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SUMMARY OF STAFF RECOMMENDATION

San Luis Obispo County proposes to modify the Local Coastal Program’s (LCP) Land
Use Plan (LUP) and Implementation Plan (IP) to modify existing regulations governing
accessory dwelling units (ADUS), including to update the LCP consistent with recent
changes to state housing law. The primary changes in the proposed LCP provide for
streamlined ADU review and permit processing, add more lenient ADU development
standards (e.g., for requirements related to minimum parcel size, property line setbacks,
Junior ADUs (JADUSs), etc.), allow for both an ADU and a JADU on a single residential
parcel, allow for ADUs in several new land use categories (including in agricultural and
multi-family residential land use categories), and modify parking requirements by
eliminating off-street parking for all ADUs throughout the County’s coastal zone.

The proposed amendment generally provides for relaxed ADU (including JADU)
development standards consistent with state law (e.g., reduced setbacks, excluding
ADUs from lot coverage and density calculations, etc.), all of which are aimed at
facilitating ADU construction in the County, including to help create more housing
opportunities. The changes proposed are mostly straightforward and should help to
facilitate the development of ADUs. And since the LCP’s existing tools to address core
coastal resource issues (e.g., related to ESHA, wetlands, riparian corridors, public
views, natural landforms, coastal hazards, etc.) remain in effect, the LCP as proposed
to be amended should serve to ensure ADUs are appropriately sited and designed in
most cases.

However, as described in more detail in this report, the proposed amendment does not
adequately address certain geographically specific coastal resource issues and
constraints that apply in parts of San Luis Obispo County, particularly related to more
rural/agricultural lands, water supply and public service capacities, and public coastal
accessways. In other words, the proposed amendment requires additional tailoring on
these points to appropriately facilitate ADU development without significant adverse
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resource impacts in these specific areas. In light of these concerns, Commission staff
engaged in a productive dialogue with County staff on potential solutions, and reached
a consensus on a modified approach.

First, the proposed amendment would allow ADUs on rural agricultural lands where they
are not currently allowed by the LCP, even though primary residential development is
tightly controlled by the LCP so as not to impair agricultural use and productivity.
Additionally, the proposed amendment provides an exception to allow both guesthouses
and ADUs/JADUSs in Agricultural and Rural Land use categories, while in all other land
use categories ADUs/JADUs and guesthouses are not allowed on the same parcel.
While well intentioned, the end result would be to encourage additional residential units
in more rural and agricultural areas as opposed to more developed parts of the County
where such units can be adequately served. If not better controlled, this would lead to
non-agricultural development that would likely adversely impact agriculture. Fortunately,
the existing LCP provides a roadmap to resolving this issue since it already includes a
series of findings that are necessary to allow residential development on rural
agricultural lands to protect agricultural and rural coastal resources. These same
standards can be applied to ADUs to offer the same level of protection. In other words,
ADUs should be allowed consistent with other residential uses in agricultural and rural
areas as already specified by the LCP.

Second, as proposed, the amendment does not differentiate between areas with
significant service constraints and those where infill development can likely be
accommodated without significant coastal resource impacts. In particular, the lack of a
sustainable water supply in Cambria and Los Osos is well known to the Commission
and the County. There, even existing water extractions to serve existing development
has led to coastal resource degradation (e.g., groundwater overdraft, seawater
intrusion, fishery impacts, ESHA degradation, etc.), and both communities continue to
be designated a Level of Severity (LOS) Il under the LCP in terms of water supply.?!
Due to these problems, the LCP currently does not generally allow for new residential
units within these communities because there is a lack of sustainable water to serve
them, and the provision or additional water would lead to significant coastal resource
impacts. This would be just as true for ADUs in these communities.2 As such,
suggested modifications are included to not allow for ADUs in Los Osos and Cambria
for the time being.3

LAt LOS lll, the LCP indicates “that the capacity (maximum safe yield) of a resource has been metor
exceeded and creates a deficiency of sufficient magnitude that drastic actions must be taken to protect
public health and safety.”

2 State ADU law explicitly identifies that such water service constraints are an appropriate arbiter of where
ADUs are and are not appropriate (see Government Code Section 65852.2(a)(1)(A)), and thus
acknowledges that areas with such constraints may not be suitable for ADU development, as is the case
here.

3If, in the future, sustainable long term water sources are identified for these communities, these
provisions can be ap propriately reconsidered.
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And finally, the proposed amendment broadly eliminates off-street parking requirements
for ADUs, but doesn'’t differentiate between areas where this is unlikely to lead to
significant public coastal access impacts versus where it is. In particular, the County’s
coastline is home to a number of very popular visitor destinations where on-street
parking along the shoreline is a key part of the available parking supply for many
visitors, and is often the only available way to access the coast. Fortunately, and as has
been done in a number of other LCPs across the state, these issues are readily
addressed by identifying the specific areas where on-street public coastal access
parking is particularly important and, accordingly, where ADUs must satisfy their parking
needs on-site so as not to compete with public parking opportunities. That is not to say
that ADUs would not be allowed in these areas, because they would, rather itis to
ensure that they are allowed in a way that does not lead to significant adverse impacts
to public access for those not fortunate enough to live in these key areas.*

In sum, Commission and County staffs have carefully crafted suggested modifications
that reflect the County’s unique coastal zone attributes and, at the same time, include
standards for ADUs overall to help incentivize and facilitate their construction. The result
is a set of provisions that will protect coastal resources as required by the Coastal Act
and LCP while leading to an increase in ADUs, and by extension an increase in housing
stock, in the County’s coastal zone. County and Commission staff are in agreement on
the suggested modification language. Both staffs have also coordinated with State
Department of Housing and Community Development (HCD) staff on the proposed
amendment, and HCD staff has not registered any objections to the amendment as
modified. Staff thus recommends that the Commission approve the proposed
amendment with suggested modifications. The motions and resolutions are found on
pages 6 and 7 below.

Staff Note: LCP Amendment Action Deadline

This proposed LCP amendment was filed as complete on January 10, 2022. The
proposed amendment affectsthe LCP’s LUP and IP, and the 90-working-day action
deadline is March 19, 2022. Thus, unless the Commission extends the action deadline
(it may be extended by up to one year), the Commission has until March 19, 2023 to
take a final action on this LCP amendment.

Therefore, if the Commission does not take a final action in this case at the February
2022 Commission meeting (e.g., if the Commission instead chooses to
postpone/continue LCP amendment consideration), then staff recommends that, as part
of such non-final action, the Commission extend the deadline for final Commission
action on the proposed amendment by one year. To do so, staff recommends a YES
vote on the motion below. Passage of the motion will result in a new deadline for final
Commission action on the proposed LCP amendment. The motion passes only by an
affirmative vote of a majority of the Commissioners present.

4 And the affected area is just a very small portion of the County’s coastal zone within which ADUs would
be allowed, and the effect on ADU construction is expected to be minimal.
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Motion: | move that the Commission extend the time limit to act on San Luis
Obispo County Local Coastal Program Amendment Number LCP-3-SLO-20-
0059-2 to March 19, 2023, and | recommend a yes vote.
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1. MOTIONS AND RESOLUTIONS

Staff recommends that the Commission, after public hearing, approve the proposed
LUP amendment as submitted and approve the proposed IP amendment with
suggested modifications. The Commission needs to make the following three motions in
order to act on this recommendation.

A. Certify the LUP Amendment as Submitted

Staff recommends a YES vote on the motion below. Passage of this motion will result in
certification of the Land Use Plan amendment as submitted and the adoption of the
following resolution and findings. The motion passes only by an affirmative vote of a
majority of the appointed Commissioners present.

Motion 1: I move that the Commission certify Land Use Plan Amendment
Number LCP-3-SLO-20-0059-2 as submitted by San Luis Obispo County, and |

recommend a yes vote.

Resolution 1: The Commission hereby certifies Land Use Plan Amendment
Number LCP-3-SLO-20-0059-2 as submitted by San Luis Obispo County and
adopts the findings set forth below on the grounds that the Amendment conforms
with the policies of Chapter 3 of the Coastal Act. Certification of the Amendment
complies with the California Environmental Quality Act because either 1) feasible
mitigation measures and/or alternatives have been incorporated to substantially
lessen any significant adverse effects of the Amendment on the environment, or
2) there are no further feasible alternatives or mitigation measures which could
substantially lessen any significant adverse impact which the Amendment may
have on the environment.

B. Deny the IP Amendment as Submitted

Staff recommends a YES vote on the motion below. Passage of this motion will result in
the rejection of the Implementation Plan amendment as submitted and the adoption of
the following resolution and findings. The motion to reject the amendment as submitted
passes only by an affirmative vote of a majority of the Commissioners present.

Motion 2: | move that the Commission reject Implementation Plan Amendment
Number LCP-3-SLO-20-0059-2 as submitted by San Luis Obispo County, and |
recommend a yes vote.

Resolution 2: The Commission hereby denies certification of Implementation
Plan Amendment Number LCP-3-SLO-20-0059-2 as submitted by San Luis
Obispo County and adopts the findings set forth below on grounds that the
Amendment as submitted does not conform with, and is inadequate to carry out,
the provisions of the certified Land Use Plan as amended. Certification of the
Amendment would not meet the requirements of the California Environmental
Quality Act, as there are feasible alternatives and mitigation measures that would
substantially lessen the significant adverse impacts on the environment that will
result from certification of the Amendment as submitted.
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C. Certify the IP Amendment with Suggested Modifications

Staff recommends a YES vote on the motion below. Passage of this motion will result in
certification of the Implementation Plan amendment with suggested modifications and
the adoption of the following resolution and findings. The motion passes only by an
affirmative vote of a majority of the Commissioners present.

Motion 3: | move that the Commission certify Implementation Plan Amendment
Number LCP-3-SLO-20-0059-2 as submitted by San Luis Obispo County if it is
modified as suggested in this staff report, and | recommend a yes vote.

Resolution 3: The Commission hereby certifies Implementation Plan
Amendment Number LCP-3-SLO-20-0059-2 if modified as suggested and adopts
the findings set forth below on grounds that the Amendment, with the suggested
modifications, conforms with and is adequate to carry out the provisions of the
certified Land Use Plan as amended. Certification of the Amendment if modified
as suggested 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 Amendment on the
environment, or 2) there are no further feasible alternatives and mitigation
measures that would substantially lessen any significant adverse impacts on the
environment that will result from certification of the Amendment if modified.

2. SUGGESTED MODIFICATIONS

The Commission hereby suggests the following modifications to the proposed
Implementation Plan amendment, which are necessary to make the requisite Land Use
Plan consistency findings. If the Commission certifies the LCP amendment as
submitted, no further Board of Supervisors action will be necessary pursuant to Section
13544(b)(2) of Title 14 of the California Code of Regulations. Should the Commission
deny the LCP Amendment, as submitted, without suggested modifications, no further
action is required by either the Commission or the Board of Supervisors, and the LCP
amendment is not effective, pursuant to Section 13542(f). Should the Commission deny
the LCP Amendment, as submitted, but then approve it with suggested modifications,
then the Board of Supervisors may consider accepting the suggested modifications and
submitting them by resolution to the Executive Director for a determination that the
Board of Supervisors’ acceptance is consistent with the Commission’s action. In that
scenario, pursuant to Section 13544(c) of Title 14 of the California Code of Regulations,
the modified LCP Amendment will become final at a subsequent Commission meeting if
the Commission concurs with the Executive Director’s Determination that the Board of
Supervisors’ action in accepting the suggested modifications approved by the
Commission for LCP Amendment LCP-3-SLO-20-0059-2 is legally adequate. If the
Board of Supervisors does not accept the suggested modifications within six months of
the Commission’s action, then the LCP amendment remains uncertified and not
effective within the coastal zone. Where applicable, text in eress-eut-and underline
format denotes proposed text to be deleted/added by the County. Text in deuble-eress-
o4t and double underline denotes text to be deleted/added by the Commission’s
suggested modifications.
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Modify IP Section 23.08.169 as follows:

Accessory dwellings may be allowed, pursuant to this section, in addition to the
primary residential use on a site, as allowed by Coastal Table “O” (Allowable Uses)
in the Framework for Planning Excerpts — Coastal Zone. For the purpose of this
Section, primary residential use shall mean a single-family dwelling or multi-family

dwelling.
. Add IP Section 23.08.169(b)(5) as follows:

. Delete IP Section 23.08.169(g)(4) and renumber IP Section 23.08.169(g)(5) as
23.08.169(g)(4).

Modify IP Section 23.08.169(e) as follows:

e. Establishment of accessory dwelling. A lot or parcel shall be limited to
establishing accessory dwelling(s) in accordance with Subsections g, h, j, or k. Only
one (1) of the accessory dwelling developments described in the five (5)
Subsections (g, h, i, |, or k) may be established on a single lot or parcel. To establish
accessory dwelling(s) in accordance with Subsections g, h, i, j, or k, all standards of
the respective Subsection shall be satisfied. The standards of Subsections g, h, |, |,
or k shall not be combined or interchanged. All other provisions of this Section,
including parking standards under Section 2308 shall appl
to all accessory dwelling development.

. Add IP Section 23.08.169(l) as follows:

Page 8



LCP-3-SLO-20-0059-2 (ADUS)

7. Add the figure titled “ Coastal Zone ADU Parking Required” (see Exhibit 2)
after IP Section 23.08.169().

8. Add the figure titled “Map of Areas within the Los Osos Groundwater Basin
boundary and/or within the Los Osos Groundwater Basin Plan Area” (see
Exhibit 4) after IP Section 23.08.169(c)(iv).

9. Modify IP Section 23.08.032.e(1)(ii) as follows:

A guesthouse/home office shall not be allowed on any site containing an accessory
dwelllnq establlshed pursuant to Sectlon 23. 08 169 of thls tltle#%p&h%m&he

3. FINDINGS AND DECLARATIONS

A. Description of Proposed LCP amendment

San Luis Obispo County proposes to modify the Local Coastal Program’s (LCP) Land
Use Plan (LUP) and Implementation Plan (IP) to update existing ADU provisions,
including to update the LCP consistent with recent changes to state housing law
(including changes established by Assembly Bills 68, 587, and 881, and Senate Bill 13,
which all took effect on January 1, 2020). The primary proposed LCP changes provide
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for streamlined ADU review and permit processing, add more lenient ADU development
standards (e.g., for requirements related to minimum parcel size, property line setbacks,
Junior ADUs (JADUS), etc.), allow for both an ADU and a JADU on a single residential
parcel, allow ADUs in several new land use categories (including in agricultural and
multi-family residential land use categories), and modify parking requirements for ADUs.
Specifically, the proposed amendment would make the following LUP changes:

Modify the LUP’s Coastal Table O in the Framework for Planning document, which
lists the various land use categories and allowable uses within them. The
amendment would expand ADUs to be newly allowed in all land use designations
that allow for single-family residences, including in the Agriculture—Prime Soils,
Agricultural—Non-Prime Soils, and Residential Multi-Family land use categories
(where they are not currently allowed).

In addition, the proposed amendment would make the following IP changes:

Replace the existing ‘secondary dwelling unit’ ordinance in Section 23.08.169 with a
new ordinance that regulates ‘Accessory Dwellings,” as well as replace all
references to “secondary dwellings” with “accessory dwelling units” or “accessory
dwellings” (i.e., ADUSs), as well as define junior accessory dwellings (JADUS)
consistent with the definition found in Government Code Section 65852.22 (i.e., a
unit that is no more than 500 square feet in size and contained entirely within a
single-family residence).

Allow up to one ADU and one JADU on lots designated to allow single-family
residential use, and/or with existing or proposed detached or semi-detached single-
family dwellings, with no minimum parcel size requirement for the ADU/JADU and
where such units are not be counted toward the overall density of the lot.

Allow up to two detached ADUs and allow conversion ADUs® for up 25% of the
number of multifamily units (e.g., for a 100-unit multifamily complex, up to 25
conversion ADUs would be allowed) where multifamily residential dwellings (e.g.,
apartments, condominiums, or townhomes) exist or are proposed.

Reduce setback requirements such that detached accessory dwellings must meet
the same setback requirements as residential accessory buildings and structures,
provided that minimum setback requirements shall not exceed 4 feet from side and
rear property lines. Attached accessory dwellings must comply with the same
setback requirements applicable to the primary residential structure.

Eliminate off-street parking requirements for any ADU or JADU, and eliminate the
replacement parking requirements should parking be converted to accommodate an
ADU/JADU.

® Conversion ADUs in multi-family residential developments must be converted from areas not previously
used as living space (including, but not limited to, storage rooms, boiler rooms, passageways, attics,
basements, or garages) (see proposed IP Section 23.08.169(j) in Exhibit 1).
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= Prohibit short-term rental use within ADUSs.

= Ensure that new construction ADUs are designed to be compatible with the primary
residence on a site.

= Maintain the prohibition on sites having an ADU and a guesthouse.

= Prohibit ADUs on any parcel that contains tract/parcel map conditions that prohibit
ADUs, as well as any area with a development moratorium per the Regional Water
Quality Control Board.

See Exhibit 1 for the text of the proposed amendment.

B. Evaluation of Proposed LCP Amendment

1. Standard of Review

The proposed amendment affectsthe LCP’s LUP and IP. The standard of review for
LUP amendments is that they must conform with Chapter 3 of the Coastal Act, and the
standard of review for IP amendments is that they must be consistent with and
adequate to carry out the policies of the certified LUP.

2. Proposed Land Use Plan Amendment

Applicable Coastal Act Policies

The Coastal Act contains objectives and policies designed to protect, maintain, and
enhance the quality of the coastal zone and coastal resources. This includes balancing
uses and development in the coastal zone in a way that takes into account the social
and economic needs of the state, the use of infill residential development as a means of
simultaneously limiting such development in more rural areas to protect agricultural
lands and scenic natural landscapes, and the need to ensure that coastal resources are
protected through all LCP and CDP processes and outcomes. Relevant provisions
include:

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

Section 30241: The maximum amount of prime agricultural land shall be
maintained in agricultural production assure the protection of the areas’
agricultural economy, and conflicts shall be minimized between agricultural and
urban land uses through all of the following:

(a) By establishing stable boundaries separating urban and rural areas, including,

where necessary, clearly defined buffer areas to minimize conflicts between
agricultural and urban land uses.
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(b) By limiting conversions of agricultural lands around the periphery of urban
areas to the lands where the viability of existing agricultural use is already
severely limited by conflicts with urban uses or where the conversion of the lands
would complete a logical and viable neighborhood and contribute to the
establishment of a stable limit to urban development.

(c) By permitting the conversion of agricultural land surrounded by urban uses
where the conversion of the land would be consistent with Section 30250.

(d) By developing available lands not suited for agriculture prior to the conversion
of agricultural lands.

(e) By assuring that public service and facility expansions and nonagricultural
development do not impair agricultural viability, either through increased
assessment costs or degraded air and water quality.

(f) By assuring that all divisions of prime agricultural lands, except those
conversions approved pursuant to subdivision (b), and all development adjacent
to prime agricultural lands shall not diminish the productivity of such prime
agricultural lands.

Section 30241: All other lands suitable for agricultural use shall not be converted
to nonagricultural uses unless (l) continued or renewed agricultural use is not
feasible, or (2) such conversion would preserve prime agricultural land or
concentrate development consistent with Section 30250. Any such permitted
conversion shall be compatible with continued agricultural use on surrounding
lands.

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

Section 30251: 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 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 in the California
Coastline Preservation and Recreation Plan prepared by the Department of
Parks and Recreation and by local government shall be subordinate to the
character of its setting.

While not part of Coastal Act Chapter 3 and thus not technically part of the legal
standard of review for this proposed LUP change, the Coastal Actalso provides
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relevant direction regarding this proposed amendment, including encouraging the
provision of affordable housing and ensuring environmental justice in the coastal zone.

Section 30604(f): The commission shall encourage housing opportunities for
persons of low and moderate income. In reviewing residential development
applications for low- and moderate-income housing, as defined in paragraph (3)
of subdivision (h) of Section 65589.5 of the Government Code, the issuing
agency or the commission, on appeal, may not require measures that reduce
residential densities below the density sought by an applicant if the density
sought is within the permitted density or range of density established by local
zoning plus the additional density permitted under Section 65915 of the
Government Code, unless the issuing agency or the commission on appeal
makes a finding, based on substantial evidence in the record, that the density
sought by the applicant cannot feasibly be accommodated on the site in a
manner that is in conformity with Chapter 3 (commencing with Section 30200) or
the certified local coastal program.

Section 30604(g): The Legislature finds and declares that it is important for the
commission to encourage the protection of existing and the provision of new
affordable housing opportunities for persons of low and moderate income in the
coastal zone.

Section 30604(h): When acting on a coastal development permit, the issuing
agency, or the commission on appeal, may consider environmental justice, or the
equitable distribution of environmental benefits throughout the state.

Consistency Analysis

As the Commission is aware, the state has a housing crisis, and in particular an
affordable housing crisis, and these issues are only more acute in the state’s coastal
zone. To address this critical need, the state legislature has enacted a number of
housing laws in the last several years that are designed to eliminate barriers to
providing housing, and to help foster additional housing units—particularly critically
needed affordable units—where they can be appropriately accommodated by adequate
public services and where, in the coastal zone, they will not adversely affect coastal
resources. Toward this end, recent legislative sessions have included a series of
changes to state housing law designed to facilitate more ADUs and affordable housing
units. Those changes have triggered local governments in the coastal zone to update
their LCPs to address new changes that would affect the development of ADUs.
Importantly, the changes in state law continue to explicitly require that the Coastal Act’s
(and by extension LCPs’) coastal resource protections are incorporated into the process
when considering ADUSs, and thus updated local government ADU provisions must
continue to ensure coastal resource protections. In short, the goal of updating LCPs
related to ADUs is to harmonize the state ADU housing law changes with the Coastal
Act in a way that continues to protect coastal resources while also reducing and
eliminating barriers to ADUs.
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It is in this context of encouraging more housing through infill development while still
protecting coastal resources that the Commission reviews this and other ADU
provisions in LCPs. It should also be noted that while there is a serious lack of
affordable housing throughout the State (including in San Luis Obispo County where the
median home price in the unincorporated areas is around $1 million, pricing all but the
most fortunate financially out of the market altogether, including service workers who
are the engine of the County’s coastal tourist economy), ADUs themselves are not likely
to be enough to correct such an imbalance. However, ADUs can provide what is
typically a more affordable housing option in the County than a single-family residence,®
and can at least provide some relief in terms of the availability of smaller housing stock.
In that sense, ADUs can help implement Coastal Act housing provisions, albeit related
to diversification of housing stock and not so muchto affordable housing.

The proposed LUP amendment is limited to adding ADUs as allowable uses in all land
use designations that allow for single-family residences. The detailed standards that
regulate ADUs are located in the IP. Thus, the LUP review here is a broad one
regarding the appropriateness of adding housing units to these areas, perhaps most
consequentially in rural/agricultural areas. As proposed, such units would now be
allowed in rural agricultural areas as well more urban settings. While allowing for
intensified residential development in rural areas certainly raises issues in terms of
conformity with the Coastal Act, including in terms of agricultural land preservation and
concentrating development within existing developed areas more broadly, the
amendment must be understood holistically, including that all ADUs must be consistent
with all applicable LCP standards, including the specific ADU standards specified in the
IP. As such, and as discussed in the subsequent IP analysis, allowing for ADUs in this
manner (i.e., when reviewed against the entire LCP, including the ADU IP provisions as
suggested to be modified in this report) in all land use designations that allow for single-
family residences (including agricultural lands and urban lands) can be found Coastal
Act consistent.

3. Proposed Implementation Plan Amendment

A. Rural and Agricultural Land Protection

Applicable Land Use Plan Provisions

The LUP, like the Coastal Act, includes provisions designed to protect rural agricultural
lands and agricultural economies, including protecting both prime and non-prime lands

6To be clear, however, new smaller housing stock, like ADUs, in less affordable areas like the coastal
areas of unincorporated San Luis Obispo County may be less expensive than other housing options, but
they are still quite expensive. For example, the current average rental cost for a one-bedroom unit in
these County areas ranges from $1,300 to $2,800 per month (per Apartments.com). So, while ADUs are
often seen as a proxy for ‘affordable housing’, they must be understood in terms of the actual marketin
which they are located, and they do not actually constitute affordable housing. Rather, they are probably
better understood as additional housing stock that can help alleviate housing stock shortages overall,
especially at the smaller unit side of the market, but, absent being required to be affordable, they will
become market rate housing.
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against inappropriate conversion to non-agricultural uses and development. These
policies include:

Agriculture Policy 1: Maintaining Agricultural Lands. Prime agricultural land
shall be maintained, in or available for, agricultural production unless: 1)
agricultural use is already severely limited by conflicts with urban uses; or 2)
adequate public services are available to serve the expanded urban uses, and
the conversion would preserve prime agricultural land or would complete a
logical and viable neighborhood, thus contributing to the establishment of a
stable urban/rural boundary; and 3) development on converted agricultural land
will not diminish the productivity of adjacent prime agricultural land.

Other lands (non-prime) suitable for agriculture shall be maintained in or
available for agricultural production unless: 1) continued or renewed agricultural
use is not feasible; or 2) conversion would preserve prime agricultural land or
concentrate urban development within or contiguous to existing urban areas
which have adequate public services to serve additional development; and 3) the
permitted conversion will not adversely affect surrounding agricultural uses.

All prime agricultural lands and other (non-prime) lands suitable for agriculture
are designated in the land use element as Agriculture unless agricultural use is
already limited by conflicts with urban uses.

Permitted Uses on Prime Agricultural Lands. Principal permitted and
allowable uses on prime agricultural lands are designated on Coastal Table O -
Allowable Use Chart in Framework for Planning Document. These uses may be
permitted where it can be demonstrated that no alternative building site exists
except on the prime agricultural soils, that the least amount of prime soil possible
is converted and that the use will not conflict with surrounding agricultural lands
and uses.

Permitted Uses on Non-Prime Agricultural Lands. Principal permitted and
allowable uses on non-prime agricultural lands are designated on Coastal Table
O - Allowable Use Chart in Framework for Planning Document. These uses may
be permitted where it can be demonstrated that no alternative building site exists
except on non-agricultural soils, that the least amount on non-prime land possible
is converted and that the use will not conflict with surrounding agricultural lands
and uses.

Agriculture Policy 3: Non-Agricultural Lands. In agriculturally designated
areas, all non-agricultural development which is proposed to supplement the
agricultural use permitted in areas designated as agriculture shall be compatible
with preserving a maximum amount of agricultural use. When continued
agricultural use is not feasible without some supplemental use, priority shall be
given to commercial recreation and low intensity visitor-serving uses allowed in
Policy 1.

Page 15



LCP-3-SLO-20-0059-2 (ADUS)

Non-agricultural developments shall meet the following requirements:

a. No development is permitted on prime agricultural land. Development shall be
permitted on non-prime land if it can be demonstrated that all agriculturally
unsuitable land on the parcel has been developed or has been determined to be
undevelopable.

b. Continued or renewed agricultural use is not feasible as determined through
economic studies of existing and potential agricultural use without the proposed
supplemental use.

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

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

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

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

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

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

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

Consistency Analysis

The LUP mirrors the Coastal Act in terms of agricultural protection. It is fiercely
protective of agricultural soils and the agricultural economy by, among other things,
limiting the types of uses allowed in agricultural lands and ensuring such development
does not adversely impact agricultural production. The LUP also requires non-
agricultural development on agricultural lands to meet a series of tests and
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requirements, including that there is adequate water to serve it, that the development is
needed to help augment/supplement agricultural production, and that the development
will not affect the continuation of agriculture on the remainder of the site or on adjacent
sites. And finally, the LUP also includes specific requirements for single-family
residences on agricultural lands, including requiring such residences be located off of
prime agricultural soils where possible and to mitigate potential negative agricultural
impacts. In short, the LUP includes a detailed policy construct whereby the maximum
amount of prime agricultural land is to be maintained capable of agricultural production
to assure the protection of the County’s agricultural lands and its agricultural economy.
Conflicts between agricultural and non-agricultural/urban land uses are to be minimized
through the careful siting and design of structures on agricultural lands.

The proposed amendment does not identify any of these requirements as being
applicable to new ADUs on agriculturally designated lands. Rather, it is silent on how
these requirements apply to ADU development, thereby raising confusion as to how
ADUs are or are not subject to agricultural protection requirements. Thus, the proposed
amendment creates the potential for inappropriate agricultural conversion and impacts.
Additionally, the proposed amendment provides an exception to allow both guesthouses
and ADUs/JADUSs on land within Agricultural and Rural Land use categories, while in all
other land use categories ADUs/JADUs and guesthouses are not allowed on the same
parcel. While well intentioned, this would result in encouraging additional residential
units in more rural and agricultural areas as opposed to more developed parts of the
County where such units can be adequately served. It would lead to non-agricultural
development that is likely to adversely impact agriculture if not better controlled. While
one way to address this issue and to ensure protection of these rural agricultural
resources is to not allow ADUs on agricultural lands at all, the LUP does currently allow
for single-family residences subject to specific criteria intended to protect such lands. In
other words, the existing LCP provides a roadmap to resolving this issue by including a
series of findings that are necessary to allow residential development on rural
agricultural lands to protect agricultural and rural uses, and these same standards can
be applied to ADUs to offer the same level of protection. This includes where the square
footage limits on ADUSs (i.e., they can be no larger than 1,200 square feet) can also help
address the issue of large ‘estate’ forms of development on agricultural properties and
their resultant pressure on agricultural economies (e.g., through speculative residential
development that drive up land costs, etc.).

Thus, Suggested Modification 2 makes clear that ADUs are subject to and must meet
all applicable findings and requirements that pertain to single-family dwellings on
agriculturally designated lands. In other words, these same residential standards can be
applied to ADUs to offer the same level of protection to these agricultural lands, and to
make sure that ADUs can be allowed where it is possible to allow such residential uses,
but otherwise protecting these coastal resources as the LCP currently does. Further, the
LCP already doesn't allow ADUs and guesthouses on the same property, and this
prohibition is even more important on agricultural lands to avoid the proliferation of
structures that diminishes the amount of land usable for agriculture. Thus Suggested
Modification 9 ensures that either a guesthouse or an ADU/JADU are allowed on
rural/agricultural lands, but not both. As modified, the proposed IP amendment can be
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found consistent with the amended LUP with respect to rural/agricultural requirements
and protections.

B. Public Services

Applicable Land Use Plan Provisions

The LUP requires new development to be served by adequate water and sewer
capacities.” LUP Public Works Policy 1 indicates projects can only be approved if there
are adequate services to serve such projects. This policy is then carried out by IP
Section 23.04.430, requiring the County to find that adequate water and sewage
disposal capacity exists prior to approving any new development. And LUP Coastal
Watershed Policies 1 and 2 protect the integrity of groundwater basins, including by
requiring that the basin’s safe yield is not exceeded. These provisions state:

Public Works Policy 1: Availability of Service Capacity. New development
(including divisions of land) shall demonstrate that adequate public or
private service capacities are available to serve the proposed development.
Priority shall be given to infilling within existing subdivided areas. Prior to
permitting all new development, a finding shall be made that there are sufficient
services to serve the proposed development given the already outstanding
commitment to existing lots within the urban service line for which services will be
needed consistent with the Resource Management System where applicable.
(emphasis added)

Policies for Coastal Watersheds Policy 1: Preservation of Groundwater
Basin. The long-term integrity of groundwater basins within the coastal zone
shall be protected. The safe yield of the groundwater basin, including return and
retained water, shall not be exceeded except as part of a conjunctive use or
resource management program which assures that the biological productivity of
aquatic habitats are not significantly adversely impacted.

Policies for Coastal Watersheds Policy 2: Water Extractions. Extractions,
impoundments and other water resource developments shall obtain all necessary
county and/or state permits. All pertinent information on these uses (including
water conservation opportunities and impacts on in-stream beneficial uses) will
be incorporated into the data base for the Resource Management System and
shall be supplemented by all available private and public water resources studies
available. Groundwater levels and surface flows shall be maintained to ensure
that the quality of coastal waters, wetlands and streams is sufficient to provide for
optimum populations of marine organisms, and for the protection of human
health.

"The Commission in its past LCP and CDP actions associated with the San Luis Obispo County LCP has
consistently understood “adequate” services in relation to water to mean that a sustainable water supply
exists to accommodate new development in a manner that will not lead to adverse coastal resource
impacts, and applies that understanding again in this analysis.
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These general provisions are then augmented by additional standards that apply to
specific communities and their unique public service capacity constraints. The North
Coast Area Plan (NCAP), which is also part of the LUP, includes additional guidance for
the areas in and around Cambria, and includes an extensive policy framework meant to
protect the area’s rich coastal resources. This includes through policies that protect
groundwater and associated riparian areas, require an adequate water supply to serve
new development, limit growth to areas with adequate public services, and direct
development to existing developed areas best able to accommodate it. The NCAP
acknowledges that Cambria has a severely limited water supply that has long been
recognized as inadequate to serve new development, and provides clear protection for
its creek resources, stating:

NCAP Combining Designations Policy 5: North Coast Creeks. Portions of
Santa Rosa, San Simeon, Pico, and Little Pico, Arroyo de la Cruz, Arroyo del
Padre Juan, and San Carpoforo Creeks are anadromous fish streams which
should be protected from impediments to steelhead migration and spawning.
Adjacent riparian and wetland areas provide important wildlife habitat. Ground
water and surface waters are linked, and maintenance of the creek habitats is
essential to protect many coastal resources. These creeks support a number of
declining species, such as the Tidewater Goby, Striped Garter Snake, Western
Pond Turtle, Red-legged Frog, and Steelhead Trout.

NCAP Planning Area Standard B.4(A): Limitation on Development. Until
such time as may be otherwise authorized through a coastal development permit
approving a major public works project involving new potable water sources for
Cambria, new development not using CCSD connections or water service
commitments existing as of November 15, 2001 (including those recognized as
"pipeline projects” by the Coastal Commission on December 12, 2002 in coastal
development permits A-3-SLO-02-050 and A-3-SLO-02-073, shall assure no
adverse impacts to Santa Rosa and San Simeon Creeks.

Thus, the applicable provisions that apply to Cambria require that development be
served by adequate services, including in terms of water supply (Public Works Policy 1)
and creek protections (NCAP Planning Area Standard B.4(A)), and requires
development that cannot be so served to be denied (IP Section 23.04.430)8. The LCP
also requires the long-term integrity of groundwater basins to be protected, prohibits
extractions or other measures that exceed groundwater basin safe yields, and requires
groundwater levels and surface flows to be maintained in such a way as to provide
“optimum” habitat conditions (Coastal Watershed Policies 1 and 2). In addition, the LCP
explicitly requires that Santa Rosa and San Simeon Creeks be protected against
fisheries impediments, and recognizes their value 