROUND TRENCHWORK TO INCLUDE TRACE WIRE EXPOSED AT INTERIOR OF EACH TERMINATION
SPACE.

5. CONTRACTOR IS RESPONSIBLE FOR ALL APPLICATIONS, WORK AND COSTS REQUIRED BY UTILITY OR OTHER

AGENCIES.

AL FROM TO TR,

ALL PREPARATORY WORK REQUIRED BY PG&E TO MEET OR EXCEED PG&E REGULATIONS / GUIDELINES.
MUST BE A MINIMUM 2 1/2" PVC SCHEDULE 80.

8. ALL CONDUITS FROM 240V LOADCENTERS TO PEDESTALS MUST BE A MINIMUM OF 1 1/4" PVC SCHEDULE 80.

S, CONTRACTOR SHALL COORDINATE PEDESTAL ANCHDRS AND BOLLARDS DURING TRENCHING/CONCRETE
HASES.

LEGEND

IR '.'u\'é

VICINITY MAP
NOT TO SCALE

S0 emmmme—  STORM DRAIN LINE

SS e SANITARY SEWER LINE INDICATES EXISTING ELEVATION
SFM SEWER FORCE MAIN
WL WATER LINE
X0 INDICATES FINISH SURFACE GRADE
- G GAS LINE
Sw=0.01 INDICATES PIPE SLOPE
- E EXISTING ELECTRIC LINE

FLOWLINE

D e} e e EXISTING FLOWLINE
—— . cmm . DAYLIGHT LINE

Am— o o— PROPERTY LINE

— = STREET CENTERLINE

': : : : : : : ﬁ : : : EXISTING BUILDING

EXISTING MAJOR CONTOUR

INDICATES P.C.C, SLAB
(PLAN VIEW)

INDICATES A.C, PAVEMENT
(PLAN VIEW)

+ EXISTING MINOR CONTOUR

ABBREVIATIONS

AC ASPHALTIC CONCRETE cTO GRADE TO DRAIN .
BLOG BUILOING IE SEWER INVERT ELEVATION

BCR BEGIN CURB RETURN INV STORM DRAIN INVERT ELEVATION
BVC BEGIN VERTICAL CURVE LA LANDSCAPE AREA

BW BOTTOM OF WALL NG NATURAL GRADE

<3 CATCH BASIN NLC NOT IN CONTRACT

cn CENTERUNE PIA PLANTER AREA

My CONCRETE MASONRY UNIT PCC PORTLAND CEMENT CONCRETE
CONC CONCRETE P/L PROPERTY LINE

ECR END CURB RETURN ’ PE PAD ELEVATION

EG EXISTING GRADE POC POINT OF CONNECTION (UTILITY)
EP EDGE OF PAVEMENT L3 PARKING STRIPE

BvC END VERTICAL CURVE RIW RIGHT OF WAY

FF FINISHED FLOOR ELEVATION S0 STORM DRAIN

FG FINISHED GROUND ELEVATION 56 SUB-GRADE ELEVATION

FH FIRE HYDRANT 55 SANITARY SEWER

FL FLOW LINE TC TOP OF CURE

FLG FLANCED TF TOP OF FOOTING

Fs FINISHED SURFACE ELEVATION A TOP OF GRATE

aB CRADE BREAK ™ TOP OF WALL '

860 Walnut St., Suite C
San Luls Obispo, CA 93401

{B05) 545-0010 *® (323} 744-0010

ENGINEERING,INC.
CIVIL ® STRUCTURAL

www.ashleyvance.com

Plan Prepared By:

The use of these plans and specifications shall be
restricted 10 the origlnal site for which they were prepared
and publication thereof Is expressly limited to such use.
Repreduction or publicatlon by any methad, in whale or
in par, Is prohibited. Tlle to these plans and
specifications remaln with Ashley & Vance Engineering,
Inc. without prejudice. Visual contact with these plans
and specifications shall constitute prima facle

evidence of the acceptance of these restrictions.

Engineer of Record:
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Revisions:

SMOG FORECAST. SHOWN ABOVE ARE NOT INTENDED FOR USE BY THE CONTRACTOR WHEN ESTIMATING. IT IS .
31.2. TRUCK ROUTES AND SCHEDULES FOR THE RECEIPT OF MATERIALS SHALL BE COORDINATED WITH THE miN'}rLl‘nPg‘NSIEILW OF THE CONTRACTOR 7O GENERATE AND/OR  VERIFY EARTHWORK 10. ALL CONDUCTORS TO BE CU, SIZED TO LIMIT TOTAL MAINGEAR-PEDESTAL VOLTAGE LOSS TO LESS THAN 5%,
APPROPRIATE AGENCIES, -
31.3. WHERE FEASIBLE, ON-ROAD AND OFF-ROAD VEHICLES AND EQUIPMENT SHALL 8E TURNED OFF AND 11, EXISTING LIFT STATION TO REMAIN OPERATIONAL AT ALL TIMES DURING CONSTRUCTION. TABLE 1704.7 (2010 CALIFORNIA BUILDING CODE)
SUBSEQUENTLY RESTARTED IF THE ANTICIPATED DURATION OF [DLING IS EXPECTED TO EXCEED FIVE
MINUTES. 12, REPLACE EXISTING RESTROOM CONDUCTORS TO ELIMINATE SPLICES. EXTEND CONDUITS TO MAINGEAR. VERIFICATION AND INSPECTION | CONTINUOUS DURING TASK PERIODICALLY DURING TASK
TASK LISTED LISTED
32. THE CONTRACTOR SHALL IMPLEMENT THE FOLLOWING HIGH WIND DUST CONTROL MEASURE WHEN
INSTANTANEOUS WIND SPEEDS EXCEED 25 MILES PER HOUR: UTILITY INFORMATION 1. VERIFY MATERIALS BELOW
32,1, TERMINATION / MODIFICATION OF SCRAPERS, GRADERS OR DOZERS ON UNPAVED SURFACES UNTIL SHALLOW FOUNDATIONS ARE Proj. Engr.;  RDW Proj. Mngr.:  RDW
WINDS SUBSIDE. ELECTRICITY: PACIFIC GAS & ELECTRIC COMPANY ADEQUATE TO AGHIEVE THE X ] Eng j- Mng
~ 322, APPLICATION OF WATER AS NEEDED TO ANY UNPAVED SURFACE WITH VEHICLE OR EQUIPMENT 408 HIGUERA ST | DESIGN BEARING CAPAGITY. ™|~~~
OPERATIONS. SAN LUIS OBISPO, CA 93401 2. VERIFY EXCAVATIONS ARE Date: NOV. 12 2012 | Scale:
32.3, APPLICATION OF WATER OR OTHER DUST CONTROL MATERIAL TO ANY PREVIOUSLY GRADED SURFACE IF- 805-743-5000 EXTENDED TO PROPER DEPTH x
OUST EMANATION IS VISIBLE FROM SUCH A SURFACE. .
NATURAL GAS: SOUTHERN CALIFORNIA GAS COMPANY AND HAVE REACHED PROPER Permit No.:
33. THE CONTRACTOR SHALL S RESPONSIBLE FOR MAINTAINING EQUIPMENT TO PREVENT MISIELE SGOT FROM §400 OAKDALE AVE. Sheet List Table
REDUCING LIGHT TRANSMISSION THROUGH THE EXHAUST STACK BY MORE THAN 20 PERCENT FOR MORE CHATSWORTH, CA 91313 3. PERFORM CLASSIFICATION : A&V Job No.: SLOC 2009
THAN THREE MINUTES PER HOUR AND USE LOW SULFUR FUEL AS REQUIRED BY THE APPROPRIATE AGENCY. TELEPHONE: ‘Sheet Number Sheet Tlle AND TESTING OF COMPACTED X
- DIAL TOLL FREE
34, TRUCKS USED IN HAULING DIRT TO OR FROM THE SITE ON PUSLIC ROADS WILL BE COVERED OR WILL 29:1 *:"’I's- zs:.g'nspo o g3402 811 OR c1 TITLE SHEET FILL MATERIALS.
MAINTAIN A SIX INCH DIFFERENTIAL BETWEEN THE MAXIMUM HEIGHT OF ANY MATERIAL HAULED AND THE AN LU 2 4. VERI FP C IVI L
TOP OF THE TRAILER. HAUL TRUCK DRIVERS WILL LOAD PRIOR TO LEAVING THE SITE TO PREVENT SOIL LOSS 1-800-750-2355 {1-800-227-2600) c2 CRADING AND DRAINAGE PLAN MATE\SALEY oS D JET
DURING TRANSPORTATION. ,
s craazes commumcaTons e ED o B x TITLE SHEET
| 35. PURSUANT TO SECTION 8771 OF THE BUSINESS AND PROFESSIONS CODE, EXISTING SURVEY MONUMENTS 7775 SAN LUIS AVE, ol DETAIL SHEET OF COMPACTED FILL.
- SHELL BE NOTED AND DOCUMENTED BEFORE CONSTRUCTION. IF ANY MONUMENTS ARE DISTURBED DURING ATASCADERO, CA 93422 T
CONSTRUCTION THE CONTRACTOR SHALL PAY A LICENSED LAND SURVEYOR OR REGISTERED ENGINEER TO . UNDERGROUND SERVICE ALERT OF CAUFORNIA 5. PRIOR TO PLACEMENT OF
RESET SUCH MONUMENTS. WATER/SEWER: CITY OF SAN LUIS OBISPO UTILITIES DEPARTMENT COMPACTED FILL, OBSERVE X | |
. 879 MORRO ST - SUBGRADE AND VERIFY THAT x
36. PAD CERTIFICATION IS REQUIRED, A SOILS OR CIVIL ENGINEER SHALL DETERMINE THAT THE GRADING SAN LUIS OBISPO, CA 83401 SITE HAS BEEN PREPARED
PERFORMED IS IN SUBSTANTIAL CONFORMANCE WITH THE APPROVED PLANS AND IS SUITABLE TO SUPPORT ' PROPERLY. /\_ 3_ - 3 - 02
THE INTENDED STRUCTURE.
N . . ol | ‘ ol 1 ] X . ol ol RPage-36 of
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The use of these plans and specifications shall be.
restricted to the ariglnal site for which they were prepared
< o 2nd publication thereof is expressly limlzed to such use.
\ &g Reproduction or publication by any method, in whale or
< n pare, is prohlbited. Thle to these plans and
; . specifications remain with Ashley & Vance Englneering,
| Inc. without prejudice. Visual contact with these plans
1" 20" 2nd specificatlons shall constiute prim facle
o — SCALE: 2220 — evidence of the acceptance of these restrictions,
0 20 40 50 80 Engineer of Record: |
: |
CONSTRUCTION NOTES |
(®) EXISTING CURS AND GUTTER - PROTECT IN PLACE |
(2) EXISTING A/C PAVING - PROTECT IN PLACE |
|
(3) EXISTING TREE ~ PROTECT IN PLACE |
(4) APPROXIMATE EDGE OF EXISTING DRIVE ISLE
(5) SAWCUT EXISTING PAVEMENT ~ REMOVE AND DISPOSE OF EXISTING
MATERIAL
~ NOTES 6 TO 10 NOT USED
(i) CONSTRUCT 3' CONCRETE U=DITCH AT SAWCUT LINE PER DETAIL"A",
SHEET C~4 é
(i2) CONSTRUCT 3' CONCRETE V=DITCH AT TOE OF SLOPE PER DETAIL *8", <
SHEET C-4 e g —
w
(33) CONSTRUCT 6" CURB PER COUNTY OF SAN LUIS OBISPO STANDARD C-2a. v }:: b =1
(12) CONSTRUCT 0" CURB PER DETAIL"C", SHEET C~4 [a'd =« &
~—
(15) CONSTRUCT P.C.C. SLAB WITH THICKENED EDGE PER DETAIL "D", SHEET < a U oQ
i o -
L ¢ [a zZx 4
° CONSTRUCT A.C. PAVEMENT TO MATCH EXISTING » § = g
(f7) INSTALL DRAINAGE INLET PER UTILITY PLAN. SEE SHEET G-3. [ 5 8 2
. CONSTRUCT UTILITY PEDESTAL PER UTILITY PLAN. SEE SHEET C-3 < E O g &
= [~4
UTILITY VEHICLE STORAGE SHED (N..C.) - I 3
s -
H MISCELLANEQUS STORAGE SHED (N.L.C) N 3 %
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§ LEGEND. “ 3 B <
£ g o
z o SD ————— STORM DRAIN LINE £ g <L
3 AN 2 g
, i s5 SANITARY SEWER LINE (388:50)  INDICATES EXISTING ELEVATION g s
s . 2z 2
2 SPM SEWER FORCE MAIN g g
-4
i ——— w WAYER LINE
§ - © X% INDICATES FINISH SURFACE GRADE Revisions:
‘ Z - G ————— GASLINE .
: _g - Sm001_ INDICATES PIPE SLOPE
i g e+ e e EXISTING ELECTRIC LINE
i ) en <o o —
i H > > FLOWLINE INDICATES P.C.C. SLAR
! ] 3 ey e ———  XISTING FLOWLINE (PLAN VIEW
& e DAYLIGHTLINE INDICATES A.C. PAVEMENT
] (PLAN VIEW)
: £ EXISTING MAJOR CONTOUR
3
! 5 EXISTING MINOR CONTOUR
]
i g PROPERTY LINE Proj. Engr:  RDW Proj. Mngr.:  RDW
i b . e STREETCENTERUINE e m i - .
§ ~ , Date: NOV. 122012 | Scale:
E] (LSS S BsTNG suioing
ﬁ" " Permit No.:
]
! 1 A8V JobNo: SLOC 2009
z
i c3
. 2
‘ CIVIL
z
g
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| £ CAMPING SPACE TABLE GRADING AND
- CAMPING SPACE # DESCRIPTION
| 3 - 47 ADA ACCESSIBLE RV SPACE. - | DRAINAG %khqb' t 4
| 3 48«66 STANDARD RV SPACE I
! I SCALE: 1" = 20° ) &7 ADA ACCESSIBLE RV SPACE.
! & 68-71 STANDARD RV SPACE /\ 3 B 3 02 03
g 40 y , 72-73 CAMP HOST RV SPACE
o
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UTILITY CONSTRUCTION NOTES
(&) FURNISH AND INSTALL 12" PUC PERFORATED STORM DRAIN PER DETAIL A" OR "B", SHEET C—

@ FURNISH AND INSTALL MID STATE CONCRETE 18" SQUARE CATCH BASIN (OR APPROVED EQUAL)

@ CONNECT STORM DRAIN TQ EXISTING 36" SQUASHED CMP STORM DRAIN,

@ INSTALL 12" FLARED END SECTION AT QUTLET OF 12" STORM DRAIN

NOTES 24 TO 30 NOT USEC

@ FURNISH AND INSTALL 6° SOR 35 PVC SANTTARY SEWER LINE, SEE UTILITY TRENCH DETAIL "E", SHEET C-4

860 Walnut St., Suite C
San Luis Oblspo, CA 93401

@ ENGINEERING,INC.
www.ashleyvance.com {805) 545-0010 ® (323) 744-0010
CIVIL e STRUCTURAL

Plan Prepared By:

The use of these plans and specifications shall be

restrlcted to the orlglnal ske for which they were prepared

and publicaion thereof is expressly limited w such use.
Repraduction or publication by any method, In whale or
In part, is prohibited. Title to these plans and
specifications remain with Ashley & Vance Englneering,
Inc. without prejudice. Visual conract with these plans
and specifications shall constiture prima facle

evidence of the acceptance of these restrictlons.

. |Engineer of Record:

(G2) FURNISH AND INSTALL SEWER SERVICE TO CAMPSITE. SEE TYPICAL UTILITY HOOKUP, DETAIL ¥, SHEET -4,
NOTES 33 70 40 NOT USED §
(&7) FURNISH AND INSTALL 4" €900 PVC WATER LINE. SEE UTILITY TRENCH DETAIL *E", SHEET Cmt. < §
@@@ FURNISH AND INSTALL WATER SERVICE TQ CAMPSITE, SEE TYPICAL UTILITY HOOKUP, DETAIL “F", SHEET C=%. w < S
P hV4 =m (=4
NQTES 43 TO 50 NOT USED }E [=)} T
- e o —
MAIN ELECTRICAL SERVICE FROM ELECTRICAL POINT OF CONNECTION TO LOCAL TRANSFORMERS. INSTALL 2.5 wv 6 —
12"sp@ 0.50% @ SCHEDULE 80 PVC ELECTRICAL CONDULT. PROVIDE ONE CONDUIT PER TRANSFORMER. < o) o~
i s
@ FURNISH AND INSTALL 1.28" SCHEDULE 80 PVC ELECTRICAL CONDUIT FROM LOCAL TRANSFORMERS TO CAMPSITE D_ =z 2 v
ELECTRICAL CONNECTIONS, SEE TYFICAL UTILITY HOOKUP, DETAIL *F", SHEET C=4. § A [Te)
Ll =)
@ FURNISH AND INSTALL MAINGEAR: BO0A 480Y/277V 4W METER MAIN SWITCHBOARD PER SINGLE LINE DISTRIBUTION = o s
PLAN, THIS SHEEY, I . Ne Z
g &£ &
@ FURNISH AND INSTALL ELECTRICAL TRANSFORMER, EATON T20P11S50CUEESS PAD MOUNT (OR APPROVED EQUAL) < % S O <C
- g
@ FURNISH AND INSTALL ELECTRICAL TRANSFORMER. EATON T20P12525CUEESS PAD MOUNT (OR APPROVED EQUAL) El o S
FURNISH AND INSTALL ELECTRICAL TRANSFORMER. EATON QS20N11525CU WALL MOUNT (OR APPROVED EQUAL) E S
5
@ FURNISH AND INSTALL OLDCASTLE PRECAST N30 UTILITY 80X (CHRISTY BOX) WITH R SERIES COMPQSITE LID AND N3O O e
BOLT DOWN KIT (OR APPROVED EQUAL). EXTERIQR DIMENSIONS: 27.5" X 18", Z
PROVIDE TWC CONDUITS TO TIE INTQ EXISTING RESTROOM CONDUITS (MATCH EXISTING CONDUIT DIAMETER). <
EUMINATE EXISTING CHRISTY BOX, REMOVE EXISTING CONDUCTORS AND PULL NEW ELECTRICAL SERVICE TO <
RESTROOM TRANSFORMERS m —
} P4
¥ E
a z
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o O 5
Morro Strand State Park o w o
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Applicable LCP Policies and Zoning Standards
Visual Resource Policies

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

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

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

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

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

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

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

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

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

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

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

D. Visual quality: restores and enhances visual quality in visually degraded areas.
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E. Scenic area standards: in highly scenic areas, as depicted in the Morro Bay coastal
land use plan/coastal element, the following additional standards shall also apply

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

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

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

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

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

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

Public Access and Recreation Policies

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

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

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

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

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

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

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

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

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

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

Water Quality and ESHA

LUP Policy 11.02. Development in areas adjacent to environmentally sensitive habitat
areas and parks and recreation areas shall be sited and designed to prevent impacts
which would significantly degrade such areas, and shall maintain the habitats’ functional
capacity.

LUP Policy 11.17. The biological productivity of the City’s environmentally sensitive
habitat areas shall be maintained and, where, feasible, restored through maintenance
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and enhancement of the quantity and quality of Morro and Chorro groundwater basins
and through prevention of interference with surface water flow. Stream flows and
adequate to maintain riparian and fisheries habitat shall be protected.

LUP Policy 11.19. ...New development adjacent to wetlands shall not result in adverse
impacts due to additional sediment, runoff, noise, and other disturbances.
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Campsite location from east side of Beachcomber
Dr. from just south of Mindoro Way.

Project site:
Morro Strand State Park Campground

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

Project site:
Morro Strand State Park Campground

Beachcomber Drive
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Campsite location from east side
of Beachcomber Dr. at Luzon St.

Project site:
Morro Strand State Park Campground

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

Project site:
Morro Strand State Park Campground Non-native Myoporum trees to be removed

/\

Beachcomber Drive
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Campsite location looking
south toward Morro Bay.

Morro Strand State Park Campground

e

Beachcomber Drive

Exhibit 7
A-3-MRB-13-0203
Page 5 of 6



Exhibit 7
A-3-MRB-13-0203
Page 6 of 6



Exhibit 8
A-3-MRB-13-0203
Page 1 of 48



Exhibit 8
A-3-MRB-13-0203
Page 2 of 48



Exhibit 8
A-3-MRB-13-0203
Page 3 of 48



Exhibit 8
A-3-MRB-13-0203
Page 4 of 48



Exhibit 8
A-3-MRB-13-0203
Page 5 of 48



Exhibit 8
A-3-MRB-13-0203
Page 6 of 48



Exhibit 8
A-3-MRB-13-0203
Page 7 of 48



Exhibit 8
A-3-MRB-13-0203
Page 8 of 48



Exhibit 8
A-3-MRB-13-0203
Page 9 of 48



Exhibit 8
A-3-MRB-13-0203
Page 10 of 48



Exhibit 8
A-3-MRB-13-0203
Page 11 of 48



Exhibit 8
A-3-MRB-13-0203
Page 12 of 48



Exhibit 8
A-3-MRB-13-0203
Page 13 of 48



Exhibit 8
A-3-MRB-13-0203
Page 14 of 48



Exhibit 8
A-3-MRB-13-0203
Page 15 of 48



Exhibit 8
A-3-MRB-13-0203
Page 16 of 48



Exhibit 8
A-3-MRB-13-0203
Page 17 of 48



Exhibit 8
A-3-MRB-13-0203
Page 18 of 48



Exhibit 8
A-3-MRB-13-0203
Page 19 of 48



Exhibit 8
A-3-MRB-13-0203
Page 20 of 48



Exhibit 8
A-3-MRB-13-0203
Page 21 of 48



Exhibit 8
A-3-MRB-13-0203
Page 22 of 48



Exhibit 8
A-3-MRB-13-0203
Page 23 of 48



Exhibit 8
A-3-MRB-13-0203
Page 24 of 48



Exhibit 8
A-3-MRB-13-0203
Page 25 of 48



Exhibit 8
A-3-MRB-13-0203
Page 26 of 48



Exhibit 8
A-3-MRB-13-0203
Page 27 of 48



Exhibit 8
A-3-MRB-13-0203
Page 28 of 48



Exhibit 8
A-3-MRB-13-0203
Page 29 of 48



Exhibit 8
A-3-MRB-13-0203
Page 30 of 48



Exhibit 8
A-3-MRB-13-0203
Page 31 of 48



Exhibit 8
A-3-MRB-13-0203
Page 32 of 48



Exhibit 8
A-3-MRB-13-0203
Page 33 of 48



Exhibit 8
A-3-MRB-13-0203
Page 34 of 48



Exhibit 8
A-3-MRB-13-0203
Page 35 of 48



Exhibit 8
A-3-MRB-13-0203
Page 36 of 48



Exhibit 8
A-3-MRB-13-0203
Page 37 of 48



Exhibit 8
A-3-MRB-13-0203
Page 38 of 48



Exhibit 8
A-3-MRB-13-0203
Page 39 of 48



Exhibit 8
A-3-MRB-13-0203
Page 40 of 48



Exhibit 8
A-3-MRB-13-0203
Page 41 of 48



Exhibit 8
A-3-MRB-13-0203
Page 42 of 48



Exhibit 8
A-3-MRB-13-0203
Page 43 of 48



Exhibit 8
A-3-MRB-13-0203
Page 44 of 48



Exhibit 8
A-3-MRB-13-0203
Page 45 of 48



Exhibit 8
A-3-MRB-13-0203
Page 46 of 48



Exhibit 8
A-3-MRB-13-0203
Page 47 of 48



Exhibit 8
A-3-MRB-13-0203
Page 48 of 48



	Th22a resolution from Pismo Beach City Council
	Th22a additional correspondence
	Th22a-8-2013
	Th22a additional correspondence
	Th22a-8-2013
	Th22a-8-2013
	1. Visual Resource Protection
	2. Public Access and Recreation
	3. Other
	4. California Environmental Quality Act (CEQA)

	A-3-MRB-13-0203 (Morro Strand) - Exhibit 1
	Slide Number 1
	Slide Number 2

	A-3-MRB-13-0203 (Morro Strand) - Exhibit 2
	A-3-MRB-13-0203 (Morro Strand) - Exhibit 3
	A-3-MRB-13-0203 (Morro Strand) - Exhibit 4
	A-3-MRB-13-0203 (Morro Strand) - Exhibit 5
	A-3-MRB-13-0203 (Morro Strand) - Exhibit 6
	A-3-MRB-13-0203 (Morro Strand) - Exhibit 7
	Slide Number 1
	Slide Number 2
	Slide Number 3
	Slide Number 4
	Slide Number 5
	Slide Number 6

	A-3-MRB-13-0203 (Morro Strand) - Exhibit 8





